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East Coffeyville
in land use or zoning, and no significant efforts to
capitalize on the potential redevelopment opportunities
that may exist.

Coffeyville Comprehensive Plan
In 2010, the City adopted the Coffeyville Comprehensive
Plan, the culmination of a collaborative planning process
that aimed to guide present and future growth for the
City. The Plan established the long-term vision, guiding
principles, and goals for the City, as well as identifying
recommendations and strategies to achieve said goals.

Fig. 1.1 - A bird’s eye view of the East Coffeyville

Vision
Coffeyville will achieve a competitive advantage among
southeast Kansas cities by:
• Capitalizing on its location for industrial and
business growth;
• Creating a downtown that invites economic success
and community focus;
• Building strong neighborhoods with amenities and
housing choice;
• Adopting growth patterns that maximize
transportation
connections
and
desirable
development areas; and
• Demonstrating pride and commitment throughout
the community.

Redevelopment Area during the flood of 2007.

1.1 BACKGROUND
In 2007, a devastating flood caused extensive damage
to the eastern portion of the City. Unfortunately,
water topping the levy also became contaminated,
affecting properties in the area. In the clean-up efforts,
both Coffeyville Resources Refining (CVRR) and
Coffeyville Resources Nitrogen Fertilizers (CRNF)
acquired numerous properties in the redevelopment
area, the majority of which had been zoned for use as
single family residences. Seven years removed from the
natural disaster, the area remains largely underutilized.
Water, sewer, electric, and transportation infrastructure
all remain in place, serving vacant lots with no immediate
plans for redevelopment. There have been few changes
6

Guiding Principles
Guiding principles identified in the planning process
include:
• Encouraging economic investment, especially in the
downtown area;
• Efficient use of land and infrastructure;
• Effective rehabilitation of existing housing and
promotion of appropriate infill housing;
• A greater mix of housing choices focused on highend single family, affordable single family, and
market-rate multi-family housing;
• Promotion of a wide variety of approaches to
accomplish development;
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• Providing amenities that ensure quality of life for
future generations;
• Preservation and management of historic sites; and
• Conservation and enhancement of environmental
resources.
Goals
Below are the eight goals identified in the Comprehensive
Plan:
1. Future Land Use: Develop an orderly and balanced
growth pattern through adequate infrastructure,
preservation of natural resources, and the maximizing
of development and infill opportunities.
2. Residential Development: Ensure that all
Coffeyville residents have access to safe, wellmaintained housing. Focus community attention
on alleviating blighted housing throughout the
community; maximize infill housing opportunities
by offering a range of affordable housing choices in
Coffeyville’s first neighborhoods; preserve housing
that represents Coffeyville’s history; provide
housing to attract the professional workforce now
living outside of the community; introduce housing
opportunities in downtown Coffeyville and in
mixed use developments.
3. Commercial Development: Establish a strong, highquality commercial base in the area that provides
diversified, accessible, and convenient services.
4. Industrial Development: Promote industrial growth
to strengthen local financial health and expand the
employment base.
5. Transportation: Provide transportation systems,
public services, facilities, and utilities that exceed
standards and provide a supportive structure for
community growth and economic vitality.
6. Public Facilities: Ensure that future land
development and public facilities and services are
mutually supportive.
7. Parks and Recreation: Introduce parks and green
spaces throughout the community; improve
neighborhood access to parks and green spaces;
increase usage and amenities in existing parks and
recreation facilities; utilize parks and green spaces as

gateways to the City, especially in the vacated flood
area.
8. Economic Development/Downtown: Sustain an
economy that ensures quality of life for all residents.
Establish downtown Coffeyville as the core of the
City and support a comprehensive revitalization;
increase business and industry by introducing
appropriate locations that offer connectivity
and amenities; capitalize on retail and business
opportunities along existing corridors; build a
stronger, more focused economic development
program with agencies and organizations serving
Coffeyville, Montgomery County, and the State
of Kansas; attract more visitors by capitalizing on
Coffeyville’s unique history.
Each of these eight goals is supported by a series of
recommendations. The list of recommendations is quite
extensive, but the one that most directly addresses the
need for an East Coffeyville Redevelopment Plan can be
found under Future Land Use (#1), and reads as follows:
Develop a revised Future Land Use Plan for the flood
affected area by:
• Working with Coffeyville Resources to determine
an agreed upon future for its property;
• Involving the community in a public workshop to
discuss the desired use of the properties; and
• Developing a site-specific plan and implementation
strategy for reuse of the flood affected area.
The East Coffeyville Redevelopment Plan is the product
of this recommendation and the next logical step in the
redevelopment of the flood affected area. Its content
will aim to consider all relevant recommendations from
the Comprehensive Plan, while also providing a new
series of recommendations specific to the redevelopment
and revitalization of East Coffeyville.
It is also important to note that the East Coffeyville
Redevelopment Plan is a joint effort between the City of
Coffeyville, CVRR, and CRNF, with all three parties
being active participants throughout the planning
process.

East Coffeyville Redevelopment Plan
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1.2 PURPOSE

1.4 CONTENT

So why a Redevelopment Plan? Any successful development,
campus, district, or corridor needs an articulated vision and
a plan to implement that vision. In this case, the plan is a
roadmap for the future redevelopment of East Coffeyville as it
continues to evolve in the wake of the 2007 flood.

The East Coffeyville Redevelopment Plan consists of the
following content:

Ultimately, the purpose of this plan is to chart a course for the
next 20 years of development and decision making in East
Coffeyville. It begins with the inventorying and analysis of
site conditions, collection and summarization of community
input, and surveying of current economic/market conditions.
This information is then synthesized and transformed
into a redevelopment plan that provides recommendations
for changes in land use, zoning, and infrastructure. The
recommendations are crafted with the goal of encouraging
redevelopment and enhancing the functionality of the
redevelopment area.

Chapter 1 – Introduction
The introduction provides background information
on how this document came to be, as well as how it
is intended to be used, and the overall vision that was
developed to help guide the process.

Chapter 2 – Existing Conditions
This chapter presents a thorough summary of the
conditions of the physical environment that define the
redevelopment area.

Chapter 3 – Economic & Market Analysis:
Summary of Major Findings

The end product will serve as a tool that can be conveniently
referenced to help inform, guide, and direct the decision
making process as implementation of the Redevelopment
Plan moves forward.

This chapter consists of summaries for economic
and demographic indicators, analysis of competitive
markets, and recommendations for potential growth in
the redevelopment area.

1.3 CHANGE

Chapter 4 – Redevelopment Plan &
Recommendations

One critical issue that the community and the City of
Coffeyville need to consider is change. It can be said that no
matter what you do or do not do, change will occur. It is
the goal of the East Coffeyville Redevelopment Plan to create
a document that assists in the decision making process as
change occurs.

This chapter presents the final redevelopment concepts,
a culmination of all the analysis and input gathered
throughout the planning process. The concepts are
accompanied by a series of recommendations and
implementation strategies for moving the plan forward.

There are three approaches to addressing change:
• Do nothing and not react; or
• React to it as it occurs; or
• Plan for it so you direct and guide it.

Appendix A – Community Engagement
Process

By choosing to prepare a Coffeyville Comprehensive Plan
in 2010, and now the East Coffeyville Redevelopment Plan
in 2014, the City of Coffeyville has chosen to PLAN FOR
CHANGE.

Appendix B – Economic & Market Analysis:
Full Report
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This appendix details the entire community engagement
process, and then summarizes the common themes that
emerged from this process.

This appendix is presented as a comprehensive economic
and market analysis report consisting of economic
and demographic indicators, analysis of competitive
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markets, and recommendations for potential growth in
the redevelopment area.

1.5 MAINTAINING THE
REDEVELOPMENT PLAN
The Redevelopment Plan is a “living document,” meant
to represent the desired vision for future enhancement
and redevelopment of the area. The advantage of a living
document is that it can be modified at any time to help it
remain relevant as community needs and desires change
over time. Periodic reviews should be conducted by the
City to determine if an update needs to be conducted to
keep the Redevelopment Plan up-to-date and accurate.
This will help ensure its continued usefulness.

1.6 AUDIENCE
The Redevelopment Plan is to be used by the City
of Coffeyville when making decisions about the
redevelopment area in regard to issues such as zoning and
land use, redevelopment and infill, utility infrastructure,
and character of the built environment. The ultimate
success of the Redevelopment Plan is dependent on the
commitment of the City to implement the procedures
outlined in this document.
In addition to providing guidance to the City, the
Redevelopment Plan can be a valuable resource
for residents, business owners, property owners,
organizations, and potential developers within the
project area. Anyone with the desire to positively impact
East Coffeyville can take advantage of the insight that
the Redevelopment Plan offers.

1.7 OVERARCHING THEME/VISION
A vision is an expression of future aspirations. When
developing a redevelopment plan, it is essential to identify
such an expression so that it can be used to help guide
the creation of the proposed recommendations that will
define the plan. Based upon the community engagement
process, the following overarching theme or vision was
identified for the East Coffeyville Redevelopment Area:

The East Coff eyville area is an underutilized
resource for the Coff eyville Community.
Redevelopment of East Coffeyville should encourage
economic development, revitalize existing housing,
utilize recreational opportunities, and improve
overall aesthetics of the area.
The key principles for achieving this vision are:
Economic Development
1. Encourage the development of commercial
opportunities;
2. Redevelop
existing
underperforming
or
underutilized development;
3. Infill new development within/near/adjacent
existing successful developments;
4. Provide for new land uses that can capitalize on
the areas assets; and
5. Expand successful businesses.
Housing
1. Identify and revitalize the existing neighborhood;
2. Provide for infill housing opportunities within the
existing neighborhood; and
3. Provide for new housing.
Recreation and Parks
1. Expand existing parks;
2. Provide new park and open space opportunities;
3. Provide trails and sidewalks to connect
commercial, residential, and parks and open space
resources within the project area and to the rest of
the community;
4. Utilize existing open space as a community
resource; and
5. Create significant and dense buffers between
incompatible uses.
Aesthetics
1. Create a positive and encouraging first impression
for the City;
2. Create an aesthetically pleasing streetscape
experience for residents and visitors to the area;
and
3. Enhance the overall quality of aesthetics of existing
and new development in the area.

East Coffeyville Redevelopment Plan
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1.8 PROJECT PROCESS
The development of the East Coffeyville Redevelopment
Plan was the result of a staged process. The initial stage
gathered existing conditions data and is summarized
in Chapter 2. The next stage of the process involved
the development of the market analysis, which is
summarized in Chapter 3, and is presented in its whole
in Appendix A.
During the planning process, a Leadership Committee
was formed to act as a review board for the development
of the plan. It was made up of representatives from
the business community, the healthcare community,

the government community, and prominent property
owners. The Committee met three (3) times throughout
the process, and was critical in the development of
concepts, evaluations, and the final plan. Additionally,
a neighborhood meeting was conducted to identify
residents’ issues and potential solutions for the
redevelopment of the project area.
Finally, Chapter 4 represents the synthesis of
ideas, concepts, and data into a final set of plans
and recommendations for the East Coffeyville
Redevelopment Plan.

Fig. 1.2 & 1.3 – Members of the Leadership Committee presenting and
discussing their ideas for the Redevelopment Plan.
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East Coffeyville
2.1 Introduction

2.2 Redevelopment Plan Boundaries

This chapter presents a thorough summary of the
conditions of the physical environment that define the
redevelopment area. The data, background information,
and observations used to develop the existing conditions
inventory were identified and collected by the planning
team in the following ways:
• On-Site Inventory – Surveyed the redevelopment
area, either by foot or by car, and recorded all relevant
observations. Photos were also taken at this time to
document the existing conditions of the area.
• Available GIS Data – Identified and collected all the
relevant GIS data that was available through both
the City and the County.
• Google Earth – The Google Earth application has a
variety of useful tools that were used to verify and
supplement information gathered in the inventory
process.
• Coffeyville Comprehensive Plan (2010).
• American Community Survey data (United States
Census Bureau).

The establishment of the East Coffeyville Redevelopment
Area boundaries, as shown in Fig. 2.1, was heavily
influenced by three major factors:
• 2007 flood
• Ownership
• Existing neighborhood

The collected information was then used to create a
series of maps, spreadsheets, and image boards to help
the planning team understand the redevelopment area
in its proper context.

The 2007 flood is the primary catalyst for the
Redevelopment Plan; therefore, it makes sense the Plan
would include properties that were most impacted by
the flood. According to the 2010 Comprehensive Plan,
“459 homes and 71 businesses on the City’s east side were
affected by the flood waters.” 327 of those homes were
impacted by the release of oil in the flood water; and of
those 327 homes, 313 were purchased and demolished
by CVRR and CRNF. To view the specific properties
owned by CVRR and CRNF, as well as those owned by
the City of Coffeyville, refer to Fig. 2.2.
When examining the boundaries for the redevelopment
area, it is important to understand the boundaries were
selected with the intent of including all flood-affected
properties currently owned by one of the three parties
involved in the creation of this plan.
Another consideration in determining boundaries was
the concept that the plan should be compatible with,
or take into consideration, the adjacent residential
properties that could be impacted by the problem.
To the north, the boundary extends to the edge of the
adjacent oil refinery and fertilizer plant. To the south,
the boundary is defined by the railway. To the east, the
boundary abuts the Verdigris River. And to the west,
the boundary zigs and zags to ensure that it incorporates
the contaminated properties most affected by the flood.
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2.3 Land Use
Though the redevelopment area includes a reasonable
mix of uses, as shown in Fig. 2.4, it is mostly defined
by its high rate of vacancy, highlighted in Fig. 2.3. In
fact, 68% of the properties within the area are currently
vacant. When cross-referencing the existing land uses
with existing zoning (see Figure 2.5), it is clear that
the majority of these vacant properties are zoned to be
residential in nature. The majority of those residentiallyzoned properties are meant to be single family
residences. There are also a number of flood-affected
commercial properties that remain vacant. Beyond the
high vacancy rate, land use in the redevelopment area
can be summarized as follows:
• Northeast Street is fronted by a combination of
hotels, motels, gas stations, and auto repair shops.
• The area includes one neighborhood park (Harmon
Park) and one regional park (Walter Johnson Park/
Campgrounds).
• There are 64 acres of agriculture/farmland in the
southeast corner of the redevelopment area currently
in use.
• Numerous single family residential properties still
exist along the west edge of the redevelopment
area. However, the east half of the area is almost
completely devoid of residential properties.
• Though the residential neighborhood is
predominantly single family, a collection of multi
family structures do exist along 2nd and 3rd Streets,
between Cedar Street and Ash Street.
• Some light industrial uses exist, and are mostly
located in close proximity to Northeast Street.
• There are also a few heavy industrial uses located
along the north edge of the redevelopment area,
adjacent to the refinery.
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2.4 Zoning
The City of Coffeyville regularly updates the citywide
zoning map, which projects development of the City
in a manner that protects the health, safety, prosperity,
and general welfare of its residents. Zoning within the
redevelopment area, as depicted in Fig. 2.5, includes the
following districts:
• A-1
Agriculture
Single Family Residential (10,000 sqft
•R
min. lot size)
• R-1
Single Family Residential (7,000 sqft
min. lot size)
• R-2
Two Family Residential
Multiple Family Residential
• R-4
Mobile Home Court
•M
Business
• C-3
Service Commercial
• C-4
Light Industrial
• I-1
Heavy Industrial
• I-2

Some “I-1” light industrial has been zoned for the area,
with most of it being located within close proximity
to Northeast Street and/or the railroad. There is also
some land zoned as “I-2” heavy industrial, though all of
it sits along the north edge of the redevelopment area,
adjacent to the refinery.

A large majority of the redevelopment area west of
Northeast Street is zoned “R-1” single family residential.
In addition to single family residences, this district also
permits uses such as schools, parks, and group homes.
Lots in this zoning district are required to be a minimum
of 7,000 square feet in area.
There are several small pockets of properties currently
zoned “R-2” two-family residential and “R-4”
multiple-family residential scattered throughout the
redevelopment area. This appears to be the result of
piecemeal rezoning, as opposed to a strategic effort to
identify ideal locations for affordable housing options.
Most of the properties fronting both 8th Street and
Northeast Street are zoned “C-4” service commercial.
This district is designed for those businesses and
commercial uses which draw their customers from
motorist on the highway or for whom a location on a
highway or arterial street is especially useful or necessary.
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2.5 Housing
Currently, two predominately residential areas exist
within the East Coffeyville Redevelopment Plan area.
The first, referred to as the Northwest Housing Area,
is an area lying between Walnut Street and Sparks
from Third Street north to the Coffeyville city limits
(see Fig. 2.4, Existing Land Use). In 2008, this area
contained 124 single family residences, one duplex and
one multiple family structure comprising 130 dwelling
units. Of these, 83 were in sound condition, 22 had
minor defects, 21 warranted major rehabilitation and 4
probably warranted clearance.
Since 2008, Coffeyville Resources has continued
to acquire and clear residential housing units in the
Northwest Housing Area both for possible expansion of
their facilities and to establish a buffer area from the
residential area to the west of Walnut Street. Remaining
currently in the area are 71 single-family structures, 31
of which are in sound condition, 24 have minor defects,
11 would require major rehabilitation and 5 which are
probable clearance structures. In addition, the City
of Coffeyville owns five vacant land parcels in the
Northwest area.
The second predominately residential area, referred to
as the West Residential Area, is an area lying generally
west of Linden and Pine streets and south of Second
Street. Currently the area contains 207 residential
structures consisting of 182 single-family structures and
16 multi-family structures. The residential structures
comprise a total of 215 dwelling units of which 103 are
in sound condition with an additional 75 with minor
defects. Some 30 warrant major rehabilitation while 6
are probable clearance units.
Tenure, i.e., owner-renter data, is no longer available
on a block level through the U. S. Census. For this
analysis, tenure within the West Residential Area was
estimated by review of the County’s tax roles. If the
tax bill on a property is mailed to an address other
than the property’s address, it was assumed that the
property is renter occupied. Of the 215 dwelling units
in the West Residential Area, it is estimated that 83 are
owner occupied while the other 132 dwelling units are
estimated to be renter occupied.
20

The data for building condition by tenure is informative.
For owner occupied single-family dwelling units, 72 of
the 83 units are either in sound condition or show only
minor defects. Ten would require major rehabilitation
while one is a probable clearance structure. For the
rental dwelling units, 66 are in sound condition while
an additional 40 units exhibit only minor deficiencies.
Twenty rental units would require major rehabilitation
while 6 are probable clearance units.
While dwelling units exhibiting only minor deficiencies
frequently may be brought into sound condition
through code enforcement, the task of upgrading the
units requiring major rehabilitation is made difficult
given the income characteristics of the residents in
the West Residential Area. Data from the American
Community Survey, 2007–2011, indicate that 70.2
percent of households in the West Residential Area have
incomes less than $25,000. Some 17.0 percent have
income of less than $10,000 per year. All told, only 5.2
percent of the households have incomes over $50,000.
In terms of racial or ethnic origins in the West Residential
Area, the American Community Survey estimated that
38.7 percent of residents are White alone, 43.9 percent
are Black or African American alone and the remaining
17.4 percent are some other race or Two or More Races.
Additionally, some 8.2 percent is estimated to be
Hispanic or Latino.

Fig. 2.6 – View of the only significant multiple family
housing available in the Redevelopment Area.
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2.6 PARKS, TRAILS, & OPEN SPACE
Parks
There are two parks located within the redevelopment
area, as described below:
Harmon Park
This neighborhood park is approximately four acres
in size and is located at the corner of 3rd Street and
Sunflower Street. The park includes two basketball
courts, two tennis courts, playground equipment, and
two picnic shelters. Due to the low number of housing
units in the sourrounding residential neighborhood,
this reasonably well-maintained park is underutilized as
a community resource.
Walter Johnson Park/Campgrounds
At 82 acres, Walter Johnson is the second largest park
facility in Coffeyville. During the public engagement
process for the 2010 Comprehensive Plan, the park
was identified as a community asset and should be
maintained and enhanced. The park hosts the annual
Inter-State Fair and Rodeo every August and offers
campground services year-round. Amenities for the
park include baseball and softball fields, a rodeo arena
with grandstands, livestock barns and show arena, an
exhibits building, wooded picnic and playground areas,
an RV park with camper hookups, and horseshoe pits.

of the land and its role within the greater context of the
redevelopment area.

2.7 TOPOGRAPHY AND FLOOD ZONES

Fig. 2.9 – Views of Harmon Park, which sevrves as
the only neighborhood park within the redevelopment
area.

Trails
Neither of the two parks identified above include trails,
which means there are currently no trail systems within
the East Coffeyville Redevelopment Area. Furthermore,
there are no existing City or County trails systems in the
adjacent area that could be easily tied into at this time.

Open Space
Beyond the two parks, the redevelopment area does not
have any land specifically dedicated to open or green
space. Though the 2007 flood has left the area with an
abundance of vacant properties that could be preserved
or converted into open space, the ideal location for such
uses is mostly dependent on the desired functionality

Fig. 2.10 & 2.11 – In addition to hosting the InterState Fair and Rodeo every summer, Walter Johnson
hosts a variety of recreational activities throughout the
year that can be enjoyed by the community.

East Coffeyville Redevelopment Plan

23

Existing Conditions

The Verdigris River travels from the north and winds
along the eastern edge of the redevelopment area before
looping back to the west. An existing leveeh system is in
place that serves to protect the redevelopment area to the
north, south and east from most major flooding events.
Though much of the land adjacent to the redevelopment
area sits within the 100 year flood zone, Fig. 2.15 shows
that the flood zone stays out of the redevelopment area
itself.
In general, the redevelopment area is relatively flat
throughout. The highpoint of the area (approximate
elevation 751’) is located along the northwest boundary,
at the intersection of Walnut Street and New Street.
From there, the land slopes to the southern and eastern
boundaries of the redevelopment area. The Verdigris
River to the east serves as the low point for the area
(approximate elevation 690’).

Fig. 2.12 – View of the Verdigris River, which borders
part of the Redevelopment Area to the east.

2.8 TRANSPORTATION SYSTEMS
Highway 166/169/Northeast/11th Street and Sunflower
Street are primary arterials in Coffeyville. 8th Street,
a secondary arterial, currently intersects with Highway
166/169/Northeast/11th Street and Sunflower Street in
the East Coffeyville Redevelopment Area. 1st Street, 4th
Street, Sycamore Street, and Union Street are collector
streets. The remaining local streets create a grid network
northeast of the Highway 166/169/Northeast/11th
Street corridor. When present, sidewalks are generally
in poor condition. The existing street infrastructure is
displayed in Figure 2.16.
Critical routes in the transportation network include
streets to access Highway 166/169/Northeast/11th
Street, the CVR Refinery (CVRR), and multiple
railroad crossings. The street infrastructure can be
modified to create larger blocks for redevelopment. The
existing streets adjacent to the proposed park area are
in poor condition. Based on the redevelopment land
use plan, 4th Street, Pine Street from 4th Street to 9th
Street, and 9th Street from Sycamore Street to Sunflower
Street will require full-depth pavement replacement.
Existing sidewalks are generally in poor condition and
will require demolition and replacement as part of the
redevelopment process.
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Fig. 2.13 – View of the Verdigris River bridge that
visitors cross as they enter the Redevelopment Area
from the northeast.

Fig. 2.14 – View looking west along 11th Street
toward the underpass and Coffeyville’s commercial
corridor.
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Fig. 2.16 – Existing Street Infrastructure Map

Access to Highway 166
Highway 166/169/Northeast/11th Street is a primary
arterial through the East Coffeyville Redevelopment
Area. As a result, the redevelopment plan ensures
critical connections to this corridor remain accessible
through appropriate access management. A segment
of Sunflower Street, a primary arterial, will be removed
from 4th Street to Highway 166/169/Northeast/11th
Street. A segment of 8th Street, a secondary arterial, will
also be removed from Pine Street to Highway 166/169/
Northeast/11th Street. Removal of these corridors
eliminates access points to the highway; however,
access will remain via 3rd Street, 4th Street, 8th Street
to the east, 9th Street, Pine Street, Cedar Street, and
26

Sycamore Street. Most importantly, 4th Street, an eastwest collector through the city, and Sycamore Street, a
north-south collector through the city, will continue to
provide access to the highway. Removal of segments of
Sunflower Street and 8th Street allow for the creation of
larger blocks for redevelopment and lessens the public
infrastructure responsibility.

Access to the CVR Refinery
Sunflower Street and Linden Street are key access
routes to CVRR, located north of the East Coffeyville
Redevelopment Area. CVRR’s critical access point,
the Nitrogen Gate, is located on Linden Street

East Coffeyville Redevelopment Plan
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Fig. 2.17 – Existing Electrical Infrastructure Map
approximately 300 feet north of 1st Street. Linden
Street will be removed to create larger blocks for heavy
and light industrial redevelopment. As a result, the truck
route will follow 1st Street to 4th Street to provide access
to the highway. 1st Street will also remain accessible and
provide truck access to the west.

located at 1st Street, 4th Street, 7th Street, 8th Street,
and 9th Street. No railroad crossings will be eliminated
as part of this project. The selection of 4th Street and
9th Street as the corridors to provide access to Highway
166/169/Northeast/11th Street also ensures connectivity
east and west of the railroad.

Railroad Crossings

2.9 UTILITY INFRASTRUCTURE

The railroad runs through the northwestern segment of
the East Coffeyville Redevelopment Area and then along
the redevelopment area’s western boundary. A grade
separated railroad crossing exists at Highway 166/169/
Northeast/11th Street. At-grade railroad crossings are

Electrical Infrastructure
Electrical lines and support structures generally travel
east-west through the redevelopment area. Electrical

East Coffeyville Redevelopment Plan
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Fig. 2.18 – Existing Water Infrastructure Map
lines and support structures that run north-south for 0.5
miles or more are located along Union Street, Sycamore
Street, Cedar Street, Sunflower Street, and Park Street.
Critical transmission infrastructure is located on 8th
Street and Sunflower Street. The existing electrical
infrastructure is displayed in Figure 2.17.

Water Infrastructure
Water mains generally travel east-west through the
redevelopment area. Water mains that run northsouth are located along Union Street, Cedar Street,
and Sunflower Street. Critical water transmission
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infrastructure is located on 8th Street and Sunflower
Street. The existing water infrastructure is displayed in
Figure 2.18.

Sanitary Sewer Infrastructure
Sanitary sewer gravity mains generally travel east-west
through the redevelopment area. Pressurized mains are
located near the boundary of the redevelopment area,
travelling along portions of Forest Street, Sycamore
Street, and Union Street. An interceptor line runs northsouth through the redevelopment area in a stair-step
fashion following the local street grid. Gravity flow pipe
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Fig. 2.19 – Existing Sanitary Sewer Infrastructure Map
slope issues are particularly relevant in the northeastern
part of the redevelopment area. The existing sanitary
sewer infrastructure is displayed in Figure 2.19.

Stormwater Infrastructure
The stormwater piping system is primarily located along
Highway 166/169/Northeast/11th Street, Sunflower
Street, and the industrial areas abutting 2nd Street.
Conveyance along Sunflower Street is critical because
of the box structure and flow to the Sunflower Levee
Pumping Station. The existing stormwater infrastructure
is displayed in Figure 2.20.

The East Coffeyville Redevelopment Area is protected
by an earthen levee system. The levee is certified by the
Federal Emergency Management Agency (FEMA) and
the U.S. Army Corps of Engineers (USACE) to provide
protection to the area for the 100-year flood event on the
Verdigris River. In July 2007, the levee was significantly
overtopped by an event estimated to be in excess of the
500-year flood.
During normal rainfall events, stormwater gravity flows
through the levee gates at three locations. During peak
events on the Verdigris River that requires the gates to be

East Coffeyville Redevelopment Plan
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Fig. 2.20 – Existing Stormwater Infrastructure Map
closed, three levee pumping stations displayed in Figure
2.21 pump stormwater that has accumulated inside the
levee and deliver the flow to the Verdigris River. Available
information indicates that the pumping stations can
accommodate a 10-year rainfall event should one occur
in the protected area when the gates are closed. The City
has also adopted the 10-year rainfall event as the basis
of design for any new improvements to the municipal
stormwater system.
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Private Utilities
Other utilities such as gas, telephone, and cable were
not examined. As the City of Coffeyville has franchise
agreements in place with these respective private
utilities, it is envisioned that these private utilities will
modify or build to serve redevelopment. It is anticipated
that these private utilities will either utilize the redefined
municipal right-of-way or obtain easements as necessary.
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Fig. 2.21 – Existing Levee and Levee Pumping Stations Map
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2.10 CHARACTER OF THE BUILT
ENVIRONMENT
To fully understand the plan area, it is important to look
beyond the transportation and land use related systems
that exist. Though transportation and land use provide
the framework for development, the character of the
built environment can be just as important to understand
because it dramatically impacts how users move through
and interact within a space. Characteristics to consider
include architectural styles, materials, condition of
built environment, historical significance, amenities,
landscaping, signage and wayfinding, accessibility, and
overall user experience.

Fig. 2.22 – View of the streetscape along 11th Street,
looking toward the west.

Highway 166/169/Northeast/11th Street
Highway 166/169/Northeast/11th Street represents
a major gateway to Coffeyville for visitors traveling
from the north and east, and the character of the built
environment in this area plays a large role in defining
people’s perceptions of the community as a whole. The
commercial properties fronting Northeast Street (east of
Davis Street) were dramatically impacted by the flood
of 2007, and though many of the businesses along this
corridor have recovered and reopened, the fact is that
vacancy is still one of its defining qualities. Beyond the
vacancy, Northeast Street shares many of the common
characteristics of an aging commercial service corridor.
Such characteristics include the following:
• A mix of architectural styles, materials, and
conditions
• Large setbacks from the street, with parking often
provided in front of the building
• Poorly maintained parking lot surfaces
• No consistent signage standards
• Limited use of street trees
• No understory landscaping or screening of parking
lots
• Overhead utility lines
• Minimal street lighting
• Limited pedestrian accessibility due to a lack of
sidewalks and crosswalks
• Poor access management for properties along the
corridor
• No unifying streetscape elements
32

Fig. 2.23 – View of the residential neighborhood,
with demolition still underway.

Fig. 2.24 – View of the RV Park located within the
campgrounds at Walter Johnson Park.
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All this adds up to create a less than inviting atmosphere
for potential customers and businesses within the
corridor. Given its location within the greater context
of Coffeyville, the deteriorating quality of the corridor’s
built environment impacts the perceptions and first
impressions of the entire community.

Residential Neighborhood
As has been mentioned in previous sections, the
residential neighborhood to the west of Northeast Street
is mostly defined by its high vacancy rate. The majority
of residential structures that do exist are located along
the west edge of the redevelopment area, between
Sycamore Street and Linden Street. There are also a
group of residential properties further north, between
Walnut Street and Union Street, and just west of the
refinery. The condition and quality of the residential
structures within the neighborhood are discussed in
length in Section 2.5, but it is fair to say that they lack
the historical or architectural value that would demand
that they be preserved in the future.
Beyond the structures themselves, the neighborhood is
generally lacking in the character and aesthetic qualities
that would be attractive to potential residents and
developers. Defining features of the built environment
in this area include the following:
• Deteriorating and sporadically located sidewalks
• Deteriorating driveways
• Mid-block alleys paved with gravel
• Overhead utility lines
• Large shade trees, often located in the back half of
properties

Large Lot Uses West of Northeast Street
Aside from Walter Johnson Park/Campgrounds, which
is discussed in Section 2.6, the land to the east of
Northeast Street has a largely undeveloped feel to it in
comparison to the rest of the redevelopment area. Much
of it is agriculture/farmland, which is consistent with
the adjacent land outside of the redevelopment area.

East Coffeyville Redevelopment Plan
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3.1 INTRODUCTION
The following chapter is a Summary of Major Findings
of the Economic and Market Analysis for the East
Coffeyville Redevelopment Area. It provides important
summaries for: economic and demographic indicators;
analysis of the competitive markets for retail, office,
industrial, hotel, and housing; and recommendations for
the redevelopment of East Coffeyville. It is important
to understand that the forecast demands for potential
growth indicate potential and do not impel or require
the community to capitalize on those potential markets
if it does not align with community wants, needs, and
desires. The complete report with detailed background,
factors, analysis, projections, and diagrams can be
found in Appendix A – Economic and Market Analysis:
Full Report.

3.2 SUMMARY OF MAJOR FINDINGS
The City of Coffeyville, Kansas retained Ochsner
Hare & Hare, LLC to prepare the East Coffeyville
Redevelopment Plan to assist in guiding future urban
growth and redevelopment efforts of the City’s flood
impacted area. In support of the redevelopment plan,
Canyon Research Southwest prepared an Economic
and Market Analysis that evaluated opportunities
and constraints for future commercial and residential
growth in the flood impacted area of East Coffeyville.
The report’s major findings and recommendations are
summarized below.

Economic and Demographic Indicators
The City of Coffeyville is a rural community located
in Montgomery County in southeast Kansas. A
community’s population size, growth, age composition,
educational attainment and income levels play
significant roles in the demand for housing, retail goods
and services, and employment-related development.
A community’s population growth and age composition
play significant roles in the demand for housing and
a variety of retail goods and services. Over the past
five decades Coffeyville experienced steady population
loss, declining by 31.9 percent from 15,116 residents in
1970 to 10,295 residents by 2010. Over the same time
34

frame the Montgomery County population declined
by 11.2 percent to 35,471 by 2010. The Wichita State
University, Center for Economic Development and
Business Research projects the Montgomery County
population will continue to decline, dropping to 31,633
by 2030, a loss of 3,838 residents from the 2010 Census.
This projected population loss, if realized, would have a
detrimental impact on the local housing market, retail
sales and commercial space demand.
Personal expenditures change as individuals grow
older. Montgomery County’s age composition of the
population favors the demand for apparel and accessories;
hardware; furniture and home furnishings; home
electronics; eating and drinking places; entertainment;
personal services; and healthcare goods and services.
Education levels figure into an area’s socio-economic
status. Because income increases with advancing
educational attainment, many retailers focus on a trade
area population’s education levels. Coffeyville residents
on average are less educated than the norms for both
Kansas and the United States. Approximately 28.2
percent of Coffeyville residents 25 years and over have
attained associate, bachelors and advanced degrees. By
comparison, 35.7 percent of Kansas residents and 39.1
percent of U.S. residents possess an associate, bachelors
or advanced degree. Coffeyville’s below average
educational attainment levels place constraints on
attainable income levels, retail sales, housing values and
the demand for commercial space.
Purchasing power is a function of consumer population
and income levels. Generally, as incomes rise the more
retail sales are supported. The U.S. Census Bureau
estimated the 2012 median household income for
Coffeyville of $31,878 which is well below that for both
Kansas of $51,273 and the United States of $53,046.
Over 57 percent of Coffeyville households earn less
than $35,000 annually, with only 13.5 percent earning
$75,000 or more. The large concentration of low- to
moderate-income households and small percentage of
high-income households restricts the level of retail sales
achievable within Coffeyville.
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As it relates to commercial space demand, the
Montgomery County employment composition
generates demand for manufacturing, warehouse/
distribution and medical office space. The modest
employment rates for information; finance, insurance
and real estate; and professional, management and
administrative jobs supports a below average demand
for professional office space.

community. To satisfy much of their shopping needs
Coffeyville residents must drive to such larger retail
shopping destinations as Owasso, Oklahoma and Joplin,
Missouri. Actual taxable retail sales for Coffeyville were
reported at $152.2 million during 2013. This report
estimated supportable retail sales for Coffeyville of
$212.4 million, yielding a retail gap of approximately
$60.2 million.

Competitive Retail Market

Coffeyville’s retail trade captures retail sales from the
citywide and Montgomery County resident populations
and out-of-town visitors.
Coffeyville’s estimated
retail gap of $60.2 million can support approximately
135,000 to 320,000 square feet of additional occupied
retail space. Modest growth in population and out-oftown visitation through 2040 will generate an increase
in retail sales of $23.6 million annually, sufficient to
support an additional 92,000 to 113,000 square feet
of retail space. Prospective locations in Coffeyville for
future retail space development and absorption include
the 11th Street corridor and adjacent to the new Walmart
Supercenter.

