
EDGERTON PLANNING COMMISSION  
REGULAR SESSION AGENDA  

Edgerton City Hall 
January 12, 2021 

7:00 P.M. 
 

COVID-19 Protocol 
In compliance with the guidance issued by the State of Kansas Attorney General, the City of 
Edgerton remains subject to the Kansas Open Meetings Act (KOMA) and is taking actions as 

necessary and reasonable under the circumstances of the COVID-19 emergency declaration to 
advance the conduct of governmental affairs and ensure the transaction of government 

business is open to the public. 
 

To reduce the spread of COVID-19, Edgerton Planning Commissioners will attend virtually, using 
Microsoft Teams, an online meeting tool, to conduct the meeting. 

 
Any resident wishing to attend the Planning Commission meeting may do so and is required to 

wear a mask and adhere to the social distancing guidelines as established by the State of 
Kansas and Centers for Disease Control and Prevention (CDC). The room will be configured in 
compliance with these requirements. If the main meeting room reaches capacity, an overflow 

area will be available in the Johnson County Library across the street from City Hall 319 E. 
Nelson. Live audio will be provided in the overflow area. 

 
Any member of the public wishing to testify must sign in on the sign-up sheet provided at City 
Hall. You will be required to provide your name and address and comments will be limited to 
three (3) minutes per person. If the main meeting room reaches capacity, those not in the 

meeting room must provide a cellphone number so they can be notified when it is their turn to 
provide public comment during the public hearing. 

 
Any member of the public wishing to provide public comment regarding an agenda item without 
attending the meeting may do so by email to Kara Banks (kbanks@edgertonks.org). If you are 
unable to email the comments, you may call City Hall at (913) 893-6231, and staff will record 
your comment and report it on your behalf. Any comments must include a name and address 

for the record and be submitted by phone or email by close of business (4:30 PM) on day of the 
scheduled meeting. Any written testimony provided in advance (up to the close of business on 

Tuesday, January 12, 2021) will be shared with the commissioners at the start of the public 
hearing. 

 
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 October 13, 2020. 

 
5. NEW BUSINESS 
 

A. PUBLIC HEARING – REZONING APPLICATIONS ZA2020-02 through 
ZA2020-08 
Hold a public hearing in consideration of Applications ZA2020-02 through ZA2020-08. 
Individual action to recommend approval, denial or continue will be taken on each 
application at the conclusion of the Public Hearing. 

 
APPLICATIONS ARE AS FOLLOWS: 
 
1. ZA2020-02 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 

LOCATED SOUTHEAST OF THE INTERSECTION OF WEST 199TH STREET 
AND SOUTH GARDNER ROAD. Applicant: Wellsville Farms, LLC; Agent: Brett 
Powell, NPD Management, LLC 

2. ZA2020-03 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 
LOCATED NORTHEAST OF THE INTERSECTION OF WEST 207TH STREET 
AND SOUTH GARDNER ROAD. Applicant: Hillsdale Land and Cattle, LLC; 
Agent: Brett Powell, NPD Management, LLC 

3. ZA2020-04 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 
LOCATED NORTHEAST OF THE INTERSECTION OF WEST 207TH STREET 
AND SOUTH GARDNER ROAD. Applicant: Hillsdale Land and Cattle, LLC; 
Agent: Brett Powell, NPD Management, LLC 

4. ZA2020-05 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 
LOCATED SOUTHWEST OF THE INTERSECTION OF WEST 207TH STREET 
AND SOUTH GARDNER ROAD. Applicant: Hillsdale Land and Cattle, LLC; 
Agent: Brett Powell, NPD Management, LLC 

5. ZA2020-06 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 
LOCATED SOUTHWEST OF THE INTERSECTION OF WEST 207TH STREET 
AND SOUTH GARDNER ROAD. Applicant: Hillsdale Land and Cattle, LLC; 
Agent: Brett Powell, NPD Management, LLC 

6. ZA2020-07 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 
LOCATED SOUTHEAST OF THE INTERSECTION OF WEST 207TH STREET 
AND SOUTH GARDNER ROAD. Applicant: East Kansas Land and Cattle, LLC; 
Agent: Brett Powell, NPD Management, LLC 

7. ZA2020-08 – REZONING FOR ONE (1) PARCEL OF LAND GENERALLY 
LOCATED NORTHEAST OF THE INTERSECTION OF WEST 215TH STREET 
AND SOUTH GARDNER ROAD. Applicant: South JOCO Farms, LLC; Agent: Brett 
Powell, NPD Management, LLC 

 
B. PUBLIC HEARING – UNIFIED DEVELOPMENT CODE AMENDMENTS – 

APPLICATION UDCA2020-01 
 

Hold a public hearing in consideration of Application UDCA2020-01 regarding an 
amendment to Article 5, Section 5.2 – L-P Logistics Park District of the Unified 
Development Code of the City of Edgerton. Action will be taken to recommend 



approval, denial or continue will be taken at the conclusion of the Public Hearing. 
Applicant: City of Edgerton 

 
6. Future Meetings  
 

• Regular Session – February 9, 2021 at 7:00 PM 
 
7. Adjourn 



EDGERTON CITY HALL 
PLANNING COMMISSION MEETING 

REGULAR SESSION 
October 13, 2020 

 
The Edgerton Planning Commission met in regular session with Chairperson John Daley calling the 
meeting to order at 7:00 PM. 

