
 
STAFF REPORT

April 10, 2018

To: Edgerton Planning Commission
Fr: Katy Crow, Development Services Director
Re: Application FS2018-04, Final Site Plan for Project Mustang for Logistics Park Kansas 

City South First Plat (Project Mustang) located in the northeast corner of the 
intersection at 207th Street & Waverly Road.

APPLICATION INFORMATION

Applicant/Property Owner: NPD Management LLC Represented by NorthPoint 
Development LLC
4825 NW 41st Street, Suite 500
Riverside, MO  64150

Requested Action: Final Site Plan for Logistics Park Kansas City 
South First Plat (Project Mustang).

Legal Description: SE & SW Quarter of Section 10, Township 15S 
and Range 22E together with Lots 1 through 4, 
inclusive, Rockwall Estates in the City of 
Edgerton, Johnson County, Kansas.

Site Address/Location: Approximately 201 acres located along the north 
side of 207th Street and along the east side of 
Homestead Lane.

Existing Land Use: Vacant and rural single-family residential homes

Existing Zoning: Zoned L-P (Logistics Park District)

Existing Improvements: None

Site Size: Lot 1 - 191.264 acres 
Tract A – 3.583 acres 
Tract B – 6.024 acres 
Total acres 200.871

PROJECT DESCRIPTION

The submitted Final Site Plan depicts two (2) warehouse buildings on a single lot with associated 
parking and stormwater detention facilities. The proposed building sizes are as follows; Building 
1 – 1,005,000 SQFT and Building 2 – 1,010,000 SQFT for a total of 2,015,000 SQFT. The plan 
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identifies tracts A & B and are to be utilized as part of the stormwater system. The conceptual 
building floor plans include conceptual building elevations.  Construction of a third building will 
be handled through a future site plan process.

The Final Site Plan sheets include general information about the development including items 
such as overall layout, access (including sight distance considerations), circulation and possibly 
a screening concept where the property is adjacent to rural, residential uses.  The information 
and details submitted as part of this Final Site Plan shall create an enforceable obligation to 
building and development in accordance with all specifications and notations contained in the 
site plan instruments.   

SSubject Property

INFRASTRUCTURE AND SERVICES:
1. Access to the property and development will be from Homestead Lane, 207th Street 

and Waverly Road. Preliminary Plat proposes full access to the property from 
Homestead Lane, 207th Street and Waverly Road.

2. Utilities and service providers.
a. Water - Johnson County Water District #7
b. Sanitary Sewer - City of Edgerton
c. Electrical Service - Kansas City Power & Light
d. Gas Service – Kansas Gas Service
e. Police service is provided by the City of Edgerton through the Johnson 
f. County Sheriff’s Office.
g. Fire protection is provided by Johnson County Fire District #1.

2. Located within the Bull Creek watershed.
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STAFF ANALYSIS
Staff has reviewed the Final Site Plan submittal for compliance with Article 10, Site Plans and 
Design Standards. It has also been reviewed for compliance with Article 5.2, Logistics Park
District and Article 12, Sign Regulations. The combined details of that review are listed below.

Article 10
Article 10.1.D – Site Plan Requirements

1. Landscape plan and table (Sheets L01 thru L04)
a) A landscape plan drawn to scale, showing the site, building location, planting and 

seeding schedules, refuse and outdoor storage screening and boundary screening. 
All landscape features shall be shown in relation to sidewalks, paths, lawns, parking 
areas and drives. A trash container and required screening has not been shown.
SSee Landscape Standards.

2. Site map (Sheets C02 thru C18)
a) A site map with the following features.

i. Topography at reasonable intervals. Indicate the proposed slope of fill areas on 
the north and northwest areas of the site. The proposed plan shows fill located 
in the floodplain. City and State permits are required. Submit copies of the 
approved permits to the City. Applicant acknow ledges and w ill provide 
required documentation.

ii. Exterior lot lines with any survey pins. All proposed lots and/or tracts will need 
appropriate easements. Additional easement dedication along Homestead Lane 
may be needed depending upon proposed public improvements. Show and 
label all proposed easements. Update Final Site P lan. Applicant 
acknow ledges and w ill provide easements as required.

iii. Exterior lighting specifications. Final Site P lan lighting plan indicates 
several places where the parking lot foot candle is above 2.5. 
Applicant acknow ledges and w ill make corrections when submitting 
for a building permit.