Coffeyville, Kansas serves as a principal shopping
destination for residents of Montgomery County.
Coffeyville’s retail trade pull factor of 1.08 supports its
status as a shopping destination, capturing retail sales at
a rate 8 percent above the statewide average. Since fiscal
year 2005 Coffeyville has captured between 35.0 to
37.8 percent of Montgomery County’s total retail sales,
supporting the status of the city as a principal retail
destination for county residents.
The total inventory of retail space in Coffeyville’s four
principal centers of activity is estimated at 695,930
square feet. The West 11th Street corridor supports
nearly 45 percent of the City’s total inventory.
Downtown Coffeyville is the second largest retail center
with 163,639 square feet of retail space, or 23.5 percent
of the city-wide stock. The East 11th Street corridor
which includes the East Coffeyville Redevelopment
Area houses 70,592 square feet of retail space, for a
10.14 percent market share.
The Retail MarketPlace Report published by Esri
Business Analyst identifies those categories providing
the greatest opportunity for capturing additional
retail sales in Montgomery County as grocery stores,
gasoline stations, health and personal care stores, eating
and drinking places, clothing and accessories stores,
building materials and supplies stores, furniture and
home furnishings stores, and electronics and appliance
stores.
Despite supporting an above average retail trade
pull factor, Coffeyville lacks a large and diverse retail
market resulting in retail sales leakage outside of the

Considerable vacant land now exists within the
East Coffeyville Redevelopment Area that offers site
characteristics suitable for the future development of
commercial space. Favorable site characteristics include
the necessary parcel size and orientation, excellent
visibility and exposure, limited direct competition and
favorable trade area demographics. The flood affected
area on 11th and Northeast Streets from Oak Street east
to the Verdigris River offers an excellent opportunity
to support strip centers, restaurants, banks branches,
convenience stores, shop space and freestanding
retailers like Rent-A-Center and Auto Zone. Given
existing development and the availability of land, the
7-block stretch of 11th Street between Spring Street and
Sunflower Street affords the best opportunity to support
a mix of retail development formats. While sufficient
land area is available within the East Coffeyville
Redevelopment Area, future construction of national
junior anchor retailers will likely gravitate near the new
Walmart Supercenter.
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Competitive Office/Industrial Market
As of the second quarter 2013 the leading employment
sectors in Montgomery County included health care
and social assistance (3,397 jobs); manufacturing (3,168
jobs); government/public administration (2,837 jobs);
retail trade (1,512 jobs) and professional, management
and administrative (1,502 jobs). When compared
to statewide averages Montgomery County supports
above average concentrations of jobs in manufacturing;
transportation and warehousing; and education and
health care services.
As it relates to commercial space demand, Montgomery
County’s employment composition generates demand
for manufacturing, warehouse/distribution and medical
office space. The industrial-related employment sectors
support 4,634 jobs (27.6% of all county-wide jobs) while
the health care and social assistance sector maintains
3,397 jobs (20.2%). The total of 2,055 jobs in the
information; finance, insurance and real estate; and
professional, management and administrative sectors
support a below average demand for professional office
space.
Coffeyville supports a modest inventory of professional
office space with the principal concentrations located
downtown and along West 8th Street and 11th Street.
Coffeyville’s principal office building districts support
30 buildings totaling 76,077 square feet of space.
Downtown Coffeyville supports the largest stock of
space with 51,865 square feet, followed by West 11th
Street with 14,741 square feet and West 4th Street
with 9,471 square feet. Principal tenants include such
personal service professions as realtors, financial planners,
insurance agents, title companies and accountants/tax
preparers.
Coffeyville Regional Medical Center located at 4th
Street and Buckeye Street generates demand for off-site
medical office space. The principal locations for existing
medical office space are located along 4th Street near the
hospital and along West 8th Street. Nine medical office
buildings were identified totaling 38,632 square feet of
space.
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Coffeyville supports a considerable manufacturing base.
The Coffeyville Industrial Park is located adjacent to the
Coffeyville Municipal Airport and is home to Amazon.
com, the city’s largest employer. Other businesses
located within the Coffeyville Industrial Park include
John Deere Coffeyville Works, Coffeyville Aircraft, and
Pepsi-Cola Company. Buildings sites remain available
within the Coffeyville Industrial Park. Coffeyville
Resources, Acme Foundry, Coffeyville SEKTAM,
Morrow Foundry, Jensen International, and Bartlett
Milling are located in town.
Montgomery County is projected to support job growth
at an annualized rate of 0.7 percent through 2030,
generating 2,114 new jobs. Based on this employment
growth, from 2013 through 2030, Montgomery County
is estimated to absorb approximately 26,500 to 52,750
square feet of professional office space; 221,900 to
259,000 square feet of medical office space; and 211,500
to 264,500 square feet of industrial space. Coffeyville is
forecast to capture 40 percent of Montgomery County’s
office-related employment; 50 percent of healthcarerelated employment and 60 percent of industrial-related
employment. Therefore, through 2030 Coffeyville
is estimated to absorb 10,600 to 21,100 square feet of
professional office space; 110,950 to 129,500 square feet
of medical office space; 126,900 to 158,700 square feet
of industrial space.
Coffeyville Resources Refining & Marketing owns a
majority of the property within the East Coffeyville
Redevelopment Area.
The company’s refinery
operations produce 125,000 barrels daily. A new
processing unit is currently under construction and the
company is considering adding another processing unit.
The potential for future refinery expansion within the
facility’s current processing area is becoming increasingly
difficult due to the limited availability of land.
The property immediately south and west of the refinery
is deemed as a suitable business park development site.
Favorable site characteristics include: 1) the availability
of rail access; 2) proximity to the refinery and presence
of several on-site contractors; 3) the refinery’s future
expansion plans; 4) ample inventory of land to design
an integrated mixed-use business park; 5) availability
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of adequate infrastructure and utility service; and 6)
close proximity to U.S. Highways 166/169. While the
designated property is currently zoned for low and high
density residential, given the close proximity to the
refinery and the potential for adverse health and public
safety issues, such residential land uses are inappropriate.
Therefore, Comprehensive Plan amendmentsh and
rezoning for a mixed-use business park is recommended.

Competitive Hotel Market
Montgomery County’s principal lodging markets include
the communities of Coffeyville and Independence.
Lodging revenue in Montgomery County grew steadily
from 2004 through 2008, increasing by 112 percent
during this 5-year period. By 2008, lodging revenue
reached $5.7 million. Lodging revenues dipped 10.6
percent in 2009 to $5.1 million. Revenues were back
on the rise in 2010 and 2011 before declining again in
2012. During 2013 lodging revenues were again on the
rise, increasing by 22 percent to $6.4 million.
Six hotels operate in Coffeyville, Kansas totaling 288
guest rooms. All six hotels are located along 11th Street/
Northeast Street that are designated U.S. Highways
166/169. The hotels are all designated as budget or
limited-service properties. Major hotel brands include
Best Western and Sleep Inn. The 71-room Sleep Inn
is the last hotel built in Coffeyville, opening in spring
2009. A 72-room Holiday Inn Express is planned for
construction at the northeast corner of 8th Street and
Northeast Street.
Group and business travelers originating from the area’s
major employers represent the largest source of lodging
demand in Coffeyville. Companies like Coffeyville
Resources, Amazon.com and John Deere generate
considerable room demand. Leisure travelers serve as a
secondary source for room demand.
The East Coffeyville Redevelopment Area possesses
the necessary site requirements to support future hotel
development, including sufficient parcel size, visibility,
exposure and infrastructure; highway frontage; location
within an existing hotel cluster; and close proximity
to shopping, dining, recreation, entertainment and

lodging demand generators. Several locations along the
11th Street and Northeast Street frontage are suitable
for future hotel development, including intersections at
8th Street, 9th Street, 10th Street, 11th Street and Davis
Street.

Competitive Residential Housing Market
According to the 2010 Census the housing stock of
Coffeyville totals 5,021 dwelling units, of which 19.4
percent, or 974 dwelling units are in multi-unit structures.
More than 70 percent of the housing units in Coffeyville
are at least 50 years old. The homeownership rate for
Coffeyville is 65.0 percent compared to 68.2 percent
for Kansas. Over the past two decades the housing
stock of Coffeyville has declined by 19.1 percent from
6,203 dwelling units in 1990 to 5,021 dwelling units
in 2010. During this 20-year period the population of
Coffeyville declined by 20.3 percent. The loss of 1,182
housing units is attributed both to the demolition of
substandard properties as well as the 2007 flood that
impacted 459 dwelling units.
The City faces a continuing reduction in the inventory of
available affordable housing units through deterioration
and dilapidation. Compounding the problem is
of course the previous demolition of uninhabitable
housing affected by the 2007 flood. Homes in the flood
impacted area were renting at a reported $250 to $300
per month.
Ten rental apartment properties were surveyed in
Coffeyville totaling 404 dwelling units. Half of the
surveyed apartment properties are located in or near
downtown Coffeyville. Given the demographics of the
Coffeyville population highlighted by low income levels
and a large elderly population all ten properties operate
as tax credit or Section 8 income-based rental apartment
communities with six properties catering exclusively to
seniors.
Coffeyville’s inventory of rental apartments is old
with an average year built of 1976. All but two of the
apartment communities were built prior to 1984. The
32-unit Mill Supply Apartments located at 713 Union
Street in downtown Coffeyville was the latest apartment
community to be built, opening in 2011.
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Pent up and future new housing demand through 2040
in Coffeyville is estimated at 301 to 637 dwelling units.
The housing unit mix is estimated at 182 to 382 owneroccupied housing units and 120 to 255 rental units. The
modest inventory of affordable rental apartments, current
achievable market rents and population demographics
suggest Coffeyville can support additional tax credit
and/or income-based rental units. Low rental rates may
preclude near-term financially feasible development of
market-rate apartments.
The property located on the south of West 12th Street
between Sycamore Street and Davis Street provides
the necessary physical and location characteristics
to accommodate rental apartment development.
Favorable site characteristics include adequate parcel
size, topography, on-site infrastructure, accessibility,
visibility, proximity to jobs and services, and favorable
trade area demographics. Primary sources of apartment
housing demand available to the prospective site
include Coffeyville’s large employment base and large
and growing senior population. The prospective site
is located a distance from the refinery which should
reduce any adverse impact. Prior to development of an
apartment community rezoning of the site would be
required.

Study Conclusions and Recommendations
Commercial and Residential Demand Estimates
Coffeyville’s current estimated retail gap of $60.2 million
can support approximately 135,000 to 320,000 square
feet of additional occupied retail space. Modest growth
in population and out-of-town visitation through 2040
will generate an increase in retail sales of $23.6 million
annually, sufficient to support 92,000 to 113,000 square
feet of retail space.
Through 2030, Montgomery County is estimated to
absorb approximately 26,500 to 52,750 square feet of
professional office space; 221,900 to 259,000 square
feet of medical office space; and 211,500 to 264,500
square feet of industrial space. Coffeyville is forecast
to capture an estimated 10,600 to 21,100 square feet of
professional office space; 110,950 to 129,500 square feet
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of medical office space; 126,900 to 158,700 square feet
of industrial space.
Pent up and future new housing demand through 2040
in Coffeyville is estimated at 309 to 633 dwelling units.
The housing unit mix is estimated at 179 to 367 owneroccupied housing units and 130 to 266 rental units.
Real Estate Development Influences
The future development of the East Coffeyville
Redevelopment Area will be influenced by several land
use, market and site dynamics, several of which are
discussed below.
East 11th Street and Northeast Street serve as one of
Coffeyville’s major gateways and a principal commercial
corridor. As a result of the flood considerable vacant
land remains available for future development along
both arterials throughout the entire East Coffeyville
Redevelopment Area that is suitable for commercial
development, offering excellent access, visibility,
exposure, utilities and land area to support a mix of
commercial uses.
As of the date of this report 26 of the businesses impacted
by the 2007 flood had reopened. The re-opening of such
notable businesses as Best Western, Days Inn (now RestFull Inn) and Save-a-Lot suggests the East Coffeyville
Redevelopment Area remains a viable business location.
In fact, new businesses opening in renovated buildings
include Quicker Liquor, while Aaron’s Rents and El
Pueblito Mexican Restaurant have constructed new
buildings. The City of Coffeyville sold a 2.3-acre parcel
that is planned for a 72-room Holiday Inn Express.
Presently, the majority of truck traffic associated with
the refinery and fertilizer operations travel on Sunflower
Street. Fourth Street between Sunflower Street and
Northeast Street has been improved to truck standards
and will serve as the new route. Therefore, 4th Street
has taken on a new importance as a transportation and
potential employment corridor.
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Coffeyville Resources is currently under construction
on a processing unit. The potential for future refinery
expansion within the facility’s current processing area
is becoming increasingly difficult due to the limited
availability of land.
While most of the impacted single family homes
within the East Coffeyville Redevelopment Area have
been mitigated and demolished both the Cleveland
Apartments and Coffeyville Village Apartments remain.
As a matter of public health and safety, the relocation
of these existing apartment communities should be
considered.
A relatively intact single family residential neighborhood
remains west of Pine Street and south of 4th Street. In
addition, single family residential neighborhoods exist
to the west of the refinery where Coffeyville Resources
is currently acquiring property. These residential
neighborhoods should be buffered from the refinery
operations and other industrial and commercial
development through the use of open space and/or less
intense and impactful land uses.
Eighth Street was the former highway through
downtown Coffeyville and its link between downtown
and Northeast Street could play a role in land use
planning.
Land Use
Commercial
It is recommended that the entire frontage along 11th
Street and Northeast Street from Oak Street east to
Park Street be designated for commercial use. Site
characteristics within the designated commercial corridor
are sufficient to accommodate a mix of commercial
land uses including strip centers, junior anchor retailers
similar to the new Aaron’s Rents building, hotels and
small lots designed for restaurants, bank branches,
convenience stores, shops and office buildings.
Commercial land uses should be designated one block
north and south of 11th Street and Northeast Street

from Oak Street east to Park Street, allowing for future
development of small scale retail and office uses.
Though national chain retailers entering the Coffeyville
market in the future may be more likely to gravitate
near the new Walmart Supercenter, the East Coffeyville
Redevelopment should provide the opportunity to
accommodate large-scale retail development. Potential
large commercial nodes include: 1) the land bound
by 4th Street, Sunflower Street and Northeast Street
that houses Save-a-Lot, Aaron’s Rents and the former
Walmart and 2) the tract of land bound by 8th Street to
the north, 11th Street to the south, Sunflower Street to
the east and Pine Street to the west.
Employment-Related
Coffeyville Resources Refining & Marketing owns a
significant number of properties located within the East
Coffeyville Redevelopment Area. To best accommodate
the company’s future expansion plans a cohesive light
industrial business park should be planned for the
property immediately south and west of the refinery
operations including an open space buffer to reduce land
use, operations and environmental conflicts between
the refinery operations and surrounding residential
neighborhoods.
Four nodes of light industrial land uses are
recommended: 1) an L-shape area bound by the refinery
to the north, 4th and 5th Streets to the south, Pecan and
Howard Streets to the east and Sunflower Street to the
west; 2) 1st Street to the north, 4th Street to the south,
Sunflower Street to the east and Sycamore Street to the
west; 3) 4th Street to the north, 8th Street to the south,
Sunflower Street to the east and Ash Street to the west;
and 4) North Street to the north, 1st Street to the south,
Sycamore Street to the east and Union Street to the east.
Refinery processing operations would not be permitted
within the designated light industrial district.
Residential
Two rental apartment properties located within the East
Coffeyville Redevelopment Area are in close proximity
to the refinery. For reasons of public safety and quality
of life, future relocation of these rental apartments
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should be considered. A prospective site located on
the south of West 12th Street between Sycamore Street
and Davis Street provides the necessary physical and
location characteristics to accommodate large-scale
apartment development. The prospective site is located
a distance from the refinery which should reduce any
adverse impact. Should it be determined that residential
use of the site in inappropriate, an alternative land use is
light industrial.

generally qualify for government incentives, a business or
project must serve a public purpose, stimulate economic
growth and conform to local planning and development
guidelines. Retail, office and industrial development
generally meets all three requirements, providing goods
and services to often under-served residential areas,
offering opportunities for employment, increasing the
community’s tax base and meeting all local requirements
for zoning and construction.

Open Space
Passive open space should be used as a land use buffer
between the refinery operations and adjacent residential
neighborhoods. Specifically, open space should be
designated along 1) the north side of 4th Street between
Sycamore Street and Ash Street; 2) east side of Pine
Street between 4th and 8th Streets and 3) the east side
of Union Street north of 2nd Street.

Government financing/incentives are more often indirect
than direct, and take different forms. Tax abatement,
special taxing districts and tax increment financing are
the most commonly employed local programs that can
assist in financing a project. Tax abatement reduces
the property tax burden on a project, often postponing
payment of the bulk of the taxes until after the first few
years of a project’s operation. Tax increment financing
uses tax revenues generated by a specially created district
to repay municipal bonds. The bonds can pay for land
acquisition, site work, improvements to infrastructure
and parking. An otherwise infeasible project that does
not have to bear these costs often becomes feasible.

Infrastructure Requirements
While streets and public utilities are in place throughout
the East Coffeyville Redevelopment Area, the existing
grid pattern is designed to accommodate the single
family residential neighborhoods that formerly occupied
the property. With a greater emphasis on economic
development and commercial land uses some street
and utility line realignments will likely be required. To
improve the ability to support commercial redevelopment
the following infrastructure improvements are
recommended:
• Additional streetscape improvements should be
considered along the 11th Street and Northeast
Street corridor to enhance the appearance of the
East Coffeyville Redevelopment Area, improve
infrastructure to available development sites and
promote it as a “gateway” into Coffeyville.
• Abandon street and utility line right-of-way where
necessary to create large commercial and industrial
development sites. Construct new street and utility
infrastructure where required.
Economic Incentives
When used with private funding sources, government
financing/incentive programs greatly enhance a
business’ and real estate project’s financial feasibility. To
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Other economic incentives offered by the State of
Kansas, Montgomery County Action Council and City
of Coffeyville include:
• Rural Development Loan Fund (RDA)
• New Market Tax Credits
• Promoting Employment Across Kansas Program
(PEAK)
• High Performance Incentive Program (HPIP)
• Inventory Tax Exemption
• Industrial Revenue Bond (IRB) Tax Exemptions
• Property Tax Exemption
• Sales Tax Exemption
• Reduced Municipal Electric Power Rates
• Kansas Partnership Fund
• Property Tax Abatement Assistance
• Kansas Certified Development Companies
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East Coffeyville
4.1 INTRODUCTION
This chapter presents the Redevelopment Plan. It is a
culmination of data gathering, analysis, neighborhood
input, stakeholder input, and concept development
completed throughout the planning process. The
Redevelopment Plan is accompanied by a series of
recommendations and implementation strategies for
moving the vision forward.
As stated in Section 1.7, the Overarching Theme/Vision
for the Redevelopment Plan is:
The East Coffeyville area is an underutilized
resource for the Coffeyville Community.
Redevelopment of East Coffeyville should encourage
economic development, revitalize existing housing,
utilize recreational opportunities, and improve
overall aesthetics of the area.
The key principles for achieving this vision are:
Economic Development
1. Encourage the development of commercial
opportunities;
2. Redevelop
existing
underperforming
or
underutilized development;
3. Infill new development within/near/adjacent
existing successful developments;
4. Provide for new land uses that can capitalize on
the areas assets; and
5. Expand successful businesses.
Housing
1. Identify and revitalize the existing neighborhood;
2. Provide for infill housing opportunities within the
existing neighborhood; and
3. Provide for new housing.
Recreation and Parks
1. Expand existing parks;
2. Provide new park and open space opportunities;
3. Provide trails and sidewalks to connect
commercial, residential, and parks and open space
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resources within the project area and to the rest of
the community;
4. Utilize existing open space as a community
resource; and
5. Create significant and dense buffers between
incompatible uses.
Aesthetics
1. Create a positive and encouraging first impression
for the City;
2. Create an aesthetically pleasing streetscape
experience for residents and visitors to the area;
and
3. Enhance the overall quality of aesthetics of
existing and new development in the area.
The following Redevelopment Plan develops the overall
Vision and Key Principles above into a cohesive plan for
the redevelopment of the East Coffeyville area.

4.2 REDEVELOPMENT PLAN
The Redevelopment Plan is divided into eight categories
for clarity and focus. Those eight categories are:
• Future Land Use Plan
• Commercial
• Residential
• Industrial
• Parks, Trails, and Open Space
• Utility Infrastructure
• Transportation
• Aesthetics
Each Redevelopment Plan category identifies the key
issues to be addressed that emerged during the planning
process. They are followed by recommendations designed
to address these issues. In some cases, there is overlap
between the categories and their recommendations and
strategies, which illustrates just how interconnected the
issues in the East Coffeyville redevelopment area are
with each other.

East Coffeyville Redevelopment Plan

Chapter 4.0
Redevelopment Plan & Recommendations
4.2.1 FUTURE LAND USE PLAN
The future land use plan is the graphic representation
of the recommended physical development of East
Coffeyville in the next 5 to 20 years. Future land use
addresses growing or shifting populations and sets
guidelines for development that serves the population
through a healthy mix of land uses.

Key Issues to be Addressed:
• A Future Land Use Plan for East Coffeyville was
not developed during the 2010 comprehensive
plan update due to the uncertainty within the area
because of the 2007 flood event.
• A significant change in ownership and land use
has occurred since the previous land use plan was
developed for the area.
• Conflicts exist between adjacent uses.
• There are significant vacant parcels.

Fig. 4.1 – Land vacancy is high in the Redevelopment
Area, particularly in the residential neighborhood.

Fig. 4.2 – Conceptual Master Plan
East Coffeyville Redevelopment Plan
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Recommendations:
• A new land use plan should be developed to update
the 2010 Comprehensive Plan.
• Current stability of land uses and owners allows for
the land use plan to be updated.
• Resolve conflicts in existing land use by:
1. Creating buffers between incompatible uses;
2. Changing or moving land uses away from
adjacent conflicts; and
3. Removing conflicting uses.
• Encourage the redevelopment of the significant
amount of vacant parcels to be productive uses
that contribute to economic development, provide
housing opportunities, increase recreation and park
opportunities, and increase overall aesthetics for
East Coffeyville and Coffeyville as a whole.

Fig. 4.3 – Example of the type of higher density
mixed-use development that could serve as a
transitional use between traditional commercial and
low density residential.

Land Use Classifications
Land use classifications provide a means for describing
the preferred Land Use Plan within the community.
Classifications are designated in the Plan rather
than specific zoning districts to allow flexibility in
implementing the recommendations over time. When
development, redevelopment, or revitalization occurs,
then zoning changes should be made to reflect the intent
of the Plan. The following Land Use Classifications are
consistent with the Land Use Classifications in Chapter
3 of the 2010 City of Coffeyville, Kansas Comprehensive
Plan.
The following Land Use Classifications are utilized on
the East Coffeyville Future Land Use Plan:
• Low Density Residential – 4 units per acre
• High Density Residential – Up to 15 units per acre
• General Commercial – Retail business
• Light Industrial – Industrial assembly and
warehousing with limited manufacturing
• Heavy Industrial – Intensive land uses for
manufacturing and assembly of goods
• Parks – Park land and recreational improvements
• Agriculture – Land used for growing crops
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Fig. 4.4 & 4.5 – The industrial uses of the area
should be buffered from all adjacent residential uses.
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The following Land Use Classifications were added to
address specific land use issues identified:
• Buffer – Fully cleared open space that is restricted
and has vegetation requirements
• Mixed Use – Transitional use that mixes office/
residential/commercial

Key Issues to be Addressed:
• The existing street network and parcel size
and dimension limits the flexibility of meeting
current market requirements for development
parcels.

Future Land Use Plan
The Future Land Use Plan, shown in Fig 4.6, reflects
the recommended future land uses within the East
Coffeyville area. Key factors affecting the development
of the Future Land Use Plan include:
• Desire to increase the economic viability of the area.
• Existing housing and neighborhood.
• Significant amount of vacant parcels.
• Access and connectivity of the existing street grid
system.
• Incompatibility of housing and heavy industrial
uses.
• Creation of buffers to soften the industrial uses
from the local neighborhoods and the community
at large.
• Available land to expand recreation uses.
• The potential for future annexation.

4.2.2 COMMERCIAL
A key consideration of the plan was to increase economic
viability of the area. Currently successful businesses
sparsely dot the frontage of Highway 166/169/
Northeast/11th Street. The commercial frontage in
many cases is vacant or underutilized. Refer Fig. 2.4,
Existing Land Use Map.
The development of commercial uses in the area could
represent an important opportunity to generate tax
revenue for the City; provide employment opportunities;
provide more shopping, dining and lodging options
than are currently available close in to the City; capture
more visitor and traveler dollars; and reduce identified
leakage of retail sales to other communities.

Fig. 4.7, 4.8 & 4.9 – The recommended commercial
node should be flexible enough to accommodate the
needs and trends of the market.
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• Highway 166/169/Northeast/11th Street is the major
corridor into the City from the east. It provides
a key opportunity for commercial development/
redevelopment because of access, availability of
property, existing utilities, adjacency to employment
and adjacency to downtown.
• Vacant and underutilized properties, under large
ownership (City, CVRR, CRNF) allow for the
potential of easier assemblage of property for larger
redevelopment.

Recommendations:
• Develop a large commercial node north and south of
Highway 166/169/Northeast/11th Street, centered
at 8th Street.
• Larger contiguous parcels in the commercial
node will allow for more flexibility in marketing,
acquiring potential tenants and retailers, and larger
planned development.
• Existing successful businesses adjacent to
Highway 166/169/Northeast/11th Street should
be incorporated into new development as valuable
community assets when it occurs.
• Modifications to the existing street pattern should
be made to reduce conflicts with commercial trucks
and future potential commercial redevelopment.
• Land swaps amongst existing property owners should
be encouraged to facilitate easier redevelopment
based upon their specific needs and concerns.

4.2.3 RESIDENTIAL
In the 2010 Comprehensive Plan, housing was declared
as the No. 1 issue to be solved in Coffeyville. Previous to
the 2007 flood, the East Coffeyville area was primarily a
residential neighborhood, with industrial uses north of
2nd Street, and commercial uses on Highway 166/169/
Northeast/11th Street primarily east of Sunflower Road.
After the 2007 flood, the residential neighborhood
was greatly impacted, with over 450 homes impacted
by the flood. Over 300 of those homes purchased and
demolished by CVRR and CRNF due to the release of
oil in the flood water. This resulted in a significant loss
of residents in the East Coffeyville area. Refer Fig. 2.2,
Ownership Map; Fig. 2.3, Vacant Parcels Map.

The homes not impacted by the flood were located on
‘the Hill’, a small rise on the western half of the area,
and homes northwest of the railroad tracks. These
existing homes form the remaining neighborhoods in
the area. Refer Fig. 2.4, Existing Land Use Map; Fig.
2.8, Existing Structures.
Surprisingly, the vast majority of the existing housing
structures (approx 207) on ‘the Hill’ have a condition
that is sound or has minor deficiencies (approx 83%).
These minor deficiencies can be easily addressed
by reinvestment in items such as siding, painting,
windows, or shingles on roofs. Approximately 14%
will need significant reinvestment to upgrade major
deficiencies, while the remaining 3% (approx. 6
structures) should be cleared for safety, advanced
nature of deterioration, and cost of rehabilitation
reasons. Refer Fig. 2.7, Existing Housing Condition
Map.
The overall remaining density of homes on ‘the Hill’
remains dense enough for it to continue to function
as a neighborhood. Block by block (parcel) density
of remaining homes will maintain the structure and
integrity of a neighborhood, without significant gaps
in the fabric of the area. Gaps do exist on a parcel
basis and represent an opportunity for infill housing
on those empty lots.
The Northwest neighborhood, at the time of this
report, has 37 existing structures. A small portion
of homes are in sound condition (8%), with a
majority of them having minor deficiencies (approx.
60%). Approximately 19% are in need of major
revitalization, with 13% of the structures dilapidated
and in need of probable clearance. Refer Fig. 2.7,
Existing Housing Condition Map.
There has been significant loss of housing structures
in northwest neighborhood over the last six years
(124 structures in 2008 versus 37 in 2014). This has
been primarily because of its proximity to the CVRR
and CRNF plants, the railroad, and expansion of
industrial uses west of the railroad tracks. CVRR
and CRNF has acquired many parcels in the area
and continues to do so. Refer Fig. 2.2, Ownership
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Map. At this time, approximately only 3 of 18 blocks
in the area have multiple housing structures on them
in a sound or minor deficient condition. The existing
housing is isolated and surrounded by mostly vacant
property. Refer Fig. 2.3, Vacant Parcels Map.
Because of the lack of density, condition of the housing,
acquisition of property and demolition and proximity
and encroachment of industrial uses, the northwest
housing area has ceased to function as a residential
neighborhood.
During the development of the plan, the existing
neighborhood was invited to a meeting to discuss their
critical issues affecting the neighborhood. Those issues
have been incorporated into the numerous sections of
the Redevelopment Plan recommendations.
There are concerns from property owners and residents
of ‘the Hill’ about the daily operations of the industrial
uses north of 2nd Street. Various comments by property
owners about odors, air quality, aerial particulates,
continued property acquisition, and health and welfare
concerns were collected. There is a lack of awareness
or understanding of any safety plan for an emergency
event at the adjacent CVRR refinery of CRNF
fertilizer plant. This is of great concern for the existing
residents. Additionally, there is continued concern over
contamination of the area remaining from the 2007
flood event.

• The cluster of existing homes on ‘the Hill’ remains
as an intact neighborhood.
• The Northwest neighborhood has ceased to function
as an intact residential neighborhood.
• Residential uses in the area, especially the northern
half of the project area, are in conflict with daily
operations of the industrial uses north of 2nd Street.
• The vacant properties adjacent to existing homes
on ‘the Hill’ represent an opportunity to add infill
housing to the area.
• The majority of existing housing conditions on ‘the
Hill’ are in a recoverable state with reinvestment.
• There is an existing resident base in the area who
care about revitalizing the existing neighborhood.

Fig. 4.10 – In the aftermath of the 2007 flood,
the remaining residential neighborhoods are still
struggling to recover and rebuild.

The residents also were concerned about the seeming
lack of City services, maintenance and attention to a
struggling neighborhood that has been in a limbo
state since the flood. Cited issues include lack of street,
sidewalk, or curb maintenance, aggressive taxing of
minor improvements to residential structures, lack of
street lights, very long response times for police calls,
and overall maintenance of vacant property.

Key Issues to be Addressed:
• The loss of over 400 homes in the area by flooding
or acquisition has greatly impacted the remaining
residential areas to operate as functioning
neighborhoods.
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Fig. 4.11 – Transportation conflicts between
the industrial uses and the adjacent residential
neighborhoods can be burdonsome to the residents.
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• There is a lack of trust between residents and
CVRR/CRNF and the City.
• There is a lack of communication about major
issues between residents and CVRR/CRNF and
the City.
• The existing transportation system allows
many conflicts to occur between the remaining
residential blocks and industrial and cut through
traffic.
• There is an observed lack of street, sidewalk
and curb maintenance in the residential and
connecting areas.
• There is a lack of street lighting in the area due to
vandalism and the 2007 flood.

of Walnut Street, and the expansion of commercial
uses along the east side of the proposed new Pine
Street extension from 8th to 11th Street, should be
buffered by a permanent open space Buffer. The
Buffer should be located as shown on Fig. 4.6,
Future Land Use Plan. The Buffer should be defined
in the City of Coffeyville, Kansas Zoning Ordinance
as a zoning classification, as well as added to the
City of Coffeyville Comprehensive Plan as a land use
classification. The definition, purpose, character,
and composition of the Buffer designation shall be
incorporated therein.
• Pine Street should be extended from 8th Street
to 11th Street to complete the street grid in the
neighborhood.

Recommendations:
• The City or CVRN/CRNF should acquire the
remaining Northwest residential properties.
Following acquisition, an open space Buffer
should be developed from Walnut to Union
Streets, and North to the Rail Spur, South to 2nd
Street.
• ‘The Hill’ neighborhood should be preserved and
revitalized. A revitalization program should be
assembled combining available incentives, City
funding, and available state or federal programs
for revitalization. A designated program
administrator should be appointed to administer,
educate and assist property owners in becoming
eligible for available revitalization funding. The
administrator should also be the liason between
the neighborhood and the City and should assist
in the application of City funds for maintenance
and replacement of deficient infrastructure in
‘the Hill’ neighborhood.
• The existing multifamily residential uses on 2nd
and 3rd Street, between Cedar and Ash Streets,
should be relocated within the East Coffeyville
Redevelopment Plan area because of proximity
to the existing industrial uses and their future
expansion.
• The future expansion of industrial uses adjacent
to the revitalized residential neighborhood on
‘the Hill’ and the existing neighborhoods west

Fig. 4.12 – Infill of single family housing within ‘the
Hill’ should be incentivized in a way that helps to
facilitate revitalization of the neighborhood.

Fig. 4.13 – Public reinvestment in residential
streetscape infrastructure can impact potential
property value and lead to increased private investment
and development/redevelopment opportunities.
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• The infill of vacant properties with new residential
homes should be encouraged within ‘the Hill’
neighborhood. Infill should be an integral part
of the Revitalization Plan for the neighborhood.
Available funding and incentives should be utilized
to encourage new home construction.
• New single family residential development shall be
encouraged south of 11th Street, between Sycamore
and Davis Streets. This area should be developed as
a new market rate single family neighborhood.
• New multifamily west of Sycamore Street, south of
11th Street
• The existing street system should be modified per
Fig. 4.6, Future Land Use Plan to reduce through
traffic through the neighborhood, to buffer
proposed future uses from the neighborhood, and to
increase the desirability of revitalization of existing
residential and infill of new residential housing.
• Reinvestment in existing infrastructure should be
increased to address deficiencies in street pavement,
curbs, sidewalks, street lights, and utilities. These
deficiencies have a detrimental impact on the
quality and value of the existing neighborhood
and East Coffeyville in general. Reinvestment and
maintenance of infrastructure will have a positive
economic effect on redevelopment and revitalization
of East Coffeyville.

4.2.4 INDUSTRIAL
The East Coffeyville project area in many ways is defined
by the vacant property throughout the area as a result of
the 2007 flood and presence of the industrial uses north
of 2nd Street. These industrial uses are dominated by
the CVRR Refinery, CRNF Fertilizer Plant, and the
concrete plant.
The industrial uses in the area are significant economic
centers in the City. They create employment; they create
demand for goods, services and lodging; they reinvest
back into the community for growth; they invest in
the community for philanthropic reasons. With the
ongoing success of the industrial uses, continued
growth is expected. As an important economic engine,
their future expansion needs and growth are important.
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The industrial uses also represent a source of conflict
with the existing residents. The existing residential uses
are in close proximity to the existing refinery, fertilizer
plant, and concrete plant. According to residents the
daily operations in the industrial area causes odors
and dust, especially during shifting wind conditions.
Heavy truck through traffic is impacting the roads and
causes some disruptions in the neighborhood. There is
a lack of trust that the contamination from the flood
has been dealt with and that contamination remains.
Additionally, residents do not have an understanding of
safety procedures should an emergency or catastrophic
event happen at the refinery or fertilizer plant.
It is clear the industrial uses are important to the
community. It is also clear that better communication
is needed between the residents and the industrial uses
so that they may better coexist in an informed manner
with an open dialog about issues of importance to both
parties.

Key Issues to be Addressed:
• The industrial uses are important to the City of
Coffeyville.
• Conflict exists between existing residents and the
industrial uses due to proximity, safety, traffic and
the daily operation of industry.
• Communication between the residents and the
industrial uses is poor.
• Truck and vehicular access is important to allow
continued success of the industrial uses.
• Allocating land and allowing expansion of existing
industrial users is important.
• Allocating land for new light industrial users is
important for the growth of new business in the
East Coffeyville Redevelopment Plan area.
• Buffering industrial uses with a defined open space
Buffer is important to protect both the industrial
and residential and commercial users.
• There remains a community wide lack of
understanding of the clean-up of the contamination
in East Coffeyville as a result of the 2007 flood.
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• CVRR/CRNF should develop a public information
campaign that informs the general public on the
cleanup efforts that were conducted after the flood
of 2007.

Recommendations:
• Define an expansion area in the Future Land Use
Map that details the allowed future expansion area
for the industrial uses. Refer Fig. 4.6, Future Land
Use Plan.
• Define an open space Buffer area adjacent to
industrial uses to protect the existing future
revitalized neighborhood on ‘the Hill’. Refer Fig. 4.6
Future Land Use Plan.
• CVRR/CRNF should designate a liason to open up
a dialog with the residents of the future revitalized
housing area on ‘the Hill’. This liason should set up
regularly scheduled meetings (quarterly) to educate
the residents about emergency procedures, to
discuss conflicts and resolution opportunities, and
to improve overall communication within the area.
• The street system should be modified to maintain
good and reasonable access for the industrial
uses, while reducing conflicts with residents
and minimizing negative impacts on the value
of future development opportunities, especially
commercial uses adjacent to the Highway 166/169/
Northeast/11th Street corridor.