All present participated in the Pledge of Allegiance.  

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

The Planning and Zoning Coordinator announced a quorum was present. 

CONSENT AGENDA 

MINUTES 
 

The approval of the minutes from the Regular Session held on September 8, 2020 were considered. 
 
REVISED FINAL SITE PLAN FOR INLAND PORT XII – APPLICATION FS2020-08 
 
Application FS2020-08 for a revised Final Site Plan of FS-11-06-2014 and FS2020-02, Inland Port XII 
located at 30801 W 191st Street was considered. 
 
Commissioner Crooks motioned to approve the consent agenda. Commissioner Lebakken seconded the 
motion. The consent agenda was approved, 4-0. 
 
NEW BUSINESS 
 
PUBLIC HEARING – PRELIMINARY PLAT FOR FIRE STATION #123 – APPLICATION 
PP2020-03 
 
Chairperson Daley introduced the item. Ms. Katy Crow, Development Services Director, stated this 
preliminary plat request is regarding the parcel that the Planning Commission (the Commission) 
rezoned at the last meeting. She reminded the Commission that the plat deals with the division of land 
and not verticals construction. She explained there are two (2) parcels consisting of 0.77 acres and 
10.36 acres. The applicant is requesting the new lots be 5.88 and 5.21 acres. The platting is being 
done in preparation for a new fire station to be constructed on the eastern parcel and a possible future 
training facility to the west. Ms. Crow stated there is currently no development or access points to the 
parcel. All of the future access points are to be from W. 191st Street. Water will be provided by Water 
District 7 and sanitary sewer will be provided by the City of Edgerton. Evergy will be the provider of 
electrical services. Police protection will be provided by the City of Edgerton through the Johnson 
County Sheriff’s Office. Ms. Crow said the parcels are located within the Bull Creek watershed.  
 
Ms. Crow explained City Staff and the City Engineer has reviewed the preliminary plat. She said there 
are some items that need to be addressed. She said the zoning reflected on the Preliminary Plat is still 
Johnson County RUR and needs to be updated to the City of Edgerton’s L-P district. The name of the 
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applicant needs to be updated to Johnson County Fire District #1 (JCFD1) as it was purchased on July 
31, 2020. Ms. Crow stated the signature block for the Mayor is missing and the location of streets, 
sidewalks, sanitary sewers, stormwater sewers, water mains, and fire hydrants need to be shown on 
the Preliminary Plat. Drainage easements are needed on these parcels and the applicant will work with 
the City Engineer to add those in the Final Plat. The Preliminary Plat will need to be updated to indicate 
building setback and any access restrictions. Ms. Crow said no restrictive covenants have been 
provided.  
 
Mr. Jonathon Smith, SK Design Group, stated the surveyor has spoken with the City Engineer to 
address the comments and updates will be provided to the City shortly. Mr. Kile Morrison, Archimages, 
stated there will be no restrictive covenants to be put on the Preliminary or Final Plat.  
 
Chairperson Daley opened the public hearing. There were no public comments made. Commissioner 
Lebakken motioned to close the public hearing. Commissioner Crooks seconded the motion. The public 
hearing was closed, 4-0. 
 
Ms. Crow stated City Staff does recommend approval of Preliminary Plat PP2020-03 with the 
stipulations that all of the requirements stated before be met, and the Preliminary Plat shall be 
approved for a one (1) 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 1 year, the Preliminary Plat shall be ruled null 
and void. The Commission, upon submittal and approval of a written request, may grant a 1-year 
extension on the approval of the Preliminary Plat.  
 
Commissioner Crooks motioned to approve Preliminary Plat PP2020-03 with the stipulations outlined by 
City Staff. Commissioner Little seconded the motion. Preliminary Plat PP2020-03 was approved, 4-0 
 
FINAL PLAT FOR FIRE STATION #123 – APPLICATION FP2020-03 
 
Ms. Crow explained this application is for the same parcels that were in the Preliminary Plat just 
approved by the Commission. The parcels are located south of the vacated 191st Street and north of 
the newly constructed 191st Street. The utility providers are the same as Preliminary Plat PP2020-03. 
She stated City Staff and the City Engineer has reviewed the plans and had the following comments.  

 
1. The monuments need to be shown on the final plat and it needs to be confirmed they have 

been set.  
2. The City Engineer has indicated that the survey has not been reference to section corners. A 

minimum of three (3) are needed. The found property or right-of-way monuments need to be 
shown to indicate how the boundary was established. Due to this information missing, it does 
not appear to meet the Kansas Minimum Standards for Boundary Surveys. 

3. The survey date appears to be incorrect. 
4. A table indicating the lot area, setbacks and building envelopes has not been provided and 

there is a spelling error in the table provided. 
5. The easements shown do not include a book and page. If the easement is proposed, it needs to 

be labeled as such and all existing easements be labeled with the book and page. 
6. The last paragraph from the dedication can be removed. 
7. The certificate with the Register of Deeds will be added upon filing the Final Plat with the 

Johnson County Records and Tax Administration. 
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8. The City engineer stated the land surveyor’s certificate needs to be added. 
9. The signature block for the City Engineer needs to be removed. 
10. There is an ordinance (Ordinance No. 1073) noted on the Final Plat but no reference to how it 

affects the plat. Ms. Crow stated Ordinance No. 1073 vacates the right-of-way to the north and 
that description needs to be added to the Final Plat. 

