
EDGERTON PLANNING COMMISSION  
REGULAR SESSION AGENDA  

Edgerton City Hall 
September 8, 2020 

7:00 P.M. 

Executive Order 20-52 issued by Governor Kelly requires any person in Kansas to cover their 
mouth and nose with a mask or other face covering when they are in inside any public space 
such as City Hall. Executive Order 20-52 includes a number of exemptions, including children 5 
and younger and those with medical conditions that prevent mask use. The entire executive 
order may be found here: https://governor.kansas.gov/executive-order-no-20-52/ 

 
1. Call Meeting to Order  

 
2. Pledge of Allegiance 
 
3. Roll Call  
 
4. CONSENT AGENDA 
 (Consent Agenda items will be acted upon by one motion unless a Planning 

Commissioner requests an item be removed for discussion and separate action.) 
 

A. MINUTES  
Consideration of the Planning Commission meeting minutes for August 11, 2020. 

 
5. NEW BUSINESS 
 

A. PUBLIC HEARING – REZONING FOR 33364 W. 191ST STREET – 
APPLICATION ZA2020-01 
Hold a public hearing in consideration of Application ZA2020-01 for rezoning the 
parcels located at 33364 W. 191st Street. 
 
Applicant: Johnson County Fire District #1 
Agent: Deputy Chief Dennis Meyers 
 

6. Future Meetings  
 

• Regular Session – October 13, 2020 at 7:00 PM 
 
7. Adjourn 

https://governor.kansas.gov/executive-order-no-20-52/


EDGERTON CITY HALL 
PLANNING COMMISSION MEETING 

REGULAR SESSION 
August 11, 2020 

 
The Edgerton Planning Commission met in regular session with Commissioner Jeremy Little calling the 
meeting to order at 7:01 PM. 

All present participated in the Pledge of Allegiance.  

The Roll Call was answered, indicating those present were Commissioner Jeremy Little, Commissioner 
Deb Lebakken, and Commissioner Charlie Crooks. Commissioner Tim Berger and Chair John Daley were 
absent from the meeting. Also present were Development Services Director Katy Crow and Planning 
and Zoning Coordinator/City Clerk Chris Clinton. 

The Planning and Zoning Coordinator/City Clerk announced a quorum was present. 

CONSENT AGENDA 

MINUTES 
 

The approval of the minutes from the Regular Session held on July 14, 2020 were considered. 
 
Commissioner Crooks motioned to approve the consent agenda. Commissioner Lebakken seconded the 
motion. The consent agenda was approved, 3-0. 
 
NEW BUSINESS 
 
PUBLIC HEARING – PRELIMINARY PLAT FOR 321 E. MARTIN ST – APPLICATION PP2020-
02 
 
Commissioner Little introduced the project. Ms. Katy Crow, Development Services Director, stated this 
application is to replat Lots one (1) through five (5) in Block eleven (11) in the City and is located at 
321 E. Martin Street. She explained a plat is for the division of land and not vertical construction. The 
Unified Development Code (UDC) calls for a public hearing at the Preliminary Plat stage of 
development. Ms. Crow explained the original plat was filed in 1870 and the existing lots are too 
narrow to build a single-family home on per the current UDC. Ms. Crow explained the applicant wishes 
to construct a new single-family dwelling on the proposed single lot. Ms. Crow explained the utility 
service providers and stated the parcels are located in the Bull Creek watershed. She said the found 
monuments supporting the set monuments need to be shown and there are no proposed restrictive 
covenants provided.  
 
Commissioner Crooks motioned to open the public hearing. The motion was seconded by Commissioner 
Lebakken. The public hearing was opened, 3-0.  
 
Mr. Lee Hermreck, agent with McClure Engineering, spoke before the Commission. He inquired about 
the comment regarding the monuments. Ms. Crow answered that the referenced comment was made 
by the City Engineer. City Staff will provide the contact information for the City Engineer so the 
comment can appropriately be addressed. Commissioner Little stated the request is to combine the 
small lots into a larger lot. Ms. Crow stated that is correct and in recent discussions related to updating 
the code, the Planning Commission has discussed what the best lot width would be. She explained if 
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only three (3) of the lots where platted together, there would still be two (2) nonconforming lots next 
to the applicant’s property. Platting all the lots into one at makes the most sense in this case. 
 