4.2.5 PARKS, TRAILS, AND OPEN SPACE
The East Coffeyville Redevelopment area has two parks
within its boundary. It has no trail systems, or dedicated
open space in addition to the parks.
The large Walter Johnson Park, on the far eastern project
boundary, is an active park with baseball stadium,
playgrounds, RV park, and host to the Inter-State
fair and rodeo. It has excellent access and visibility to
Highway 166/169 on the north/west and has primarily
agricultural land to the south and east.
Harmon Park is a small neighborhood park at 3rd
Street and Sunflower Street. It has a hwell maintained
playground, shelters, and basketball courts. It is isolated
and gets minor use because of the surrounding vacant
property and low local population.

Fig. 4.14 – Aerial Perspective of Conceptual Master Plan
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Despite the significant vacant property throughout the
East Coffeyville area, none of it is dedicated open space,
dedicated park land, or trails.

Key Issues to be Addressed:
• There is a lack of dedicated open space other than
Walter Johnson Park and Harmon Park.
• Harmon Park is isolated from users.
• There is a lack of trail/walk connections from the
rest of Coffeyville to the area.
• There is a lack of trail sidewalk connections from
Walter Johnson Park to the community.
• As a destination, Walter Johnson Park could be
expanded to accommodate additional recreation
uses.
• Residential and industrial uses need a defined
boundary and dedicated buffer zone.

Fig. 4.15 – Offering additional recreational
opportunites could transform Walter Johnson Park
into more of a regional draw for sporting events,
bringing added revenue dollars to the community.

Recommendations:
• Develop a new park adjacent to the existing
neighborhood on ‘the Hill’ to be revitalized.
Relocate equipment and amenities from Harmon
Park to the new neighborhood park. New park will
act as a buffer to planned commercial uses to the
west.
• Expand Walter Johnson Park south and east.
Prepare a new park master plan to reinforce the park
as a destination with added recreational facilities,
which would include new athletic fields. This could
allow Walter Johnson Park to host larger sporting
events and tournaments for the region as a revenue
generating effort, which would have an economic
impact on the community because of lodging, food
and retail sales.
• Develop a trail plan for the area. Connect Walter
Johnson Park to the relocated Harmon Park as well
as to existing and new residential and commercial
uses. Make connections to the rest of Coffeyville.
• Develop a dedicated open space Buffer south of
3rd Street between Sunflower and Sycamore Streets
to buffer the residential neighborhood from the
expanded light industrial uses. Refer Fig. 4.6, Future
Land Use Plan.
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Fig. 4.16 – In addition to serving as a reacreational
amenity for its users, a neighborhood park can also
serve as a buffer between incompatable land uses.

Fig. 4.17 – A trail system that connects a
community’s amenities with its potential users can
have a dramatic impact on the quality of life and longterm sustainability of an area.
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• Develop a dedicated open Space Buffer on the east
side of the proposed new Pine Street extension
from 9th to 11th Street to buffer the residential
neighborhood from the proposed commercial to the
east. Refer Fig. 4.6, Future Land Use Plan.
• Develop a dedicated open space Buffer east of
Walnut Street to Union Street, north to the rail spur
south to 2nd Street to buffer the existing residential
neighborhoods west of the project boundary from
the expanded light industrial uses. Refer Fig. 4.6,
Future Land Use Plan.

• Connectivity east and west over the railroad should
be maintained, particularly by preserving the
existing grade separated railroad crossing and atgrade crossings.
• Existing streets adjacent to the proposed park area
are in poor condition and may require replacement
prior to development of the park.
• Existing sidewalks, when present, are generally in
poor condition.

Recommendations:
4.2.6 TRANSPORTATION SYSTEMS
Highway 166/169/Northeast/11th Street and Sunflower
Street are primary arterials in Coffeyville. 8th Street,
a secondary arterial, currently intersects with Highway
166/169/Northeast/11th Street and Sunflower Street in
the East Coffeyville Redevelopment Area. 1st Street, 4th
Street, Sycamore Street, and Union Street are collector
streets. The remaining local streets create a grid network
northeast of the Highway 166/169/Northeast/11th
Street corridor. When present, sidewalks are generally
in poor condition.
The railroad also runs through the northwestern segment
of the East Coffeyville Redevelopment Area and then
along the redevelopment area’s western boundary. A
grade separated crossing exists at Highway 166/169/
Northeast/11th Street. At-grade railroad crossings are
located at 1st Street, 4th Street, 7th Street, 8th Street,
and 9th Street.

Key Issues to be Addressed:
• Highway 166/169/Northeast/11th Street is a primary
arterial through the East Coffeyville Redevelopment
Area. Critical connections to the corridor should
remain accessible through appropriate access
management.
• Sunflower Street and Linden Street are key access
routes to the CVR Refinery (CVRR) located
north of the East Coffeyville Redevelopment Area.
CVRR’s critical access point, the Nitrogen Gate,
is located on Linden Street approximately 300 feet
north of 1st Street.

• Maintain access to the Highway 166/169/
Northeast/11th Street corridor via 3rd Street, 4th
Street, 8th Street, 10th Street to the east, Pine
Street, Cedar Street, and Sycamore Street. Most
importantly, 4th Street (east-west collector), 8th
Street (east-west secondary arterial), and Sycamore
Street (north-south collector) continue to provide
key access to the highway.
• Maintain existing grade separated and at-grade
railroad crossings. Allow 4th Street and 8th Street to
intersect with Highway 166/Northeast/11th Street
to ensure connectivity east and west of the railroad.
• Provide a truck route that will follow 1st Street to 4th
Street to provide access to the highway. Continue to
provide access from CVRR to the west via 1st Street.
• Remove segments of Sunflower Street, a primary
arterial, and other streets according to the land
use plan to create larger blocks for redevelopment.
Replace with fill, topsoil, seed, and mulch.
• Extend roadways according to the redevelopment
land use plan for 36-foot width with curb and gutter
on the following streets: Park Street to connect
to 8th Street, Sunflower Street to 4th Street to
construct the curve, Linden Street from 1st Street
to 2nd Street (due to realignment), Pine Street from
8th Street to 11th Street, and Ash Street from 4th
Street to 6th Street.
• Replace streets adjacent to the proposed park area
that are in poor condition prior to development
of the park. 4th Street from Sycamore Street to
Howard Street, a truck route, includes 36-foot
width, full-depth replacement with curb and gutter
and sidewalk on one side. Pine Street from 4th Street
to 8th Street includes 36-foot width, full-depth
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Fig. 4.18 – Street Infrastructure Plan

replacement with curb and gutter and sidewalk on
one side. Ash Street from 4th Street to 8th Street
includes 36-foot width, full-depth replacement
with curb and gutter and sidewalk on one side.
8th Street from Sycamore Street to Highway 166/
Northeast/ 11th Street includes 36-foot width, twoinch mill and overlay and sidewalk on one side.
Lesser improvements could be considered for each
corridor.
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• Replace sidewalks in concurrence with new
development or redevelopment.
• The estimated cost of street modifications is
$4,139,000.
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4.2.7 UTILITY INFRASTRUCTURE
Electrical, water, sanitary sewer, and stormwater
infrastructure condition was assessed in the East
Coffeyville Redevelopment Area. As the City of
Coffeyville has franchise agreements in place with
private utilities such as gas, telephone, and cable, it is
envisioned that these private utilities will modify or
build to serve redevelopment. It is anticipated that these
private utilities will either utilize the redefined municipal
right-of-way or obtain easements as necessary.
Electrical Infrastructure
Electrical lines and support structures generally travel
east-west through the redevelopment area. Electrical
lines and support structures that run north-south for 0.5
miles or more are located along Union Street, Sycamore
Street, Cedar Street, Sunflower Street, and Park Street.
Critical transmission infrastructure is located on 8th
Street and Sunflower Street.
Water Infrastructure
Water mains generally travel east-west through the
redevelopment area. Water mains that run northsouth are located along Union Street, Cedar Street,
and Sunflower Street. Critical water transmission
infrastructure is located on 8th Street and Sunflower
Street.
Sanitary Sewer Infrastructure
Sanitary sewer gravity mains generally travel east-west
through the redevelopment area. Pressurized mains are
located near the boundary of the redevelopment area,
travelling along portions of Forest Street, Sycamore
Street, and Union Street. An interceptor line runs
north-south through the redevelopment area in a stairstep fashion following the local street grid.
Stormwater Infrastructure
Stormwater storm pipes are primarily located along
Highway 166/169/Northeast/11th Street, Sunflower
Street, and the industrial areas abutting 2nd Street.
Conveyance along Sunflower Street is critical because
of the box structure and flow to the Sunflower Levee
Pumping Station.

The East Coffeyville Redevelopment Area is protected
by an earthen levee system. The levee is certified by the
Federal Emergency Management Agency (FEMA) and
the U.S. Army Corps of Engineers (USACE) to provide
protection to the area for the 100-year event on the
Verdigris River. In July 2007, the levee was significantly
overtopped by an event estimated to be in excess of
the 500-year flood. During normal rainfall events,
stormwater gravity flows through the levee gates at three
locations. During peak events on the Verdigris River
that requires the gates to be closed, three levee pumping
stations pump stormwater that has accumulated inside
the levee and deliver the flow to the Verdigris River.
Available information indicates that the pumping
stations can accommodate a 10-year rainfall event
should one occur in the protected area when the gates
are closed. The City has also adopted the 10-year rainfall
event as the basis of design for any new improvements to
the municipal stormwater system.

Key Issues to be Addressed:
• Electrical transmission infrastructure located on 8th
Street and Sunflower Street is critical.
• Water transmission infrastructure located on 8th
Street and Sunflower Street is critical.
• Sanitary sewer interceptor lines traveling northsouth through the redevelopment area in a stair-step
fashion following the local street grid are critical.
Gravity flow pipe slope issues are particularly relevant
in the northeastern part of the redevelopment area.
• Stormwater conveyance along Sunflower Street is
critical. The levee system provides protection to the
area for the 100-year event on the Verdigris River.
During peak events on the river that require levee
gates to be closed, three levee pumping stations
deliver flow to the Verdigris River. Available
information indicates that the pumping stations
can accommodate a 10-year rainfall event should
one occur in the protected area when the gates are
closed.
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Fig. 4.19 – Electrical Infrastructure Plan

Recommendations:
• Abandon approximately 12,300 feet of
electrical distribution lines to accommodate the
redevelopment land use plan while maintaining
service to remaining users as needed. Additional
improvements may be required depending upon
the specific electrical requirements of the new
commercial users who locate in the redevelopment
area. In total, electrical distribution modifications
include the removal of existing lines and support
structures and the construction of a new 2,500-foot
distribution line. The estimated cost of electrical
distribution modifications is $701,000.
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• Abandon in place approximately 11,100 feet of
water mains to accommodate the redevelopment
land use plan. In some instances, abandonment will
require the relocation of existing meter service lines
to connect to other water mains in the intermediate
area. Abandonment of the water mains on 6th
Street and 7th Street will require a new 8-inch main
loop on Pine Street to provide for water pressure and
fire protection. It is assumed that a portion of the
existing water mains in the abandoned Sunflower
Street right-of-way will require relocation to make
the adjoining lot commercially viable. For this
study, a length of 2,000 feet of 12-inch water main
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Fig. 4.20 – Water Infrastructure Plan
relocation is estimated. The remainder of the existing
water main along Sunflower Street is proposed to
remain in place in a dedicated easement, under
potential parking areas. In total, water distribution
modifications include plugging abandoned mains,
hydrant removal, meter relocation, boring service
lines, the 8-inch main extension, the 12-inch
main extension, main reconnections, and surface
restoration. The estimated costs of the water
distribution system modifications is $530,000.
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Fig. 4.21 – Sanitary Sewer Infrastructure Plan
• Abandon in place approximately 13,100 feet of
sanitary sewer gravity main to accommodate the
redevelopment land use plan. Consider constructing
a lift station near 3rd Street and Howard Street to
alleviate gravity flow pipe slope issues. If the lift
station is constructed, the existing gravity line
from Howard Street to Ellsworth Street can be
abandoned. Individual grinder pump stations
and pressurized sewer lines can serve remaining
users in the redevelopment area. Other aging
mains can be abandoned without constructing
additional improvements. In total, sanitary sewer
modifications include plugging abandoned lines,
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filling abandoned manholes, construction of a lift
station, construction of a grinder station, highway
bore, 6-inch and 2-inch pressure sewer, and surface
restoration. The estimated cost of sanitary sewer
modifications is $584,000.
• The stormwater storm pipe and open channel
along Sunflower Street will remain in place. New
stormwater infrastructure associated with new
development is included in the redevelopment site
infrastructure cost estimates. Therefore, there are no
estimated costs for stormwater modifications.
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Fig. 4.22 – Stormwater Infrastructure Plan
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4.2.8 AESTHETICS
Aesthetics are important to a community. They can
convey many things about what a community thinks
and feels about itself and what it values as important.
Further, aesthetics can have a real effect on potential
residents and business owners choosing where to locate,
as well as visitors deciding where to spend their money.
Additionally, the attractiveness of the setting, quality
of the community, cleanliness, and community pride
can all be conveyed about a community by the quality
of the built environment, its upkeep and maintenance,
and overall attention to aesthetics. These impressions
can be positive or negative. It is in every community’s
interest to consider these current impressions when
considering redevelopment and identifying how they
may be enhanced.

Fig. 4.23 – The aesthetic enhancement of bridges,
like the one at the 11th St. underpass, represents an
excellent opportunity for community branding.

As described in Section 2.10, Character of the Built
Environment, The Highway 166/169/Northeast/11th
Street Corridor is the major eastern gateway into the
City of Coffeyville. Almost every visitor entering the
City from the east will do so through the project area,
after crossing the Verdigris River bridge. The view is
one that is dominated by strip commercial uses on large
lots with a vacant property and industrial uses in the
background. There is no sense of community arrival.
There is no significant signage or monumentation
announcing the entrance to the community.
Upon crossing Sunflower Street, the character changes
and the 11th Street approach into the city has mature
trees, sidewalks and a few dotted residential and
commercial structures.

Fig. 4.24 – Gateway and entry monumentation can
have a profound impact on how visitors perceive and
engage themselves within a community.

The final impression of the East Coffeyville area
from Highway 166/169/Northeast/11th Street is the
underpass of 11th Street at the railroad tracks on the
west end of the project area. This underpass represents
an opportunity to announce the arrival of downtown,
just ahead. The two rail bridges appear to be in need of
maintenance and upkeep.
The remaining housing neighborhoods have many issues
with maintenance, upkeep, deteriorating streets, curbs
and sidewalks, but also have mature trees, wide streets
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Fig. 4.25 – Signage, wayfinding, and community
branding are all important elements of a streetscape
plan that aims to capture and retain visitors.
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and a variety of home styles and types. Refer Section
2.10, Character of the Built Environment.
The industrial uses north of 2nd Street are dense and
are not buffered or screened, except by existing mature
trees remaining after the 2007 flood. The uses are not
aesthetically pleasing (nor are they expected to be), but
they do have an impact on the attractiveness of the
overall area.

Key Issues to be Addressed:
• Lack of signage and monumentation to announce
arrival into Coffeyville on Highway 166/169/
Northeast/11th Street.
• Lack of attractive cohesive streetscape of commercial
areas facing Highway 166/169/Northeast/11th
Street.
• Too much pavement along highway and driveways.

• Commercial area lacks clear definition of
hierarchy of road/driveway/parking.
• Gateway opportunity at rail bridge for downtown.
• Lack of screening or buffering of industrial uses.
• General lack of infrastructure maintenance in
residential and vacant property areas.

Recommendations:
• Develop a streetscape plan for the Highway
166/169/Northeast/11th Street corridor to address
landscape, sidewalks, and other streetscape
elements.
• Develop a community entry monumentation
plan and entry sign on Highway 166 west of the
Verdisgris River Bridge to create sense of quality,
reinforce community branding, and create a
sense of arrival to Coffeyville.

Fig. 4.26 – Conceptual Streetscape Sketch – Streetscape improvements, combined with proper development
standards, can dramatically improve both the functionality and aesthetic value of community.
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4.3 PRELIMINARY OPINION OF
REDEVELOPMENT COSTS
Preliminary opinions of development costs of the Future
Land Use Plan for the East Coffeyville Redevelopment
area were developed for the plan. The following costs
are based upon Figure 4.6, Future Land Use Plan; Figure
4.18, Street Infrastructure Plan; Figure 4.19, Electrical
Infrastructure Plan; Figure 4.20, Water Infrastructure
Plan; Figure 4.21, Sanitary Sewer Infrastructure
Plan; Figure 4.22, Stormwater Infrastructure Plan;
and recommendations in Sections 4.1-4.2 of the
Redevelopment Plan. Figure 4.27, as shown below,
labels the land use parcels identified in Tables 6-8.

Redevelopment Costs
The redevelopment cost estimates assume full build-out
of the heavy industrial, light industrial, and commercial
parcels. After calculating the size of each parcel in the
redevelopment land use plan, an estimated range displays
a low and high cost estimate. Figure 4.27 displays the
parcel numbers identified in the redevelopment cost
estimate tables.
Heavy Industrial
Based on comparable uses, a floor-to-area ratio of 20
percent was used for the low cost estimate. A floor-

Fig. 4.27 – Land Use Parcel Numbers
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Table 1 – Street Modifications, Opinion of Probable Cost

Table 2 – Electrical Distribution Modifications, Opinion of Probable Cost
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Table 3 – Water Distribution System Modifications, Opinion of Probable Cost

Table 4 – Sanitary Sewer Modifications, Opinion of Probable Cost

to-area ratio of 30 percent was used for the high cost
estimate. Heavy industrial uses were calculated at $60
per square foot of building area. An additional 10 percent
of the building cost accounts for site infrastructure cost.
Estimated redevelopment cost of the heavy industrial
parcels in the East Coffeyville Redevelopment Area
range from approximately $36.7 to $55.0 million. Table
5 describes the heavy industrial redevelopment cost
estimates by parcel.
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Light Industrial
Based on comparable uses, a floor-to-area ratio of 20
percent was used for the low cost estimate. A floorto-area ratio of 30 percent was used for the high cost
estimate. Light industrial uses were calculated at $60 per
square foot of building area. An additional 10 percent of
the building cost accounts for site infrastructure cost.
Estimated redevelopment cost of the light industrial
parcels in the East Coffeyville Redevelopment Area
range from approximately $51.5 to $77.3 million. Table
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Table 5 – Heavy Industrial Redevelopment Cost

Table 6 – Light Industrial Redevelopment Cost

Table 7 – Commercial Redevelopment Cost

6 describes the light industrial redevelopment cost
estimates by parcel.
Commercial
Based on comparable uses, a floor-to-area ratio of 15
percent was used for the low cost estimate. A floorto-area ratio of 20 percent was used for the high cost

estimate. Commercial uses were calculated at $150 per
square foot of building area. An additional 10 percent
of the building cost accounts for site infrastructure cost.
Estimated redevelopment cost of the commercial parcels
in the East Coffeyville Redevelopment Area range
from approximately $155.4 to $207.2 million. Table 7
describes the commercial redevelopment cost estimates
by parcel.
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4.4 ADDITIONAL PLAN
RECOMMENDATIONS
In addition to the recommendations of the plan found
in Section 4.2, there are numerous recommendations
that focus on funding, incentives, programs, initiatives,
and administrative or regulatory issues that also should
be addressed to encourage implementation of the
East Coffeyville Redevelopment Plan. The following
recommendations address those issues as well as
providing a summary of important next steps.

projects5 is tax increment financing which authorizes
cities to acquire property and to issue special obligation
bonds and full faith and credit tax increment bonds
for the financing of redevelopment projects, the use of
public money which may be expended and the power
of eminent domain which may be exercised. Funding
for these purposes is generated by the capture of the
increment in local sales and use taxes and real property
taxes resulting from new development.

Neighborhood Revitalization Rebates6
Annexation
All of the land within the East Coffeyville Redevelopment
Area (ECRA) is located within the existing City Limits
of Coffeyville except for an area of approximately
seventy-seven (77) acres lying south of 8th Street, north
of the Verdigris levy, and generally between Howard
and Wood Streets. The entire area is now owned by
Coffeyville Resources Refining & Marketing, LLC. It
is recommended that this area be annexed. However,
since over twenty-one (21) acres of the area is now
unplatted and is devoted to agricultural use, annexation
will require the consent of the owner.1

Redevelopment Incentives
The State of Kansas provides a number of development
incentives which cities my use to increase the feasibility
of the redevelopment of areas within their corporate
limits. It is recommended that Coffeyville utilize a
number of these incentives within the East Coffeyville
Redevelopment Area. To facilitate the utilization
of such incentives, it is recommended that the East
Coffeyville Redevelopment Area be established as a
redevelopment district.2 Following the establishment of
the redevelopment district, the City may approve one or
more individual redevelopment projects.3

Tax Increment Financing4
One development incentive available within a
redevelopment district for individual redevelopment

1

4

2

5

See KSA 12-520 (7) (b).
See KSA 12-1771.
3
See KSA 12-1772.
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The City of Coffeyville currently utilizes the
Neighborhood Revitalization Act (NRA) to provide
ad valorem tax rebates as incentives to finance the
redevelopment of designated revitalization areas and
dilapidated structures. All of the East Coffeyville
Redevelopment Area within the existing City Limits is
located within Plan Area #1. The ad valorem rebates,
based upon the increment is assessed value as a result
of either new construction or rehabilitation of existing
structures, are:
Residential:
• Years 1 – 5
• Years 6 – 10

100%
50%

Commercial:
• Years 1 – 5
• Years 6 – 10

50%
25%

As a part of the 2010 update of Coffeyville’s
Comprehensive Plan, a review of the approved
neighborhood revitalization rebate projects since
the inception of the program found that almost no
residential revitalization projects had been approved
and only a limited number of commercial projects had
utilized the program. Since a number of deteriorated
and deteriorating residential and commercial structures
exist in the ECRA, it is recommended that the ECRA be

See KSA 12-1770, et seq.
See KSA 12-1772.
6
See KSA 12-17.14 to 12-17.120.
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removed from Plan Area #1 and established as Plan Area
# 5 with the following increased rebate rates available:
Residential:
• Years 1 – 10
• Years 11 – 25
Commercial:
• Years 1 – 5
• Years 6 – 10

100%
50%

100%
50%

While it is recommended that the NRA refunds for
commercial projects be retained and in fact increased,
in most cases, tax increment finance will be a more
significant incentive for commercial development
and redevelopment projects in as much as under tax
increment financing, a portion of sales and use taxes
may also be captured as well as ad valorem taxes in
funding redevelopment projects.

Other Potential Funding Sources
Within the proposed ECRA redevelopment district,
other potential funding mechanisms are available.
These include, for example, self-supported municipal
improvement districts, business improvement districts
and transportation development districts.
Self-supported Municipal Improvement Districts7
may be utilized to fund a wide range of infra-structure
improvements, revenue producing improvements and
various services by levying an additional ad valorem tax
within the district and issuing municipal improvement
bonds.
Under the Transportation Development District Act,8
cities may fund a full range of transportation related
projects including, but not limited to, improvement,
construction, maintenance, etc. of streets, roads, bridges,

etc. through the use of a transportation development
district sales tax. Such sales tax may be any increment
of .10% or .25% but not to exceed 1%. Funding
may also include special assessments imposed in
the district or any other funds appropriated by the
municipality.
Cities in Kansas may create one or more Business
Improvements Districts9 for the purpose of
providing for the administration and financing of
additional and extended services to business within
such districts. Funding is authorized by an annual
levy of business improvement service fees applicable
only to businesses located within the improvement
districts.

4.5 NEXT STEPS
This Redevelopment Plan presents numerous
recommendations for capitalizing on the
opportunities and minimizing the challenges within
the East Coffeyville area. The redevelopment plan
is focused on presenting a long-range vision upon
which projects may be implemented as next steps.
The following next steps begin to outline the short
term strategies and long term tasks for moving the
redevelopment plan forward.

Next Steps Overview
There are numerous steps that should be taken to
begin the implementation of the Redevelopment
Plan. The following steps should be taken:
1. Project Start Up and Policy
2. Creation of a Comprehensive Implementation
Plan
3. Advancing the Redevelopment Plan
4. Detailed Planning and Engineering Study of
Key Plan Recommendations
5. Benchmarking of Plan Strategies

7

See KSA 12-1794 et seq.
See KSA 12-17.140 et seq.
9
See KSA 12-1781 et seq.
8
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1. Project Start Up and Policy
The initial stage of the Implementation Plan is regulatory
in nature. This stage is about setting policy, and ensuring
that the Plan is an important part of future decision
making in East Coffeyville. Several policy changes
should be implemented by the City of Coffeyville in
order to set the stage for future implementation. They
are as follows:
Adopt the East Coffeyville Redevelopment Plan.
The East Coffeyville Redevelopment Plan (ECRP) should
be adopted by the City of Coffeyville City Commission
as a supplement to the May 2010 Comprehensive Plan
with the intent that it be used by the City of Coffeyville
as the official resource for future decision making in
East Coffeyville.
Amend relevant ordinances and plans.
Once the ECRP has been adopted, the City should
amend ordinances and plans so that they may be
coordinated with this document, which includes, but is
not limited to:
• Comprehensive Plan
• Zoning Ordinance
• Parks Redevelopment Plan
Update the Redevelopment Plan.
The Redevelopment Plan is a foundational document.
The Redevelopment Plan contains recommendations
that were made at the time of its creation based upon
existing conditions, market analysis, and community
input. This process has set the direction for the next
20 years in Coffeyville. But, while there are strong
recommendations in the Redevelopment Plan for
achieving the desired vision, the needs and desires
can change given time, unforseen circumstances, and
new opportunities. The Redevelopment Plan should
be able to react to those changes and be revised to fit
the community’s needs over time. The Plan should be
nimble and able to react to opportunities as they arise.
However, significant changes should not be made
frivolously. Significant changes should be made to the
Plan only after stakeholder review, comment and public
hearing so that they may be vetted and discussed openly.
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It is recommended that The Redevelopment Plan
should be reviewed occasionally for progress,
relevance, and change.
It is recommended a cursory annual progress report
be conducted and presented for City Commission
review. Should that review indicate that conditions,
needs or new opportunities warrant further
study, that study should be conducted and the
Redevelopment Plan Document revised as necessary.

2. Creation of a Comprehensive
Implementation Plan
Implementation of the Redevelopment Plan requires
both short-term and long-term decision making, an
understanding of the potential value of such decisions,
and the ability and willingness to capitalize on
opportunities as they make themselves available.
Following the policy changes identified above, the
next step is the development of a comprehensive
Implementation Plan of the Redevelopment Plan.
Develop a Comprehensive Implementation Plan for
the East Coffeyville Redevelopment Plan.
The Comprehensive Implementation Plan shall prioritize
expenditures for further engineering and planning
documents, work with the city staff on available funding
sources and grants, develop specific funding plans for
specific projects, develop specific strategy for land swaps
in the project area, develop the specific approach to a
Community Redevelopment Organization for the daily
implementation of the projects, form the Community
Leadership Committee and assist their initial efforts, and
gather specific commitments for resources to develop a
10 year implementation budget for the Redevelopment
Plan.
Develop a strategy with City Staff and the City
Commission for incorporating the Redevelopment
Plan
recommendations
for
transportation,
utilities and infrastructure improvements in
the City of Coffeyville’s short and long range
Capital Improvements Plan. Fund initial priority
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infrastructure improvements based on the 10-year
Capital Improvement Plan.
As a critical part of the Comprehensive Implementation
Plan, close coordination with the City on funding is
critical. The ever changing revenue landscape for most
cities makes any CIP assurances for long range planning
strategies difficult at best. But, it is important to develop
a plan for the incorporation of the recommended public
infrastructure improvements in to the CIP.
As a part of the Implementation Plan the City should
develop a strategy to allocate CIP funds for the
Redevelopment Plan recommendations, recognizing
that there are limited public funds available, and that
the minimum standards of care must be met first in the
community. A commitment of funding that addresses
plan recommendations from the City will send a
message to the community that the East Coffeyville
area is important to the City of Coffeyville, and to
private investors that the City is willing to invest in East
Coffeyville. This support is critical to fueling early and
long term efforts for change in the East Coffeyville,
as well as leveraging those available public dollars for
private investment.

3. Advancing the Redevelopment Plan
Redevelopment and revitalization takes time. To be
successful, the community must allow East Coffeyville
that time. There must also be recognition that there
are constraints on available resources and funding to
accomplish the recommendations of the redevelopment
plan
There are two possible ways to positively proceed with
the Redevelopment Plan moving forward from adoption:
1. Reactive Position
a. Prepare the proposed studies and plans for public
improvements, overlay districts and design
guidelines.
b. Prepare a long-range plan for City investment in
public infrastructure.
c. Allow for staff to explore funding and partnering
opportunities as they become aware of them.

d. Be ready and able to address redevelopment,
enhancement and change as it occurs, while
trying to leverage available dollars with larger
funding sources.
2. Proactive Position
a. Prepare the proposed studies and plans for public
improvements, overlay districts and design
guidelines.
b. Prepare a long-range plan for City investment in
public infrastructure.
c. Create a East Coffeyville Redevelopment Plan
Implementation Organization that is charged
with addressing, advancing and completing the
recommendations of Redevelopment Plan.
i. The organization would seek funding for
projects.
ii. The organization would seek potential
tenants, retailers, businesses to locate in East
Coffeyville.
iii. The organization would solicit developer
interest in redevelopment projects.
iv. The organization would implement
recommendations, leveraging available
dollars with larger funding sources.
The proactive position is an aggressive approach to
moving the plan forward. It contemplates and puts
into action the desire for managed, directed and guided
change. While the reactive position is a realistic approach
to moving the plan forward. It recognizes the limited
availability of City funds and resources, as well a limited
funding from other sources. It proactively sets the area
up for redevelopment and is nimble about reacting to
change, but is not proactive in seeking change.
It will be possible for the Redevelopment Plan to be
implemented without an organization. It will take
longer, and it will not be as focused and targeted on
implementing recommendations in the Redevelopment
Plan as well as capitalizing on market conditions.
It is recommended therefore, to create a East Coffeyville
Redevelopment Plan Implementation Organization
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tasked with its implementation and stewardship. City
staff, business leaders, and stakeholders have too many
other daily tasks and concerns to give the Redevelopment
Plan the level of attention it will require for continued
successful implementation. Therefore, the organization
should be formed to be the day-to-day overseer of the
implementation of the plan.
The development of functioning organizational entities
and activities resulting in (1) the assembly of human
resources, (2) the development of specific strategies for
various aspects of the Redevelopment Plan, and (3) the
commitment of public and private capital are essential
to the success of the East Coffeyville Redevelopment
Plan effort.
In order to accomplish the recommendations of the
Redevelopment Plan, a short term and long term process
is proposed.
Short Term Goal
The initial stage moves the project forward and lays
the groundwork for developing the much needed
cooperation and communication of the organizations
and entities with a stake in East Coffeyville. Important
issues to address in this stage include:
• Complete recommended plans, guidelines and
studies as resources and funds are available.
Important initial plans and guidelines include:
1. Prepare Overlay Districts and Design Guidelines
for Residential, Commercial, Industrial and
Park Areas
2. Prepare Revised Street and Infrastructure Plans
3. Prepare Gateway, Signage, and Wayfinding Plan
4. Prepare East Coffeyville Streetscape and
Amenity Plans
5. Prepare Sidewalk and Trail Infill Plans
• Explore Specific Available Funding Sources (20152016) for Compatibility with Redevelopment Plan.
• Continue to educate new public officials on
the objectives and recommendations of the
Redevelopment Plan.
• Develop
Redevelopment
Plan
Leadership
Committee.
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Long Term Goal
It is the desired outcome that a long range solution
for coordinating efforts for funding, marketing,
projects, and other concerns are addressed. It is the
recommendation that a proactive organization is created
or an existing organization is restructured so that one
organization is staffed, funded and empowered with the
implementation of the plan over the long term.
The Redevelopment Plan Implementation Entity that is
charged with addressing, advancing and completing the
recommendations of Redevelopment Plan would have
the following responsibilities:
• The organization would seek funding for projects.
• The organization would seek potential tenants,
retailers, businesses to locate in East Coffeyville.
• The organization would solicit developer interest in
redevelopment projects.
• The
organization
would
implement
recommendations, leveraging available dollars with
larger funding sources.
• The organization could hire consultants to assist in
their work.
This approach is a long-term solution for moving
the plan forward. It recognizes that without a daily
champion working on creating and managing change
in East Coffeyville that the Redevelopment Plan will
take much longer to implement. Additional challenges
include the recognition; that seeking funding will
generally be totally reliant on an already overworked
staff responsible for the entire City and not just East
Coffeyville; that competing commercial sites have
realtors and other marketing and real estate professionals
actively competing for available tenants and users; that
a unified voice is needed to provide leadership, direction
and to push the plan forward.
The following organizational structure has been successful
in other communities performing redevelopment and
revitalization. It has been modified to fit the unique
issues and challenges facing East Coffeyville. It is our
recommendation that if East Coffeyville is successful
in managing its communication issues and recognizes
common ground for the existing entities to implement
the Redevelopment Plan, this organizational structure
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would be successful in advancing the plan for the mutual
success of property owners, business owners, residents,
the City, and the community. The organizational
structure of the Redevelopment Plan Implementation
Entity would be:
Leadership Committee
A Leadership Committee should be formed with
representation from key citizens and stakeholders.
The Leadership Committee should be charged with
developing a long term strategy, including budget,
and for securing financial support for implementation
from participating entities and other sources. Financial
resources should be provided at inception to conduct
a leadership retreat which would have as its goal a
framework for action and a draft action plan.
The Leadership Committee may take the form of
a Board of Directors, but should be comprised of
individuals capable of ensuring the project’s success.
The Committee should provide corporate governance,
oversight, marketing and resource identification as
well as guidance and oversight to an implementation
staff, charged with day-to-day operations of plan
implementation. Strong multi-year commitments from
the initial Leadership Committee are recommended to
ensure continuity and focus for the start-up and initial
operations of the Committee.
The Leadership Committee should be incorporated in
the State of Missouri. The corporation should establish
as a separate entity or seek for its own corporate
designation 501(c) 3 not-for-profit status to receive funds
for implementation of certain aspects of the project.
Advisory Committee
In order to facilitate broad based participation in
plan implementation, it is recommended that the
Leadership Committee engage a committee of
Advisors for information exchange and discussion
of policy alternatives for the Redevelopment Plan.
The community-wide membership should include
representatives of community groups and organizations
interested in community improvement and development
as well as residents of the East Coffeyville. It is further

recommended that the majority of the Advisors live or
work within or near the East Coffeyville area.
Use of Implementation Task Forces
The Leadership Committee and Advisors may choose
to establish task forces for further planning and
implementation of the specific plan recommendations.
Mobilization of a large group of advocates in East
Coffeyville will increase resources for implementation,
bring more unity and multiply the education efforts.
Although one of the major implementation goals is
unification of entities, persons and ideas, it is suggested
that task forces could provide additional focused energy
and ideas for specific recommendation implementation
techniques. Task forces would not exceed 7-9 members
charged with developing strategies and actions that
would supplement work of the Leadership Committee,
Advisors and staff. They may be comprised of elected
officials, stakeholders, business leaders and institutional
leaders with sufficient diversity and experience to bring
their expertise to bear in order to ensure implementation.
A Task Force work would be coordinated by the
implementation staff. Area-wide ad hoc committees
could be formed to address very specific interests, but
are not specifically needed.
Outside Consultant Assistance
The Leadership Committee may retain the services of
outside consultants to address any number of planning,
design, engineering, legal, management, and financial
issues. These consultants should be hired, funded and
answer directly to the Leadership Committee.
Redevelopment Office
It is recommended that a high quality, visible, and in
East Coffeyville, office, meeting and display space for
housing the operation of the various implementation
components be established. The facility should provide
communications, space for leadership meetings and
audio-visual technology. It should also be utilized
for facilitation of policy discussions by the Leadership
Committee and all participating entities. The office
may be a funded, free-standing operation, or may be
provided in-kind by a participating entity. The office
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should be the focus of initial marketing efforts for
introducing prospective property owners, business
owners, developers and donors to the Redevelopment
Plan and East Coffeyville.
Office Staffing
The participating entities should fund staffing for the
implementation office, if they are allowed to by law. In
addition to carrying out specific projects, the staff would
provide technical assistance to property owners, residents,
and groups addressing the various concerns related to
the plan. The success of the plan implementation will
be based on the commitment of funds and qualified staff
to oversee the project on a day-to-day basis. An annual
statement of goals and timetable for accomplishment of
same should be prepared and adopted by the Leadership
Committee. Staff will be accountable to the Leadership
Committee.
Development of a Marketing Plan
The Leadership Committee should undertake
development of a visual identity and joint marketing
effort to make a new identity for the East Coffeyville
area for future marketing and communications
efforts. The identity should include a logo and theme,
which will be visible in the East Coffeyville and in all
communications and marketing efforts. The marketing
component should be considered an economic
development campaign. Resources should be pooled to
prevent duplication of efforts and maintain a consistent
message to the public about East Coffeyville.