11. The Legend needs to be updated to reflect the actual abbreviations used in the Final Plat. 
 

Mr. Morrison stated these changes have been made and will be submitted to the City soon for review. 
Chairperson Daley asked if the fire station will be replacing the station in the residential station in 
Edgerton. Chief Jerry Holly, JCFD1, stated it will not and both stations will serve Edgerton. Ms. Crow 
stated that was discussed at the City Council meeting as well and will be included in a Memorandum of 
Understanding between the City and JCFD1. 
 
Ms. Crow explained City Staff does recommend approval of Final Plat FP2020-03 with the stipulations of 
the commencement of any improvements shall not occur prior to the approval and endorsement of the 
Final Plat by the Governing Body and the submittal and approval of construction plans for all streets, 
sidewalks, stormwater sewer, sanitary sewer, and water mains contained within the Final Plat. The 
property owner and/or developer shall work the City Staff to determine the best possible placement for 
a stormwater easement and shall dedicate said stormwater easement of the submitted Final Plat. The 
applicant shall meet all requirements of Recording a Final Plat as defined in Section 13.5 of the 
Edgerton Unified Development Code (UDC). The applicant shall meet all requirements of Financial 
Assurances as defined in Section 13.7 of the Edgerton UDC. All Final Plat requirements of the City 
stated before shall be met or addressed prior to recording of the Plat. The final stipulation is if the Final 
Plat is not recorded with the Johnson County Register of Deeds within 1 year after acceptance by the 
Governing Body, the plat will expire and the Commission’s re-approval and re-acceptance by the 
Governing Body will be required.  
 
Commissioner Crooks motioned to approve Final Plat FP2020-03 with the stipulations outlined by City 
Staff. Commissioner Lebakken seconded the motion. Final Plat FP2020-03 was approved with the 
stipulations, -0. 
 
PUBLIC HEARING – FINAL SITE PLAN FOR FIRE STATION #123 – APPLICATION FS2020-09 
 
Chairperson Daley introduced this project. Mr. Morrison stated the facades of the building will be 
masonry. The colors help define the different functions of the building. The yellow color bricks will be 
the functioning fire station, the white are the bays where the fire apparatuses will be located, and the 
red is the administration side of the building. He showed where the entrances will be on the building 
and showed the metal awnings over the doorways. Mr. Morrison said the four (4) overhead doors will 
have 2 rows of windows on the doors and translucent panels above the doors to allow daylight in. He 
explained there will be metal screening being used that City Staff has been able to see at another fire 
station Archimages designed in Wyandotte County. Ms. Crow inquired to where the metal façade was 
going to be. Mr. Morrison replied there was a design change, so the metal façade removed and the 
façade is now mostly glass and black masonry. Ms. Crow asked what the antenna looking items are on 
the west elevation. Mr. Morrison answered those items are the flag poles and look differently as they do 
on the north elevation. 
 
 
Ms. Crow explained there are no access points to the parcels currently. There are 3 proposed access 
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points off 191st Street. The western most access point will be used for the entrance to the employee 
parking lot and for providing access to fire truck circling to the rear bay entrances. The eastern most 
access point will be used for the administration side of the building and visitors. The center access 
point is to be used by the fire apparatuses and provide quick access for the equipment in responding to 
emergency calls. Due to the use of fire apparatuses and equipment, this has led to a request of an 
access point of seventy-one (71) feet. Ms. Crow explained the City typically permits access points of 
thirty-six (36) feet. A memorandum requesting a deviation from the City’s requirement has been 
provided and attached to the minutes. Ms. Crow said the turn radius shown in the plans is why the 
deviation is needed. Mr. Smith said this access point will only be used by the fire equipment and not 
standard traffic. To optimize access, each bay should have straight access to 191st Street without 
needing to turn. He explained JCFD1 wants their equipment to be able to get off 191st Street then back 
into the bays as to not stop traffic on 191st Street as well. The hammerhead off the center access point 
will allow this to happen. Mr. Morrison said trucks and other equipment will need to get onto 191st 
Street the quickest way possible, so it is best to allow each bay access to the street without needing to 
turn and jamming the access point. He explained Archimages has designed many stations and having 
the straight access is necessary for fire departments. Ms. Crow showed the Commissioners how each 
bay can go straight out to 191st Street and the hammerhead turn around area. Mr. Smith stated the 
hammerhead has been shortened in the new design. Ms. Crow stated City Staff supports the deviation 
and this is a special deviation request and is not open to all projects in Logistic Park Kansas City. 
Chairperson Daley clarified that nobody else will be using the center access point. Mr. Smith replied 
that is correct. He explained each access point and showed the Commission where each proposed 
access point to the different sides of the building is to be located. Ms. Crow said the east access point 
does allow access to the rear side of the bays. Mr. Morrison said it is most likely the equipment will be 
facing out in the front and rear of the building so a lot of equipment can be dispatched at once and not 
have to wait for other equipment to move. Commissioner Crooks inquired if any traffic lights will be 
installed. Ms. Crow replied a traffic study will be needed to see if there is a need for any lights. 
Commissioner Crooks asked if JCFD1 will use emergency traffic lights. Chief Holly answered the 
location is a low traffic area and the installation of any traffic lights has not been discussed. Ms. Crow 
inquired how JCFD1 determines if one is needed. Chief Holly replied it has not been required at this 
time due to the traffic volume. Mr. Morrison agreed with Chief Holly that the traffic does not warrant a 
traffic light at this time. 
 