iv. Site entrance and connections to streets. During review of the preliminary 
development/site plan, Planning Commission and staff noted concerns 
regarding location of access points for passenger vehicles vs. trucks; proposed 
configuration of the truck entrance along 207th Street, particularly the width; 
and line of sight and impact of neighboring residences along 207th Street for 
that truck traffic. Applicant provided memorandum from their engineer 
along w ith supporting documentation regarding the location of the 
truck entrance along 207th Street. Applicant provided line of sight 
diagram illustrating the proposed truck entrance along 207th Street 
and its interaction w ith the residences along 207th Street. Finally, 
applicant submitted deviation request w ith support documentation 
for unique circumstances substantiating the deviation request for 
larger w idth along 207th Street. Upon review  of all documentation by 
City Engineer and staff, Final Site complies for location of the truck 
entrance along 207th Street. Additionally, staff recommends approval 
of the deviation for proposed w idth of truck entrance along 207th

Street.
v. Connection point for utilities. Public improvement plans for the proposed 

sanitary sewer line are required. The plans should be submitted to the City for 
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review and once all comments have been addressed they City will submit them 
to KDHE for approval. AApplicant acknow ledges and w ill provide 
documentation. 

b) A sketch of the entry sign, and all other free-standing, façade, and building signs to 
be used on the premises. Site signage or its location is not currently shown 
on the sheets. A separate site signage application depicting all signage
and its location must be submitted later by the applicant. Approval for all 
signage must be obtained prior to installation. Applicant Acknow ledges. 

Article 5
Section 5.2 Logistics Park (L-P) District regulations
DISTRICT REGULATIONS:
1. All operations other than limited storage of motorized machinery and equipment, 

materials, products or equipment, shall be conducted within a fully enclosed building. The 
L-P District regulations require that all activities shall be conducted within a totally 
enclosed building. Any outside activities or outside storage of materials within the L-P
District should be screened and buffered, and external effects such as excessive noise or 
odor should not extend beyond the property lines. Applicant acknow ledges.

DESIGN GUIDELINES:
1. Buildings should be oriented so that the front or side of the building faces the public street 

frontage of the property. The City may consider an exception to orient a rear elevation 
towards a public street for unique situations due to the configuration of the lot. Current 
orientation of building 1 will place dock areas and doors facing 207th Street right-of-way. If 
the Planning Commission allows this orientation, then Lot 1 will have docking doors facing 
a public street (207th Street). OOrientation of building(s) which contain dock doors 
facing right of way w ill be mitigated using berms and or landscaping, similar to 
previously approved applications adjacent to residential uses. See Landscape 
Standards.

2. The City may require that loading and service areas are screened from public view with 
landscaping, berming, facade walls, or fencing. OOrientation of building(s) which 
contain dock doors facing right of way w ill be mitigated using berms and or 
landscaping, similar to previously approved applications adjacent to residential 
uses. See Landscape Standards.

ARCHITECTURAL DESIGN STANDARDS:
1. Façade Guidelines

a. Horizontal Articulation. Walls facing a public right-of-way or a residentially zoned 
property shall not extend for a distance greater than four (4) times the wall's 
height without having an off-set of ten percent (10%) of the wall's height 
(maximum of five (5) feet); the new plane shall extend for a distance equal to a 
minimum of twenty percent (20%) of the maximum length of the first plane.  The 
City may allow exceptions to this requirement upon review and approval of a 
typical facade elevation. Walls not facing a public right-of-way or a residentially 
zoned property and loading dock doors are exempt from the horizontal articulation
requirement. The proposed building does not meet the horizontal articulation 
requirement due to the length of the middle section of this wall. Because this wall 
has dock doors, horizontal articulation would be impossible to achieve. The 
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applicant has used color blocking to help create visual articulation. The applicant 
has provided right-of-way landscape buffering at this location for that portion 
adjacent to public right-of-ways. SStaff recommends approval of a deviation 
from this requirement as the landscape buffer (includes berm and 
additional landscaping) submitted mitigates these requirements. See 
Landscape Standards.