4. Detailed Planning and Engineering
Study of Key Plan Recommendations
The following plans or studies should be developed to
further the recommendations of the Redevelopment
Plan:
• Prepare Parks Redevelopment Plan for East
Coffeyville – A new Parks Redevelopment Plan
should be developed for the entire East Coffeyville
area. This would include a new Redevelopment plan
for Walter Johnson Park (and proposed expansion),
the relocated Harmon Park, as well as trail
development throughout the East Coffeyville area.
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• Commercial Node and Highway 166/169/
Northeast/11th Street Design Guidelines –
Design Guidelines should be developed to address
existing and future redevelopment of the commercial
node and Highway 166/169/Northeast/11th Street
corridor. The guidelines should be developed as an
overlay district. The guidelines should require quality
development standards to protect the valuable asset
that is the Highway 166/169/Northeast/11th Street
corridor. The guidelines should present expectations
for quality for architecture, site development,
landscape, lot configuration, and overall aesthetics
of development. The guidelines should be sensitive
to the market factors and realities of the area and
should provide a realistic approach to quality
development in East Coffeyville.
• Prepare Revised Street and Infrastructure Plans
– Revised street plans should be developed according
to the Future Land Use Plan, setting the stage for
future development, addressing traffic concerns, and
eliminating the need for dedicating resources for
maintenance and reconstruction on streets that will
be vacated in the future. Infrastructure and utility
changes necessary for the street revisions should be
accomplished as well.
• Prepare Gateway, Signage, and Wayfinding
Plan – A fully integrated Gateway, Signage, and
Wayfinding plan should be developed for the East
Coffeyville area. The gateway plans should welcome
visitors to Coffeyville and East Coffeyville, indicate
the arrival sequence, locations, and specific designs
for gateways and monumentation. The signage
and wayfinding plan should be integrated with the
gateway and monumentation plans. The signage
and wayfinding signs should indicate directional
and location information in a simple and easily read
and understood format, for both the pedestrian
and vehicular visitor to East Coffeyville. Storefront
signage, information kiosks, and history and
interpretive elements should also be incorporated
into the overall plan and design. Additionally,
branding and marketing elements should be fully
coordinated with marketing and branding efforts
for Coffeyville and East Coffeyville.
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• Prepare East Coffeyville Streetscape and
Amenity Plans – A new streetscape and pedestrian
amenity plan should be developed in the East
Coffeyville commercial core. This streetscape plan
should address sidewalk connectivity issues, signage
and wayfinding, pedestrian amenities such as site
furniture and bicycle racks, lighting, plant material,
sidewalks and paving, as well as other amenity
opportunities available in East Coffeyville. The
streetscape plans should be focused on creating
a quality pedestrian environment that is an
aesthetically pleasing and engaging public space,
and an inviting experience for vehicular users. The
main focus of the plans should be along the Highway
166/169/Northeast/11th Street Corridor.
• Prepare Sidewalk and Trail Infill Plans – The
missing links in the pedestrian sidewalk system
should be filled in to connect the East Coffeyville
with itself and the rest of the community. Sidewalk
improvements and repairs should be compatible
with the Parks Redevelopment Plan and Revised
Street Plans for the area. A phased approach to fill in
the gaps can be taken over time and as funds allow.
Trail plans should be developed with the sidewalk
plans.
• East Coffeyville Tree Protection Ordinance – A
tree protection ordinance should be developed in
East Coffeyville Coffeyville. The development of
such an ordinance would recognize how important
the mature overstory trees are to the East Coffeyville
residential neighborhoods, streetscapes, parks, and
overall character of East Coffeyville. Protection of
these trees as well as those on private property from
development and redevelopment should be stressed,
with penalties levied for their removal. Additionally,
replacement of protected trees with species, caliper
and number requirements should be included as
well.
• East Coffeyville Tree Preservation and
Replacement Program – A Tree Preservation,
Maintenance and Replacement Program should
be prepared for East Coffeyville Coffeyville. The
development of such a plan would recognize how

important the mature overstory trees are to the East
Coffeyville residential neighborhoods, streetscapes,
parks, and overall character of East Coffeyville. The
program should address public property and rights
of way. The program should address periodic reviews
and inspections of overstory trees, street trees, and
park trees for health, vigor, disease and maintenance
needs. Provisions for removing diseased or dead
trees should also be included. Ongoing needs and
issues should be addressed on an annual basis.
The preparation of plans is critical to the success of
the Redevelopment Plan. They provide the fine grain
detail for implementation of specific recommendations.
But, plans should not be prepared for specific
recommendations unless a source of funding beyond
the plans themselves can be found. The goal of the
Redevelopment Plan is to create real, on the ground
change in East Coffeyville. Those changes will take
resources and funding to complete. The public will only
recognize real, on the ground changes, so it is critical
that available resources are leveraged to capture
other resources and investment.

5. Benchmarking of Plan Strategies
Statistical data can be used to establish goals and
measure progress (“benchmarking”) of the East
Coffeyville Redevelopment Plan. Metrics can be used
to compare East Coffeyville’s performance over time
and to determine whether goals are being met. They can
also be used in comparison with a high performing peer
city as a basis for refining strategic goals and objectives.
Statistical indicators for measuring performance can
take many formats, including: 1) demographics; 2)
employment; 3) investment; 4) housing; 5) retail and
office space; 6) arts and entertainment; 7) lodging; 8)
restaurants and 9) transportation and safety.
From a market perspective the goal of the East
Coffeyville Redevelopment Plan is to improve the
competitiveness of East Coffeyville and ensure longterm prosperity. Principal objectives in meeting this
goal include expanding East Coffeyville’s market niche
and selection of goods and services; increasing business
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activity and retail sales; revitalizing and improving the
housing stock; promoting private sector investment; and
business retention and expansion. Therefore, pertinent
statistical indicators to measure the future performance
of East Coffeyville include:
Employment Indicators
• Total East Coffeyville employment and growth
• Employment by sector
Investment Indicators
• Private and public sector investment dollars
• Total square footage of newly constructed buildings
• Total construction costs of newly constructed and
renovated buildings
• Projects in the pipeline
• Increase in property tax base
Housing Indicators
• Number of newly constructed housing units
• Residential vacancy rates
• Average apartment rental rate
• Sales velocity and average pricing of single family
home sales

Transportation and Safety Indicators
• Total number of parking spaces
• Vehicular traffic counts at key intersections
• Pedestrian counts
• Per capita crime rate
These indicators should be evaluated and updated every
2 years to understand the changing environment and
success of redevelopment efforts in East Coffeyville.
This evaluation should be included in the annual report
when performed.

Closing
The implementation of the Redevelopment Plan is a
lengthy and sometimes difficult process. Progress can
and should be made to implement the Redevelopment
Plan Recommendations because there is great potential
for a revitalized and resurgent East Coffeyville.
Revitalization and Redevelopment takes time. It is
important to give it that time. Revitalization and
Redevelopment doesn’t just simply happen. It must be
planned for, daily. If East Coffeyville is an important
place in the City of Coffeyville, then the efforts must be
made to find common ground, rally behind a common
vision, and capitalize on its potential.

Commercial Space Indicators
• Average vacancy rate
• Average rental rate
• Net space absorption
• Tenant movement into and out of East Coffeyville
• Growth in annual retail sales and number of retail
establishments
Restaurant Indicators
• Annual restaurant sales and growth rate
• Restaurant composition by sector (i.e., casual, fine
dining, café, bar, etc.)
• Restaurant composition by style of restaurant
• Total seating capacity
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SUMMARY OF MAJOR FINDINGS
The City of Coffeyville, Kansas retained Ochsner Hare & Hare, LLC to prepare the East
Coffeyville Redevelopment Plan to assist in guiding future urban growth and redevelopment
efforts of the City’s flood impacted area. In support of the redevelopment plan, Canyon
Research Southwest prepared an Economic and Market Analysis that evaluated opportunities and
constraints for future commercial and residential growth in the flood impacted area of East
Coffeyville. The report’s major findings and recommendations are summarized below.

Economic and Demographic Indicators
The City of Coffeyville is a rural community located in Montgomery County in southeast
Kansas. A community’s population size, growth, age composition, educational attainment and
income levels play significant roles in the demand for housing, retail goods and services, and
employment-related development.
A community’s population growth and age composition play significant roles in the demand for
housing and a variety of retail goods and services. Over the past five decades Coffeyville
experienced steady population loss, declining by 31.9 percent from 15,116 residents in 1970 to
10,295 residents by 2010. Over the same time frame the Montgomery County population
declined by 11.2 percent to 35,471 by 2010. The Wichita State University, Center for Economic
Development and Business Research projects the Montgomery County population will continue
to decline, dropping to 31,633 by 2030, a loss of 3,838 residents from the 2010 Census. This
projected population loss, if realized, would have a detrimental impact on the local housing
market, retail sales and commercial space demand.
Personal expenditures change as individuals grow older. Montgomery County’s age composition
of the population favors the demand for apparel and accessories; hardware; furniture and home
furnishings; home electronics; eating and drinking places; entertainment; personal services; and
healthcare goods and services.
Education levels figure into an area’s socio-economic status. Because income increases with
advancing educational attainment, many retailers focus on a trade area population’s education
levels. Coffeyville residents on average are less educated than the norms for both Kansas and
the United States. Approximately 28.2 percent of Coffeyville residents 25 years and over have
attained associate, bachelors and advanced degrees. By comparison, 35.7 percent of Kansas
residents and 39.1 percent of U.S. residents possess an associate, bachelors or advanced degree.
Coffeyville’s below average educational attainment levels place constraints on attainable income
levels, retail sales, housing values and the demand for commercial space.
Purchasing power is a function of consumer population and income levels. Generally, as
incomes rise the more retail sales are supported. The U.S. Census Bureau estimated the 2012
median household income for Coffeyville of $31,878 which is well below that for both Kansas of
$51,273 and the United States of $53,046. Over 57 percent of Coffeyville households earn less
than $35,000 annually, with only 13.5 percent earning $75,000 or more. The large concentration
of low- to moderate-income households and small percentage of high-income households
restricts the level of retail sales achievable within Coffeyville.
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As it relates to commercial space demand, the Montgomery County employment composition
generates demand for manufacturing, warehouse/distribution and medical office space. The
modest employment rates for information; finance, insurance and real estate; and professional,
management and administrative jobs supports a below average demand for professional office
space.

Competitive Retail Market
Coffeyville, Kansas serves as a principal shopping destination for residents of Montgomery
County. Coffeyville’s retail trade pull factor of 1.08 supports its status as a shopping destination,
capturing retail sales at a rate 8 percent above the statewide average. Since fiscal year 2005
Coffeyville has captured between 35.0 to 37.8 percent of Montgomery County’s total retail sales,
supporting the status of the city as a principal retail destination for county residents.
The total inventory of retail space in Coffeyville’s four principal centers of activity is estimated
at 695,930 square feet. The West 11th Street corridor supports nearly 45 percent of the City’s
total inventory. Downtown Coffeyville is the second largest retail center with 163,639 square
feet of retail space, or 23.5 percent of the city-wide stock. The East 11th Street corridor which
includes the East Coffeyville Redevelopment Area houses 70,592 square feet of retail space, for
a 10.14 percent market share.
The Retail MarketPlace Report published by Esri Business Analyst identifies those categories
providing the greatest opportunity for capturing additional retail sales in Montgomery County as
grocery stores, gasoline stations, health and personal care stores, eating and drinking places,
clothing and accessories stores, building materials and supplies stores, furniture and home
furnishings stores, and electronics and appliance stores.
Despite supporting an above average retail trade pull factor, Coffeyville lacks a large and diverse
retail market resulting in retail sales leakage outside of the community. To satisfy much of their
shopping needs Coffeyville residents must drive to such larger retail shopping destinations as
Owasso, Oklahoma and Joplin, Missouri. Actual taxable retail sales for Coffeyville were
reported at $152.2 million during 2013. This report estimated supportable retail sales for
Coffeyville of $212.4 million, yielding a retail gap of approximately $60.2 million.
Coffeyville’s retail trade captures retail sales from the citywide and Montgomery County
resident populations and out-of-town visitors. Coffeyville’s estimated retail gap of $60.2 million
can support approximately 135,000 to 320,000 square feet of additional occupied retail space.
Modest growth in population and out-of-town visitation through 2040 will generate an increase
in retail sales of $23.6 million annually, sufficient to support an additional 92,000 to 113,000
square feet of retail space. Prospective locations in Coffeyville for future retail space
development and absorption include the 11th Street corridor and adjacent to the new Walmart
Supercenter.
Considerable vacant land now exists within the East Coffeyville Redevelopment Area that offers
site characteristics suitable for the future development of commercial space. Favorable site
characteristics include the necessary parcel size and orientation, excellent visibility and
exposure, limited direct competition and favorable trade area demographics. The flood affected
area on 11th and Northeast Streets from Oak Street east to the Verdigris River offers an excellent
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opportunity to support strip centers, restaurants, banks branches, convenience stores, shop space
and freestanding retailers like Rent-A-Center and Auto Zone. Given existing development and
the availability of land, the 7-block stretch of 11th Street between Spring Street and Sunflower
Street affords the best opportunity to support a mix of retail development formats. While
sufficient land area is available within the East Coffeyville Redevelopment Area, future
construction of national junior anchor retailers will likely gravitate near the new Walmart
Supercenter.

Competitive Office/Industrial Market
As of the second quarter 2013 the leading employment sectors in Montgomery County included
health care and social assistance (3,397 jobs); manufacturing (3,168 jobs); government/public
administration (2,837 jobs); retail trade (1,512 jobs) and professional, management and
administrative (1,502 jobs). When compared to statewide averages Montgomery County
supports above average concentrations of jobs in manufacturing; transportation and warehousing;
and education and health care services.
As it relates to commercial space demand, Montgomery County’s employment composition
generates demand for manufacturing, warehouse/distribution and medical office space. The
industrial-related employment sectors support 4,634 jobs (27.6% of all county-wide jobs) while
the health care and social assistance sector maintains 3,397 jobs (20.2%). The total of 2,055 jobs
in the information; finance, insurance and real estate; and professional, management and
administrative sectors support a below average demand for professional office space.
Coffeyville supports a modest inventory of professional office space with the principal
concentrations located downtown and along West 8th Street and 11th Street. Coffeyville’s
principal office building districts support 30 buildings totaling 76,077 square feet of space.
Downtown Coffeyville supports the largest stock of space with 51,865 square feet, followed by
West 11th Street with 14,741 square feet and West 4th Street with 9,471 square feet. Principal
tenants include such personal service professions as realtors, financial planners, insurance agents,
title companies and accountants/tax preparers.
Coffeyville Regional Medical Center located at 4th Street and Buckeye Street generates demand
for off-site medical office space. The principal locations for existing medical office space are
located along 4th Street near the hospital and along West 8th Street. Nine medical office
buildings were identified totaling 38,632 square feet of space.
Coffeyville supports a considerable manufacturing base. The Coffeyville Industrial Park is
located adjacent to the Coffeyville Municipal Airport and is home to Amazon.com, the city’s
largest employer. Other businesses located within the Coffeyville Industrial Park include John
Deere Coffeyville Works, Southwire, Coffeyville Aircraft, King Aire, Pepsi-Cola Company and
Prestige Cabinets. Buildings sites remain available within the Coffeyville Industrial Park.
Coffeyville Resources, Acme Foundry, Coffeyville SEKTAM, Morrow Foundry, Jensen
International, Pressure Cast Products and Bartlett Milling are located in town.
Montgomery County is projected to support job growth at an annualized rate of 0.7 percent
through 2030, generating 2,114 new jobs. Based on this employment growth, from 2013 through
2030, Montgomery County is estimated to absorb approximately 26,500 to 52,750 square feet of
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professional office space; 221,900 to 259,000 square feet of medical office space; and 211,500 to
264,500 square feet of industrial space. Coffeyville is forecast to capture 40 percent of
Montgomery County’s office-related employment; 50 percent of healthcare-related employment
and 60 percent of industrial-related employment. Therefore, through 2030 Coffeyville is
estimated to absorb 10,600 to 21,100 square feet of professional office space; 110,950 to 129,500
square feet of medical office space; 126,900 to 158,700 square feet of industrial space.
Coffeyville Resources Refining & Marketing owns a majority of the property within the East
Coffeyville Redevelopment Area. The company’s refinery operations produce 125,000 barrels
daily. A new processing unit is currently under construction and the company is considering
adding another processing unit. The potential for future refinery expansion within the facility’s
current processing area is becoming increasingly difficult due to the limited availability of land.
The property immediately south and west of the refinery is deemed as a suitable business park
development site. Favorable site characteristics include: 1) the availability of rail access; 2)
proximity to the refinery and presence of several on-site contractors; 3) the refinery’s future
expansion plans; 4) ample inventory of land to design an integrated mixed-use business park; 5)
availability of adequate infrastructure and utility service; and 6) close proximity to U.S.
Highways 166/169. While the designated property is currently zoned for low and high density
residential, given the close proximity to the refinery and the potential for adverse health and
public safety issues, such residential land uses are inappropriate. Therefore, Comprehensive
Plan amendment and rezoning for a mixed-use business park is recommended.

Competitive Hotel Market
Montgomery County’s principal lodging markets include the communities of Coffeyville and
Independence. Lodging revenue in Montgomery County grew steadily from 2004 through 2008,
increasing by 112 percent during this 5-year period. By 2008, lodging revenue reached $5.7
million. Lodging revenues dipped 10.6 percent in 2009 to $5.1 million. Revenues were back on
the rise in 2010 and 2011 before declining again in 2012. During 2013 lodging revenues were
again on the rise, increasing by 22 percent to $6.4 million.
Six hotels operate in Coffeyville, Kansas totaling 288 guest rooms. All six hotels are located
along 11th Street/Northeast Street that are designated U.S. Highways 166/169. The hotels are all
designated as budget or limited-service properties. Major hotel brands include Best Western and
Sleep Inn. The 71-room Sleep Inn is the last hotel built in Coffeyville, opening in spring 2009.
A 72-room Holiday Inn Express is planned for construction at the northeast corner of 8th Street
and Northeast Street.
Group and business travelers originating from the area’s major employers represent the largest
source of lodging demand in Coffeyville. Companies like Coffeyville Resources, Amazon.com
and John Deere generate considerable room demand. Leisure travelers serve as a secondary
source for room demand.
The East Coffeyville Redevelopment Area possesses the necessary site requirements to support
future hotel development, including sufficient parcel size, visibility, exposure and infrastructure;
highway frontage; location within an existing hotel cluster; and close proximity to shopping,
dining, recreation, entertainment and lodging demand generators. Several locations along the
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11th Street and Northeast Street frontage are suitable for future hotel development, including
intersections at 8th Street, 9th Street, 10th Street, 11th Street and Davis Street.

Competitive Residential Housing Market
According to the 2010 Census the housing stock of Coffeyville totals 5,021 dwelling units, of
which 19.4 percent, or 974 dwelling units are in multi-unit structures. More than 70 percent of
the housing units in Coffeyville are at least 50 years old. The homeownership rate for
Coffeyville is 65.0 percent compared to 68.2 percent for Kansas. Over the past two decades the
housing stock of Coffeyville has declined by 19.1 percent from 6,203 dwelling units in 1990 to
5,021 dwelling units in 2010. During this 20-year period the population of Coffeyville declined
by 20.3 percent. The loss of 1,182 housing units is attributed both to the demolition of
substandard properties as well as the 2007 flood that impacted 459 dwelling units.
The City faces a continuing reduction in the inventory of available affordable housing units
through deterioration and dilapidation. Compounding the problem is of course the previous
demolition of uninhabitable housing affected by the 2007 flood. Homes in the flood impacted
area were renting at a reported $250 to $300 per month.
Ten rental apartment properties were surveyed in Coffeyville totaling 404 dwelling units. Half
of the surveyed apartment properties are located in or near downtown Coffeyville. Given the
demographics of the Coffeyville population highlighted by low income levels and a large elderly
population all ten properties operate as tax credit or Section 8 income-based rental apartment
communities with six properties catering exclusively to seniors.
Coffeyville’s inventory of rental apartments is old with an average year built of 1976. All but
two of the apartment communities were built prior to 1984. The 32-unit Mill Supply Apartments
located at 713 Union Street in downtown Coffeyville was the latest apartment community to be
built, opening in 2011.
Pent up and future new housing demand through 2040 in Coffeyville is estimated at 301 to 637
dwelling units. The housing unit mix is estimated at 182 to 382 owner-occupied housing units
and 120 to 255 rental units. The modest inventory of affordable rental apartments, current
achievable market rents and population demographics suggest Coffeyville can support additional
tax credit and/or income-based rental units. Low rental rates may preclude near-term financially
feasible development of market-rate apartments.
The property located on the south of West 12th Street between Sycamore Street and Davis Street
provides the necessary physical and location characteristics to accommodate rental apartment
development. Favorable site characteristics include adequate parcel size, topography, on-site
infrastructure, accessibility, visibility, proximity to jobs and services, and favorable trade area
demographics. Primary sources of apartment housing demand available to the prospective site
include Coffeyville’s large employment base and large and growing senior population. The
prospective site is located a distance from the refinery which should reduce any adverse impact.
Prior to development of an apartment community rezoning of the site would be required.
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Study Conclusions and Recommendations
Commercial and Residential Demand Estimates
Coffeyville’s current estimated retail gap of $60.2 million can support approximately 135,000 to
320,000 square feet of additional occupied retail space. Modest growth in population and out-oftown visitation through 2040 will generate an increase in retail sales of $23.6 million annually,
sufficient to support 92,000 to 113,000 square feet of retail space.
Through 2030, Montgomery County is estimated to absorb approximately 26,500 to 52,750
square feet of professional office space; 221,900 to 259,000 square feet of medical office space;
and 211,500 to 264,500 square feet of industrial space. Coffeyville is forecast to capture an
estimated 10,600 to 21,100 square feet of professional office space; 110,950 to 129,500 square
feet of medical office space; 126,900 to 158,700 square feet of industrial space.
Pent up and future new housing demand through 2040 in Coffeyville is estimated at 309 to 633
dwelling units. The housing unit mix is estimated at 179 to 367 owner-occupied housing units
and 130 to 266 rental units.

Real Estate Development Influences
The future development of the East Coffeyville Redevelopment Area will be influenced by
several land use, market and site dynamics, several of which are discussed below.
East 11th Street and Northeast Street serve as one of Coffeyville’s major gateways and a
principal commercial corridor. As a result of the flood considerable vacant land remains
available for future development along both arterials throughout the entire East Coffeyville
Redevelopment Area that is suitable for commercial development, offering excellent access,
visibility, exposure, utilities and land area to support a mix of commercial uses.
As of the date of this report 26 of the businesses impacted by the 2007 flood had reopened. The
re-opening of such notable businesses as Best Western, Days Inn (now Rest-Full Inn) and Savea-Lot suggests the East Coffeyville Redevelopment Area remains a viable business location. In
fact, new businesses opening in renovated buildings include All American Auto, SirVon and
Quicker Liquor, while Aaron’s Rents and El Pueblito Mexican Restaurant have constructed new
buildings. The City of Coffeyville sold a 2.3-acre parcel that is planned for a 72-room Holiday
Inn Express.
Presently, the majority of truck traffic associated with the refinery and fertilizer operations travel
on Sunflower Street. Fourth Street between Sunflower Street and Northeast Street has been
improved to truck standards and will serve as the new route. Therefore, 4th Street has taken on a
new importance as a transportation and potential employment corridor.
Coffeyville Resources is currently under construction on a processing unit. The potential for
future refinery expansion within the facility’s current processing area is becoming increasingly
difficult due to the limited availability of land.
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While most of the impacted single family homes within the East Coffeyville Redevelopment
Area have been mitigated and demolished both the Cleveland Apartments and Coffeyville
Village Apartments remain. As a matter of public health and safety the relocation of these
existing apartment communities should be considered.
A relatively intact single family residential neighborhood remains west of Pine Street and south
of 4th Street. In addition, single family residential neighborhoods exist to the west of the
refinery where Coffeyville Resources is currently acquiring property. These residential
neighborhoods should be buffered from the refinery operations and other industrial and
commercial development through the use of open space and/or less intense and impactful land
uses.
Eighth Street was the former highway through downtown Coffeyville and its link between
downtown and Northeast Street could play a role in land use planning.

Land Use
Commercial
It is recommended that the entire frontage along 11th Street and Northeast Street from Oak Street
east to Park Street be designated for commercial use. Site characteristics within the designated
commercial corridor are sufficient to accommodate a mix of commercial land uses including
strip centers, junior anchor retailers similar to the new Aaron’s Rents building, hotels and small
lots designed for restaurants, bank branches, convenience stores, shops and office buildings.
Commercial land uses should be designated one block north and south of 11th Street and
Northeast Street from Oak Street east to Park Street, allowing for future development of small
scale retail and office uses.
Though national chain retailers entering the Coffeyville market in the future may be more likely
to gravitate near the new Walmart Supercenter, the East Coffeyville Redevelopment should
provide the opportunity to accommodate large-scale retail development. Potential large
commercial nodes include: 1) the land bound by 4th Street, Sunflower Street and Northeast
Street that houses Save-a-Lot, Aaron’s Rents and the former Walmart and 2) the tract of land
bound by 8th Street to the north, 11th Street to the south, Sunflower Street to the east and Pine
Street to the west.

Employment-Related
Coffeyville Resources Refining & Marketing owns a significant number of properties located
within the East Coffeyville Redevelopment Area. To best accommodate the company’s future
expansion plans a cohesive light industrial business park should be planned for the property
immediately south and west of the refinery operations including an open space buffer to reduce
land use, operations and environmental conflicts between the refinery operations and
surrounding residential neighborhoods.
Four nodes of light industrial land uses are recommended: 1) an L-shape area bound by the
refinery to the north, 4th and 5th Streets to the south, Pecan and Howard Streets to the east and
Sunflower Street to the west; 2) 1st Street to the north, 4th Street to the south, Sunflower Street
ix
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to the east and Sycamore Street to the west; 3) 4th Street to the north, 8th Street to the south,
Sunflower Street to the east and Ash Street to the west; and 4) North Street to the north, 1st
Street to the south, Sycamore Street to the east and Union Street to the east. Refinery processing
operations would not be permitted within the designated light industrial district.

Residential
Two rental apartment properties located within the East Coffeyville Redevelopment Area are in
close proximity to the refinery. For reasons of public safety and quality of life, future relocation
of these rental apartments should be considered. A prospective site located on the south of West
12th Street between Sycamore Street and Davis Street provides the necessary physical and
location characteristics to accommodate large-scale apartment development. The prospective
site is located a distance from the refinery which should reduce any adverse impact. Should it be
determined that residential use of the site in inappropriate, an alternative land use is light
industrial.

Open Space
Passive open space should be used as a land use buffer between the refinery operations and
adjacent residential neighborhoods. Specifically, open space should be designated along 1) the
north side of 4th Street between Sycamore Street and Ash Street; 2) east side of Pine Street
between 4th and 8th Streets and 3) the east side of Union Street north of 2nd Street.

Infrastructure Requirements
While streets and public utilities are in place throughout the East Coffeyville Redevelopment
Area, the existing grid pattern is designed to accommodate the single family residential
neighborhoods that formerly occupied the property. With a greater emphasis on economic
development and commercial land uses some street and utility line realignments will likely be
required. To improve the ability to support commercial redevelopment the following
infrastructure improvements are recommended:
 Additional streetscape improvements should be considered along the 11th Street and
Northeast Street corridor to enhance the appearance of the East Coffeyville Redevelopment
Area, improve infrastructure to available development sites and promote it as a “gateway”
into Coffeyville.
 Abandon street and utility line right-of-way where necessary to create large commercial and
industrial development sites. Construct new street and utility infrastructure where required.

Economic Incentives
When used with private funding sources, government financing/incentive programs greatly
enhance a business’ and real estate project’s financial feasibility. To generally qualify for
government incentives, a business or project must serve a public purpose, stimulate economic
growth and conform to local planning and development guidelines. Retail, office and industrial
development generally meets all three requirements, providing goods and services to often
under-served residential areas, offering opportunities for employment, increasing the
community’s tax base and meeting all local requirements for zoning and construction.
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Government financing/incentives are more often indirect than direct, and take different forms.
Tax abatement, special taxing districts and tax increment financing are the most commonly
employed local programs that can assist in financing a project. Tax abatement reduces the
property tax burden on a project, often postponing payment of the bulk of the taxes until after the
first few years of a project’s operation. Tax increment financing uses tax revenues generated by
a specially created district to repay municipal bonds. The bonds can pay for land acquisition, site
work, improvements to infrastructure and parking. An otherwise infeasible project that does not
have to bear these costs often becomes feasible.
Other economic incentives offered by the State of Kansas, Montgomery County Action Council
and City of Coffeyville include:













Rural Development Loan Fund (RDA)
New Market Tax Credits
Promoting Employment Across Kansas Program (PEAK)
High Performance Incentive Program (HPIP)
Inventory Tax Exemption
Industrial Revenue Bond (IRB) Tax Exemptions
Property Tax Exemption
Sales Tax Exemption
Reduced Municipal Electric Power Rates
Kansas Partnership Fund
Property Tax Abatement Assistance
Kansas Certified Development Companies

Benchmarking of Strategic Goals and Objectives
Statistical data can be used to establish goals and measure progress (“benchmarking”) of the East
Coffeyville Redevelopment Plan. Metrics can be used to compare the East Coffeyville
Redevelopment Area’s performance over time and to determine whether goals are being met.
Statistical indicators for measuring performance can take many formats, including: 1)
employment; 2) investment; 3) housing; 4) retail, office and industrial space; 5) lodging; 6)
restaurants and 7) transportation and safety.
From a market perspective the goal of the East Coffeyville Redevelopment Plan is to enhance
economic development and the feasible development of vacant lands, promote compatible
mixed-use development and improve public safety. Principal objectives in meeting this goal
include increasing business activity and retail sales; promoting private sector investment and job
growth; business retention and expansion; and creating public space. Therefore, pertinent
statistical indicators to measure the future performance of the East Coffeyville Redevelopment
Area include:
Employment Indicators
 Total employment and growth
 Employment by sector
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Investment Indicators
 Private and public sector investment dollars
 Total square footage of newly constructed buildings
 Total construction costs of newly constructed and renovated buildings
 Projects in the pipeline
 Increase in property tax base
Housing Indicators
 Number of newly constructed apartment units
 Apartment vacancy rate
 Average apartment rental rate
Commercial and Industrial Space Indicators
 Average vacancy rate
 Average rental rate
 Net space absorption
 Tenant movement into and out of redevelopment area
 Growth in annual retail sales and number of retail establishments
Lodging Indicators
 Number of newly constructed hotel rooms
 Average occupancy and daily rates
 Transient lodging revenues
Restaurant Indicators
 Annual restaurant sales and growth rate
 Restaurant composition by sector (i.e., casual, fine dining, café, bar, etc.)
 Restaurant composition by style of restaurant
 Total seating capacity
Transportation and Safety Indicators
 Total number of parking spaces
 Vehicular traffic counts at key intersections
 Acres of open space developed
 Relocation of existing apartment communities
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INTRODUCTION
The City of Coffeyville, Missouri retained Ochsner Hare & Hare, LLC to prepare the East
Coffeyville Redevelopment Plan to assist in guiding future urban growth and redevelopment
efforts of the City’s flood impacted area. Preparing the redevelopment plan will require a
number of tasks, one of which includes preparing an Economic and Market Analysis evaluating
future development and redevelopment opportunities for the flood impacted area.

Study Objective and Organization
On July 1, 2007 Coffeyville, Kansas experienced a major flooding of the Verdigris River that
affected 459 homes and 71 businesses. The flood impacted area encompasses the geographic
area bounded north of 13th Street, south of Coffeyville Resources, east of downtown and west of
the Verdigris River. As a component of the community’s redevelopment process the City of
Coffeyville, Kansas is preparing a redevelopment plan that will outline future land use patterns
and redevelopment strategies.
In support of the East Coffeyville Redevelopment Plan, Canyon Research Southwest, Inc. has
prepared an Economic and Market Analysis that evaluates the potential for the flood impacted
area to support future redevelopment of a variety of land uses, including retail, employment,
lodging and housing. The objective was to identify viable market opportunities for a variety of
real estate formats, quantify land use requirements and recommend infrastructure and public
assistance necessary to facilitate future redevelopment efforts.
The study is divided into two interconnected sections, including the Economic and Demographic
Analysis and the Real Estate Market Analysis. This “market-driven” approach involved
quantifying current economic and real estate market conditions impacting Coffeyville and the
flood impacted area, forecasting future demand by land use and preparing a site evaluation to
determine the ability of the flood impacted area to accommodate development of a variety of real
estate formats. In preparing the study considerable primary research was conducted, including
inventorying competitive properties, preparing a peer city analysis and conducting stakeholder
interviews.
The Economic and Demographic Analysis section of the study identified past trends and forecast
future economic and demographic patterns for both Montgomery County the City of Coffeyville.
This exercise was designed to assist in quantifying future demand for housing and
commercial/employment space. Examples of economic and demographic characteristics
incorporated into the analysis include population size and historic growth patterns, age
distribution, household income, household formation and composition, consumer expenditure
patterns, employment by sector and historic trends in new construction and retail sales. The
analysis also identified opportunities and constraints for future urban growth and development of
flood impacted area ascertained through stakeholder interviews.
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The Real Estate Market Analysis section of the report evaluates directly competitive retail,
employment, lodging and housing market trends impacting Coffeyville, by identifying the city’s
historical trends in new construction and sales tax collections; existing concentrations of
commercial and housing activity; and surveying competitive commercial properties and housing
stock. Coffeyville’s existing business profile was compared to peer cities in an attempt to
identify prospective business and development opportunities. The study also quantified
Coffeyville’s long-term need for additional commercial space and residential housing units as
well as examined the ability of the East Coffeyville Redevelopment Area to accommodate future
development of a variety of prospective land uses.
Based on the study findings, potential commercial and residential development opportunities for
the East Coffeyville Redevelopment Area were identified. Study recommendations included the
following:
 Quantify the long-term supportable inventory of new commercial space and residential
housing units in the City of Coffeyville;
 Identify prospective commercial and housing development opportunities for the East
Coffeyville Redevelopment Area. Issues such as land use allocation, location of
prospective land uses, development formats and integration with surrounding land uses
will be discussed.
 Suggest supportive infrastructure improvements needed to facilitate commercial and
residential redevelopment efforts;
 Identify potential development incentives needed to attract commercial and residential
development.
Identify additional public initiatives needed to support future
redevelopment efforts; and
 Benchmarking of strategic goals and objectives.