Ms. Crow explained the City Engineer has requested details for the connection to the City street and 
the curb cut needed to install the curb and gutter should not be any farther than two and a half (2.5) 
feet away from the back of the curb. Mr. Smith stated that has been corrected on updated plans.  
 
Ms. Crow said City Staff also requested a photometric plan to be provided for review before the 
issuance of a building permit. The applicant has recently provided that to City Staff for review. City 
Staff will ensure it meets the requirements outlined in the UDC.  
 
Ms. Crow stated City Staff has discussed the handicapped access and parking for the fire station. The 
sidewalks along Essex Street do not connect to 191st Street but will in the future. The accessible ramps 
on the north side of 191st Street should align with the sidewalks when it is extended along Essex 
Street. Ms. Crow said there are 4 proposed handicapped accessible parking stalls, 2 on the north side 
and 2 on the west side of the building. The applicant has stated the accessible route will go behind 
vehicles. The City Engineer has cited the United States Access Board and stated it is preferable that the 
accessible route does not pass behind any parked vehicles. The north stalls should be shifted to 
accommodate the accessible route going in front of all the vehicles. Mr. Morrison stated there are a few 
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options for relocating the spaces and that detail will be worked out with the City Engineer. 
 
Ms. Crow explained City Staff has reviewed the proposed screening material and approves its use for 
this project. Ms. Crow stated City Staff will monitor the project during construction to ensure screening 
used meets all code requirements. This includes the trash enclosure and color renderings were 
provided to City Staff earlier in the day before the meeting. Mr. Smith pointed out the location of the 
trash enclosure on the Site Plan and Ms. Crow provided each Commissioner with a copy of the color 
renderings. The rendering has been attached to the minutes. Chairperson Daley inquired if a man door 
is required on the trash enclosure. Ms. Crow replied it is not required on L-P zoned parcels, but the 
Planning Commission can require it if desired. Ms. Crow explained the landscaping proposed meets the 
requirements of the UDC and City Staff will ensure it is maintained. Ms. Crow explained the City 
Engineer did have comments regarding the stormwater management report that was shared with the 
applicant and those comments will need to be addressed as well.  
 
Chairperson Daley opened the public hearing. No public comment was made at this time. 
Commissioner Lebakken motioned to close the public hearing. The motion was seconded by 
Commissioner Little. The public hearing was closed, 4-0. 
 
Chairperson Daley asked if parking stalls on the north will be reserved for the sheriff’s office. Mr. 
Morrison replied it was an early proposed design and there will be an office they can use in the 
building, but the spaces will not be reserved. Chairperson Daley asked if ambulance will be on site. 
Chief Holly answered there will be 1 housed at this station. Chairperson Daley inquired how many 
people will be onsite. Chief Holly replied around fourteen (14) during the day and 4 to six (6) at night 
and will be built for potential growth of the department. Chairperson Daley inquired if the 
administration was moving from the station located in New Century. Chief Holly said yes and the station 
there will still be functional to serve that area. 
 
Chief Holly asked if it is possible to get a variance for the landscaping. Ms. Crow replied typically a 
variance is not granted for the landscaping and the Planning Commission usually requires more than 
the UDC. If a variance is to be requested, it would have to go to the Board of Zoning Appeals. Chief 
Holly said he understands and there is not much landscaping at other stations and not a lot of 
maintenance needed at those stations. 
 
Mr. Smith inquired about the sidewalk access across 191st Street. Ms. Crow answered the sidewalk 
being proposed will need to include ramps that align with the sidewalk along Essex Street. Mr. Smith 
stated typically there would need to be a place to go but there currently there is not sidewalks at the 
intersection of Essex Street and 191st Street. Ms. Crow explained the City is looking into extending that 
sidewalk to 191st Street and the location of the ramps will be coordinated with City Staff.  
 
Mr. Smith said the location of the water line is still being discussed with Water 7. Ms. Crow inquired if 
the easements need to be relocated on the Final Plat. Mr. Smith replied it was drawn to provide leeway 
for the easements. The sanitary sewer and water line easement may be swapped but not relocate the 
easements. Chief Holly said there is a meeting with Water 7 currently in session where this is being 
discussed. Ms. Crow stated it should be resolved before the recording of the Final Plat and stressed 
that Water 7 will not allow landscaping in their easement. She inquired if crosswalk striping will be 
done across the center access point. Mr. Morrison replied that is not typical but can be done. 
 
Ms. Crow said City Staff has 2 recommendations related to the application. She stated upon review of 
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additional documentation with the Commission, City Staff recommends approval of the driveway width 
deviation for FS2020-09, Final Site Plan for Fire Station #123. The approval of the deviation will be 
subject to any stipulations outlined before. 
 
Commissioner Crooks motioned to approve deviation for the 71-foot access point width. Commissioner 
Lebakken seconded the motion. The access point deviation was approved, 4-0. 
 