There were no further public comments made at this time. Commissioner Little closed the public 
hearing. 
 
Commissioner Crooks motioned to approve Preliminary Plat Application PP2020-02 with the stipulations 
that the supporting monuments me provided and the Preliminary Plat will be approved for a one-year 
period and shall be extended for an additional year upon the approval of a final plat for the same 
parcel of land or any part thereof. If a final plat is not approved for a portion or all of the land covered 
under the Preliminary Plat within one year, the Preliminary Plat shall be ruled null and void. The 
Planning Commission upon submittal and approval of a written request may grant a one-year extension 
on the approval of the Preliminary Plat. Commissioner Lebakken seconded the motion. Preliminary Plat 
PP2020-02 was approved, 3-0. 
 
FINAL PLAT FOR 321 E. MARTIN ST – APPLICATION FP2020-02 
 
Commissioner Little announced an application for a Final Plat for the same parcels as the Preliminary 
Plat PP2020-02 which was just approved by the Planning Commission. Ms. Crow stated that the Final 
Plat has some different requirements than the Preliminary Plat when filing with Johnson County and the 
City of Edgerton. She said the new lot would have frontage along the south side of E. Martin Street 
right-of-way and the west side of E. Fourth Street. The Final Plat request is being in preparation of 
construction of a new single-family dwelling. Ms. Crow explained the Final Plat join four (4) existing 
parcels into 1. The existing lot sizes are too narrow to construct a house on and the applicant wishes to 
bring the parcels into compliance of the UDC. The new lot will be 125 feet wide by 130 feet deep. 
 
Ms. Crow stated that per the City Engineer, the provided Final Plat does not appear to meet the State’s 
minimums for a boundary survey as there are no found monument supporting the set monuments. The 
methodology needs to be shown and that can be addressed with the City Engineer. These are used to 
indicate how the boundary lines were established. She added the signature line for the City Clerk is 
missing and the certificate of the Register of Deeds will be added upon filing the plat with Johnson 
County Records and Tax Administration. 
 
Commissioner Crooks motioned to approve Final Plat Application FP2020-02 with the following 
stipulations: 

 
1. The commencement of any improvements shall not occur prior to the approval and 

endorsement of the Final Plat and the submittal to and approval of construction plans for all 
streets, sidewalks, storm water sewers, sanitary sewers, and water mains contained within the 
Final Plat by the Governing Body. The property owners and/or developer shall work with City 
Staff to determine the best possible placement for a storm water easement and shall dedicate 
said storm water easement on the Final Plat. 

2. The applicant shall meet all requirements for Recording a Final Plat as defined in Section 13.5 of 
the Edgerton UDC, including payment of excise tax.  

3. The applicant shall meet all requirements of Financial Assurances as defined in Section 13.7 of 
the Edgerton UDC. 

4. All City Engineer Comments related to the Stormwater Management Plan must be addressed. 
5. All Final Plat requirements of the City stated before shall be met or addressed prior to recording 
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of the Plat. 
6. If the Final Plat is not recorded with the Johnson County Register of Deeds within one year after 

acceptance by the Governing Body, the plat will expire. Planning Commission re-approval and 
Governing Body re-acceptance is required for expired Final Plats.  

 
Commission Lebakken seconded the motion. Final Plat FP2020-02 was approved, 3-0. Ms. Crow stated 
the Final Plat will be presented to the Governing Body on August 27, 2020. 
 
FUTURE MEETING 
 
The next Planning Commission meeting is scheduled for September 8, 2020 at 7:00 PM. Ms. Crow 
explained there is an application for rezoning that will be presented to the Planning Commission. 
 