b. Vertical Articulation. Walls facing a public right-of-way or a residentially zoned 
property shall not extend for a distance greater than four (4) times the height of 
the wall without changing height by a minimum of ten percent (10%) of the wall's 
height (maximum of five (5) feet).  The City may allow exceptions to this 
requirement upon review and approval of a typical façade elevation. The 
articulation between the tops of the shortest and tallest walls exceed 
this requirement, and the overall articulation does not comply w ith the 
10%  change in height requirement. However, vertical articulation is 
similar to other approved projects and staff recommends approval.

c. Screening of Rooftop Equipment. For buildings within the L-P District, all rooftop 
mounted mechanical, air conditioning, electrical, and satellite dish equipment shall 
not be visible.  Rooftop equipment shall be screened from ground and street level 
view with parapets or other architectural design features constructed of the same 
materials used on the exterior walls. Rooftop equipment is not shown on the 
proposed building elevations.  I f rooftop equipment is visible from the 
ground and street level is planned, parapets to conceal it from the 
ground and the streets shall be required.

PARKING AND LOADING:
1. Warehouse/Distribution Center and Large Building Parking Space Exceptions. Parking shall 

be required per City standard based upon individual land use, except Warehouse or 
Distribution Center land uses, which shall require one (1) space per two thousand (2,000) 
square feet of building area. Based upon this requirement, the applicants required number 
of parking stalls is 1,008. Applicant has provided a Phased Parking Exhibit which indicates 
a total number of 1,014 spaces are to be built in phases. Final Site P lan complies.
Applicant w ill add a note to the final site plan to indicate landscaping related to 
the parking areas w ill be added w ith the parking build out.

OFF-STREET LOADING STANDARDS
1. Temporary Outdoor Storage Regulations for Cargo Containers, Operational Trailers, and 

Tractors. The L-P District requires that outdoor parking or storage spaces for cargo 
containers, operational trailers and tractors must be screened from view by either a 
masonry wall of a type and style complementary to the primary materials of the building, 
wrought iron, decorative metal, living plant material or a combination of these.  The height 
of the screening must be sufficient to block view of the equipment or vehicles from a 
public right-of-way.  Where a masonry wall is used to satisfy this requirement, foundation 
planting must be provided on the exterior face of the wall.  These spaces must be clearly 
demarcated solely for tractor and trailer storage. The L-P District regulations require that 
all activities shall be conducted within a totally enclosed building. Any outside activities or 
outside storage of materials within the L-P District should be screened and buffered, and 
external effects such as excessive noise or odor should not extend beyond the property 
lines. Applicant acknow ledges.
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LANDSCAPE STANDARDS:
1. Perimeter Landscape Buffer Requirements. Perimeter Landscape Buffer Requirements.

The perimeter landscape requirements are based upon the use of the adjacent property.
The southern property line (along 207th Street) abuts property with rural, residential uses 
including single family residential structures. Due to these adjacent uses as residential, 
applicant has provided screening on southern property line (achieved using a combination 
of berm, varied placement of type 4 perimeter buffer and modified type 4 perimeter 
buffer) to screen trucks (in trailer stalls or at the building) from view of a person just south 
of the property line. This is the same landscaping recently approved for Inland Port VI and 
VII north of Interstate 35 directly adjacent to residential uses. Applicant has submitted line 
of sight drawings to illustrate the additional perimeter screening provided along 207th

Street. LLandscape buffer submitted exceeds these requirements. Final Site P lan 
complies.

2. Screening from Residential Uses. Lot 1 of the Preliminary Development/Site Plan abuts 
residential zoning and land uses. City regulations require Type 4 Landscaping Buffer and 
the landscape plan provides that. LLandscape buffer submitted exceeds these 
requirements. Final Site P lan complies.

3. Dumpster screening. Trash enclosures or screening are not shown. Plans shall be updated 
to satisfy the dumpster screening requirements in Article 5.2 K 8. FFinal location shall be 
submitted w ith Final Site P lan to meet dumpster screening requirements in 
Article 5.2 Section 5.2. K.8. Applicant acknow ledges.

General Comments
1. Applicant shall comply with all Diesel Emission Requirements in the UDC, including 

electrical hook-ups to eliminate excessive idling. Electrical hookups have not been 
shown.

RECOMMENDATION
City staff recommends approval of FS2018-04 for the Final Site Plan, Project Mustang, 
subject to the following stipulations.

1. The above recommendations are stipulated to as a part of approval and incorporated into 
the Final Site Plan document set. 