Coffeyville’s July 2007 Flood
On July 1, 2007, Coffeyville was hit by the worst flood in its 139 year history when the Verdigris
River topped the levee by more than four feet. The entire east side of the city was inundated as
water poured over the levee for nearly three days. Approximately seven days was required to
pump the water out of the city. Adding further damage, when Coffeyville Resources Refining
was shutting the refinery down in preparation for the flood waters a valve was left open which
resulted in approximately 90,000 gallons of oil released into the flood waters.
A reported 459 homes were affected by the flood waters and oil, representing approximately 10
percent of Coffeyville’s housing stock. Most of the damaged homes were wood frame built from
the 1920s to 1940s and ranged in size from approximately 800 to 1,300 square feet.
Approximately half the homes were rental. According to data provided by FEMA, 960 residents
were displaced by the flood waters. The flood also impacted 71 businesses including 6 of 7
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motels, 1 of 2 grocery stores, five restaurants, four convenience stores, three churches and two
mobile home parks. As of December 1, 2007, only 17 of the impacted businesses had reopened
in either their original location or at another location. As of the date of this report 26 of the
businesses impacted had reopened. The status report provided by the City of Coffeyville and
Coffeyville Chamber of Commerce is summarized in the table on page 4. Property damage
resulting from the flood was estimated at $15.8 million.
New businesses opening in renovated buildings within the flood impacted area include All
American Auto, SirVon and Quicker Liquor. Businesses opening within newly constructed
buildings include Aaron’s at 710 Northeast Street and El Pueblito Mexican Restaurant at 600
Northeast Street. Businesses relocated elsewhere in Coffeyville include the Animal Shelter,
Bible Baptist Church, Hong Kong Delight and Phelps Hog Heaven.
As a result of the oil release, Coffeyville Resources Refining and Coffeyville Resources Nitrogen
Fertilizers have purchased and demolished numerous properties in the flood affected area, the
majority of which had been zoned for use as single family residences. Six years removed from
the Verdigris River flood the impacted area remains underutilized. Water, sewer, electric and
transportation infrastructure remains in place within the flood impacted area, now servicing
vacant lots. There have been few changes in land use or zoning in the flood impacted area and
limited efforts to redevelop the now vacant land to its highest and best use despite the availability
of all necessary infrastructure.
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Status of Businesses Affected by the July 2007 Flood
Business
8th Street Car Wash
Allied Concrete
Ampride Kabredios
AppleTree Inn
Auto Repair in Cactus Parking Lot
B&K Nu 2 U Flea Market
bp Amoco
Best Western Bricktown Lodge
Blake's Glass & Muffler
Brass Hat Janitorial
Budget Inn
Cactus Grill
China Garden Restaurant
Chris Truck Lines
Clough Oil Company
Coffeyville Implement
Community State Bank
County Line Auto Sales
Crescent Apartments
Crescent Oil Company
Decker Construction
Dr. Thompson Chiropractic
Gilstrap Retail Liquor
Green Acre Mobile Home Park
Heritage Mobile Home Park
Hong Kong Delight
Hoopingarners Frozen Yogurt
JC Pump
Jenkins Liquor
Jumpstart Coffeyville
Kadredio's
Bartlett Cooperative Association
Lazy K Saddles & Tack
Shooters and KCCH Trainers
Little Treasures Pet Salon
MEC Company
M&D Automotive
Marilyn's Family Treasurers
Mette's Ranch House
Neat Cuts
Parmac, LLC
PJ's Mini Storage
Plaza Apartments
RBK Manufacturing
Regal Inn
Schwinn Motel
SMC Electric Supply
Sonoco
Speedy Mart
Save-A-Lot Market
Testerman Welding
That's Whats Cooking
Coffeyville Collision
The Body Builder
TNT Contractors
Touch of Class
Townsman Hotel
Tropical Snow
Phelps Hog Heaven

Address
Coffeyville
CR 5300 Coffeyville
Coffeyville
Coffeyville
Coffeyville
802 East 11th Street
202 East 11th Street
605 Northeast Street
803 East 11th Street
Coffeyville
1204 East 5th Street
602 Northeast Street
Coffeyville
Coffeyville
1106 Oak Street
Coffeyville
901 Northeast Street
Coffeyville
Coffeyville
Coffeyville
1215 East 8th Street
Coffeyville
1115 East 5th Street
Coffeyville
807 Moon Street
812 East 11th Street
Coffeyville
1300 East 3rd Street
Coffeyville
512 Northeast Street
1206 East 4th Street
1112 East 4th Street
501 North Forest
501 North Forest
715 East 11th Street
Coffeyville
Coffeyville
807 East 11th Street
701 Northeast Street
801 East 11th Street
12th Street & Oak Street
1105 East 5th Street
Coffeyville
608 Sunflower
1215 East 3rd Street
801 Moon Street
602 East 8th Street
900 East 8th Street
Coffeyville
903 East 8th Street
Coffeyville
823 East 8th Street
1015 East 5th Street
1121 South Walnut Street
806 East 8th Street
Coffeyville
Coffeyville
Coffeyville
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Reopened

Reopened as Rest-Full Inn
Reopened

Reopened
Reopened
Owned by CRRM
Owned by CRRM

Reopened
ATM Reopened
Reopened then Closed
Owned by CRRM
Reopened
Closed
Owned by CRRM
Closed
Reopened
Relocated
Closed
Reopened
Reopened
Reopened
Closed
Relocated
Closed

Closed
Reopened
Reopened
Owned by CRRM
Reopened
Reopened
Reopened
Reopened
Reopened
Reopened
Reopened

Reopened
Reopened
Reopened
Owned by CRRM
Reopened
Relocated
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DEMOGRAPHIC AND ECONOMIC ANALYSIS
This section of the report examines economic and demographic factors impacting Montgomery
County and the City of Coffeyville, including population and household growth trends, age
distribution, household income, educational attainment and employment trends. Five-year
demographic projections were provided by Esri Business Analyst, a national demographic
research firm. Quantifying these demographic and economic characteristics will assist in
projecting the future demand for commercial space and housing in Coffeyville.

Population and Household Growth Trends
Population and household growth are key components for quantifying the current market size
and forecasting future demand for commercial space and residential housing. Over the past five
decades the City of Coffeyville experienced steady population loss, declining by 31.9 percent
from 15,116 residents in 1970 to 10,295 residents by 2010. Montgomery County too has
suffered significant population lose, declining by 13.7 percent since 1970 to a 2010 Census count
of 35,471 residents. Population levels for both Coffeyville and Montgomery County peaked
during the 1960 Census with populations of 17,382 and 45,007, respectively.
The U.S. Census Bureau reported annual population estimates for both Montgomery County and
Coffeyville from 2000 to 2012. During this 13-year timeframe the Coffeyville population
declined by 9.4 percent, a loss 1,039 residents. Over the same time period the population of
Montgomery County declined by 4.8 percent, a loss of 1,746 residents.
Montgomery County and Coffeyville
Historic Population Trends
40,000
35,000
30,000
25,000
20,000
15,000
10,000
5,000
0
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012
M o ntgo mery Co unty
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Since the 2010 Census the population for both Coffeyville and Montgomery County has
continued to decline. The U.S. Census Bureau estimated the July 2012 population at 9,993
residents for Coffeyville and 34,459 residents for Montgomery County. Coffeyville’s population
has declined from 37.89 percent of the Montgomery County population in 1970 to 29.0 percent
by 2012.

Historical Population Trends for the
City of Coffeyville and Montgomery County
City of

Coffeyville

Year

Population

Population
Change

1970
1980
1990
2000
2010
2012

15,116
15,185
12,917
11,062
10,295
9,993

-2,266
69
-2,268
-1,855
-767
-302

Montgomery
Growth
Rate
-13.04%
0.46%
-14.94%
-14.36%
-6.93%
-2.90%

Population
39,949
42,281
38,816
36,261
35,471
34,459

County
Population
Change
-5,058
2,332
-3,465
-2,555
-790
-1,012

Growth
Rate
-11.24%
5.84%
-8.20%
-6.58%
-2.18%
-2.90%

Coffeyville
% of
County
37.84%
35.91%
33.28%
30.51%
29.02%
29.00%

Source: U.S. Census and Canyon Research Southwest, Inc.

The Wichita State University, Center for Economic Development and Business Research
projects the Montgomery County population will continue to decline through 2030, dropping to
31,633, a loss of 3,838 residents from the 2010 Census. This projected 10.8 percent decline in
population, if realized, would have a detrimental impact on the local housing market, retail sales
and commercial space demand.
A trade area population’s growth and age composition play significant roles in the demand for
housing and a variety of retail goods and services. Each of these age groups possess distinctively
different consumer and housing needs. Esri Business Analyst projects the Coffeyville population
to continue to decline from 10,295 reported by the 2010 Census to 10,013 by 2018 with the
median age rising from 36.9 years to 38.0 years. The population aged 65+ is projected to
increase by 8.7 percent by 2018 while children ages 0 to 19 will decline by 6.0 percent. The
population of residents in their prime working years aged 25 to 54 years is projected to decline
by 4.4 percent from 2010 to 2018. These expected declines in population and shifts in age
demographics will result in shifts in housing needs and composition of retail sales and services.
Over the past decade the composition of households in Coffeyville shifted slightly with single
female and non-family householder comprising larger market shares. The number of female
householder families with no husband present rose from 558 in 2000 to 569 by 2010. Family
households in Coffeyville as a percentage of total households declined from 60.7 percent in 2000
to 58.1 percent by 2010, while the share of non-family households rose from 39.3 percent in
2000 to 41.9 percent by 2010. From 2000 to 2010, the number of married-couple family
households decreased by 426 households, or 20.2 percent. The number of married-couple
families with children under 18 years old also declined from 786 in 2000 to 607 by 2010. The
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percentage of householders living alone rose just slightly from 2000 to 2010. These shifts in the
types of households in Coffeyville have likely had an impact on the composition of housing
demand and new home construction.
The number of householders 65 years and older account for 16.1 percent of all households in
Coffeyville. In the coming years senior households are expected to have a growing impact on
the Coffeyville housing market and the demand for independent and assisted living facilities.

City of Coffeyville Trends in Household Types
Household Type
Total Households
Family Households
Married-Couple Family
With Children Under 18
Female Householder, No Husband Present
Non-Family Households
Householder Living Alone
Householder 65 Years and Older

2000

% of
Total

2010

% of
Total

4,691
2,848
2,111
786
558

100.0%
60.7%
45.0%
16.8%
11.9%

4,226
2,456
1,685
607
569

100.0%
58.1%
39.9%
14.4%
13.5%

1,843
1,662
872

39.3%
35.4%
18.6%

1,770
1,510
681

41.9%
35.7%
16.1%

Average Household Size
Average Family Size

2.25
2.90

2.29
2.98

Source: U.S. Census.

Coffeyville’s changing household composition will also impact the local retail market through a
changing demand for goods and services. For example, the elderly population will produce
demand for healthcare related goods and services. The declining percentage of families with
school-aged children will adversely impact the demand for such consumer items as groceries,
clothing, electronics, sporting goods and restaurants.
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Population Age Distribution Trends
The trade area population’s growth and age composition play significant roles in the demand for
a variety of retail goods and services. Personal expenditures change as individuals grow older.
Montgomery County’s population for the decades ending in 2000 and 2010 is summarized in the
table below by seven primary age groups, including adolescent (0-19 years), college age adults
(20 to 24 years), young adults (25 to 34 years), family/working adults (35-44 years); empty
nesters (45-54 years and 55-64 years) and elderly (65+ years). Each of these age groups possess
distinctively different consumer and housing needs.

Montgomery County Population Age Distribution Trends
Age Group

2000
Census

% of
Total

2010
Census

% of
Total

2000-10
Change

%
Change

2018
Estimate

2010-18
Change

%
Change

0-19 Years
20-24 Years
25-34 Years
35-44 Years
45-54 Years
55-64 Years
65+ Years

10,188
1,974
3,896
5,081
4,829
3,662
6,622

28.1%
5.4%
10.7%
14.0%
13.3%
10.1%
18.3%

9,680
2,161
4,065
3,901
5,052
4,456
6,156

27.3%
6.1%
11.5%
11.0%
14.2%
12.6%
17.4%

-508
187
169
-1,180
223
794
-466

-5.0%
9.5%
4.3%
-23.2%
4.6%
21.7%
-7.0%

9,084
1,961
4,152
3,738
4,099
4,780
6,938

-596
-200
87
-163
-953
324
782

-6.2%
-9.3%
2.1%
-4.2%
-18.9%
7.3%
12.7%

Totals
Median Age

36,252
39.2

100.0%

35,471
39.9

100.0%

-781

-2.2%

34,752
40.6

-719

-2.0%

Source: U.S. Census and Esri Business Analyst.

From 2000 through 2010, the Montgomery County population declined by 2.2 percent. Over the
decade the number of family/working adult residents declined by 23.2 percent, while the number
of elderly (65+ years) declined by 7.0 percent and children ages 0 to 19 years declined by 5.0
percent. Absolute population gains were the largest for empty nesters ages 55 to 64 years (794
residents), suggesting a future growing demand for senior housing in the form of independent
living and assisted living facilities.
Montgomery County’s adolescent population supports the sales of apparel and accessories;
groceries; sporting goods; music; home electronics; eating and drinking places; and general
merchandise. The young adult and family/working adults ages 25 to 44 are in their principal
consumer years, favoring hardware; furniture and home furnishings; home electronics;
department stores; and eating and drinking places. Seniors generates demand for medical goods
and services. The population aged 45+ years is generally less of a consumer of hard goods such
as apparel, furniture and home furnishings than are younger consumers.
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Household Income
Purchasing power is a function of consumer population and income levels. Generally, as
incomes rise the more retail sales are supported. According to the U.S. Census Bureau Average
Annual Expenditures of all Consumer Units by Income Level 2009, average annual expenditures
increased from $33,810 for incomes of less than $70,000 to a high of $124,306 for incomes
exceeding $150,000.
The table below summarizes 2012 household income estimates for Coffeyville provided by the
U.S. Census Bureau. Esri Business Analyst provided median household income estimates for
Coffeyville for 2018.

City of Coffeyville Trends in Households by Income

Income Bracket
Less than $15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+
Totals
Median Income
Median Household Income
Kansas
United States

2012
Estimate
877
752
770
457
773
242
257
18
47
4,193
$31,878

% of
Total
20.9%
17.9%
18.4%
10.9%
18.4%
5.8%
6.1%
0.4%
1.1%

2018
Projection
844
547
650
410
931
322
302
24
58
4,088
$35,082

% of
Total
5.6%
4.3%
4.8%
7.6%
21.8%
14.4%
14.7%
17.0%
9.8%

%
Change
2013-18
-3.8%
-27.3%
-15.6%
-10.3%
20.4%
33.1%
17.5%
33.3%
23.4%
10.1%

$51,273
$53,046

Source: U.S. Census and Esri.

The U.S. Census Bureau estimated the 2012 median household income for Kansas of $51,273
and the United States of $53,046. The 2012 median household income of $41,073 for
Montgomery County and $31,878 for the City of Coffeyville are both well below the national
and statewide averages. Over 57 percent of Coffeyville households earn less than $35,000
annually, with only 13.5 percent earning $75,000 or more. The large concentration of low- to
moderate-income households and small percentage of high-income households restricts the level
of retail sales achievable within Coffeyville.
The median household income for Coffeyville rose from $25,542 in 2000 to $31,878 by 2012, an
increase of 24.8 percent. By comparison, from 2000 to 2012 the median income rose 26.2
percent in Kansas and 23.6 percent for the nation as a whole.
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From 2012 to 2018, Esri Business Analyst projects the median household income for Coffeyville
to increase by 10.1 percent to $35,082 annually. Approximately half of the city’s households are
estimated to earn less than $35,000 annually by 2018. By 2018, just 17.3 percent of all
Coffeyville households are estimated to possess median incomes of $75,000 or more. The
estimated gains in median income levels through 2018 will fuel only modest retail sales growth
in Coffeyville.

Educational Attainment
Education levels figure into an area’s socio-economic status. Because income increases with
advancing educational attainment, many retailers focus on a trade area population’s education
levels. Education levels of an area’s labor pool are also becoming increasingly important in the
ability to attract and retain knowledge-based industries as well as the ability to support above
average wages. Higher educational levels assist in generating higher retail sales levels. The
demand for office space improves as more residents are employed in professional service and
medical professions.
The table below provides educational attainment levels in 2010 for the City of Coffeyville,
Kansas and the United States. The U.S. Census Bureau provided educational attainment levels
for the population age 25+ years.

Educational Attainment Levels
For Residents 25 Years and Over
Highest Education Level Attained

City of
Coffeyville

State of
Kansas

7.90%
33.60%
23.50%
12.60%
9.90%
5.70%

14.00%
29.80%
20.50%
6.20%
19.30%
10.20%

9th to 12th Grade, No Diploma
High School Graduate
Some College, No Diploma
Associate Degree
Bachelors Degree
Graduate Degree

United
States
12.47%
31.24%
16.84%
9.13%
19.40%
10.53%

Source: U.S. Department of Labor.

As the data indicates, Coffeyville residents on average are less educated than the norms for both
Kansas and the United States. Approximately 28.2 percent of Coffeyville residents 25 years and
over have attained associate, bachelors and advanced degrees. By comparison, 35.7 percent of
Kansas residents and 39.1 percent of U.S. residents possess an associate, bachelors or advanced
degree.
Coffeyville’s below average educational levels place constraints on attainable income levels,
retail sales, housing values and the demand for commercial space.
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Employment Trends
Since gains in employment generally fuels population, income and retail sales growth,
employment trends are a reliable indicator of general economic conditions and commercial space
demand. Typically, households prefer to live near work for convenience.
The bar chart below illustrates annualized employment trends for Montgomery County since
2003 published by the U.S. Bureau of Labor Statistics. Throughout the recent national recession,
like most areas of the country, Montgomery County suffered a decline in employment. After
peaking in 2007 with total employment of 17,281 jobs, through 2010 employment levels dropped
by 6.5 percent. Beginning in March 2011 and continuing throughout the remainder of the year
monthly employment in Montgomery County began to grow to levels exceeding the same month
for the prior year. This employment growth trend continued throughout 2012 and for the year
total annualized employment had reached the pre-recession level. By August 2013 Montgomery
County supported 17,003 jobs and an unemployment rate of 7.5 percent.

Montgomery County Employment Trends
17,400
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15,600
15,400
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According to the U.S. Bureau of Labor Statistics, for the second quarter 2012 the average weekly
wage for Montgomery County was reported at $586. By comparison, the average weekly wage
was $763 for Kansas and $903 for the United States. Montgomery County’s well below average
wages are indicative of its rural location and below average educational attainment levels.
The composition of an area’s employment base helps dictate the types of commercial space in
highest demand. High levels of such white collar occupations as professional and technical
services; financial, insurance and real estate; and administrative generate demand for
professional office space while health and social services jobs create demand for medical office
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space. The table below provides a comparison of civilian employment levels by industry for
Montgomery County and Kansas as published in the 2010 Census.

Civilian Employment by Sector Comparison
Montgomery County vs. State of Kansas; 2010
Industry Classification

Montgomery
Total

Total Civilian Employment
Agriculture
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation, Warehousing & Utilities
Information
Finance, Insurance & Real Estate
Professional, Management & Admin.
Education & Health Care Services
Arts, Entertainment, Accommodations & Food
Other Services, Accept Public Administration
Public Administration

15,473
361
626
3,340
289
1,776
979
209
394
849
4,530
898
810
412

County
%
100.0%
2.3%
4.0%
21.6%
1.9%
11.5%
6.3%
1.4%
2.5%
5.5%
29.3%
5.8%
5.2%
2.7%

State of
Total
1,395,634
48,741
88,243
179,685
39,154
156,320
66,797
32,953
84,583
117,261
341,871
108,752
64,074
67,200

Kansas
%
100.0%
3.5%
6.3%
12.9%
2.8%
11.2%
4.8%
2.4%
6.1%
8.4%
24.5%
7.8%
4.6%
4.8%

Source: U.S. Census Bureau.

According to the U.S. Census Bureau, as of the 2010 Census the leading employment sectors in
Montgomery County included education & health services (4,530 jobs); manufacturing (3,340
jobs); retail trade (1,776 jobs) and transportation, warehousing and utilities (979 jobs). When
compared to statewide averages Montgomery County supports above average concentrations of
jobs in manufacturing; transportation, warehousing and utilities; and education and health care
services.
As it relates to commercial space demand, the local employment composition generates demand
for manufacturing, warehouse/distribution, and medical office space. The modest employment
rates for information; finance, insurance and real estate; and professional, management and
administrative jobs supports a below average demand for professional office space.
Coffeyville and Montgomery County have been successful in generating new jobs in the area, but
have not fully capitalized on those jobs due to a lack of affordable, adequate housing. According to
the Kansas Department of Revenue, approximately 1,700 workers travel into Montgomery County
each day to work. The majority of these commuters are residents of Oklahoma.
Coffeyville supports a considerable manufacturing base. The Coffeyville Industrial Park is located
adjacent to the Coffeyville Municipal Airport and is home to Amazon.com, the city’s largest
employer. Other businesses located within the Coffeyville Industrial Park include John Deere
Coffeyville Works, American Craftsmen, American Insulated Wire Corporation, Coffeyville
Aircraft, Darwin Industries, King Aire, Pepsi-Cola Company and Prestige Cabinets. Buildings sites
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remain available within the Coffeyville Industrial Park. Coffeyville Resources, Acme Foundry,
Coffeyville SEKTAM, Morrow Foundry, Jensen International, Pressure Cast Products and Bartlett
Milling are located in town. The Coffeyville Regional Medical Center serves as Coffeyville’s
second largest private employer and generates demand for medical goods and services as well as
medical office space. A list of Coffeyville’s largest private sector employers is summarized in the
table below.

Coffeyville, Kansas Major Private Sector Employers
Employer

Business

Amazon.com
Coffeyville Regional Medical Center
Acme Foundry, Inc.
John Deere Coffeyville Works
Coffeyville Resources Refining & Marketing
American Insulated Wire
Windsor Place
Jensen International Inc.
Walmart
Union Pacific Railroad
Coffeyville Resources Nitrogen Fertilizers
Bartlett Milling
Taylor Crane & Rigging

Retail Distribution Center
Health Care Provider
Foundry & Pattern Shop
Drivetrain Components
Motor Fuels & Hearing Oils
Copper Wire & Cable
Nursing Home & Assisted Living
Gray Ductile Iron & Graphite Castings
Retailer
Freight Carrier
Manufactures & Distributes Fertilizer
Wheat Flour Milling
Transportation Services
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Business Location Factors
Interviews conducted with several local real estate agents, business owners, and government and
economic development staff identified assets/opportunities and constraints/limitations of Coffeyville,
Kansas as a business location. The bullet points below summarize the content of those interviews.

Assets / Opportunities


Coffeyville offers a low cost of labor and low rate of unionization;



Low housing costs for both owner-occupied and rental housing;



The City of Coffeyville supports a large employment base;



The City of Coffeyville operates an electric utility with the opportunity to offer
prospective businesses low electricity rates and sufficient capacity;



The City of Coffeyville can provide prospective businesses adequate domestic water
and sanitary sewer service capacity;



Coffeyville offers good highway access that affords convenient overnight trucking to a
large geographic area and major metropolitan areas. Highway 169 through Coffeyville
is the shortest route between Kansas City and Tulsa;



Coffeyville offers excellent short-line and regional rail service as well as close
proximity to the Port of Catoosa;



City-owned industrial park provides a large inventory of fully serviced land for
prospective businesses as well as the opportunity to offer economic incentives in the
form of discounted land acquisition costs;



Coffeyville supports a strong existing industrial base highlighted by such major
companies as Amazon.com and John Deere;



The presence of Coffeyville Community College assists in providing an educated and
skilled workforce;



The City of Coffeyville’s commercial real property tax levy compares favorably to
similar sized cities in Kansas;



The City of Coffeyville has in the past offered economic incentives to prospective
businesses; and



Presence of medical services at the Coffeyville Regional Medical Center.
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Constraints / Limitations


Coffeyville’s and Montgomery County’s small population and labor pool places
limitations on attracting major retailers and employers;



The perception is that Coffeyville’s real property mill levy is high;



The City of Coffeyville has suffered from steady population decline over the past
several decades;



Despite supporting a large employment base, according to the U.S. Census only
approximately 35 percent of all people employed in Coffeyville live in Coffeyville;



Coffeyville suffers from an old housing stock with a limited inventory of quality forsale and rental housing;



Given its small population base Coffeyville supports modest community amenities such
as retail, entertainment, personal services and recreation; and



Coffeyville suffers from an inferiority complex.

Coffeyville possesses ample advantages for attracting businesses, jobs and development activity.
The large manufacturing base and presence of such major companies as Amazon.com and John
Deere are favorable assets for attracting additional industry. Other community assets include
affordable housing costs, city-owned electric service, adequate public utilities, availability of
economic incentives and presence of Coffeyville Community College and Coffeyville Regional
Medical Center. Challenges facing future economic development of Coffeyville include a limited
stock of quality housing and community amenities, small population and labor force, and declining
population.

Conclusions
The City of Coffeyville is a rural community located in Montgomery County in southeast
Kansas. A community’s population size, growth, age composition, educational attainment and
income levels play significant roles in the demand for housing, retail goods and services, and
employment-related development.
A community’s population growth and age composition play significant roles in the demand for
housing and a variety of retail goods and services. Over the past five decades Coffeyville
experienced steady population loss, declining by 31.9 percent from 15,116 residents in 1970 to
10,295 residents by 2010. Over the same time frame the Montgomery County population
declined by 11.2 percent to 35,471 by 2010. The Wichita State University, Center for Economic
Development and Business Research projects the Montgomery County population will continue
to decline through 2030, dropping to 31,633, a loss of 3,838 residents from the 2010 Census.
This projected population loss, if realized, would have a significant detrimental impact on the
local housing market, retail sales and commercial space demand.
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Personal expenditures change as individuals grow older. Montgomery County’s age composition
of the population favors the demand for apparel and accessories; hardware; furniture and home
furnishings; home electronics; eating and drinking places; entertainment; personal services; and
healthcare goods and services.
Education levels figure into an area’s socio-economic status. Because income increases with
advancing educational attainment, many retailers focus on a trade area population’s education
levels. Coffeyville residents on average are less educated than the norms for both Kansas and
the United States. Approximately 28.2 percent of Coffeyville residents 25 years and over have
attained associate, bachelors and advanced degrees. By comparison, 35.7 percent of Kansas
residents and 39.1 percent of U.S. residents possess an associate, bachelors or advanced degree.
Coffeyville’s below average educational levels place constraints on attainable income levels,
retail sales, housing values and the demand for commercial space.
Purchasing power is a function of consumer population and income levels. Generally, as
incomes rise the more retail sales are supported. The U.S. Census Bureau estimated the 2012
median household income for Coffeyville of $31,878 which is well below that for both Kansas of
$51,273 and the United States of $53,046. Over 57 percent of Coffeyville households earn less
than $35,000 annually, with only 13.5 percent earning $75,000 or more. The large concentration
of low- to moderate-income households and small percentage of high-income households
restricts the level of retail sales achievable within Coffeyville.
As it relates to commercial space demand, the Montgomery County employment composition
generates demand for manufacturing, warehouse/distribution, and medical office space. The
modest employment rates for information; finance, insurance and real estate; and professional,
management and administrative jobs supports a below average demand for professional office
space.
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RETAIL MARKET ANALYSIS
The Retail Market Analysis portion of the report evaluates the market viability of the East
Coffeyville Redevelopment Area to sustain development of additional retail space. Directly
competitive retail market trends impacting Coffeyville are determined by identifying the city’s
historical trends in sales tax collections; inventory of commercial space and survey of
competitive retail destinations. An analysis of retail market capture, retail pull factor and retail
sales gap quantifies opportunities for additional retail uses in Coffeyville. The study also
quantifies Coffeyville’s short- and long-term need for additional retail space to determine the
ability to accommodate future commercial development as well as evaluates prospective retail
development sites within the East Coffeyville Redevelopment Area.

Competitive Retail Market Conditions
Retail Trade Areas Defined
Within a shopping center’s or retailer’s trade area, customers closest to the site will affect sales
most strongly, with customer influence diminishing gradually as the distance increases. Trade
areas are usually divided into three categories or zones of influence, each of which is defined
below. The retail trade areas for Coffeyville, Kansas were based on the customer pull of the
largest retail format, that being big-box retailers such as Walmart Supercenter.

Primary Trade Area: A shopping center’s or retailer’s primary trade area is
the geographical area from which the largest share of repeat sales are derived, as
much as 70 to 80 percent. The primary trade area for a big-box retailer extends in
all directions up to ten miles in rural markets.

Secondary Trade Area: The secondary trade area generates about 15 to 20
percent of a shopping center’s total sales. The secondary trade area for a big-box
retailer extends in all directions up to 20 miles in rural markets.

Tertiary Trade Area: The tertiary trade area forms the broadest area from
which customers are drawn. The tertiary trade area for a big-box retailer can
encompass one or more counties in rural markets.
Coffeyville’s retail trade area was defined based on such factors as population densities, location
of competitive retail destinations and “sister” stores, regional transportation system and
geographic influences. The principal alternative retail destinations to Coffeyville include
Owasso, Oklahoma approximately 60 driving miles to the southwest; Pittsburg, Kansas
approximately 75 driving miles to the northeast and Joplin, Missouri approximately driving 70
miles to the east.
Coffeyville’s primary retail trade area is defined as the geographic area encompassing the city
limits. The secondary trade area incorporates the entire Montgomery County while the tertiary
trade area includes commuters and out-of-town visitors.
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Coffeyville Retail Sales Trends
Historical retail sales tax collections for the City of Coffeyville were provided by the Kansas
Department of Revenue and illustrate recent trends in local retail sales. Consistent with national
trends taxable retail sales in Coffeyville peaked during 2007 at approximately $156.5 million.
Impacted by the national recession and the July 2007 flood, taxable retail sales declined to a low
of $137.3 million by 2010. Retail activity rebounded during 2011 reaching taxable sales of
$154.5 million. Over the past two years taxable retail sales for Coffeyville have moderate
slightly. Based on monthly sales tax receipts published by the Kansas Department of Revenue,
the holiday season from October through December represents Coffeyville’s peak in retail sales
activity
City of Coffeyville Trends in Taxable Retail Sales
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Tourism plays a role in both the Montgomery County and Coffeyville retail industries by
generating retail expenditures from outside of the region. According to Kansas Tourism 2011
prepared by HIS Consulting for the State of Kansas, tourism expenditures in Montgomery
County totaled $50.2 million. Tourism expenditures included $15.41 million on shopping;
$13.42 million on food and $3.32 million on entertainment.

Retail Pull Factor
The Study of Retail Trade in Cities Across Kansas and the County Trade Pull Factors published
by the Kansas Department of Revenue evaluate the retail draw of Kansas cities and counties.
These reports measure trade area pull factors, capture rates and percentage of county sales. Pull
factors measure a community’s ability to attract shoppers, residents and non-residents alike, to
make retail purchases within the community. A pull factor is a measure of the strength of a
community’s retail trade, based on a comparison of local spending in relation to that of a wider
geographic area (e.g. the state), with a measure of 1.0 representing a perfect balance. A pull
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factor greater than 1.0 indicates that the community is pulling in retail sales from beyond its
boundaries and the balance of trade is favorable. Alternatively, a pull factor less than 1.0
indicates that the community is experiencing retail sales leakage.
Coffeyville is located in Montgomery County. During fiscal year 2005 Coffeyville achieved a
pull factor of 1.01 and captured 36.3 percent of all retail sales in Montgomery County.
Coffeyville’s pull factor ranked it 20th among cities in Kansas. By fiscal year 2007 Coffeyville’s
pull factor increased to 1.14, suggesting the city was capturing retail sales at a rate 14 percent
over the statewide average. The increased pull factor improved Coffeyville’s statewide ranking
to 15th. As the national and local economic declined from fiscal year 2008 through 2010 so too
did Coffeyville’s pull factor and capture rate of Montgomery County retail sales reaching a low
in 2009 of 1.04 and 35.0 percent, respectively. By fiscal year 2011 Coffeyville’s retail market
improved posting a pull factor of 1.10 and a capture rate of 38.4 percent of countywide retail
sales. Both retail trade measures moderated slightly during fiscal year 2012, the last year in
which data is available.
Montgomery County’s pull factor has declined steadily from a peak of 0.95 during fiscal year
2007 to a low of 0.81 for fiscal year 2013. These pull factor trends suggest Montgomery County
suffers significant retail sales leakage and its market position has weakened further over the past
five years. The bar chart below illustrates historical pull factor trends for both Montgomery
County and Coffeyville.
Historic Trends in Retail Pull Factor
Montgomery County & City of Coffeyville
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These retail pull factor statistics suggest that Coffeyville can support continued escalating retail
sales volumes by diversifying its retail mix and capturing additional retail sales leakage by
county residents. A primary objective of the East Coffeyville Redevelopment Plan is to enhance
economic development of the area, with the retail sector being a critical component.
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Trade Area Capture
The Study of Retail Trade in Cities Across Kansas and the County Trade Pull Factors also
provide Coffeyville’s share of retail sales for Montgomery County. The bar chart below
illustrates Coffeyville’s market share for fiscal years 2005 to 2012. During both the 2010 Census
and July 1, 2012 estimate, Coffeyville accounted for approximately 29 percent of the
Montgomery County population. By contrast, since fiscal year 2005 Coffeyville has captured
between 35.0 to 37.8 percent of the County’s total retail sales, indicating the city serves as a
principal retail destination for county residents.
Coffeyville Percentage Capture Rates of Montgomery County
Retail Sales FY 2005-2012
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To further quantify the draw of Coffeyville’s retail market the trade area capture (“TAC”) was
calculated. The TAC is an estimate of the number of people who shop in the local area during a
certain period. TAC assumes that local residents will buy goods at the same rate as the state
average, and that the only force that causes a variation in spending patterns is income. The
formula for calculating TAC is:
TAC = Community’s Actual Retail Sales
State Per Capita Sales X Community’s Per Capita Income/State Per Capita Income
If the TAC estimate is larger than the community’s population two explanations are possible: 1)
the community is attracting customers outside its boundaries or 2) residents of the community
are spending more than the state average. If the estimate is smaller than the community’s
population: 1) the community is losing its customers to other regions for retail purchases or 2)
residents of the community are spending less than the state average.
This report calculates the current trade area capture for Coffeyville by researching current
population, per capita income and taxable sales statistics.
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The U.S. Census Bureau estimated the July 1, 2012 population for the City of Coffeyville at
9,993 and the Kansas Department of Revenue reported calendar year 2013 taxable sales tax of
$152,169,867.
The Kansas Department of Revenue reported calendar year 2012 taxable retail sales for the state
of $38,988,767,000. The U.S. Census estimated the July 1, 2012 population for Kansas at
2,885,905 residents, yielding per capita sales of $13,510.
The U.S. Census Bureau estimated the 2012 per capita income at $26,845 for the State of Kansas
and $18,744 for the City of Coffeyville.
$152,169,867
City of Coffeyville Trade Area Capture = $13,510 x ($18,744 / $26,845) = 16,131 Residents
Using this population and taxable retail sales data the current TAC for the City of Coffeyville is
estimated at 16,131 residents. When compared to the city’s actual population of 9,993 suggests
that either considerable retail sales are being captured from outside the city and/or local residents
spend a much higher percentage of income on retail goods and services than the statewide
average.

Retail Market Potential Analysis
The Retail MarketPlace Report published by ESRI Business Analyst attempts to identify
opportunities for additional retail categories within a specific trade area. Founded in 1969, ESRI
is a software development and services company providing Geographic Information System
(GIS) software and geodatabase management applications.
The company generates
comprehensive demographic, lifestyle segmentation, consumer spending and business data.
ESRI uses the North American Industry Classification System (NAICS) to classify businesses by
their primary type of economic activity. Retail establishments are classified into 27 industry
groups in the Retail Trade sector, as well as four industry groups within the Food Services &
Drinking Establishments. The difference between demand and supply within each industry
group represents the opportunity gap or surplus available for each retail category in the specified
reporting geography. When the demand is greater than the supply there is an opportunity gap for
that retail category. A positive value signifies an opportunity gap, while a negative value
signifies a surplus.
Montgomery County serves as Coffeyville’s primary and secondary trade areas. In an effort to
identify retail opportunities by NAICS classification a Retail MarketPlace Report was generated
for Montgomery County, Kansas.
The Retail MarketPlace Report identifies several retail categories in Montgomery County that
remain under serviced. As outlined in the table on the following page, retail categories under
served include grocery stores, gasoline stations, health and personal care stores, eating and
drinking places, clothing and accessories stores, building materials & supplies stores, furniture
and home furnishings stores, and electronics and appliance stores.
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Retail Sales Gap by Retail Classification
Montgomery County (Primary & Secondary Trade Areas)
Demand - Supportable
Consumer Expenditures
$39,199,036
$34,037,678
$20,373,679
$27,793,755
$12,272,220
$10,072,630
$6,110,158
$7,117,277

Retail Classification
Grocery Stores
Gasoline Stations
Health & Personal Care Stores
Eating & Drinking Places
Clothing & Accessories Stores
Building Materials & Supplies Stores
Furniture & Home Furnishings Stores
Electronics & Appliance Stores

Supply - Estimated
Actual Retail Sales
$3,740,485
$3,281,520
$3,841,304
$17,024,553
$1,531,473
$1,276,520
$1,105,018
$1,208,347

Opportunity
Gap / (Surplus)
$35,458,551
$30,756,158
$16,532,375
$10,769,202
$10,740,747
$8,796,110
$5,005,140
$5,908,930

Source: Retail MarketPlace; Esri Business Analyst.