ADJOURNMENT 
 
Motion by Commissioner Crooks to adjourn the meeting, Commissioner Lebakken seconded.  Motion 
was approved, 3-0. The meeting was adjourned at 7:22 PM. 
 
Submitted by Chris Clinton, Planning and Zoning Coordinator/City Clerk 



 

 
 

STAFF REPORT 
 
September 8, 2020 
 
To: Edgerton Planning Commission 
Fr:  Katy Crow, Development Services Director 
Re: Application ZA-2020-01 Rezoning for two (2) parcels of land generally located at 

33364 W. 191st Street, Edgerton, Kansas (north of 191st street and east of four Corners 
Road) 

  
APPLICATION INFORMATION 
 
Applicant: Dennis Meyers, Agent  
 Fire District #1 Johnson County 
 490 New Century Parkway 
 New Century, KS  66031 
 
Property Owner: Fire District #1 Johnson County 
 490 New Century Parkway 
 New Century, KS  66031 
 
Requested Action:  Rezoning from Johnson County RUR (Rural) to City of 

Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description: The northeast quarter of Section 4, Township 15, 

Range 22; see attached exhibits for complete 
description. 

 
Site Address/Location: 33364 W. 191st Generally located south and west of 

the intersection of Waverly Road and 191st Street. 
 
Existing Zoning and Land Uses: Johnson County RUR (Rural) 
 
Existing Improvements: None 
 
Site Size: Approximately 11.2 acres.  
 
 
REASON FOR REZONING REQUEST: 
This property was annexed into the City of Edgerton on March 27, 2014. This rezoning is 
being requested for a future fire station with truck bays, a bunk house for the fire crew, 
administrative offices and meeting rooms. This fire station will serve logistics park 
development along with any residences or commercial developments in the response area. 
The Burlington Northern Santa Fe Railway (BNSF) intermodal facility is located adjacent to the 
subject site. Phase I of Logistics Park Kansas City (LPKC), is a 1,700-acre master-planned 
distribution and warehouse development anchored by the BNSF Railway intermodal facility, 
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which opened in late 2013. The location of a fire station adjacent to LPKC is to provide service 
delivery in that area of Edgerton along with south east Johnson County. 
  
The subject property is surrounded by BNSF operations to the north and east, a developed L-P 
zoned parcel to the south which contains IP 21 (UPS), and Johnson County RUR also to the 
south and west. The parcel requesting rezoning is located between the existing 191st Street 
and the old vacated 191st Street. The parcel has frontage along 191st Street. The subject 
property is outlined in red and shown in Figures 1 and 2 below.  
 

 
Figure 1 

 

 
Figure 2 
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PROJECT DESCRIPTION 
The rezoning request is to support a project which will build a fire station facility with ancillary 
administrative office uses. 
 
INFRASTRUCTURE AND SERVICES 

1. Access to the property would be from 191st Street.  
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 County 

Sheriff’s Office 
f. Fire protection is provided by Johnson County Fire District #1 

3. Property is located within the Bull Creek watershed. 
 
PROPERTY ZONING HISTORY 
The subject property was annexed into the City of Edgerton on March 27, 2014. Prior to that, 
the property was in unincorporated Johnson County and as of this application it remains zoned 
Johnson County RUR. 
 
STAFF ANALYSIS 
The applicant has requested rezoning to L-P, Logistics Park. The City’s Unified Development 
Code (UDC) states the purpose of the L-P District is to create a limited multimodal industrial 
zone that provides for modern type industrial uses or industrial park to support activities 
related to trade, rail and other transport services. Limitations are placed on the uses in the 
district to significantly restrict the outside activities and outside storage of materials, noise, 
vibration, etc. Any activities conducted outside should be screened and buffered, and external 
effects such as excessive noise or odor should not extend beyond the property lines.  
 
Permitted uses within the L-P District include warehousing/distribution centers; motor freight 
transportation terminals; manufacturing, processing, fabrication or assembly of commodity – 
limited; and other permitted uses. A fire station would be an appropriate use as it is a support 
function for the tenants at LPKC, nearby commercial developments and residential housing. 
 