The second recommendation from City Staff is to approve Application FS2020-09 with the following 
stipulations: 
 

1. The comments discussed with the Commission will need to be addressed. 
2. The site plan, a scale map of proposed buildings, structures, parking areas, easements, roads 

and other City requirements (landscaping/berm plan, lighting plan, etc.) used in physical 
development, when approved by the Commission shall create an enforceable obligation to build 
and develop in accordance with all specifications and notation contained int eh site plan 
instrument. 

3. The owner, prior to the issuance of any development permit, shall sign all site plans and submit 
full size renderings to the City. A Final Site Plan filed for record shall indicate that the application 
shall perform all obligation and requirements contained therein and be signed by the owner. 

 
Commissioner Crooks motioned to approve Final Site Plan FS2020-09 with the stipulations outlined by 
City Staff. The motion was seconded by Commissioner Little. Final Site Plan FS2020-09 was approved 
with stipulations, 4-0. 
 
FUTURE MEETING 
 
The next Planning Commission meeting is scheduled for November 10, 2020 at 7:00 PM. 
 
ADJOURNMENT 
 
Motion by Commissioner Little to adjourn the meeting, Commissioner Lebakken seconded.  Motion was 
approved, 4-0. The meeting was adjourned at 7:46 PM. 
 
Submitted by Chris Clinton, Planning and Zoning Coordinator/City Clerk 



 

 
 

STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-02 - Rezoning of a parcel of land generally located southeast of the 

intersection of West 199th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: Wellsville Farms, LLC, 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located near the southeast corner of S Gardner 

Road and W 199th Street. 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 106.13 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined red or blue on the following maps. 
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Figure 1 is color coded to indicate the zoning of the parcels adjacent to the subject property. The 
green denotes Johnson County Rural (RUR) and City of Gardner – Agricultural (A) zoning 
designations. The light yellow indicates Johnson County Residential Low Density (RLD) zoned parcels. 
The border between the City of Gardner and the City of Edgerton, prior to the annexation, is shown 
as a dotted and dashed line. 
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations. 
 
On the east, south and west sides of the subject property are parcels located in unincorporated 
Johnson County. The majority of those parcels are zoned RUR. Per the Johnson County AIMS website, 
RUR zoned parcels are agricultural uses and single-family dwellings with a ten (10) acre minimum lot 
size. There is one (1) parcel on the west side of the subject property that is zoned RLD. RLD zoned 
parcels are for single-family dwellings with a three (3) acre minimum lot size. North of the subject 
property there is one RLD zoned parcel as well. The northeast side of the subject parcel is adjacent to 
the City of Gardner. The zoning on those bordering parcels located in the City of Gardner is A, or 
Agricultural. Per the City of Gardner’s website, the “Agricultural District provides agricultural and 
related uses in a manner that preserves the natural and open character of land, where infrastructure 
and facilities supporting development will not be provided within a reasonable time.”  
 
The subject property is outlined in red in the figures below.  

 
Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.63 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. This parcel is located 1.1 miles from I-35. 
 

Figure 3 
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Figure 4 shows the relation of the subject property, outlined in blue, to the transportation network 
with the Johnson County Comprehensive Arterial Road Network Plan (CARNP) routes highlighted. 
 

Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Access to the parcel is currently from 199th Street on the north and Gardner Road on the west.  
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently. Any development would connect to the City of 

Edgerton sanitary sewer system. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
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does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (106 acres) would be 
appropriately sized to accommodate an industrial development in order to allow for adequate 
berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, the BNSF 
Railway intermodal facility, I-35 and the Homestead Lane interchange, the magnitude of the 
change would not be considered unusual when the property is being used for industrial 
development.  

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
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 viewed as a 
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holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should 
this parcel be developed, the developer would be responsible for the extension of and 
connection to City of Edgerton wastewater infrastructure. 

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 – Today 199th Street is a two-
lane road from Waverly Road to Moonlight Road. However, the Johnson County Comprehensive 
Arterial Road Network Plan (CARNP) assigns a Type III/4-Lane Arterial Roadway designation to 
199th Street and designates it as a main throughway. As this area continues to develop, 199th 
will be a crucial component to providing transportation access across southern Johnson County. 
Additionally, Homestead Lane and 207th Street to just east of Waverly Road have been 
constructed to accommodate the traffic that will accompany the Phase II expansion of LPKC. 
During the Site Plan review process, both the type and volume of traffic associated with a new 
development are evaluated, often with the requirement that a traffic study be performed as part 
of the applicant’s due diligence. This includes evaluating the transportation network in the area 
and any current and future access points to the parcel. Infrastructure upgrades to accommodate 
the new development’s traffic volume and type are required and adequate off-street parking 
must be provided as on-street parking is not allowed.  