Coffeyville Retail Market Overview
This section of the report evaluates retail development opportunities within Coffeyville, Kansas by
identifying local trends in commercial construction activity and inventory of commercial space.
From 2007 through 2012 the City of Coffeyville issued building permits for 21 commercial
construction projects totaling over $52.5 million in new construction. Commercial construction
peaked in 2008 and 2009 with the issuance of permits for four projects totaling $29.3 million and
again in 2012 when four commercial projects were permitted totaling nearly $20.2 million.

City of Coffeyville
Commercial Building Permit Trends
Year
2007
2008
2009
2010
2011
2012
Totals

# of
Permits
4
3
1
3
6
4
21

Total
Value
$1,496,521
$18,800,407
$10,500,000
$1,125,000
$445,000
$20,170,000
$52,536,928

Source: City of Coffeyville.

The current inventory of retail space in the Coffeyville was compiled by consulting property
records published by the Montgomery County Appraiser as well as surveying property owners
and leasing agents. Bank branches and convenience store/gas stations were omitted from the
retail inventory. Four primary concentrations of retail space in Coffeyville were surveyed,
including: 1) downtown Coffeyville; 2) 11th Street east of U.S. Highway 169; 3) 11th Street west
of U.S. Highway 169 and the new Walmart Supercenter located at the eastern edge of town.
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Downtown Coffeyville is located one block north of U.S. 166, covering a 6-block area bounded
by 7th Street to the north, 10th Street to the south, Walnut Street to the east and Elm Street to the
west. First floor commercial space designated for retail use totals 163,639 square feet of
building area. Eighth Street through downtown Coffeyville once served as the major highway
through town. Construction of U.S. 166 routed traffic to the south which has had an adverse
impact on downtown’s business climate. Back in 2008, approximately 90,000 square feet of
ground floor commercial space in downtown Coffeyville was vacant and available for lease. In
recent years several new businesses have opened and many buildings have undergone façade
improvements. The current inventory of vacant ground floor commercial space downtown totals
30,215 square feet, yielding a vacancy rate of 18.5 percent. Government offices and a wide mix
of independent retail businesses now operate in downtown Coffeyville. Notable retail businesses
include Tavern on the Plaza, Chick’s Lounge & Pool Hall, Lanning’s Downtown Grill, Utopia,
Envy Salon, Palm Beach Fitness, Chatterbox Gifts and Legacy Fitness Center. According to
Downtown Coffeyville, Inc., twelve downtown businesses are open after 5:00 pm and 26
businesses are open on Saturday. Downtown also houses senior citizen and youth activity
centers and three senior and income based rental housing properties.
In 2007, Downtown Coffeyville, Inc. surveyed 204 visitors to downtown in an effort to ascertain
shopping patterns and perceptions. Major findings of the survey are summarized below.
 35.3 percent of respondents live outside of Coffeyville;
 Nearly half of respondents prefer to shop on the weekends with 22.7 percent in the
weekday evenings;
 Downtown Coffeyville rated high for variety of goods & services (57.8%), attractiveness
of the buildings (49.0%), attractiveness of streets & sidewalks (45.7%) and shopping
hours (45.5%);
 Downtown Coffeyville rated poorly for safety (14.6%), merchant helpfulness (16.5%),
festivals & events (23.4%), traffic flow (25.6%) and parking availability (27.2%);
 The most purchased items in downtown Coffeyville include restaurants, hardware, home
furnishings and hair/nails; and
 Walmart is the preferred store in Coffeyville for such items as groceries (39.6%),
pharmacy (40.5%), toys and games (42.3%), music (33.5%) and clothing & accessories.
The portion of 11th Street east of U.S. Hwy 169 includes the East Coffeyville Redevelopment
Area. This portion of Coffeyville was impacted by the July 2007 flood, affecting a reported 71
businesses. A reported 29 affected businesses have reopened, relocated or are in the process of
reopening. Notable businesses reopening include Best Western Bricktown Lodge, Regal Inn and
Save-A-Lot Market. New businesses opening in renovated buildings within the flood impacted
area include All American Auto, SirVon and Quicker Liquor. Businesses opening within newly
constructed buildings include Aaron’s Rents at 710 Northeast Street and El Pueblito Mexican
Restaurant at 600 Northeast Street. Businesses relocated elsewhere in Coffeyville include the
Animal Shelter, Bible Baptist Church, Hong Kong Delight and Phelps Hog Heaven. Six
commercial properties totaling 70,592 square feet of building area currently house retail
businesses. Several commercial properties have been purchased by Coffeyville Resources
Refining & Marketing, including Budget Inn, Cactus Grill, Crescent Apartments, Gilstrap Retail
Liquor, Neat Cuts, PJ’s Mini Storage and Townsman Hotel.
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West 11th Street (U.S. Hwy 166) is Coffeyville’s primary commercial corridor. Twenty-five
retail properties were surveyed along 11th Street west of U.S. Hwy 169 totaling 312,289 square
feet of building area. The West 11th Street corridor houses a mix of restaurants, convenience
stores, bank branches, strip and anchored centers and big-box retailers. Restaurant chains
operating along West 11th Street include Arby’s, Braum’s, KFC, Long John Silver’s,
McDonalds, Pizza Hut, Sirloin Stockade, Sonic, Subway, Taco Bell and Taco Mayo. Coffeyville
Plaza located at the northwest corner of 11th and Halls Streets is the only anchored shopping
center in Coffeyville. The 101,800 square foot center is anchored by Country Mart West,
Hibbett Sports, Factory Connection and Rent-a-Center. Space leases for $2.50 to $6.00 per
square foot with 5,000 square feet currently available for lease at $5.00 per square foot. Other
big-box retailers operating stores along west 11th Street in Coffeyville include Orscheln Farm &
Home, Dollar General, Family Dollar, Auto Zone, O’Reilly Auto Parts and Sherwin Williams.
The Walmart store on West 11th Street closed in 2010 when the new Supercenter opened. By
relocating to the extreme eastern edge of town, the Wal-Mart Supercenter has diverted customer
traffic, particularly out-of-town traffic, away from West 11th Street. The lower customer traffic
counts may adversely impact sales for those retailers operating along West 11th Street. The
former 7,020 square foot Blockbuster Video building is being marketed for sale at $495,000.
Strip centers along the West 11th Street corridor are fully occupied at lease rates generally in the
$5.00 to $6.00 per square foot range.
In March 2010, a 149,410 square foot Walmart Supercenter opened near the intersection of U.S.
Highways 166 and 169 at the eastern edge of Coffeyville. The Supercenter replaces the
conventional discount store located along west 11th Street. The new Walmart is open 24 hours a
day and houses a pharmacy, grocery department, garden center, photo center, apparel,
electronics, home furnishings, home improvements and more. The City of Coffeyville owns a
12.5-acre commercial site adjacent to Walmart currently priced at $599,000, or $1.10 per square
foot. No additional commercial development has occurred adjacent to the new Walmart
Supercenter.
The total inventory of retail space in Coffeyville’s four principal centers of activity is estimated
at 695,930 square feet. The West 11th Street corridor supports nearly 45 percent of the City’s
total space. Downtown Coffeyville is the second largest retail center with 163,639 square feet of
retail space, or 23.5 percent of the city-wide stock. The East 11th Street corridor which includes
the East Coffeyville Redevelopment Area houses 70,592 square feet of retail space, for a 10.14
percent market share.

Coffeyville, Kansas Retail Space Inventory
Submarket

Space
Sq. Ft.

Downtown
East 11th Street Corridor
West 11th Street Corridor
Walmart Supercenter
Total Inventory of Space

163,639
70,592
312,289
149,410
695,930
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Retail Tenant Mix Comparison
Coffeyville lacks a large and diverse retail market, due in large part to modest trade area
population and income levels. Therefore, residents must drive to other major retail districts to
satisfy much of their shopping needs. Major and junior anchor retailers operating stores in
Coffeyville are currently limited to Walmart Supercenter, Westco, Ace Hardware, Dollar
General, Dollar Tree, Family Dollar and Hibbett Sports. An estimated 9,993 people reside in
Coffeyville with 34,459 people residing in Montgomery County.
In an effort to identify prospective retailers, the current mix of major and junior anchor retailers
operating in Coffeyville has been compared with both similar sized cities in southeast Kansas as
well as larger alternative shopping destinations.

Comparison of Similar Sized Cities
The table below identifies the major and junior anchor retailers operating in the similar sized
cities of Arkansas City, Ottawa, Parsons and Independence. As illustrated, with a few exceptions
these cities support a comparable mix of retailers. Prospective retailers not currently operating
stores in Coffeyville are limited to Sears Hometown, Dollar Tree and Walgreens.

Comparison of Major Retailers and Junior Anchors
Coffeyville vs. Similar Sized Cities
City
Population
Walmart
Sears
Stage
Home Depot
Ace Hardware
Dollar General
Dollar Tree
Family Dollar
Country Mart
Dillons
Save-a-Lot
Walgreens
Hibbett Sports
Orscheln Farm & Home
Maurices
Sears Hometown
Westco
Aarons

Coffeyville
9,993

Ottawa
12,575

Arkansas City
12,340

Parsons
10,327

Independence
9,242

X

X

X
X
X
X
X
X

X

X

X
X

X

X
X
X
X

X
X
X

X
X
X
X

X
X
X
X

X
X
X

X
X
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Comparison of Alternative Shopping Destinations
Alternative shopping destinations for Coffeyville residents offering a broader retail market and
tenant base of major and junior anchor retailers include Owasso, Oklahoma; Joplin, Missouri and
Pittsburg, Kansas. A comparison table of major retailers and junior anchors is provided in the
table on page 27.
The communities of Joplin, Missouri and Owasso, Oklahoma support larger populations than
Coffeyville and as a result currently support a broader retail market and tenant base of major and
junior anchor retailers. Both of these communities serve as regional shopping destinations
drawing customers from outside their city boundaries. Pittsburg, Kansas is a community of
approximately 20,000 residents that draws retail customers from neighboring rural areas. While
not comparable to either Joplin or Owasso, Pittsburg supports a sizable retail market and is an
excellent example of the level of retail trade supportable by Coffeyville in coming years should
population declines reverse. Notable national retailers that currently operate stores in Pittsburg,
Kansas but not in Coffeyville, Kansas include JC Penney, Sears Hometown, Home Depot, Big
Lots, Dollar Tree, Aldi, Dillon’s, Walgreens, Maurices, Payless ShoeSource and Hastings.
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Comparison of Major Retailers and Junior Anchors
Coffeyville vs. Alternative Shopping Destinations
City
Population
Walmart
Target
Kohl's
Shopko
Belk
JC Penney
Sears
Sears Hometown
Sam's Club
Home Depot
Lowe's
Sutherlands
Ace Hardware
Meek's
Big Lots
Dollar General
Dollar Tree
Family Dollar
Aldi
Country Mart
Dillon's
Food 4 Less
Price Cutter
Save-a-Lot
Walgreens
Academy Sports
Hibbett Sports
Orscheln Farm & Home
Dress Barn
Fashion Bug
Maurices
Payless ShoeSource
Shoe Carnival
Hobby Lobby
Michael's Arts & Crafts
Bed Bath & Beyond
Office Depot
Office Max
Books-a-Million
Hastings Books Music
Petsmart
Best Buy
Ashley Furniture Homestore
Westco Home Furnishings
Aarons Rents

Coffeyville
9,993

Pittsburg, KS
20,360

Owasso, OK
31,453

Joplin, MO
49,526

X

X

X
X
X

X
X
X
X

X

X
X

X
X

X
X

X
X
X

X

X

X

X
X
X

X
X
X

X

X

X
X
X
X
X

X

X
X
X
X

X
X

X

X
X

X

X

X

X

X
X

X
X
X
X
X
X

X

X
X
X
X
X
X

Canyon Research Southwest, Inc. – DRAFT REPORT

X
X

X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X

27

Retail Space Demand Estimates
In order to quantify Coffeyville’s future retail space needs this section of the report estimates
primary trade area purchasing power and retail space demand for the period from 2012 to 2042.
Retail trade areas are usually divided into three categories or zones of influence, including the
primary, secondary and tertiary. Coffeyville’s primary retail trade area is defined as the
geographic area encompassing the city limits. The secondary trade area incorporates the entire
Montgomery County while the tertiary trade area includes commuters and out-of-town visitors.

Trade Area Purchasing Power
Local residents account for the bulk of the primary trade area retail sales. A trade area’s
purchasing power is a function of consumer population and income levels. A trade area’s total
income is calculated by multiplying the trade area population by the average per capita income.
Purchasing power, or total sales potential of the trade area, is then quantified by applying
average retail expenditures as a percentage of total income.
According to the U.S. Census Bureau, the primary trade area’s 2012 population is estimated at
9,993 residents and per capita money income of $18,744. By multiplying the population by the
per capita income yields total personal income for the primary trade area of $187.3 million.
Supportable retail sales for the primary trade area were estimated by consulting retail sales
expenditures data published by the U.S. Census Bureau Annual Retail Trade Survey and U.S.
Department of Commerce.
As outlined in the table on the following page, for 2009, the U.S. Bureau of Economic Analysis
reported the country’s personal income at $12,026 ($ billions) and disposable income at $10,924
($ billions). Meanwhile, the U.S. Census Bureau Annual Retail Trade Survey reported total U.S.
retail and food services sales in 2009 of $4,091.7 ($ billions), equating to 34.02 percent of total
personal income.
The U.S. Census Bureau estimated the 2013 population of Kansas at 2,893,957 and per capita
income of $26,845, yielding total personal income of approximately $77.69 billion. The U.S.
Census Bureau further estimated per capita retail sales for Kansas of $12,444. Based on this
data, retail sales in Kansas represent 46.4 percent of total personal income. Kansas’ per capita
income of $26,845 is 23.7 percent higher than that of Montgomery County ($21,696) and 43.2
percent higher than Coffeyville ($18,744), suggesting retail sales as a percent of total income is
higher for both Montgomery County and Coffeyville. Montgomery County’s per capita retail
sales of $10,599 equates to 48.9 percent of total personal income while Coffeyville’s per capita
retail sales of $10,599 equates to 64.9 percent of total personal income. Based on the findings,
the purchasing power by the primary and secondary trade area population was estimated at 50
percent of personal income.
Based on the average expenditures for retail and food services sales of 50 percent of total
personal income, the primary trade area population is estimated to support approximately $93.7
million in annual retail expenditures.
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Estimated Total Sales of United States
Retail and Food Services Firms by Kind of Business: 2009
NAICS
Code

441
442
443
444
445
4451
4452
4453
446
4461
44611
447
448
451
452
453
454
4541
4542
4543
772

Kind of Business

Sales ($Millions)
United States

Total Retail and Food Services Sales
Total Retail Sales (excl. motor vehicle and parts dealers)

$4,091,723
$3,638,471

Motor Vehicle and Parts Dealers
Furniture and Home Furnishings Stores
Electronics and Appliance Stores
Building Materials and Garden Equipment
Food and Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine and Liquor Stores
Health and Personal Care Stores
Health and Personal Care
Pharmacies and Drug Stores
Gasoline Stations
Clothing and Accessories Stores
Sporting Goods, Hobby, Book and Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Non-Store Retailers
Electronic Shopping and Mail-order Houses
Vending Machine Operators
Direct Selling Establishments
Eating and Drinking Places
Total U.S. Retail Sales

$676,801
$86,657
$98,384
$268,206
$570,581
$510,555
$19,233
$40,793
$253,243
$35,849
$217,394
$388,515
$204,866
$81,373
$592,009
$105,366
$312,470
$234,667
$6,813
$70,990
$453,252
$4,091,723

U.S. Total Personal Income ($ Millions)
U.S. Total Disposable Income ($ Millions)
U.S. Sales as Percentage of Income
Personal Income
Disposable Income

$12,026,000
$10,924,000

34.02%
37.46%

Source: U.S. Census Bureau Annual Retail Trade Survey.
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The population within the balance of Montgomery County represents Coffeyville’s secondary
trade area. The U.S. Census Bureau estimated Montgomery County’s 2012 population at 34,459
and a per capita income of $21,696, yielding total personal income of approximately $747.6
million. At an expenditure rate of 50 percent for retail and food services, supportable retail sales
for Montgomery County are estimated at approximately $373.8 million. According to the Study
of Retail Trade in Cities Across Kansas, during fiscal year 2012 Coffeyville captured 37.8
percent of retail sales in Montgomery County. By subtracting out the primary trade area’s
supportable retail sales of $93.7 million, the balance of retail sales for Montgomery County
captured by the City of Coffeyville are estimated at approximately $105.9 million.
Out-of-town visitors to Coffeyville represent the tertiary retail trade area. Tourism plays a role
in both the Montgomery County and Coffeyville retail industries by generating retail
expenditures from outside of the region. According to Kansas Tourism 2011 prepared by HIS
Consulting for the State of Kansas, tourism expenditures in Montgomery County totaled $50.2
million. Tourism expenditures on shopping, food and entertainment totaled $32.15 million.
Given the tourist draws of downtown Coffeyville and special events, the primary trade area is
estimated to capture 40 percent of Montgomery County tourism expenditures on retail goods and
services, or approximately $12.9 million.
This analysis estimated 2012 supportable retail sales for Coffeyville totaled $212.4 million,
including $93.7 million by Coffeyville residents, $72.9 million by the balance of Montgomery
County residents and $12.9 million by out-of-town visitors. By comparison, the Kansas
Department of Revenue reported taxable retail sales for Coffeyville of $152.2 million in 2013.

Current Retail Space Demand Estimates
A range of supportable total retail space for the City of Coffeyville was calculated by dividing
the estimated supportable annual retail sales captured by standard per square foot retail sales
rates.
Actual taxable retail sales for Coffeyville were reported at $152.2 million during 2013. This
report estimated supportable retail sales for Coffeyville of $212.4 million in 2012 from both the
trade area population and out-of-town visitors.
According to Dollars & Cents of Shopping Centers, median sales for open air, convenience,
neighborhood and community/super community centers in the Midwest region range from
approximately $152 to $312 per square foot. Assuming average retail sales rates of $225 to $275
per square foot and a vacancy factor of 7 percent, Coffeyville’s actual taxable retail sales during
2013 of $152.2 million supported an estimated 594,995 to 727,216 square feet of retail space.
Based on property data provided by the Montgomery County Assessor, the city’s total inventory
of retail space is estimated at approximately 695,930 square feet. The existing inventory of retail
space and supportable current demand suggests unmet demand for up to an estimated 31,286
square feet of retail space.
This report estimated supportable retail sales for Coffeyville of $212.4 million during 2012 can
support an estimated 830,890 to 1,015,532 square feet of total retail space. Coffeyville’s existing
inventory of retail space and supportable current demand suggests unmet demand for up to an
estimated 319,189 square feet of retail space.
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Current Supportable Retail Space Demand Estimates
Montgomery County and City of Coffeyville

Primary Trade Area - Coffeyville
Secondary Trade Area - Montgomery County
Out-of-Town Visitors
Total Retail Sales
Supportable Retail Space*
$225/SF
$250/SF
$275/SF

Actual Sales
2013

Supportable
Sales

$152,169,867

$93,654,396
$105,899,284
$12,860,000
$212,413,680

727,216
654,494
594,995

Coffeyville
Existing
Retail Space

Surplus/
Deficit

695,930
695,930
695,930

31,286
-41,436
-100,935

695,930
695,930
695,930

319,189
217,677
134,622

Supportable Retail Space*
$225/SF
$250/SF
$275/SF

1,015,119
913,607
830,552

* Includes a 7% vacancy factor.
Source: Canyon Research Southwest, Inc.
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Future Retail Space Demand Projections
Future growth in retail sales and space demand within Coffeyville will originate from population
growth and out-of-town visitors. The table on page 33 provides both total retail sales and space
demand projections through 2040 for the City of Coffeyville.
Over the past five decades the City of Coffeyville experienced steady population loss, declining
by 31.9 percent from 15,116 residents in 1970 to 10,295 residents by 2010. Montgomery County
too has suffered significant population lose, declining by 13.7 percent since 1970 to a 2010
Census count of 35,471 residents.
From 2013 to 2018, Esri Business Analyst forecasts the Montgomery County population to
decline by 1.8 percent and the City of Coffeyville by 2.1 percent. The Wichita State University
Center for Economic Development and Business Research projects that the Montgomery County
population will decline by 18.1 percent from 2010 to 2040, to 29,054 residents.
For the purpose of this report the population for both Montgomery County and the City of
Coffeyville is forecast to increase at a modest rate of 0.2 percent annually from 2013 through
2040. Based on this projected population growth rate, from 2013 through 2040 the population
for Montgomery County is estimated to increase by 1,983 residents with Coffeyville increasing
by 575 residents. The current per capita income for both Montgomery County and Coffeyville
will remain constant, as will the average sales per square foot.
Based on the average for retail and food services sales of 50 percent of total personal income, by
2040 the Coffeyville population is estimated to support an additional $5.4 million in retail
expenditures.
During 2012, the balance of retail sales for Montgomery County captured by the City of
Coffeyville is estimated at approximately $105.9 million. The growth in countywide retail sales
from 2013 to 2040 captured by the City of Coffeyville is estimated at $11.5 million.
For 2012, out-of-town visitors to Coffeyville contributed retail sales of approximately $12.86
million. Throughout the projection period retail sales from out-of-town visitors are forecast to
increase at an average annual rate of 1.5 percent, reaching $19.5 million by 2040. From 2013 to
2040 the growth in retail sales originating from out-of-town visitors to Coffeyville is estimated at
approximately $6.7 million.
By 2040, based on modest growth in the resident population and out-of-town visitation total
annual retail sales for the City of Coffeyville are estimated to increase by $23.6 million. At
average retail sales rates of $225 to $275 per square foot this level of retail sales can support an
estimated 92,229 to 112,724 square feet of additional retail space through 2040.
To conclude, Coffeyville’s retail trade captures retail sales from the citywide and Montgomery
County resident populations and out-of-town visitors. Coffeyville’s current estimated retail gap
of $60.2 million can support approximately 135,000 to 320,000 square feet of additional
occupied retail space. Modest growth in population and out-of-town visitation through 2040 is
will generate an increase in retail sales of $23.6 million annually, sufficient to support an
additional 92,000 to 113,000 square feet of retail space. Prospective locations in Coffeyville for
Canyon Research Southwest, Inc. – DRAFT REPORT

32

future retail space development and absorption include the 11th Street corridor and adjacent to
the new Walmart Supercenter.

Retail Space Demand Projections
City of Coffeyville; 2013 – 2040
Retail Sales Formula

2012

Growth
2013-2040

Primary Trade Area Supportable Retail Sales
Resident Population
Per Capita Income
Total Personal Income
% Income Spent of Retail Goods & Services
Supportable Primary Trade Area Retail Sales

9,993
$18,744
$187,308,792
0.5
$93,654,396

575
$18,744
$10,777,800
0.5
$5,388,900

Secondary Trade Area Supportable Retail Sales

$105,899,284

$11,547,132

$12,860,000

$6,651,477

$212,413,680

$23,587,509

Tertiary Trade Area Supportable Retail Sales
Out-of-Town Visitors
Total Supportable Retail Sales
Supportable Retail Space (2012)*
@ 225/SF
@ 250/SF
@ $275/SF

1,015,119
913,607
830,552

Supportable Retail Space (2013 - 2040)*
@ 225/SF
@ 250/SF
@ $275/SF

112,724
101,452
92,229

*Includes a vacancy factor of 7 percent.
Source: Canyon Research Southwest, Inc.
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Evaluation of Prospective Retail Sites
The East Coffeyville Redevelopment Area was evaluated for the ability to support retail
development based on the following site selection criteria: visibility; accessibility; traffic
volumes; parcel size requirements; level of direct competition and trade area demographics.

Visibility
Visibility and exposure have a significant influence on a shopping center’s and retail business’
achievable retail sales volumes. All shopping center types and freestanding retailers should
possess major arterial frontage. National and regional big-box retailer, restaurant, convenience
store and bank chains also require major arterial frontage. Properties within the East Coffeyville
Redevelopment Area fronting onto 11th and Northeast Streets (U.S. 166/169) offer excellent
major arterial visibility, satisfying the site exposure requirement of prospective shopping center
and freestanding retailer sites.

Accessibility
The larger the shopping center format the larger the serviced trade area. U.S. 166 and 169 serve
as Coffeyville’s primary transportation corridors and house most of the city’s retail
establishments. The portion of the East Coffeyville Redevelopment Area along U.S. 166/169
affected by the July 2007 flood now supports a large inventory of vacant land available for
commercial development. This portion of east U.S. 166 offers sufficient access to facilitate the
development of shopping centers and freestanding retailers. Since the flood two new
commercial structures have been constructed along U.S. 166/169 within the East Coffeyville
Redevelopment Area and now house the 8,200 square foot Aaron Rents and the 5,570 square
foot El Pueblito Mexican Restaurant.

Traffic Counts
The vehicular traffic counts on arterials that flow past or near a commercial development site are
important when evaluating a prospective retail location. The Kansas Department of
Transportation reported July 2010 average daily traffic counts for the City of Coffeyville.
Eleventh, Northeast and Walnut Streets (U.S. 166/169) serve as Coffeyville’s principal
transportation corridors supporting the highest traffic volumes.
Eleventh Street west of Walnut Street supports the highest traffic volumes in Coffeyville with
average daily traffic counts ranging from 6,420 to 13,800 vehicles. These high traffic volumes,
along with sufficient access, exposure and proximity to the bulk of households in Coffeyville,
have attracted the largest concentration of retail development in Coffeyville.
Eleventh and Northeast Streets through the East Coffeyville Redevelopment Area support the
second highest traffic volumes in Coffeyville ranging from 10,700 to 12,900 vehicles per day.
These traffic volumes provide sufficient exposure for anchored centers, strip centers and
freestanding retailers. The strong traffic counts along east 11th Street bode well for the suitability
of the East Coffeyville Redevelopment Area to attract retail development.
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Parcel Size and Dimensions
Prospective retail development formats for the East Coffeyville Redevelopment Area include
big-box retailers, strip or neighborhood shopping centers and freestanding restaurants, bank
branches, convenience store and shop space. Suitable sites typically range in size from 1 to 3
acres for strip centers and 5 to 12 acres for neighborhood centers. Freestanding junior anchors of
less than 25,000 square feet generally require approximately 3.0 acres while major anchors of
50,000 to 200,000 square feet require 5 to 25 acres. Each retail development format also
requires a rectangular shape and an orientation towards the most prominent adjacent arterial.
Freestanding pads sites capable of accommodating restaurant, convenience store and bank
branch uses generally occupy 1.0+ acres.

Site Requirements by Shopping Center Format
Center Type
Strip Center
Neighborhood Center
Community Center
Super Community
Power Center
Lifestyle Center

Building Area
Sq. Ft.

Land Area
Acres

Anchor
Ratio*

Primary
Trade Area**

5,000 – 25,000
30,000 – 100,000
100,000 – 350,000
250,000 – 500,000
250,000 – 600,000
300,000-700,000

1–3
5 – 12
10 – 40
25 – 50
25 – 80
30 – 80

0%
30-50%
40-60%
50-70%
75-90%
75-90%

1-2 miles
2-3 miles
3-6 miles
5-7 miles
5-10 miles
5-10 miles

Notes: * Denotes the share of a center’s total space occupied by anchor tenants.
** The area from which 60 – 80% of the center’s sales originate.
Source: International Council of Shopping Centers.

Based on existing zoning, access, visibility and traffic counts 11th Street appears to be a suitable
location for future retail development in Coffeyville. West 11th Street is already highly
developed with future retail uses limited to the construction of small freestanding buildings and
strip centers as well as the redevelopment of such existing structures as the former Wal-Mart
store that was replaced in early 2010 by a new Wal-Mart Supercenter on the far eastside of
Coffeyville.
The East Coffeyville Redevelopment Area along east 11th Street offers the potential to support a
variety of retail uses, including junior anchors of less than 25,000 square feet, neighborhood
centers, strip centers and freestanding bank branches, convenience stores, restaurants and shops.
The assemblage of entire city blocks and the abandonment of street-right-of-way will be required
to accommodate junior anchors and neighborhood centers.

Direct Competition
While Coffeyville serves as a principal retail destination for Montgomery County, the retail base
isn’t broad. Eleventh Street (U.S. 166/169) is Coffeyville’s primary commercial corridor with
the largest concentration of retail businesses operating west of Walnut Street (U.S. 169). West
11th Street houses a mix of restaurants, convenience stores, bank branches, strip and anchored
centers and big-box retailers. National restaurant chains operating along U.S. 166 include
35
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Arby’s, KFC, Long John Silver’s, McDonalds, Pizza Hut, Sonic, Subway and Taco Bell. Major
retailers operating stores along 11th Street include Orscheln Farm & Home, Hibbett Sports, RentA-Center, Dollar Tree, Family Dollar and Auto Zone. In early 2010 a new Walmart Supercenter
opened at the far eastern edge of Coffeyville.
Retail uses operating within the East Coffeyville Redevelopment Area total just 70,592 square
feet of building area housing with an 11,169 square foot Save-a-Lot serving as the largest retail
business. A 41,540 square foot former Walmart store is now being occupied by a Sonoco
Service Center. Businesses opening within newly constructed buildings include Aaron’s Rents
and El Pueblito Mexican Restaurant.
Similar sized cities to Coffeyville such as Arkansas City, Ottawa, Parsons and Independence
support a comparable mix of major and junior anchor retailers. Retailers not currently operating
stores in Coffeyville are limited to Sears Hometown, Dollar Tree and Walgreens.
Alternative shopping destinations for Coffeyville residents include Joplin, Missouri; Owasso,
Oklahoma; and Pittsburg, Kansas, all of which support a large inventory of major and junior
anchor retailers. Trade area population and income levels preclude Coffeyville from supporting
a retail market equivalent to these three alternative shopping destinations.

Trade Area Demographics
The extent and composition of retail sales are driven largely by population, age and income
levels. The immediate trade area surrounding a retail business or shopping center has the
greatest influence on retail sales.
This report has defined the primary trade area for the East Coffeyville Redevelopment Area as the
City of Coffeyville with Montgomery County serving as the secondary trade area. Current primary
and secondary trade area demographics as provided by ESRI Business Analysts are summarized in
the table on the following page.
The Coffeyville supports a current population of 10,232 residents and a median household
income of $30,221. The large adolescent and young adult population is sufficient for supporting
the sales of such consumer goods as apparel and accessories; groceries; sporting goods; music;
home electronics; eating and drinking places; and general merchandise. The large population
ages 25 to 44 are in their principal consumer years, favors the consumption of hardware;
furniture and home furnishings; home electronics; department stores; and eating and drinking
places. The large senior population generates demand for medical goods and services. Over 57
percent of households earn less than $35,000 per year which is attractive to value-oriented
retailers. Nearly 30 percent of households earn $35,000 to $74,999 per year which is attractive
to category specific, big-box retailers.
Montgomery County supports a current population of 35,404 residents and a median household
income levels are higher with a lower percentage of households earning less than $35,000 and a
higher percentage earning $35,000 to $74,999. The county’s larger population and higher
incomes are supportive of a broader retail base.
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Primary & Secondary Trade Area Demographics; 2013
Demographic Characteristic
Total Population
Households
Population by Age
0-9
10-19
20-24
25-34
35-44
45-54
55-64
65+
Median Age
Household Income
Less than $15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+
Average Household Income
Median Household Income
Per Capita Income

City of
Coffeyville

Montgomery
County

10,232
4,193

35,404
14,348

1,341
1,412
795
1,293
1,076
1,179
1,250
1,890

4,688
4,693
2,245
4,179
3,823
4,704
4,761
6,311

37.6

40.1

20.9%
17.9%
18.4%
10.9%
18.4%
5.8%
6.1%
0.4%
1.1%

15.6%
16.5%
14.3%
12.4%
22.0%
9.1%
8.2%
0.6%
1.4%

$43,255
$30,221
$18,275

$50,535
$38,459
$20,779

Source: Esri Business Analysts
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Conclusions
The East Coffeyville Redevelopment Area offers prospective sites suitable for the future
development of commercial space. Favorable site characteristics include the necessary parcel
size and orientation, excellent visibility and exposure, limited direct competition and favorable
trade area demographics. The flood affected area on 11th and Northeast Streets from Sycamore
Street east to the Verdigris River offers an excellent opportunity to support strip centers,
restaurants, banks branches, convenience stores, shop space and freestanding retailers like
Aaron’s Rents and Auto Zone. While sufficient land area is available within the East Coffeyville
Redevelopment Area, future construction of national junior anchor retailers will most likely
gravitate near the new Walmart Supercenter.
The March 2010 opening of a Wal-Mart Supercenter at the intersection of U.S. 166 and 5300
Road on the far eastside of Coffeyville has likely generated increased traffic volumes and retailer
interest along 11th and Northeast Streets throughout the East Coffeyville Redevelopment Area.
To support this position, in 2010 an 8,200 square foot Aaron’s Rents and 5,570 square foot El
Pueblito Mexican Restaurant were constructed in 2010 within the East Coffeyville
Redevelopment Area.

Conclusions
Coffeyville, Kansas serves as a principal shopping destination for residents of Montgomery County.
Coffeyville’s retail trade pull factor of 1.08 supports its status as a shopping destination,
capturing retail sales at a rate 8 percent above the statewide average. Since fiscal year 2005
Coffeyville has captured between 35.0 to 37.8 percent of Montgomery County’s total retail sales,
supporting the status of the city as a principal retail destination for county residents.
The total inventory of retail space in Coffeyville’s four principal centers of activity is estimated
at 695,930 square feet. The West 11th Street corridor supports nearly 45 percent of the City’s
total space. Downtown Coffeyville is the second largest retail center with 163,639 square feet of
retail space, or 23.5 percent of the city-wide stock. The East 11th Street corridor which includes
the East Coffeyville Redevelopment Area houses 70,592 square feet of retail space, for a 10.14
percent market share.
The Retail MarketPlace Report published by ESRI Business Analyst identifies those categories
providing the greatest opportunity for capturing additional retail sales in Montgomery County as
grocery stores, gasoline stations, health and personal care stores, eating and drinking places,
clothing and accessories stores, building materials and supplies stores, furniture and home
furnishings stores, and electronics and appliance stores.
Despite supporting an above average retail trade pull factor, Coffeyville lacks a large and diverse
retail market resulting in retail sales leakage outside of the community. To satisfy much of their
shopping needs Coffeyville residents must drive to such larger retail shopping destinations as
Owasso, Oklahoma and Joplin, Missouri. Actual taxable retail sales for Coffeyville were
reported at $152.2 million during 2013. This report estimated supportable retail sales for
Coffeyville of $212.4 million, yielding a retail gap of approximately $60.2 million.
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Coffeyville’s retail trade captures retail sales from the citywide and Montgomery County
resident populations and out-of-town visitors. Coffeyville’s current estimated retail gap of $60.2
million can support approximately 135,000 to 320,000 square feet of additional occupied retail
space. Modest growth in population and out-of-town visitation through 2040 will generate an
increase in retail sales of $23.6 million annually, sufficient to support an additional 92,000 to
113,000 square feet of retail space. Prospective locations in Coffeyville for future retail space
development and absorption include the 11th Street corridor and adjacent to the new Walmart
Supercenter.
Considerable vacant land now exists within the East Coffeyville Redevelopment Area that offers
site characteristics suitable for the future development of commercial space. Favorable site
characteristics include the necessary parcel size and orientation, excellent visibility and
exposure, limited direct competition and favorable trade area demographics. The flood affected
area on 11th and Northeast Streets from Oak Street east to the Verdigris River offers an excellent
opportunity to support strip centers, restaurants, banks branches, convenience stores, shop space
and freestanding retailers like Aaron’s Rents and Auto Zone. Given existing development and
the availability of land, the 7-block stretch of 11th Street between Spring Street and Sunflower
Street affords the best opportunity to support a mix of retail development formats. While
sufficient land area is available within the East Coffeyville Redevelopment Area, future
construction of national junior anchor retailers will likely gravitate near the new Walmart
Supercenter.
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OFFICE/INDUSTRIAL MARKET ANALYSIS
The Office/Industrial Market Analysis portion of the report evaluates the market viability of the
East Coffeyville Redevelopment Area to sustain future employment-related development,
including office and industrial uses. Directly competitive employment-related market trends
impacting Coffeyville are determined by identifying current trends in employment composition;
inventory of existing office space and survey of competitive industrial/business parks. The study
also quantifies Coffeyville’s long-term need for additional office and industrial space to
determine the ability to accommodate future employment-related development as well as
evaluates prospective development sites within the East Coffeyville Redevelopment Area.