Staff has reviewed this rezoning application with respect to the Edgerton Unified Development 
Code, the laws of Kansas, and the “Golden Criteria” as established by the Supreme Court of 
Kansas in 1978.  The following is staff’s review. 
 

1. Need for the Proposed Change - The applicant has requested L-P Zoning District 
designation to support construction of the project. Given the property’s proximity to 
LPKC, the BNSF Railway intermodal facility and I-35, L-P Zoning District zoning is the 
most compatible designation for this use. 

2. Magnitude of the Change - The existing RUR zoning is considered a holding 
designation. The Future Land Use Map contained in the Comprehensive Plan has the 
property designated as appropriate and acceptable for Business Park/Industrial uses.  
The proposed rezoning is compatible with the spirit and intent of future development 
outlined by the Comprehensive Plan and depicted by the Future Land Use Map. Due to 
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the property’s proximity to LPKC, the BNSF Railway intermodal facility and interstate 
highway, the magnitude of the change is not considered extreme or rare when 
property is being developed for its designated and planned end use, in this case a fire 
station facility.  

3. Whether or not the change will bring harm to established property rights - 
The subject property is adjacent to parcels containing L-P and Johnson County RUR 
zoning designations. If rezoned L-P as requested, a separate Site Plan review and 
approval will be required before building permits can be issued. Part of a Site Plan 
review will include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining uses and any proposed industrial use. This Site 
Plan review will help mitigate impacts that might occur to adjacent properties. 

4. Effective use of Land – The L-P zoning designation at this location provides for a 
permitted use which is an effective and efficient use of the property due to its 
proximity to the BNSF Railway intermodal facility, LPKC and the interstate where new 
commercial development is occurring at the Homestead interchange. A fire station will 
provide a necessary public service to the surrounding community.   

5. The extent to which there is a need in the community for the uses allowed in 
the proposed zoning - Construction of a fire station in this area allows for increased 
service delivery to the warehouses at LPKC, commercial development along the 
Homestead Lane interchange corridor, Big Bull Creek Park and nearby residences. 

6. The character of the neighborhood, including but not limited to zoning, 
existing and approved land use, platting, density (residential), natural 
features, and open space – Continued development of the area will continue to 
include intermodal related uses and functions which support them. With the extensive, 
recently completed road improvements and the interchange at I-35 and Homestead 
Lane, the character of the area has changed from rural to industrial. The parcel to the 
north contains the BNSF intermodal facility and the parcel to the south contains Inland 
Port 21 where UPS is located. An undeveloped parcel also to the south contains an 
RUR designation. However, all development occurring in the immediate area has 
occurred on parcels containing an L-P zoning designation. 

7. Compatibility of the proposed zoning and uses permitted therein with the 
zoning and uses of nearby properties - The proposed zoning is compatible with 
the existing development to the north, south and east. The undeveloped parcels to the 
south and west contain a RUR zoning designation. As is noted in the Future Land Use 
Map for this area, this area is designated as appropriate and acceptable for Business 
Park/Industrial uses. The City’s Unified Development Code (UDC) states that the 
purpose of the L-P District is to create a limited multimodal industrial zone which 
provides for modern types of industrial uses or an industrial park. Limitations are 
placed on uses in the district to significantly restrict outside activities and the outside 
storage of materials, noise, vibration, etc. The site plan review process can mitigate 
impacts to adjacent properties with the proper attention to buffering and setbacks, 
stormwater management, and transition of uses. 

8. Suitability of the uses to which the property has been restricted under its 
existing zoning - The existing Johnson County RUR zoning of the applicant property 
is not suitable for the proposed fire station facility use sought by the applicant. The 
Johnson County RUR zoning is primarily for single family rural residential. This type of 
use on a property annexed by the City, but zoned for agriculture, would not be 
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compatible or appropriate. Therefore, a rezoning to the L-P district is the most 
appropriate designation for the proposed use.  