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 
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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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. This parcel is located 1.1 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
City staff recommends approval of proposed rezoning Application ZA2020-02 from Johnson 
County Rural (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:  
- Rezoning Application ZA2020-02. 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232

EDGERTONKS.ORG

vs. 9-9-11
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See attached
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The area proposed to be rezoned is generally located between 199th St to the north, 215th St to the south, Gardner Rd to the west and Moonlight Rd to the east with some property to the southwest of the intersection of 207th St and Gardner Rd.
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Nathaniel Hagedorn - NorthPoint Development, LLC
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4825 NW 41st St, Suite 500 , Riverside, MO 64150
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L-P Logistics Park
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STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-03 - Rezoning of a parcel of land generally located northeast of the 

intersection of West 207th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: Hillsdale Land & Cattle LLC, 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located east of Gardner Road and between 199th 

Street and 207th Street. 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 59.51 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined red or blue on the following maps. 
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Figure 1 is color coded to indicate the zoning of the parcels adjacent to the subject property. The 
green indicates Johnson County Rural (RUR) and City of Gardner – Agricultural (A) zoning 
designations. The light yellow indicates Johnson County Residential Low Density (RLD) zoned parcels. 
The purple is City of Edgerton Logistics Park (L-P) zoning. The border between the City of Gardner 
and the City of Edgerton, prior to the annexation, is shown as a dotted and dashed line. 
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations. 
 
On the east and west sides of the subject property are parcels located in unincorporated Johnson 
County. Those parcels are zoned Rural (RUR). Per the Johnson County AIMS website, RUR zoned 
parcels are agricultural uses and single-family dwellings with a ten (10) acre minimum lot size. The 
parcels to the north and south of the subject property are currently zoned RUR. However, rezoning 
Applications ZA2020-02 and ZA2020-04 have been received which request rezoning to City of 
Edgerton Logistics Park (L-P) zoning.  
 

Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.64 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. This parcel is located 1.3 miles from I-35. 
 

Figure 3 
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Figure 4 shows the relation of the subject property, outlined blue, to the transportation network with 
the Johnson County Comprehensive Arterial Road Network Plan (CARNP) routes highlighted. 
 

Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Currently there is no access to this parcel from Gardner Road or 207th Street. Access to the 

parcel will have to be constructed during any project development.  
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently; any development would connect to the City of 

Edgerton sewer. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
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Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (60 acres) would be 
appropriately sized to accommodate an industrial development in order to allow for adequate 
berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, the BNSF 
Railway intermodal facility, I-35 and the Homestead Lane interchange, the magnitude of the 
change would not be considered unusual when the property is being used for industrial 
development.  

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
mitigate impacts to adjacent properties with the proper attention to buffering and setbacks, 
stormwater management, and transition of uses. 
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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 viewed as a 
holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should this 
parcel be developed, the developer would be responsible for the extension of and connection 
to City of Edgerton wastewater infrastructure. 

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 – Today this parcel is landlocked 
with no access to a major arterial. Should any development occur, it would need to be 
coordinated with the use of an adjacent parcel for roadway access. Homestead Lane and 207th 
Street east to Waverly Road have been constructed to accommodate the traffic that will 
accompany the Phase II expansion of LPKC. Today 199th Street is a two-lane road from Waverly 
Road to Moonlight Road. However, the Johnson County Comprehensive Arterial Road Network 
Plan (CARNP) assigns a Type III/4-Lane Arterial Roadway designation to 199th Street and 
designates it as a main throughway. As this area continues to develop, 199th will be a crucial 
component to providing transportation access across southern Johnson County. Gardner Road 
is a paved 2-lane road from 199th Street south to 215th Street. The Johnson County 
Comprehensive Arterial Road Network Plan (CARNP) assigns a Type II/2-Lane Arterial Roadway 
designation to Gardner Road and designates it as a main throughway. As this area continues to 
develop, Gardner Road will be a crucial component to providing transportation access to 
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southern Johnson County. During the Site Plan review process, both the type and volume of 
traffic associated with a new development are evaluated, often with the requirement that a 
traffic study be performed as part of the applicant’s due diligence. This includes evaluating the 
transportation network in the area and any current and future access points. Infrastructure 
upgrades to accommodate the new development’s traffic volume and type are required and 
adequate off-street parking must be provided as on-street parking is not allowed.    

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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. This parcel is located 1.3 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
 
City staff recommends approval of proposed rezoning Application ZA2020-03 from Johnson 
County Rural (RUR), to City of Edgerton Logistics Park District (L-P) with the following stipulations: 
 

1. All infrastructure requirements of the City shall be met;  



ZA2020-03 Staff Report - Rezoning                                                                      Page 10 of 10 
 

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 ZA2020-03 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232

EDGERTONKS.ORG
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STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-04 - Rezoning of a parcel of land generally located northeast of the 

intersection of West 207th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: Hillsdale Land & Cattle LLC, 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located northeast of the intersection of Gardner 

Road and 207th Street. 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 58.36 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined in red and blue in the following figures. 
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Figure 1 indicates the zoning of the parcels adjacent to the subject property. The green indicates a 
Johnson County Rural (RUR) zoning designation. The purple indicates a City of Edgerton L-P (Logistics 
Park) zoning designation. The light yellow is a Johnson County Residential Low Density (RLD) zoning 
designation. The border between the City of Gardner and the City of Edgerton, prior to the 
annexation, is shown as a dotted and dashed line. 
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations. 
 