Competitive Market Conditions
The composition of an area’s employment base helps dictate the types of commercial space in
highest demand. High levels of such white collar occupations as information; finance, insurance
and real estate; and professional, management and administrative (highlighted in red in the table
below) generate demand for professional office space while health care and social assistance jobs
(highlighted in purple) create demand for medical office space. The manufacturing; wholesale
trade; and transportation and warehousing sectors (highlighted in blue) drive demand for
industrial manufacturing and warehouse space. The table below provides second quarter 2013
civilian employment levels by industry for Montgomery County, Kansas as published by the
Kansas Department of Labor.

Civilian Employment by Sector
Montgomery County, Kansas; 2013 Q2
Industry Classification
Total Civilian Employment
Mining
Agriculture, Forestry, Fishing & Hunting
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation & Warehousing
Information
Finance, Insurance & Real Estate
Professional, Management & Admin.
Health Care & Social Assistance
Arts, Entertainment, Accommodations & Food Services
Other Services, Accept Public Administration
Public Administration

Total
Employment
16,794
163
103
521
3,168
416
1,512
1,050
154
399
1,502
3,397
1,360
212
2,837

% of
Total
100.0%
1.0%
0.6%
3.1%
18.9%
2.5%
9.0%
6.3%
0.9%
2.4%
8.9%
20.2%
8.1%
1.3%
16.9%

Source: Kansas Department of Labor.
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According to the Kansas Department of Labor, as of the second quarter 2013 the leading
employment sectors in Montgomery County included health care and social assistance (3,397
jobs); manufacturing (3,168 jobs); government/public administration (2,837 jobs); retail trade
(1,512 jobs) and professional, management and administrative (1,502 jobs). When compared to
statewide averages Montgomery County supports above average concentrations of jobs in
manufacturing; transportation and warehousing; and education and health care services.
As it relates to commercial space demand, Montgomery County’s employment composition
generates demand for manufacturing, warehouse/distribution and medical office space. The
industrial-related employment sectors support 4,634 jobs (27.6% of all county-wide jobs) while
the health care and social assistance sector maintains 3,397 jobs (20.2%). The total of 2,055 jobs
in the information; finance, insurance and real estate; and professional, management and
administrative sectors support a below average demand for professional office space.
Coffeyville supports a modest inventory of professional office space with the principal
concentrations located downtown and along West 8th Street and 11th Street. The existing stock of
professional office space located within these locations was inventoried by researching the
Montgomery County parcel search web site. Only those properties designated as office buildings
were included in the survey. Based on this source, the Coffeyville’s principal office building
districts support 30 buildings totaling 76,077 square feet of space. Downtown Coffeyville
supports the largest stock of space with 51,865 square feet, followed by West 11th Street with
14,741 square feet and West 4th Street with 9,471 square feet. The office buildings are generally
occupied by a single tenant and are small, ranging in size from 306 to 13,739 square feet.
Principal tenants include such personal service professions as realtors, financial planners, insurance
agents, title companies and accountants/tax preparers.

Professional & Medical Office Space
Coffeyville, Kansas
Location

# of
Buildings

Space
Sq. Ft.

Professional Office
Downtown Coffeyville
West 8th Street
West 11th Street
Totals

12
7
11
30

51,865
9,471
14,741
76,077

6
3
9
39

20,339
18,293
38,632
114,709

Medical Office
West 4th Street
West 8th Street
Totals
Grand Totals
Source: Montgomery County Appraiser.
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Coffeyville Regional Medical Center located at 4th Street and Buckeye Street generates demand for
off-site medical office space. The principal locations for existing medical office space are located
along 4th Street near the hospital and along West 8th Street. Nine medical office buildings were
identified totaling 38,632 square feet of space.
Coffeyville supports a considerable manufacturing base. The Coffeyville Industrial Park is located
adjacent to the Coffeyville Municipal Airport and is home to Amazon.com, the city’s largest
employer. Other businesses located within the Coffeyville Industrial Park include John Deere
Coffeyville Works, American Craftsmen, American Insulated Wire Corporation, Coffeyville
Aircraft, Darwin Industries, King Aire, Pepsi-Cola Company and Prestige Cabinets. Buildings sites
remain available within the Coffeyville Industrial Park. Coffeyville Resources, Acme Foundry,
Coffeyville SEKTAM, Morrow Foundry, Jensen International, Pressure Cast Products and Bartlett
Milling are located in town. A list of Coffeyville’s largest private sector employers is summarized
in the table below.

Coffeyville, Kansas Major Private Sector Employers
Employer

Business

Amazon.com
Coffeyville Regional Medical Center
Acme Foundry, Inc.
John Deere Coffeyville Works
Coffeyville Resources Refining & Marketing
American Insulated Wire
Windsor Place
Jensen International Inc.
Walmart
Union Pacific Railroad
Coffeyville Resources Nitrogen Fertilizers
Bartlett Milling
Taylor Crane & Rigging

Retail Distribution Center
Health Care Provider
Foundry & Pattern Shop
Drivetrain Components
Motor Fuels & Hearing Oils
Copper Wire & Cable
Nursing Home & Assisted Living
Gray Ductile Iron & Graphite Castings
Retailer
Freight Carrier
Manufactures & Distributes Fertilizer
Wheat Flour Milling
Transportation Services

# of
Jobs
650
420
400
360
311
270
192
190
189
160
99
50
50

Coffeyville is a major importer of jobs. According to the U.S. Census Bureau, during 2010
employment in Coffeyville was reported at 4,450 jobs. Despite this large employment base, only
34.9 percent of all the employees actually lived in Coffeyville. The inability of Coffeyville to
attract local employees to reside in the community stems from several factors, including a lack of
quality housing and community amenities. Larger nearby communities such as Bartlesville,
Oklahoma are more attractive due to the presence of quality housing and improved community
amenities such as shopping, entertainment, personal services and recreation.
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Employment-Related Space Demand Estimates
Professional office and industrial space demand projections for Montgomery County through the
year 2030 provide an understanding of future market conditions directly impacting the feasibility
of new office and industrial space development within the East Coffeyville Redevelopment Area.
The demand for professional office and industrial space is closely correlated with expansion in
office and industrial space using employment sectors. Future demand for professional office and
industrial space was forecast utilizing an occupational employment-driven model. This model
was designed using the variables of increased employment in categories of economic activity
typically associated with demand for office and industrial space and average space requirements
per employee.
The U.S. Department of Labor defines office employment as jobs in the information, financial
activities, and professional and business services industries. According to the Kansas
Department of Labor, as of the second quarter 2013 employment in Montgomery County for the
office using sectors of information; finance, insurance and real estate; professional, scientific and
technical services; administrative and support services; and management was reported at 2,055
jobs, or 12.2 percent of total employment. The health and social assistance sectors employed a
reported 3,397 jobs, or 20.2 percent of total countywide employment. Meanwhile, the industrialrelated sectors of manufacturing, wholesale trade, and transportation and warehousing employed
a reported 4,634 jobs, or 27.6 percent of total employment.

Montgomery County Employment Trends
Industrial and Office-Related Sectors; 1998-2013 Q2
Industry Classification
Total Employment

2013 Q2

1998

Change

16,794

15,075

1,719

3,168
416
1,050
4,634

5,547
541
345
6,433

-2,379
-125
705
-1,799

154
399
1,502
2,055

358
530
714
1,602

-204
-131
788
453

3,397

2,224

1,173

Industrial Sectors
Manufacturing
Wholesale trade
Transportation and warehousing
Totals
Professional Office Sectors
Information
Finance, insurance, real estate and rental and leasing
Professional, scientific and technical services and administrative
Totals
Medical Office Sectors
Health and social assistance
Source: U.S. Census Bureau and Kansas Department of Labor.
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Total employment for Montgomery County rose from 15,075 jobs in 1998 to 16,794 jobs by
mid-year 2013, an increase of 1,719 jobs, or 11.4 percent. Total employment in Montgomery
County increased at an average annual rate of 0.8 percent from 1998 to 2013. From 1998
through mid-year 2013, total employment for office using sectors in Montgomery County
increased by 453 jobs, or 28.3 percent. Healthcare-related employment increased by 1,173 jobs,
or 52.7 percent. Industrial-related employment declined by 1,799 jobs from 1998 to mid-year
2013, a 28 percent drop. Despite the decline in industrial-related jobs over the past 15 years, this
sector is forecast to experience a slight rebound in coming years.
Based upon historic employment trends and 10-year projections published by the Kansas
Department of Labor for Southeast Kansas, job growth for Montgomery County is projected at
an annualized rate of 0.7 percent through 2030, generating 2,114 new jobs. Market shares of
future job growth are estimated at 5 to 10 percent for office-related sectors; 30 to 35 percent for
healthcare-related sectors and 20 to 25 percent for industrial-related sectors. These capture rates
translate into employment growth from 2013 through 2030 of 106 to 211 jobs for office-related
sectors; 634 to 740 jobs for healthcare-related sectors and 423 to 529 jobs for industrial-related
sectors.
Office and industrial space demand created by the future growth in office- and industrial-related
employment was forecast by applying standard job creation ratios outlined in the Development
Impact Assessment Handbook published by the Urban Land Institute (“ULI”). Based on this
source, job creation rates used in this analysis are 1.0 job per 250 square feet of professional
office space; 350 square feet for medical office and 500 square feet for industrial. The job
creation rates account for both owner-occupied and speculative space.
Based on this employment-driven model, from 2013 through 2030, Montgomery County is
estimated to absorb approximately 26,500 to 52,750 square feet of professional office space;
221,900 to 259,000 square feet of medical office space; and 211,500 to 264,500 square feet of
industrial space. Coffeyville’s ability to capture future space demand will be based on current
employment composition; competition from Independence, Kansas; location and site advantages;
and pro-business environment. Through 2030, Coffeyville is forecast to capture 40 percent of
Montgomery County’s office-related employment; 50 percent of healthcare-related employment
and 60 percent of industrial-related employment. Therefore, through 2030 Coffeyville is
estimated to absorb 10,600 to 21,100 square feet of professional office space; 110,950 to 129,500
square feet of medical office space; 126,900 to 158,700 square feet of industrial space.

Office and Industrial Space Demand Projections
Montgomery County, Kansas; 2013-2030
Employment Sector
Professional Office
Medical Office
Industrial
Totals
Annual Average

Job Growth
106 - 211
529 – 634
317 – 423

Space
Conservative
26,500
221,900
211,500
459,900
27,053

Demand
Optimistic
52,750
259,000
264,500
576,250
33,897

Source: Canyon Research Southwest, Inc.
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Evaluation of Prospective Sites
Coffeyville Resources Refining & Marketing owns a majority of the property within the East
Coffeyville Redevelopment Area. The company’s Coffeyville refinery operations produce
125,000 barrels daily. A new processing unit is currently under construction and the company is
considering adding another processing unit. The potential for future refinery expansion within
the facility’s current processing area is becoming increasingly difficult due to the limited
availability of land.
The company continues to purchase property in the flood impacted area and is considering future
non-processing facility expansion and the relocation of current contractor operations off the main
refinery operations area onto adjacent land to the south and west. To best accommodate future
expansion plans a cohesive business park should be planned for the property immediate south
and west of the refinery operations including an open space buffer to reduce land use conflicts
between the refinery operations and surrounding residential neighborhoods.
A feasible business and industrial park site possesses the following characteristics: excellent
location and access; proximity to a large and diverse labor pool; appropriate parcel size and
shape; and compatibility with surrounding land uses. Industrial sites generally offer freeway,
highway, rail or air access. Standard site selection criteria are summarized in the table below.

Standard Site Selection Criteria
Site Characteristics
Zoning compliance
Parcel size and dimensions
Availability of utilities and information technology
Site visibility and exposure
Context of adjacent land uses
Proximity to freeways, major arterials, public transportation and airport
Proximity to customers
Ability to support mixed-use urban environment
Availability of parking
Presence of existing office and industrial development
Safe neighborhood
Land and off-site infrastructure costs
Achievable rental rates
Local Amenities
Community identity and image
Availability of a diverse labor force
Proximity to executive housing
Availability of support services such as banks, post office, office supply stores, etc.
Availability and quality of restaurants, hotels and off-site meeting space
Proximity to fitness centers and other recreational amenities
Access to rail or air service
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The flood impacted area surrounding the Coffeyville Resources Refining & Marketing facility
has been evaluated for its potential to accommodate business park development supporting a mix
of industrial and professional office uses. The site’s competitive advantages in supporting future
business park development include the availability of rail access; proximity to the refinery and
presence of several on-site contractors; low cost of labor; the refinery’s future expansion plans;
ample inventory of land to design an integrated mixed-use business park; availability of adequate
infrastructure and utility service; and close proximity to U.S. Highways 166/169.
As a prospective location for future business park development the flood impacted area is
hampered by the presence of surrounding residential land uses. The majority of the property
south and west of the refinery is currently zoned for residential use. The Coffeyville
Comprehensive Plan designates much of the land to the south for light industrial use, though the
property to the west is designated for high density residential use. To accommodate legally
permissible business park development of the prospective site, the Comprehensive Plan must be
amended and rezoning of the property secured.
In conclusion, based on the findings of the site evaluation the designated land immediately south
and west of the refinery is deemed as a suitable business park development site. Favorable site
characteristics include: 1) the availability of rail access; 2) proximity to the refinery and presence
of several on-site contractors; 3) the refinery’s future expansion plans; 4) ample inventory of
land to design an integrated mixed-use business park; 5) availability of adequate infrastructure
and utility service; and 6) close proximity to U.S. Highways 166/169. While the designated
property is currently zoned for low and high density residential, given the close proximity to the
refinery and the potential for adverse health and public safety issues, such residential land uses
are inappropriate. Therefore, Comprehensive Plan amendment and rezoning for a mixed-use
business park is recommended.

Conclusions
As of the second quarter 2013 the leading employment sectors in Montgomery County included
health care and social assistance (3,397 jobs); manufacturing (3,168 jobs); government/public
administration (2,837 jobs); retail trade (1,512 jobs) and professional, management and
administrative (1,502 jobs). When compared to statewide averages Montgomery County
supports above average concentrations of jobs in manufacturing; transportation and warehousing;
and education and health care services.
As it relates to commercial space demand, Montgomery County’s employment composition
generates demand for manufacturing, warehouse/distribution and medical office space. The
industrial-related employment sectors support 4,634 jobs while the health care and social
assistance sector maintains 3,397 jobs. The total of 2,055 jobs in the information; finance,
insurance and real estate; and professional, management and administrative sectors support a
below average demand for professional office space.
Coffeyville supports a modest inventory of professional office space with the principal
concentrations located downtown and along West 8th Street and 11th Street. Coffeyville’s
principal office building districts support 30 buildings totaling 76,077 square feet of space.
Downtown Coffeyville supports the largest stock of space with 51,865 square feet, followed by
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West 11th Street with 14,741 square feet and West 4th Street with 9,471 square feet. Principal
tenants include such personal service professions as realtors, financial planners, insurance agents,
title companies and accountants/tax preparers.
Coffeyville Regional Medical Center located at 4th Street and Buckeye Street generates demand for
off-site medical office space. The principal locations for existing medical office space are located
along 4th Street near the hospital and along West 8th Street. Nine medical office buildings were
identified totaling 38,632 square feet of space.
Coffeyville supports a considerable manufacturing base. The Coffeyville Industrial Park is located
adjacent to the Coffeyville Municipal Airport and is home to Amazon.com, John Deere Coffeyville
Works, American Craftsmen, American Insulated Wire Corporation, Coffeyville Aircraft, Darwin
Industries, King Aire, Pepsi-Cola Company and Prestige Cabinets. Buildings sites remain available
within the Coffeyville Industrial Park. Coffeyville Resources, Acme Foundry, Coffeyville
SEKTAM, Morrow Foundry, Jensen International, Pressure Cast Products and Bartlett Milling are
located in town.
Montgomery County job growth is projected at an annualized rate of 0.7 percent through 2030,
generating 2,114 new jobs. Based on this employment growth, through 2030, Montgomery
County is estimated to absorb approximately 26,500 to 52,750 square feet of professional office
space; 221,900 to 259,000 square feet of medical office space; and 211,500 to 264,500 square
feet of industrial space. Coffeyville is forecast to capture 40 percent of Montgomery County’s
office-related employment; 50 percent of healthcare-related employment and 60 percent of
industrial-related employment. Therefore, through 2030 Coffeyville is estimated to absorb
10,600 to 21,100 square feet of professional office space; 110,950 to 129,500 square feet of
medical office space; 126,900 to 158,700 square feet of industrial space.
Coffeyville Resources Refining & Marketing owns a majority of the property within the East
Coffeyville Redevelopment Area. The company’s refinery operations produce 125,000 barrels
daily. A new processing unit is currently under construction and the company is considering
adding another processing unit. The potential for future refinery expansion within the facility’s
current processing area is becoming increasingly difficult due to the limited availability of land.
The company continues to purchase property in the flood impacted area and is considering future
non-processing facility expansion and the relocation of current contractor operations off the main
refinery operations area onto adjacent land to the south and west. To best accommodate future
expansion plans a cohesive business park should be planned for the property immediate south
and west of the refinery operations including an open space buffer to reduce land use conflicts
between the refinery operations and surrounding residential neighborhoods.
The property immediately south and west of the refinery is deemed as a suitable business park
development site. Favorable site characteristics include: 1) the availability of rail access; 2)
proximity to the refinery and presence of several on-site contractors; 3) the refinery’s future
expansion plans; 4) ample inventory of land to design an integrated mixed-use business park; 5)
availability of adequate infrastructure and utility service; and 6) close proximity to U.S.
Highways 166/169. While the designated property is currently zoned for low and high density
residential, given the close proximity to the refinery and the potential for adverse health and
public safety issues, such residential land uses are inappropriate. Therefore, Comprehensive
Plan amendment and rezoning for a mixed-use business park is recommended.
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HOTEL MARKET ANALYSIS
The Hotel Market Analysis portion of the report evaluates the market viability of the East
Coffeyville Redevelopment Area to sustain future lodging development. Competitive lodging
market trends impacting Coffeyville are determined by identifying recent trends in lodging tax
revenue and surveying existing and proposed hotel properties. The study also evaluates
prospective development sites within the East Coffeyville Redevelopment Area.

Competitive Hotel Market
As a means of quantifying historic lodging revenue trends for the Montgomery County hotel
industry, transient guest tax receipts reported by the Kansas Department of Revenue were
gathered from 2004 through 2013. Prior to October 1, 2007 Montgomery County’s transient
guest tax levy was 3.0 percent and is currently 5.0 percent.
The bulk of hotels in Montgomery County are located in the communities of Coffeyville and
Independence. As the bar chart below illustrates, lodging revenue in Montgomery County grew
steadily from 2004 through 2008, increasing by 112 percent during this 5-year period. By 2008,
lodging revenue reached $5.7 million. During 2009 lodging revenues dipped 10.6 percent to
$5.1 million. Revenues were back on the rise in 2010 and 2011 before declining again in 2012.
During 2013 lodging revenues were again on the rise, increasing by 22 percent to $6.4 million.
The third and fourth quarters of the year represent Montgomery County’s peak season for
lodging demand, accounting for 58.5 percent of total lodging revenue over the past three years.

Montgomery County Trends in Lodging Revenue
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Six hotels operate in Coffeyville, Kansas totaling 288 guest rooms. All six hotels are located
along 11th Street/Northeast Street that are designated U.S. Highways 166/169. The hotels are all
classified as budget or limited-service properties. Major hotel brands include the 50-room Best
Western and 71-room Sleep Inn. The Sleep Inn is the last hotel built in Coffeyville, opening in
spring 2009. The Rest-Full Inn was formerly a Days Inn. Four of the six hotels in Coffeyville
are located within the East Coffeyville Redevelopment Project Area, including Best Western,
Rest-Full Inn, Regal Inn and Schwinn Motel.

Coffeyville, Kansas Hotels
Hotel Property

# of
Rooms

Daily
Rate

Best Western
605 Northeast Street

50

$91-$96

Rest-Full Inn
820 E. 11th Street

63

$65-$71

Regal Inn
1215 E. 3rd Street

43

Schwinn Motel
105 SE. 8th Street

12

Sleep Inn
202 W. 11th Street

71

The Defender Motel
104 W. 11th Street

47

Totals

$90

286

Source: Canyon Research Southwest, Inc.

Group and business travelers originating from the area’s major employers represent the largest
source of lodging demand in Coffeyville. Companies like Coffeyville Resources, Amazon.com
and John Deere generate considerable room demand. Leisure travelers serve as a secondary
source for room demand, generated by the Inter-State Fair & Rodeo, Dalton Defenders Days,
Aquatic Center, Dalton Defender Museum, Aviation Heritage Museum, Brown Mansion and
other entertainment, cultural and recreational events.
The City of Coffeyville has sold the Liberty Hotel Group a 2.3-acre site at the northeast corner of
8th Street and Northeast Street. The Liberty Hotel Group owns and manages 13 hotels in
Missouri and Kansas which are achieving a reported average occupancy of 60 to 65 percent. The
company has plans to construct of a 72-room Holiday Inn Express on the site. The Holiday Inn
Express brand offers a limited-service lodging product generally featuring a business center,
breakfast area, fitness center, swimming pool, in-room internet access and complimentary
breakfast.
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Evaluation of Prospective Hotel Sites
This section of the reported evaluates the suitability of the East Coffeyville Redevelopment Area
to accommodate future hotel development based on the following criteria:
1.
2.
3.
4.
5.
A.

Site characteristics (i.e., size, visibility, topography, infrastructure, etc.);
Proximity to amenities (i.e., restaurants, shopping, attractions, etc.);
Accessibility from major highways and arterial roadways;
Proximity to hotel room demand generators; and
Proximity to competitive hotel properties.
Are the site’s physical characteristics suitable for hotel development?
A prospective site must provide the necessary size (2+ acres), arterial exposure,
topography and infrastructure to support hotel development. Given the need for highway
and/or major arterial frontage as well as the location of existing hotels, the most
appropriate location(s) for future hotel development within the East Coffeyville
Redevelopment Area is along the East 11th Street/Northeast Street frontage. This location
provides the necessary parcel size, visibility/exposure and infrastructure. Eleventh and
Northeast Streets through the East Coffeyville Redevelopment Area support the second
highest traffic volumes in Coffeyville ranging from 10,700 to 12,900 vehicles per day.

B.

Are support amenities located in close proximity to the prospective site?
It is desirable that prospective hotel sites be located near existing restaurants, shopping
districts and area attractions. The East Coffeyville Redevelopment Area’s size offers the
potential to support development of a mixed-use project inclusive of a hotel use.
Restaurants, shopping, museums, Walter Johnson Park and other attractions are located in
close proximity to the East Coffeyville Redevelopment Area.

C.

Is the site accessible from major highways and arterial roadways?
Freeway and/or major arterial street access are important for commercial hotels,
providing for convenient access and visibility by guests and the ability to capture driveby traffic. Freeway and/or major arterial street access is particularly important for
budget, economy and limited-service hotels, providing for convenient access and
visibility by guests and the ability to capture drive-by traffic. Access is less critical for
full-service and luxury hotels as they tend to be destination locations. The East
Coffeyville Redevelopment Area offers the necessary access and visibility via U.S.
Highways 166/169 (11th Street and Northeast Street) to accommodate hotel development.

D.

Is the potential hotel site near and accessible to hotel room demand generators?
A feasible hotel site is located in close proximity to room demand generators. Potential
room demand generators include freeways, employment centers, conference facilities,
sporting venues, tourist destinations and recreational amenities. The largest source of
lodging demand in Coffeyville originates from the area’s major employers that attract
group and business travelers. Companies like Coffeyville Resources, Amazon.com and
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John Deere generate business and group room demand. During periods of expansion
Coffeyville Resources generates 200 to 500 construction jobs while the refinery’s 6-week
turn around conducted every four years brings in 1,500 to 2,500 out-of-town contractors
and the turn around held every 2 to 3 years for the fertilizer operations supports 200 to
250 out-of-town contractors. Leisure travelers serve as a secondary source for room
demand in Coffeyville, attracted by the fair, rodeo and other entertainment and
recreational events. The East Coffeyville Redevelopment Area is conveniently located to
Coffeyville Resources, Coffeyville Industrial Park, Walter Johnson Park and downtown
Coffeyville.
E.

Is the potential hotel site in close proximity to existing hotel properties?
A cluster of hotel properties tends to assist in driving increased room demand.
Coffeyville’s largest concentration of existing hotels are located within the East
Coffeyville Redevelopment Area, including Best Western, Full-Rest Inn (formerly Days
Inn), Regal Inn and Schwinn Motel. In addition, a 72-room Holiday Inn Express is
planned for the northeast corner of 8th Street and Northeast Street. The presence this
existing cluster of hotel properties makes the East Coffeyville Redevelopment Area an
attractive location for future hotel development.

The East Coffeyville Redevelopment Area possesses the necessary site requirements to support
future hotel development, including sufficient parcel size, visibility, exposure and infrastructure;
highway frontage; location within an existing hotel cluster; and close proximity to shopping,
dining, recreation, entertainment and lodging demand generators. Several locations along the
11th Street and Northeast Street frontage are suitable for future hotel development, including
intersections at 8th Street, 9th Street, 10th Street, 11th Street and Davis Street.

Conclusions
The bulk of hotels in Montgomery County are located in the communities of Coffeyville and
Independence. Lodging revenue in Montgomery County grew steadily from 2004 through 2008,
increasing by 112 percent during this 5-year period. By 2008, lodging revenue reached $5.7
million. During 2009 lodging revenues dipped 10.6 percent to $5.1 million. Revenues were
back on the rise in 2010 and 2011 before declining again in 2012. During 2013 lodging revenues
were again on the rise, increasing by 22 percent to $6.4 million.
Six hotels operate in Coffeyville, Kansas totaling 288 guest rooms. All six hotels are located
along U.S. Highways 166/169. The hotels are all classified as budget or limited-service
properties. Major hotel brands include Best Western and Sleep Inn. The Sleep Inn is the last
hotel built in Coffeyville, opening in spring 2009. A 72-room Holiday Inn Express is planned
for construction at the northeast corner of 8th Street and Northeast Street.
Group and business travelers originating from the area’s major employers represent the largest
source of lodging demand in Coffeyville. Companies like Coffeyville Resources, Amazon.com
and John Deere generate considerable room demand. Leisure travelers serve as a secondary
source for room demand.
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The East Coffeyville Redevelopment Area possesses the necessary site requirements to support
future hotel development, including sufficient parcel size, visibility, exposure and infrastructure;
highway frontage; location within an existing hotel cluster; and close proximity to shopping,
dining, recreation, entertainment and lodging demand generators. Several locations along the
11th Street and Northeast Street frontage are suitable for future hotel development, including
intersections at 8th Street, 9th Street, 10th Street, 11th Street and Davis Street.
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RESIDENTIAL MARKET ANALYSIS
Coffeyville Resources Refining & Marketing owns a majority of the property within the East
Coffeyville Redevelopment Area. Company management indicated that the company continues
to purchase property in the flood impacted area and has plans for future facility expansion and
the desire to move current contractor operations off the main refinery operations area onto
adjacent land. Given the nature of the refinery and fertilizer operations as well as existing deed
restrictions on properties formerly occupied by single family homes the company is not
interested in future residential development on company-own land.
Given the impact of the refinery and fertilizer operations on adjacent neighborhoods the
omission of future residential construction of company-own land within the East Coffeyville
Redevelopment Area seems reasonable and prudent. However, two rental apartment properties
still remain within close proximity to the refinery. For reasons of public safety and quality of
life, future relocation of these rental apartments should be considered. Therefore, the Residential
Market Analysis portion of the report evaluates the market viability of the East Coffeyville
Redevelopment Area to sustain the construction of additional rental apartment units. A suitable
location is south of West 12th Street between Sycamore Street and Davis Street.
This section of the report identifies recent trends in new multi-family residential construction and
surveys existing rental apartment properties. The study also quantifies Coffeyville’s long-term
need for additional residential housing as well as evaluates the ability of the East Coffeyville
Redevelopment Area to facilitate multi-family residential development.

Coffeyville Rental Market
According to the 2010 Census the housing stock of Coffeyville totals 5,021 dwelling units, of
which 19.4 percent, or 974 dwelling units are in multi-unit structures. More than 70 percent of
the housing units in Coffeyville are at least 50 years old. The homeownership rate for
Coffeyville is 65.0 percent compared to 68.2 percent for Kansas. Over the past two decades the
housing stock of Coffeyville has declined by 19.1 percent from 6,203 dwelling units in 1990 to
5,021 dwelling units in 2010. During this 20-year period the population of Coffeyville declined
by 20.3 percent. The loss of 1,182 housing units is attributed both to the demolition of
substandard properties as well as the 2007 flood that impacted 459 dwelling units.
The City has addressed the deteriorated and dilapidated housing problem in recent years by
dedicated funds for demolition and pursuing demolition of approximately 50 structures each
year. In addition, the City of Coffeyville has recently rated every residential property within the
city limits. Based on the findings of the rating system the city is now in the process of entering
into the eminent domain process on approximately 150 homes for the purpose of demolition.
The City faces a continuing reduction in the inventory of available affordable housing units
through deterioration, dilapidation and from the demolition of uninhabitable housing that
resulted from the 2007 flood. Homes in the flood impacted area were renting at a reported $250
to $300 per month.
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Coffeyville Population & Housing Stock Trends
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The 2010 Census reported 795 vacant dwelling units in Coffeyville, translating into a vacancy
rate of 15.8 percent. Owner-occupied properties accounted for 61 percent of the occupied
housing stock with renter-occupied dwelling units accounting for the remaining 39 percent. The
existing stock of rental housing is old with the median year built reported at 1956, compared to
1968 for the state of Kansas.
In addition, according to realtors interviewed much of
Coffeyville’s stock of market-rate rental housing consists of single family homes with
approximately one-third of the inventory owned by absentee landlords. There is also a shortage
of quality inventory.
Monthly rents for single family homes generally range from $375 to $550 for 2-bedroom homes
and $600 to $750 for 3-bedroom/2 bath homes. High-end rental housing, of which there is little,
generally commands a monthly rent of $1,000 to $1,200. The median rental rate in Coffeyville
is $550 per month. Quality rental properties in Coffeyville generally rent quickly. Realtors
interviewed indicated rental housing in Coffeyville is current operating at an average vacancy
rate of just 5.0 percent.
Very little attached rental housing has been constructed in Coffeyville over the past 25 years. As
a result, much of the rental housing is old and poorly maintained. Given the area’s declining
population and modest income levels, despite a healthy overall occupancy rate existing rental
housing garners modest rental rates. These market dynamics currently preclude the financially
feasible construction of new market-rate apartments.
According to the U.S. Census Bureau Coffeyville’s median household income of $31,878 is 40
percent below the national with nearly 39 percent of all households earning less than $25,000
annually. In addition, 18.1 percent of the Coffeyville population is aged 65 years and older.
Based on the income levels and age distribution of Coffeyville residents considerable demand
exists for affordable rental and senior housing.
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Survey of Apartment Communities
Two large-scale apartment communities are located within the East Coffeyville Redevelopment
Area, both in close proximity to the Coffeyville Resources refinery. The 40-unit Cleveland
Apartments consist of two sets of buildings located at the northeast corner of 2nd Street and
Cedar Street as well as the southeast corner of 3rd Street and Linden Street. The 42-unit
Coffeyville Village Apartments are located on both sides of 3rd Street between Pine and Linden
Streets. Both properties are income-based rental communities. While both properties appear to
be in good condition, their close proximity to the refinery pose public health and safety concerns.
In an effort to identify competitive rental market conditions impacting the East Coffeyville
Redevelopment Area, a survey was completed of existing market-rate and income-based
apartment communities within Coffeyville, Kansas. The property data was compiled via the
Montgomery County parcel search and contacting property managers and leasing agents.
Findings of the competitive apartment survey are summarized in the table on the following page.
Ten large-scale rental apartment communities were surveyed in Coffeyville totaling 404
dwelling units. Half of the surveyed apartment communities are located in or near downtown
Coffeyville. Given the demographics of the Coffeyville population highlighted by low income
levels and a large elderly population all ten properties operate as tax credit or Section 8 incomebased rental apartment communities with six properties catering exclusively to seniors. The
surveyed apartment communities offer limited amenities, the most common being laundry
facilities and playground. The senior apartment communities generally operate a community
room.
The tax credit and income-based apartment properties surveyed were new built or acquired and
rehabbed using tax credits or are operated as Section 8 low income housing. Conversations with
managers and leasing agents indicated that demand for affordable rental housing is strong
marked by low vacancies.
Coffeyville’s inventory of rental apartments is old with an average year built of 1976. All but
two of the apartment communities were built prior to 1984. The 32-unit Mill Supply Apartments
located at 713 Union Street in downtown Coffeyville is the latest apartment community to be
built, opening in 2011.
The modest inventory of affordable rental apartments and current population demographics
suggest Coffeyville can support additional tax credit and/or income-based rental units.
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Survey of Coffeyville Large-Scale Apartment Communities
Apartment Community

Year
Built

Tax Credit /
Section 8

Senior
Housing

# of
Units

Cleveland Apartments
502 East 2nd Street
705 East 3rd Street

1981
1983

X
X

24
24

16

Coffeyville Village Apartments
601-619 East 3rd Street

1969

X

42

16

Patterson Square Apartments
401 Union Street

1982

X

X

24

24

Manor House
101 East 5th Street

1981

X

X

51

51

Pickwick Place Apartments
600 Maple Street

1977

X

X

60

60

Dale Apartments
206 West 8th Street

1925

X

X

47

Mill Supply Apartments
713 Union Street

2011

X

Bella Rose Villas
1203 West 14th Street

1961

X

Sycamore Landing Apartments
701 Leward Street

1994

X

Coffeyville Garden Apartments
2516 West 10th Street

1969

X

Studio

20

1/1

2/1

8
8

10

16

27

10

2

X

20

16

4

Congregate

40

38

2

40

10

20

268

54

404

20

3/2

16

32

Total Units

2/2

20

10

20

42

Source: Canyon Research Southwest, Inc. and Montgomery County Parcel Search.
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Housing Demand Estimates
Residential housing absorption estimates for the City of Coffeyville, Kansas through the year
2040 were forecast based on an economic model of the new housing market. Key input to the
model includes historical patterns in annual residential building permit activity; projected
population growth; average household formation rates and income levels. Demographic
characteristics for the City of Coffeyville published by the U.S. Census influencing the demand
and composition of housing are summarized in the table on the following page.
The future demand for additional housing in Coffeyville, Kansas will primarily come from
population and household growth, although replacement need may also contribute to the demand
for additional residential housing stock. Pent-up demand can also be a source of housing
demand and generally occurs when the overall rental vacancy rate is below the 5 to 7 percent
stabilized rate. While the 2010 Census reported the overall occupancy rate for rental housing in
Coffeyville at 84.2 percent; pent-up demand may exist given the poor stock of rental housing
available. Only two large market-rate apartment properties have been built since 1990 in
Coffeyville and our research indicates there is some demand for newer, contemporary product.
Supportable residential housing absorption is a function of resident population, household size
and income levels. The City of Coffeyville’s average household size as published by U. S.
Census for 2010 is 2.27 persons, including 2.39 persons in owner-occupied housing units and
2.15 persons in renter-occupied housing units. Over the past five decades the City of Coffeyville
experienced steady population loss, declining by 31.9 percent from 15,116 residents in 1970 to
10,295 residents by 2010. From 2013 to 2018, Esri Business Analyst forecasts the Montgomery
County population to decline by 1.8 percent and the City of Coffeyville by 2.1 percent. The
Wichita State University Center for Economic Development and Business Research projects that
the Montgomery County population will decline by 18.1 percent from 2010 to 2040, to 29,054
residents.
According to the 2012 American Community Survey published by U.S. Census Bureau from
2000 to 2012 a total of 111 residential housing units were constructed within the City of
Coffeyville. Supportable future residential housing absorption will be a function of resident
population growth and household size while income levels and age composition will dictate the
type and mix of housing product.
Over the past five decades the City of Coffeyville experienced steady population loss, declining
by 31.9 percent from 15,116 residents in 1970 to 10,295 residents by 2010. From 2013 to 2018,
Esri Business Analyst forecasts the Coffeyville population to decline by 2.1 percent. The
Wichita State University Center for Economic Development and Business Research projects that
the Montgomery County population will decline by 18.1 percent from 2010 to 2040, to 29,054
residents.
Esri Business Analyst estimates Coffeyville’s 2013 population at 10,232 residents. The rate of
population loss has slowed and it appears the negative impact of the 2007 flood has passed.
Also, employment growth in Montgomery County is on the upswing. Based on these market
factors Coffeyville is forecast support a modest population annualized growth of 0.2 percent to
0.5 percent from 2013 through 2040, yielding a net increase of 575 to 1,183 residents.
Consistent with national trends the elderly and family/working adult populations are expected to
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continue to grow. The City of Coffeyville’s average household size as published by the 2010
Census is 2.27 persons. Therefore, as illustrated in the table below, Coffeyville’s forecast
population growth through 2040 will yield 253 to 521 new households.
Another potential source of future housing demand in Coffeyville is the capture of employees of
local businesses that are nonresidents. According to the U.S. Census Bureau, in 2010
Coffeyville supported 4,450 jobs, of which less than 35 percent were residents of the City.
Realtors cited the lack of quality housing as a principal reason why local employees live
elsewhere. At modest capture rates of 2 to 4 percent pent up housing demand is estimated at 58
to 116 dwelling units.
Another factor in calculating demand for housing is an examination of replacement need.
Replacement need is generated from the loss of housing, or the need to replace housing units that
are physically or functionally obsolete. A review of the age of Coffeyville’s housing stock from
the U.S. Census Bureau revealed that 1,850 housing units, or 22.5 percent of the total housing
stock, were built prior to 1940. As means to effectively deal with the issue of substandard and
neglected properties the City of Coffeyville has recently rated every residential property within
the city limits. Based on the findings of the rating system the city is now in the process of
entering into the eminent domain process on approximately 150 homes for the purpose of
demolition. Given Coffeyville’s large inventory of vacant substandard and neglected housing
units, replacement need is anticipated to be negligible.
Through 2040, new housing demand in Coffeyville generated through net population growth and
the modest capture of nonresidents working in Coffeyville is forecast at 301 to 637 dwelling
units. According to the 2010 Census the City of Coffeyville’s occupied housing stock totaled
4,226 dwelling units. The mix of occupied housing units was 61 percent owner-occupied and 39
percent renter occupied. This report estimates that through 2040, owner-occupied housing will
account for 60 percent of all new housing units with renter-occupied housing accounting for the
remaining 40 percent. Therefore, through 2040 the mix of new housing demand is estimated at
181 to 382 owner-occupied housing units and 120 to 255 rental units.
The U.S. Census Bureau estimates the 2012 median household income for the City of
Coffeyville at $31,878 per year. The 38.8 percent of households earning under $25,000 are
considered core renters. Over 35 percent of households earn $35,000 to $99,999. These middle
income households are considered prospective first-time and move-up homebuyers. High
income households earning over $100,000 account for just 7.6 percent of Coffeyville’s
households and are candidates for upscale housing.
Income levels suggest considerable new demand for affordable rental housing will materialize in
Coffeyville through the year 2040. An estimated 35.9 percent of households in the City of
Coffeyville earn less than $25,000 annually which is insufficient to support the purchase of a
new single family home. These households are perpetual renters. Through 2040 rental housing
at rents of less than $550 (current 2011 dollars) in the City of Coffeyville is forecast to account
for 55 percent of total new rental housing absorption, or 66 to 140 dwelling units. An estimated
35 percent of new rental housing absorption will originate at rents of $550 to $749 per month.
To conclude, pent up and future new housing demand through 2040 in Coffeyville is estimated at
301 to 637 dwelling units. The housing unit mix is estimated at 181 to 382 owner-occupied
housing units and 120 to 255 rental units. According to the 2010 Census, an estimated 795
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residential dwelling units were unoccupied in Coffeyville. Given the level of recent housing
demolition activity and large inventory of deteriorated and functionally obsolete housing in
Coffeyville, this report assumes that the bulk of new housing demand forecast through 2040 will
migrate to new housing.