9. Length of time the subject property has remained vacant under the current 
zoning designation - Based upon available aerial photography, the property was 
vacant land with a possible agricultural use in unincorporated Johnson County, prior to 
its annexation into the City of Edgerton in 2014. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property – A fire station facility is a public service entity which provides a much-
needed emergency response function to the community. The proposed zoning is 
compatible with the uses occurring on the surrounding properties. The City’s Unified 
Development Code (UDC) states the purpose of the L-P District is to create a limited 
multimodal industrial zone that provides for modern types of industrial uses or an 
industrial park. Limitations are placed on uses in the district to significantly restrict 
outside activities and the outside storage of materials, noise, vibration, etc. The site 
plan review process can mitigate impacts to adjacent properties with the proper 
attention to buffering and setbacks, stormwater management, and transition of uses. 

11. Consideration of rezoning applications requesting Planned Development 
Districts (PUD) for multifamily and non-residential uses should include 
architectural style, building materials, height, structural mass, siting, and lot 
coverage - This is not a request for a PUD.  

12. The availability and adequacy of required utilities and services to serve the 
uses allowed in the proposed zoning. These utilities and services include, 
but are not limited to, sanitary and storm sewers, water, electrical and gas 
service, police and fire protection, schools, parks and recreation facilities 
and services, and other similar public facilities and services - The subject 
property is located on 191st Street. 191st Street is a heavyweight corridor roadway 
which has the capacity to support development of the property. Utilities will be 
provided by the developer or the City in conjunction with development.  

13. The extent to which the uses allowed in the proposed zoning would adversely 
affect the capacity or safety of that portion of the road network influenced by 
the uses, or present parking problems in the vicinity of the property – 191st 
Street is designated as a heavyweight corridor roadway and it is improved to a standard 
which can accommodate industrial development traffic in the area including large fire 
apparatus and emergency equipment. There are no known functional or safety issues 
occurring with the surrounding transportation network.  

14. The environmental impacts that the uses allowed in the proposed zoning 
would create (if any) including, but not limited to, excessive storm water 
runoff, water pollution, air pollution, noise pollution, excessive nighttime 
lighting or other environmental harm - The City will follow National Pollutant 
Discharge Elimination System (NPDES) guidelines and stormwater management 
requirements which require any application to address runoff and water pollution 
mitigation measures as part of the development of the property.  Mitigation of 
pollution in the form of air, noise, light, etc., will be addressed as part of the Site Plan 
review process.   

15. The economic impact on the community from the uses allowed in the 
proposed zoning – A fire station provides a much-needed public service to the 
community and will benefit the residents and community in a positive way. Emergency 
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response times will be diminished with a fire station in the area and this in turn 
positively impacts the community. 

16. The relative gain (if any) to the public health, safety, and welfare from a 
denial of the rezoning application as compared to the hardship imposed 
upon the rezoning applicant from such denial -  There would be little relative 
gain, if any, to the public health, safety, and welfare from the denial of this zoning 
application. However, the City would be adversely impacted due to the loss of a 
valuable community service related to emergency and fire response activities.  

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, 
ordinances, policies, and applicable City Code of the City of Edgerton - The 
Comprehensive Plan for the City of Edgerton has the area which the property is in 
designated as appropriate for zoning and uses associated with business park and 
industrial zoning. City staff believes that the requested rezoning is compatible with the 
spirit and intent of future development outlined in the Comprehensive Plan and Future 
Land Use Map.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
City staff recommends approval of the proposed rezoning of the subject property from 
Johnson County RUR, to City of Edgerton Logistics Park District (L-P) with the following 
stipulations: 
 

1. All infrastructure requirements of the City shall be met;  
2. All platting requirements of the City shall be met; 
3. All Site Plan application requirements of the City shall be met; 
4. Prior to issuance of building permits, the property shall be developed in accordance with 

a Site Plan reviewed and approved by the City. 
 

Attachments:  
- Application for Rezoning ZA2020-01 
- Johnson County AIMS Map of Property 
- City of Edgerton Future Land Use Map  
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