On the east and west sides of the subject property are parcels located in unincorporated Johnson 
County. Those parcels are zoned Johnson County RUR and RLD. Per the Johnson County AIMS 
website, RUR zoned parcels are agricultural uses and single-family dwellings with a ten (10) acre 
minimum lot size and RLD zoned parcels are for single family dwellings with a three (3) acre minimum 
lot size. The parcels to the north and south of the subject property are currently zoned RUR. 
However, rezoning Applications ZA2020-03 and ZA2020-07 have been received which request 
rezoning to City of Edgerton Logistics Park (L-P) zoning. 
 

Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.64 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. This parcel is located 1.4 miles from I-35. 

 
Figure 3 
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Figure 4 shows the relation of the subject property, outlined in blue, to the transportation network 
with the Johnson County Comprehensive Arterial Road Network Plan (CARNP) routes highlighted. 
 

Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Current access to the parcel is from 207th Street. 
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently; any development would connect to the City of 

Edgerton sewer. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
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does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (58 acres) would be 
appropriately sized to accommodate an industrial development in order to allow for adequate 
berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, the BNSF 
Railway intermodal facility, I-35 and the Homestead Lane interchange, the magnitude of the 
change would not be considered unusual when the property is being used for industrial 
development. 

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
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 viewed as a 
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holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should 
this parcel be developed, the developer would be responsible for the extension of and 
connection to City of Edgerton wastewater infrastructure. 

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 – 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 – This parcel contains direct access to 207th Street. 
207th Street to east of Waverly Road and Homestead Lane have been improved to accommodate 
the traffic that will accompany the Phase II expansion of LPKC. Gardner Road is a paved 2-lane 
road from 199th Street south to 215th Street. The Johnson County Comprehensive Arterial Road 
Network Plan (CARNP) assigns a Type II/2 Lane Arterial Roadway designation to Gardner Road 
and designates it as a main throughway. As this area continues to develop, Gardner Road will 
be a crucial component to providing transportation access to southern Johnson County. During 
the Site Plan review process, both the type and volume of traffic associated with a new 
development are evaluated, often with the requirement that a traffic study be performed as part 
of the applicant’s due diligence. This includes evaluating the transportation network in the area 
and any current and future access points to the parcel. Infrastructure upgrades to accommodate 
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the new development’s traffic volume and type are required and adequate off-street parking 
must be provided as on-street parking is not allowed.  

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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. This parcel is located 1.4 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
 
City staff recommends approval of proposed rezoning Application ZA2020-04 from Johnson 
County Rural (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. 
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Attachments:  

- Application for Rezoning ZA2020-04 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)
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STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-05 - Rezoning of a parcel of land generally located southwest of the 

intersection of West 207th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: Hillsdale Land & Cattle LLC, 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located southwest of the intersection of Gardner 

Road and 207th Street. 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 38.21 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined red or blue on the following maps. 
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Figure 1 indicates the zoning of the parcels adjacent to the subject property. The green indicates a 
Johnson County Rural (RUR) zoning designation. The purple indicates City of Edgerton Logistics Park 
(L-P) zoning designation. The light yellow to the southwest of the subject parcel is Johnson County 
Residential Neighborhood 1 (RN1) zoning designation. The border between the City of Gardner and 
the City of Edgerton, prior to the annexation, is shown as a dotted and dashed line. 
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations. The subject parcel is 
outline in red. 
 
On the east and west sides of the subject property are parcels located in unincorporated Johnson 
County. Those parcels are zoned RUR. Per the Johnson County AIMS website, RUR zoned parcels are 
agricultural uses and single-family dwellings with a ten (10) acre minimum lot size. RN1 zoned parcels 
are single family dwellings with a one (1) acre minimum lot size. North of the subject property is a 
parcel that is zoned RUR. Rezoning Application ZA2020-06 has been received which requests rezoning 
to City of Edgerton Logistics Park (L-P) for the parcel to the south. 
 

Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.26 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. The parcel is located 1.4 miles from I-35. 

 
Figure 3 
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Figure 4 shows the relation of the subject property, outlined blue, to the transportation network with 
the Johnson County Comprehensive Arterial Network Plan (CARNP) routes highlighted. 

 
Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Current access to the parcel is from 207th Street and Gardner Road. 
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently; any development would connect to the City of 

Edgerton sewer. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
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does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (38 acres) would be 
appropriately sized to accommodate an industrial development in order to allow for adequate 
berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, the BNSF 
Railway intermodal facility, I-35 and the Homestead Lane interchange, the magnitude of the 
change would not be considered unusual when the property is being used for industrial 
development.   

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
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 viewed as a 
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holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should this 
parcel be developed, the developer would be responsible for the extension of and connection 
to City of Edgerton wastewater infrastructure. 

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 – Both Homestead Lane and 
207th Street to just east of Waverly Road have been constructed to accommodate the traffic 
that will accompany the Phase II expansion of LPKC. During the Site Plan review process, both 
the type and volume of traffic associated with a new development are evaluated, often with the 
requirement that a traffic study be performed as part of the applicant’s due diligence. This 
includes evaluating the transportation network in the area and any current and future access 
points. Infrastructure upgrades to accommodate the new development’s traffic volume and type 
are required and adequate off-street parking must be provided as on-street parking is not 
allowed.     