City of Coffeyville Demographics; 2012
Demographic Characteristic
Population – 2010 Census
Estimated Population - 2012

City of
Totals

Coffeyville
% of Total

10,295
9,993

Population by Age (2010 Census)
0-9
10-19
20-24
25-34
35-44
45-54
55-64
65+

1,383
1,487
821
1,248
1,059
1,253
1,176
1,868

13.4%
14.4%
8.0%
12.1%
10.3%
12.2%
11.4%
18.1%

877
752
770
457
773
242
322

20.9%
17.9%
18.4%
10.9%
18.4%
5.8%
7.6%

Household Income
Less than $15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000+
Median Household Income
Per Capita Income
Average Household Size

$31,878
$18,744
2.27

Source: U.S. Census Bureau.
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Evaluation of Prospective Apartment Sites
The East Coffeyville Redevelopment Area was evaluated for its ability to facilitate development
of a rental apartment community based on the following site criteria: zoning; physical attributes
of the site; parcel size; visibility; access; proximity to housing demand generators and services;
and trade area demographics. The most suitable location to accommodate rental apartment
development is south of West 12th Street between Sycamore Street and Davis Street.

Zoning
According to the City of Coffeyville the prospective site is zoned R-1 Single Family Residential
District which permits detached housing on minimum 7,000 square foot lots. Existing land use
within the prospective site is vacant land and single family housing. The Coffeyville
Comprehensive Plan designates the property for future light industrial use.
Based on existing zoning and future land designation legally permissible development of the
prospective site with an apartment community will require rezoning for high density residential
use.

Physical Attributes
A potential large-scale apartment site should be fully serviced with roads and utilities. Also, a
rectangular shape is desirable to promote efficient land planning.
The prospective site is relatively level, fully-serviced with roads and utilities, and its rectangular
shape permits efficient site plan design.

Parcel Size
Existing large-scale apartment communities in Coffeyville range in size from 20 to 60 dwelling
units. The prospective site possesses the necessary land area to support development of a largescale apartment community.

Visibility
Potential large-scale apartment sites should possess visibility via a major arterial so that an
adequate marketing window can be provided. The prospective site fronts 12th Street, affording
adequate visibility. The property is also visible via U.S. Highways 166/169.

Accessibility
Regional, local and on-site vehicular access is important when assessing a prospective apartment
site. The prospective site benefits from adequate vehicular access. Regional access is provided
by U.S. Highways 166 and 169. Local access is provided by Coffeyville’s major arterial road
network and on-site access is provided via 12th Street.
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Proximity to Housing Demand Generators and Services
Close proximity to such housing demand generators as employment centers, colleges and urban
cores is critical when evaluating a potential apartment site. Coffeyville’s large job base and
senior population will serve as the prospective site’s primary apartment demand generators.
According to the U.S. Census Bureau, in 2010 Coffeyville supported 4,450 jobs, of which less
than 35 percent were residents of the City. The Coffeyville Industrial Park is located adjacent to
the Coffeyville Municipal Airport and is home to Amazon.com, John Deere Coffeyville Works,
American Craftsmen, American Insulated Wire Corporation, Coffeyville Aircraft, Darwin
Industries, King Aire, Pepsi-Cola Company and Prestige Cabinets. Coffeyville Regional Medical
Center, Coffeyville Resources, Acme Foundry, Coffeyville SEKTAM, Morrow Foundry, Jensen
International, Pressure Cast Products and Bartlett Milling are located in town. Coffeyville’s
population aged 65+ years totals 1,890 residents, generating strong demand for senior housing.

Availability of Community Services
A prospective apartment site should afford convenient access to such community services as
shopping, dining, entertainment, recreation and schools.
Shopping, dining, entertainment, recreation and schools are conveniently located in close
proximity to the prospective site.

Trade Area Demographics
Renters of apartments tend to be young adults and seniors with low to moderate incomes. As the
table on page 62 depicts, according to Esri Business Analyst, the City of Coffeyville currently
supports a large young adult population with 2,088 residents, or 20.4 percent of the population
between the ages of 20 and 34 years. Another 1,890 residents are aged 65+ years generating
strong demand for senior housing. By 2018, Coffeyville’s senior population is forecast to
increase to 2,030 residents. Nearly 39 percent of the City’s population possesses an annual
income below $25,000. Moreover, over 40 percent of the occupied housing units in Coffeyville
are occupied by renters. These population demographics suggest a large pool of prospective
renters is available within the City of Coffeyville.

Conclusions
Based on standard site evaluation criteria, the prospective site located on the south of West 12th
Street between Sycamore Street and Davis Street provides the necessary physical and location
characteristics to accommodate apartment development. Favorable site characteristics include
adequate parcel size, topography, on-site infrastructure, accessibility, marketing window,
proximity to jobs and services, and favorable trade area demographics. Primary sources of
apartment housing demand available to the prospective site include Coffeyville’s large
employment base and large and growing senior population. The prospective site is located a
distance from the refinery which should reduce any adverse impact. Prior to development of an
apartment community rezoning of the site would be required.
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City of Coffeyville Demographics; 2013
Demographic Characteristic
Population
Households
Average Household Size
Owner Occupied Units
Renter Occupied Units
Households by Income
Less than $15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+
Median Household Income
Average Household Income
Per Capita Income
Population by Age
0 - 4 Years
5 -14 Years
15 - 19 Years
20 - 24 Years
25 - 34 Years
35 - 44 Years
45 - 54 Years
55 - 64 Years
65 - 74 Years
75+ Years

Number

% of
Total

10,232
4,193
2.30
2,508
1,685

59.8%
40.2%

877
752
770
457
773
424
257
18
47

20.9%
17.9%
18.4%
10.9%
18.4%
5.8%
6.1%
0.4%
1.1%

$30,221
$43,255
$18,275

696
1,238
819
795
1,293
1,076
1,179
1,250
902
988

6.8%
12.1%
8.0%
7.8%
12.6%
10.5%
11.5%
12.2%
8.8%
9.7%

Source: Esri Business Analyst.
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Conclusions
According to the 2010 Census the housing stock of Coffeyville totals 5,021 dwelling units, of
which 19.4 percent, or 974 dwelling units are in multi-unit structures. More than 70 percent of
the housing units in Coffeyville are at least 50 years old. The homeownership rate for
Coffeyville is 65.0 percent compared to 68.2 percent for Kansas. Over the past two decades the
housing stock of Coffeyville has declined by 19.1 percent from 6,203 dwelling units in 1990 to
5,021 dwelling units in 2010. During this 20-year period the population of Coffeyville declined
by 20.3 percent. The loss of 1,182 housing units is attributed both to the demolition of
substandard properties as well as the 2007 flood that impacted 459 dwelling units.
The City faces a continuing reduction in the inventory of available affordable housing units
through deterioration, dilapidation and from the demolition of uninhabitable housing that
resulted from the 2007 flood. Homes in the flood impacted area were renting at a reported $250
to $300 per month.
Ten rental apartment properties were surveyed in Coffeyville totaling 404 dwelling units. Half
of the surveyed apartment properties are located in or near downtown Coffeyville. Given the
demographics of the Coffeyville population highlighted by low income levels and a large elderly
population all ten properties operate as tax credit or Section 8 income-based rental apartment
communities with six properties catering exclusively to seniors.
Coffeyville’s inventory of rental apartments is old with an average year built of 1976. All but
two of the apartment communities were built prior to 1984. The 32-unit Mill Supply Apartments
located at 713 Union Street in downtown Coffeyville is the latest apartment community to be
built, opening in 2011.
Pent up and future new housing demand through 2040 in Coffeyville is estimated at 301 to 637
dwelling units. The housing unit mix is estimated at 182 to 382 owner-occupied housing units
and 120 to 255 rental units. The modest inventory of affordable rental apartments, current
achievable market rents and population demographics suggest Coffeyville can support additional
tax credit and/or income-based rental units. Low rental rates may preclude near-term financially
feasible development of market-rate apartments.
The prospective site located on the south of West 12th Street between Sycamore Street and Davis
Street provides the necessary physical and location characteristics to accommodate development
of a large-scale apartment community. Favorable site characteristics include adequate parcel
size, topography, on-site infrastructure, accessibility, marketing window, proximity to jobs and
services, and favorable trade area demographics. Primary sources of apartment housing demand
available to the prospective site include Coffeyville’s large employment base and large and
growing senior population. The prospective site is located a distance from the refinery which
should reduce any adverse impact. Prior to development of an apartment community rezoning of
the site would be required.
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CONCLUSIONS AND RECOMMENDATIONS
Based on the findings of the Economic and Market Analysis, potential commercial and
residential development opportunities for the East Coffeyville Redevelopment Area were
identified. Study recommendations included the following:
 Quantify the long-term supportable inventory of new commercial space and residential
housing units in the City of Coffeyville;
 Identify prospective commercial and housing development opportunities for the East
Coffeyville Redevelopment Area. Issues such as land use allocation, location of
prospective land uses, development formats and integration with surrounding land uses
will be discussed.
 Suggest supportive infrastructure improvements needed to facilitate commercial and
residential redevelopment efforts;
 Identify potential economic incentives needed to attract desired commercial and
residential development. Identify additional public initiatives needed to support future
redevelopment efforts; and
 Benchmarking of strategic goals and objectives.

Commercial and Residential Demand Estimates
This study has forecast long-term demand in Coffeyville for commercial and employmentrelated space and new residential housing units.

Retail Space
Coffeyville’s current estimated retail gap of $60.2 million can support approximately 135,000 to
320,000 square feet of additional occupied retail space. Modest growth in population and out-oftown visitation through 2040 will generate an increase in retail sales of $23.6 million annually,
sufficient to support an additional 92,000 to 113,000 square feet of retail space.

Office and Industrial Space
Based on an employment-driven model, through 2030, Montgomery County is estimated to
absorb approximately 26,500 to 52,750 square feet of professional office space; 221,900 to
259,000 square feet of medical office space; and 211,500 to 264,500 square feet of industrial
space. Coffeyville is forecast to capture an estimated 10,600 to 21,100 square feet of
professional office space; 110,950 to 129,500 square feet of medical office space; 126,900 to
158,700 square feet of industrial space.
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Residential Housing
Pent up and future new housing demand through 2040 in Coffeyville is estimated at 309 to 633
dwelling units. The housing unit mix is estimated at 179 to 367 owner-occupied housing units
and 130 to 266 rental units. The modest inventory of affordable rental apartments, current
achievable market rents and population demographics suggest Coffeyville can support additional
tax credit and/or income-based rental units. Low rental rates may preclude near-term financially
feasible development of market-rate apartments.

Land Use Opportunities
On July 1, 2007, Coffeyville was hit by the worst flood in its 139 year history when the Verdigris
River topped the levee by more than four feet. A reported 459 homes and 71 businesses on the
city’s east side were affected by the flood waters and oil. As a result of the oil release,
Coffeyville Resources has purchased 313 of the 327 homes in the flood affected area. These
homes have been demolished. Deed restrictions have been placed on the purchased property that
precludes the future construction of new housing.
Six years removed from the Verdigris River flood the impacted area remains underutilized.
Water, sewer, electric and transportation infrastructure remains in place within the flood
impacted area, now servicing vacant lots. There have been few changes in land use or zoning in
the flood impacted area and limited efforts to redevelop the now vacant land to its highest and
best use despite the availability of all necessary infrastructure.

Real Estate Development Influences
The future development of the East Coffeyville Redevelopment Area will be influenced by
several land use, market and site dynamics, several of which are discussed below.
East 11th Street and Northeast Street serve as one of Coffeyville’s major gateways and a principal
commercial corridor. As a result of the flood considerable vacant land remains available for
future development along both arterials throughout the entire East Coffeyville Redevelopment
Area that is suitable for commercial development, offering excellent access, visibility, exposure,
infrastructure and land area to support a mix of commercial uses.
As of the date of this report 26 of the businesses impacted had reopened. The re-opening of such
notable businesses as Best Western, Days Inn (now Rest-Full Inn) and Save-a-Lot suggests the
East Coffeyville Redevelopment Area remains a viable business location. New businesses
opening in renovated buildings include All American Auto, SirVon and Quicker Liquor, while
Aaron’s Rents and El Pueblito Mexican Restaurant have constructed new buildings. The City of
Coffeyville sold a 2.3-acre parcel that is planned for a 72-room Holiday Inn Express.
Presently, the majority of truck traffic associated with the refinery and fertilizer operations travel
on Sunflower Street. Fourth Street between Sunflower Street and Northeast Street is currently
being improved to truck standards and will serve as the new route. Therefore, 4th Street will take
on a new importance as a transportation and potential employment corridor.
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Coffeyville Resources is currently under construction on a processing unit and the company is
considering adding another processing unit. The potential for future refinery expansion within
the facility’s current processing area is becoming increasingly difficult due to the limited
availability of land. The company continues to purchase property in the flood impacted area and
is considering future non-processing facility expansion and the relocation of current contractor
operations off the main refinery operations area onto adjacent land to the south and west.
While most of the impacted single family homes within the East Coffeyville Redevelopment
Area have been mitigated and demolished both the Cleveland Apartments and Coffeyville
Village Apartments remain. As a matter of public health and safety the relocation of these
existing apartment communities should be considered.
A relatively intact single family residential neighborhood remains west of Pine Street and south
of 4th Street. In addition, single family residential neighborhoods exist to the west of the refinery
where Coffeyville Resources is currently acquiring property. These residential neighborhoods
should be buffered from the refinery operations and other industrial and commercial
development though the use of open space and/or less intense and impactful land uses.
Eighth Street was the former highway through downtown Coffeyville and its link between
downtown and Northeast Street could play a role in land use planning.

Commercial Land Uses
It is recommended that the entire frontage along 11th Street and Northeast Street from Oak Street
east to Park Street be designated for commercial use. Site characteristics within the designated
commercial corridor are sufficient to accommodate a mix of commercial land uses including
strip centers, junior anchor retailers similar to the new Aaron’s Rents building, hotels and small
lots designed for restaurants, bank branches, convenience stores and office buildings.
Commercial land uses should be designated one block north and south of 11th Street and
Northeast Street from Oak Street east to Park Street, allowing for future development of small
scale retail and office uses.
Though national chain retailers entering the Coffeyville market in the future maybe more likely
to locate near the new Walmart Supercenter, the East Coffeyville Redevelopment should provide
the opportunity to accommodate large-scale retail development. Potential large commercial
nodes include: 1) the land bound by 4th Street, Sunflower Street and Northeast Street that houses
Save-a-Lot, Aaron’s Rents and the former Walmart and 2) the tract of land bound by 8th Street to
the north, 11th Street to the south, Sunflower Street to the east and Pine Street to the west.

Employment-Related Land Uses
Coffeyville Resources Refining & Marketing owns a majority of the property located within the
East Coffeyville Redevelopment Area. To best accommodate the company’s future expansion
plans a cohesive light industrial business park should be planned for the property immediately
south and west of the refinery operations including an open space buffer to reduce land use,
operations and environmental conflicts between the refinery operations and surrounding
residential neighborhoods.
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Four nodes of light industrial land uses are recommended: 1) an L-shape area bound by the
refinery to the north, 4th and 5th Streets to the south, Pecan and Howard Streets to the east and
Sunflower Street to the west; 2) 1st Street to the north, 4th Street to the south, Sunflower Street to
the east and Sycamore Street to the west; 3) 4th Street to the north, 8th Street to the south,
Sunflower Street to the east and Ash Street to the west; and 4) North Street to the north, 1st Street
to the south, Sycamore Street to the east and Union Street to the east. Refinery processing
operations would not be permitted within the designated light industrial district.

Residential Land Uses
Two rental apartment properties located within the East Coffeyville Redevelopment Area are in
close proximity to the refinery. For reasons of public safety and quality of life, future relocation
of these rental apartments should be considered. A prospective site located on the south of West
12th Street between Sycamore Street and Davis Street provides the necessary physical and
location characteristics to accommodate rental apartment development. The prospective site is
located a distance from the refinery which should reduce any adverse impact. Should it be
determined that residential use of the site in inappropriate, an alternative land use is light
industrial.

Open Space Uses
Passive open space should be used as a land use buffer between the refinery operations and
adjacent residential neighborhoods. Specifically, open space should be designated along 1) the
north side of 4th Street between Sycamore Street and Ash Street; 2) east side of Pine Street
between 4th and 8th Streets and 3) the east side of Union Street north of 2nd Street.

Infrastructure Requirements
While streets and public utilities are in place throughout the East Coffeyville Redevelopment
Area, the existing grid pattern is designed to accommodate the single family residential
neighborhoods that formerly occupied the property. With a greater emphasis on economic
development and commercial land uses some street and utility line realignments will likely be
required. To improve the ability to support commercial redevelopment the following
infrastructure improvements are recommended:
Additional streetscape improvements should be considered along the 11th Street and Northeast
Street corridor to enhance the appearance of the East Coffeyville Redevelopment Area, improve
infrastructure to available development sites and promote it as a “gateway” into Coffeyville.
Elevate 4th Street from Northeast Street west to Sunflower Street to support truck traffic through
construction of necessary street improvements (currently underway). Down grade Sunflower
Street south of 4th Street to a neighborhood arterial.
Abandon street and utility line right-of-way where necessary to create large commercial and
industrial development sites. Construct new street and utility infrastructure where required.

Canyon Research Southwest, Inc. – DRAFT REPORT

67

Economic Incentives
When used with private funding sources, government financing/incentive programs greatly
enhance a business’ and real estate project’s financial feasibility. To generally qualify for
government incentives, a business or project must serve a public purpose, stimulate economic
growth and conform to local planning and development guidelines. Retail, office and industrial
development generally meets all three requirements, providing goods and services to often
under-served residential areas, offering opportunities for employment, increasing the
community’s tax base and meeting all local requirements for zoning and construction.
Government financing/incentives are more often indirect than direct, and take different forms.
Tax abatement, special taxing districts and tax increment financing are the most commonly
employed local programs that can assist in financing a project. Tax abatement reduces the
property tax burden on a project, often postponing payment of the bulk of the taxes until after the
first few years of a project’s operation. Tax increment financing uses tax revenues generated by
a specially created district to repay municipal bonds. The bonds can pay for land acquisition, site
work, improvements to infrastructure and parking. An otherwise infeasible project that does not
have to bear these costs often becomes feasible.
The current sales tax rate in Coffeyville, Kansas of 9.15 percent compares to 8.5 percent for
Bartlesville, Oklahoma and 8.35 percent for Owasso, Oklahoma. Implementing special taxing
districts (i.e., CID or NID) would increase the sales tax rate for retailers operating in the district.
Many major retailers such as Wal-Mart prefer not to be included in special taxing districts
because the increased tax can put stores at a competitive disadvantage. Wal-Mart’s position is,
unless other major retailers in the community are subject to the same additional sales tax, they
don’t want to be included in the district.
Tax increment financing can assist financially strapped local governments make needed
infrastructure improvements, like new roads or new sewers, and provide incentives to attract
businesses or help existing businesses expand, without tapping into general funds or raising
taxes. Use of tax increment financing creates short- and long-term benefits for communities.
TIF benefits include:












No self-assessed tax, in TIF districts properties are assessed and taxed the same way as in
non-TIF areas. The only change is that during the life of the TIF the property and sales
tax revenues are distributed differently, with the incremental increase in tax revenue
going to finance the redevelopment expenditures within the TIF district.
Increased property values: The engine that drives TIF is investment in private property
subject to the property and sales tax. It is primarily this investment that causes the
increased property values and enables the TIF to be a valuable redevelopment tool for
cities.
Private investment and development
Job Retention
Stronger, broader tax base
Stronger economic base
Locally controlled
Incremental revenue is reinvested in the TIF district
Stimulates investment outside TIF district boundaries
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Tax increment financing has proven to be an enduring and widely used economic development
tool nationwide. Tax increment financing offers local governments a means to revitalize their
communities by expanding the tax base without imposing property and sales tax increases on the
whole community.
Development incentives should be utilized to attract new businesses and development to the East
Coffeyville Redevelopment Area. Incentives may include infrastructure as well as direct
subsidies. Tax increment financing would be preferred over creation and implementation of
specific incentive districts such as a Neighborhood Improvement District. Potential applications
include using tax increment financing to fund: 1) streetscape and off-site infrastructure
improvements to 11th Street, Northeast Street and other arterial streets and 2) construction of
necessary on-site infrastructure to specific development parcels. It should be noted that tax
increment financing should only be utilized to facilitate real development deals (i.e., a specific
business plans to construct a facility), but not as a tool to foster speculative future development
(i.e., construct infrastructure with the hopes of stimulating economic development).
Other economic incentives being offered by the State of Kansas, Montgomery County Action
Council and City of Coffeyville include:













Rural Development Loan Fund (RDA)
New Market Tax Credits
Promoting Employment Across Kansas Program (PEAK)
High Performance Incentive Program (HPIP)
Inventory Tax Exemption
Industrial Revenue Bond (IRB) Tax Exemptions
Property Tax Exemption
Sales Tax Exemption
Reduced Municipal Electric Power Rates
Kansas Partnership Fund
Property Tax Abatement Assistance
Kansas Certified Development Companies

Benchmarking
Statistical data can be used to establish goals and measure progress (“benchmarking”) of the East
Coffeyville Redevelopment Plan. Metrics can be used to compare the East Coffeyville
Redevelopment Area’s performance over time and to determine whether goals are being met.
Statistical indicators for measuring performance can take many formats, including: 1)
employment; 2) investment; 3) housing; 4) retail, office and industrial space; 5) lodging; 6)
restaurants and 7) transportation and safety.
From a market perspective the goal of the East Coffeyville Redevelopment Plan is to enhance
economic development and the feasible development of vacant lands, promote compatible
mixed-use development and improve public safety. Principal objectives in meeting this goal
include increasing business activity and retail sales; promoting private sector investment and job
growth; business retention and expansion; and creating public space. Therefore, pertinent
69
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statistical indicators to measure the future performance of the East Coffeyville Redevelopment
Area include:
Employment Indicators
 Total employment and growth
 Employment by sector
Investment Indicators
 Private and public sector investment dollars
 Total square footage of newly constructed buildings
 Total construction costs of newly constructed and renovated buildings
 Projects in the pipeline
 Increase in property tax base
Housing Indicators
 Number of newly constructed apartment units
 Apartment vacancy rate
 Average apartment rental rate
Commercial and Industrial Space Indicators
 Average vacancy rate
 Average rental rate
 Net space absorption
 Tenant movement into and out of redevelopment area
 Growth in annual retail sales and number of retail establishments
Lodging Indicators
 Number of newly constructed hotel rooms
 Average occupancy and daily rates
 Transient lodging revenues

Restaurant Indicators
 Annual restaurant sales and growth rate
 Restaurant composition by sector (i.e., casual, fine dining, café, bar, etc.)
 Restaurant composition by style of restaurant
 Total seating capacity
Transportation and Safety Indicators
 Total number of parking spaces
 Vehicular traffic counts at key intersections
 Acres of open space developed
 Relocation of existing apartment communities
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ADDENDA
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EXHIBIT A
Canyon Research Southwest, Inc., Client Roster

Canyon Research Southwest, Inc. – DRAFT REPORT

72

CLIENT ROSTER
During its period of operation, Canyon Research Southwest, Inc. has provided real estate
consulting services for a number of leading organizations including:
Arizona Attorney General’s Office
Arizona State Land Department
Aspen Group
Bain & Company, Inc. (Boston, Massachusetts)
Bashas' Markets, Inc.
Belz-Burrow (Jonesboro, Arkansas)
Biskind, Hunt & Taylor
Brook Group
Browning-Ferris Industries
Burch & Cracchiolo PA
CB Commercial
CEI Realty Company (San Francisco, California)
Cavan Real Estate Investments
Church of Jesus Christ of Latter Day Saints
Circle G Development
City of Belton, Missouri
City of Fenton, Missouri
City of Glendale Economic Development Department
City of Grain Valley, Missouri
City of Independence, Missouri
City of Lee’s Summit, Missouri
City of Manhattan, Kansas
City of Mesa Economic Development Department
City of Mesa Real Estate Services
City of Norman, Oklahoma
City of Osage Beach, Missouri
City of Phoenix Economic Development Department
City of Phoenix Real Estate Department
City of Tucson Community Services Department
City of Warsaw, Missouri
City of Webster Groves, Missouri
Danny’s Family Car Wash
Diamond Ventures
D.J. Christie, Inc. (Overland Park, Kansas)
DMB Associates, Inc.
DMB Sports Clubs (Phoenix, Arizona)
DMJM Arizona, Inc.
Dushoff & McCall
Gammage & Burnham
W.M. Grace Development
Greystone Group (Newport Beach, California)
Greenberg & Associates, Inc. (Tucson, Arizona)
Holiday Hospitality Corporation (Atlanta, Georgia)
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Kaiser Permanente (Oakland, California)
Landmark Organization, Inc. (Austin, Texas)
Lee’s Summit Economic Development Council (Lee’s Summit Missouri)
Lerner Companies (Omaha, NE)
Lewis and Roca
Lincoln Property Company
LoftWorks (St. Louis, Missouri)
Lowe’s Home Centers, Inc. (North Wilkesboro, NC)
Maclay Properties Company (Dallas, Texas)
Marriott International, Inc. (Washington, D.C.)
McGowan Brothers Development (St. Louis, Missouri)
McGowan/Walsh (St. Louis, Missouri)
Metropolitan Housing Corporation (Tucson, Arizona)
Miller, Klutznick, Davis, Gray (Denver, Colorado)
Navajo Nation Division of Economic Development
Northern Equities Company
Northern Trust Bank
Opus West Corporation
Pederson Group, Inc.
Phelps Dodge Corporation
Piper Jaffray (Kansas City and St. Louis, Missouri)
Pyramid Companies (St. Louis, Missouri)
Pivotal Group
Pizza Hut (Denver, Colorado)
Pulte Home Corporation
Pulte Home of Greater Kansas City
Ralph J. Brekan & Company
Rancho Sahuarita Development (Tucson, Arizona)
RED Development (Kansas City, Missouri and Phoenix, Arizona)
R.H. Johnson Company (Kansas City, Missouri)
River Run Development (Boise, Idaho)
Royal Properties (Champaign, Illinois
Ryanco, Inc. (Aspen, Colorado)
Steiner + Associates (Columbus, Ohio)
SWD Holdings, Inc. (San Francisco, California)
Tetra Tech, Inc. (Tucson, Arizona)
The Innova Group Tucson
The University of Arizona Department of Economic Development
The University of Arizona Medical Center
Union Homes (Salt Lake City, Utah)
Unified Government of Wyandotte County and Kansas City, Kansas
Wal-Mart, Inc. (Bentonville, Arkansas)
Wells Fargo Bank Corporate Properties Group
Wolfswinkel Group
Yavapai-Apache Nation (Camp Verde, Arizona)
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EXHIBIT B
Resume of Eric S. Lander, Principal
Canyon Research Southwest, Inc.
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ERIC S. LANDER
EDUCATION
In May, 1981, Mr. Lander received a B.S. in Marketing from the Arizona State University
College of Business Administration. He attended Arizona State University from September
1977 to May 1981, and received honors status for his superior cumulative grade point average.
During this time, he was an active member of the Marketing Club and National AMA as well as
a participant in several research projects involving both local and national firms. In May, 1992,
Mr. Lander received a Masters in Real Estate Development and Investment from New York
University, graduating with honors.

BUSINESS EXPERIENCE
Canyon Research Southwest, Inc.
President (October 1984 to Present)
Established Canyon Research Southwest, Inc. as a multi-disciplined real estate consulting firm
designed to provide comprehensive research and analysis to the development, financial,
investment, and municipal communities. Responsibilities include direct marketing, project
management, staffing, and client relations. The firm has performed in excess of 400 major
consulting assignments with over 75 local and national clients. Fields of expertise include market
and feasibility analysis of large-scale master planned communities, freeway oriented mixed-use
projects, retail centers, office complexes, business parks, and hotels. Additional services include
fiscal impact studies, property valuation, and development plan analysis.
Mountain West Research
Associate (December 1988 to January 1990)
Senior Consultant (October 1983 to October 1984)
Mr. Lander assisted in managing the Commercial Real Estate Services Division of Mountain
West, Arizona's largest real estate and economic development consulting firm. Responsibilities
included direct marketing, personnel management, client relations, and consulting on large-scale
commercial, office, industrial, and hotel projects. Also contributed to several real estate
publications and assisted in the management and marketing of the firm's commercial, office, and
industrial (COI) data base.
Iliff, Thorn & Company
Marketing Assistant (January 1982 to December 1983)
Joined Iliff, Thorn & Company during its infancy and became solely responsible for providing inhouse marketing support services to its commercial real estate brokers. These services included
demographic research, office/industrial/retail market studies, raw land sales packages, site
selection analysis, client relations, and property research. Major accomplishments included
establishing and implementing office and industrial absorption studies, devised central office
market and available raw land files, and organized the development of an industrial/retail map.
Also, during this time, Mr. Lander obtained a real estate sales license and became involved in
commercial brokerage activities.
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ERIC S. LANDER
Page 2
RANGE OF EXPERIENCE
In 1987, Mr. Lander, in cooperation with the Drachman Institute of Regional Land Planning, published a
working paper titled "Land Development as Value Added in the Development Process and Appropriate
Criteria to Rank Sites for Selection of Master Planned Satellite Communities." Since the publication of
this working paper, Mr. Lander has conducted numerous market feasibility studies on existing and
proposed, large-scale, master planned communities in the Southwestern United States, totaling over
80,000 acres. The working paper was also evaluated and utilized by such prestigious universities as
Harvard, M.I.T. and the University of North Carolina as part of their Masters program in Real Estate, City
and Regional Planning, and Business.

Mr. Lander is an instructor with the Commercial Real Estate Institute, teaching classes in Market
Analysis, Commercial Property Valuation and Land Valuation.
Developed a model designed to evaluate and rank the development potential of freeway
interchanges. The methodology for ranking freeway properties is based on a list of 25 criteria
which provide a framework to efficiently compare the strengths and weaknesses of various freeway
sites. Seven (7) criteria have been established which apply to metropolitan area economic base and
real estate market, five (5) criteria evaluate the region influenced by the presence of the freeway in
question, and thirteen (13) interchange and site-specific criteria are aimed at determining future real
estate development opportunities. This model has been utilized in evaluating freeway-oriented,
mixed-use projects anchored by regional malls, business parks, office complexes, and hotels.
Mr. Lander has provided consulting services on downtown redevelopment and historic preservation
efforts. Recent examples include a heritage tourism study for the Erie Canal terminus in Buffalo,
New York; evaluation of potential office, retail, hotel and arena development in the downtown areas
of Glendale and Mesa, Arizona; retail market evaluation and redevelopment plan for downtown
Warsaw, Missouri; a downtown master plan for downtown Lee’s Summit, Missouri; and a
redevelopment plan for the 24 Highway Corridor in Independence, Missouri.
Mr. Lander has conducted TIF and TDD Revenue Projections for a variety of large-scale retail
projects in Missouri and Kansas. Tax Increment Financing and Transportation Development
Districts are government-backed funding mechanisms designed to finance project-specific public
infrastructure improvement. Funded is provided via the issue and sale of bonds. In the case of Tax
Increment Financing the bonds are repaid with incremental increases in property tax and sales tax
revenue generated by the designated redevelopment area. Transportation Development Districts
involve the levy of an additional sales tax on businesses operating within the redevelopment area.
Mr. Lander has conducted STAR Bond Feasibility and Market Studies on several proposed
developments in Kansas, including the Kansas City Tourism District, Legends at Village West,
Kansas City Research & Medical Campus, and Rosedale Station Shopping Center. The Market
Study evaluates the market positioning, market demand, short-term development potential, and
economic impact for the proposed Redevelopment District. Meanwhile, the Feasibility Study
provides a STAR Bond revenue vs. costs comparison to determine the ability of the Redevelopment
District to cover debt service for the projected STAR Bond obligations throughout the bond
maturity period.
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