2. All infrastructure requirements of the City shall be met.
3. All construction plans for any public infrastructure shall be prepared to City standards and 

approved by the City.
4. No signage is proposed with this application. Signage proposed later shall receive separate 

approval according to the provisions of the UDC.
5. A construction/building permit document set must be submitted and approved prior to 

commencement of any construction activities. 
6. Applicant/Owner Obligation. The site plan, a scale map of proposed buildings, structures, 

parking areas, easements, roads and other city requirements (landscaping/berm plan, 
lighting plan) used in physical development, when approved by the City Council shall create 
an enforceable obligation to build and develop in accordance with all specifications and 
notations contained in the site plan instrument. The applicant prior to the issuance of any 
development permit shall sign all site plans. A final site plan filed for record shall indicate 
that the applicant shall perform all obligations and requirements contained therein.
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ATTACHMENTS
- Final Site Plan Application No. FS2018-04
- Final Site Plan – Project Mustang
- Phased Parking Exhibit
- Memo on Truck Movements/Access
- Line of sight drawings for proposed truck entrance/exit
- Memo regarding Drive Approach Width
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TREES BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY
ARO Acer rubrum `October Glory` TM / October Glory Maple B&B 2.5" 7

GT Gleditsia triacanthos `Skyline` / Skyline Honey Locust B&B 2.5" 42

JH Juniperus virginiana `Hillspire` / Hillspire Juniper B&B 12` Ht. Min. 106

MX Malus x `Spring Snow` / Spring Snow Crab Apple B&B 1.5" Cal. 6

NSW Nyssa sylvatica `Wildfire` / Black Gum B&B 2.5" 47

PD Picea glauca `Densata` / Black Hills Spruce B&B 12` Ht. Min. 120

PS Pinus strobus / White Pine B&B 12` Ht. Min. 40

QR Quercus robur `Regal Prince` / Regal Prince English Oak B&B 2.5" 5

QRR Quercus rubra / Red Oak B&B 2.5" 28

PLANT SCHEDULE

(30%)

(2%)

(10%)

(26%)

(2%)

(12%)

(10%)

(1%)

(7%)

QRR Quercus rubra / Red Oak B&B 2.5" 28

SHRUBS BOTANICAL NAME / COMMON NAME CONT QTY
CAK Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 5 Gal. 166

EAC Euonymus alatus `Compactus` / Compact Burning Bush 5 Gal. 32

HPL Hydrangea paniculata `Little Lime` / Little Lime Hydrangea 5 Gal. 7

HFS Hypericum frondosum `Sunburst` / Sunburst Hypericum 5 Gal. 24

IV Itea virginica `Henry`s Garnet` / Henry`s Garnet Sweetspire 5 Gal. 13

JCG Juniperus chinensis `Gold Lace` / Gold Lace Juniper 5 Gal. 598
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3 x ROOT BALL DIA.

PRUNE OUT ANY DEAD OR BROKEN BRANCHES
AND REMOVE DEBRIS FROM SITE.

SECURE TREE TO STAKES WITH STRAPS (RE: SPECS).
STRAPS SHALL BE LOOSE ENOUGH TO ALLOW SOME
MOVEMENT OF THE TRUNK WITH THE WIND

MIN. 6' LONG STEEL STAKES SECURED
INTO UNDISTURBED SOIL.  PLACE NORTH
AND SOUTH OF TREE.

SET TREE WITH TOP OF ROOT BALL FLUSH WITH GRADE.
TRUNK FLARE MUST BE VISIBLE AT THE TOP OF ROOT
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3" MULCH PER SPECIFICATIONS.  DO NOT PLACE ON
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NOTES:
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2. TREES SHALL BE INSPECTED BY OWNERS REPRESENTATIVE PRIOR TO

INSTALLATION.
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NOTES:
1. REFER TO SPECIFICATIONS FOR TOPSOIL BACKFILL MIX.
2. CONTRACTOR TO WATER THOROUGHLY AFTER PLANTING
3. INSTALLATION TO BE IN ACCORDANCE WITH PLANTING

SPECIFICATIONS

6"

SECTION

4"
 M

IN

8" MINSIDEWALK OR
HARDSCAPE
SURFACE

TRENCH EDGE AROUND
PLANTING BEDS;
BACKFILL WITH
HARDWOOD MULCH
AS SPECIFIED

LANDSCAPING AS SPECIFIED

NOTES:
1. TRENCH ALL EDGES ADJACENT TO

SIDEWALK OR OTHER HARDSCAPE
SURFACES FOR MULCH CONTAINMENT.

HARDWOOD MULCH
AS SPECIFIED

SECTION

1"

2'-0" MIN.

SECTION

BUILDING; RE: ARCHITECTURE PLANS
6" MIN DEPTH, WASHED RIVER ROCK,
NOMINAL SIZE 1"-3"; FOUND AT "LOCATION".

TURFGRASS AS SPECIFIED

NOTES:
1. SET ALL EDGING 1" ABOVE FINISH GRADE AS SHOWN.
2. EDGING SHALL ABUT ALL CONCRETE CURBS AND WALKS

PERPENDICULAR AND FLUSH WITH TOP OF CONCRETE
3. ALL JOINTS SHALL BE SECURELY STAKED
4. CONTRACTOR SHALL CUT TOP EDGES AS NEEDED TO BE

PARALLEL WITH GRADE.

6" GEOTEXTILE FABRIC AS
SPECIFIED; WRAP
EDGES A MIN. OF 6"

6" (TYP)

8" MIN.
HARDWOOD MULCH
AS SPECIFIED

LANDSCAPING; RE:
PLAN & DETAILS

VARIES

8"

V-CUT NATURAL EDGING
WITH MULCH BACKFILL

LIMIT OF PLANT BED
AS SHOWN IN PLAN

LAWN AREA; RE:
SPECIFICATIONS

NOTES:
1. CONTRACTOR SHALL LOCATE AND MARK ALL PLANTBED

LOCATIONS PRIOR TO EXCAVATING FOR FINAL APPROVAL BY
OWNER OR LANDSCAPE ARCHITECT.

2. TRANSITION TO MULCH CONTAINMENT DETAIL AT ALL
LOCATIONS ADJACENT TO CURBS & SIDEWALKS. RE: DETAIL,
THIS SHEET.

3. CONTRACTOR TO VERIFY ALL UTILITY LOCATIONS PRIOR TO
TRENCHING OR LANDSCAPE INSTALLATION.

SHADE / EVERGREEN TREES SPACED AT 50'

RIGHT OF WAY / PROPERTY LINE

10
'

15
'

20
'

2-4 LANE STREET UNDIVIDED

4 LANE STREET DIVIDED
6 LANE STREET DIVIDED

50' O.C.

SHRUBS SPACED AT 4' O.C.

RIGHT OF WAY PLANTING REQUIREMENTS
2-4 LANE UNDIVIDED 10' BUFFER
4 LANE DIVIDED 15' BUFFER
6 LANE DIVIDED 20' BUFFER

RIGHT OF WAY BUFFER
NTS

MINIMUM PLANTING REQUIREMENTS
SHADE TREES: 2.5" CALIPER
EVERGREEN TREES: 6' TALL
SHRUBS: 24" TALL

PLANTING TIME TABLE
Fall 2018 - Spring 2019

150'

25'

SITE TRIANGLE

Free Standing

Against Wall Clustered Boxes

Free Standing 
Transformer

Typical Utility Box Screening Details
No Scale

Small Box

NOTE: UTILITY BOXES SHALL BE
CLUSTERED AS MUCH AS POSSIBLE

20
'

M
IN

PROPOSED BACK OF CURB OR BUILDING

EVERGREEN TREES SPACED AT 10'

PROPERTY LINE

EVERGREEN SHRUBS SPACED AT 4'

4' O.C.

100' O.C.

TYPE 4C BUFFER
NTS

SHADE TREES SPACED AT 100'

100' O.C.

Existing Trees
to Remain

Existing Trees
to Remain

V-CUT / CULTIVATED EDGE
NTS

MOW EDGE DETAIL
NTS

MULCH CONTAINMENT DETAIL
NTS

SHRUB PLANTING DETAIL
NTS

TREE PLANTING DETAIL
NTS

FUTURE DRIVE
& PARKING; RE:
CIVIL

FUTURE DRIVE
& PARKING; RE:
CIVIL

PHASE 1 GRADING; RE: CIVIL
FOR GRADING PLANS &
STABILIZATION SEED/SOD PLANS

PHASE 1 STORM (TYP); RE: CIVIL

FUTURE DRIVE
& PARKING; RE:
CIVIL

Building 2

Building 1
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Future parking; re:
civil
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