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 
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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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. The parcel is located 1.4 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
 
City staff recommends approval of proposed rezoning Application ZA2020-05 from Johnson 
County Rural (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 ZA2020-05 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232
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STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-06 - Rezoning of a parcel of land generally southwest of the intersection 

of West 207th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: Hillsdale Land & Cattle LLC, 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located south of 207th Street and west of Gardner 

Road. 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 38.98 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined red or blue on the following maps. 
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Figure 1 indicates the zoning of the parcels adjacent to the subject property. The green and some of 
the yellow indicates a Johnson County Rural (RUR) zoning designation. The yellow also represents 
Johnson County Residential Neighborhood 1 (RN1) and Rural Low Density (RLD). The purple indicates 
a City of Edgerton Logistics Park (L-P) zoning designation. 215th Street is the Miami County line. The 
border between the City of Gardner and the City of Edgerton, prior to the annexation, is shown as a 
dotted and dashed line. 
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations.  
 
On the east and west sides of the subject property are parcels located in unincorporated Johnson 
County. Those parcels are zoned RUR. RN1 zoned parcels are adjacent to the south. Per the Johnson 
County AIMS website, RUR zoned parcels are agricultural uses and single-family dwellings with a ten 
(10) acre minimum lot size, RN1 zoned parcels are for single family dwellings with a one (1) acre 
minimum lot size, and RLD parcels are for single family dwellings with a three (3) acre minimum lot 
size. Rezoning Application has been received for the parcel to the south, requesting rezoning to City 
of Edgerton Logistics Park (L-P) zoning.  
 

Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.37 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. This parcel is located 1.4 miles from I-35. 

 
Figure 3 
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Figure 4 shows the relation of the subject property, outlined blue, to the transportation network with 
the Johnson County Comprehensive Arterial Road Network Plan (CARNP) routes highlighted. 
 

Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Current access to the parcel is from Gardner Road. 
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently; any development would connect to the City of 

Edgerton sewer. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
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does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (approximately 39 acres) would 
be appropriately sized to accommodate an industrial development in order to allow for 
adequate berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, 
the BNSF Railway intermodal facility, I-35 and the Homestead Lane interchange, the 
magnitude of the change would not be considered unusual when the property is being used 
for industrial development.  

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
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 viewed as a 
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holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should 
this parcel be developed, the developer would be responsible for the extension of and 
connection to City of Edgerton wastewater infrastructure. 

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 – As this area 
continues to develop, 207th Street and Gardner Road will be crucial components to providing 
transportation access across southern Johnson County. Both Homestead Lane and 207th Street 
to east of Waverly Road have been constructed to accommodate the traffic that will 
accompany the Phase II expansion of LPKC. The Johnson County Comprehensive Arterial Road 
Network Plan (CARNP) assigns a Type II/2 Lane Arterial Roadway to Gardner Road 
designating it as main throughway. During the Site Plan review process, both the type and 
volume of traffic associated with a new development are evaluated, often with the 
requirement that a traffic study be performed as part of the applicant’s due diligence. This 
includes evaluating the transportation network in the area and any current and future access 
points to the parcel. Infrastructure upgrades to accommodate the new development’s traffic 
volume and type are required and adequate off-street parking must be provided as on-street 
parking is not allowed. 

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 
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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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. This parcel is located 1.4 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
 
City staff recommends approval of proposed rezoning Application ZA2020-06 from Johnson 
County Rural (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 ZA2020-06 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232

EDGERTONKS.ORG

vs. 9-9-11
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The area proposed to be rezoned is generally located between 199th St to the north, 215th St to the south, Gardner Rd to the west and Moonlight Rd to the east with some property to the southwest of the intersection of 207th St and Gardner Rd.
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STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-07 - Rezoning of a parcel of land generally located southeast of the 

intersection of West 207th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: East Kansas Land & Cattle LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located south of 207th Street and east of Gardner 

Road. 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 118.70 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined red or blue on the following maps. 
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Figure 1 indicates the zoning of the parcels adjacent to the subject property. The green and orange 
indicates a Johnson County Rural (RUR) zoning designation. The purple indicates City of Edgerton 
Logistics Park (L-P) zoning designation. The light yellow at the north east corner is Johnson County 
Rural Low Density (RLD). The yellow further east is Johnson County Rural (RUR). The border between 
the City of Gardner and the City of Edgerton, prior to the annexation, is shown as a dotted and 
dashed line. 
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations.  
 
On the east and west sides of the subject property are parcels located in unincorporated Johnson 
County. Those parcels are zoned RUR. There is a parcel zoned Rural Low Density (RLD) to the 
northeast. Per the Johnson County AIMS website, RUR zoned parcels are agricultural uses and single-
family dwellings with a ten (10) acre minimum lot size, RLD zoned parcels are for single family 
dwellings with a three (3) acre minimum lot size. North of the subject property is a parcel requesting 
annexation to City of Edgerton Logistics Park (L-P) zoning on Application ZA2020-04. To the south is 
a parcel requesting rezoning to City of Edgerton Logistics Park (L-P) on Application ZA2020-08.  
 

Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.64 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. This parcel is located 1.6 miles from I-35. 

 
Figure 3 
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Figure 4 shows the relation of the subject property, outlined in blue, to the transportation network 
with the Johnson County Comprehensive Arterial Road Network Plan (CARNP) routes highlighted. 

 
Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Current access to the parcel is from 207th Street. 
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently; any development would connect to the City of 

Edgerton sewer. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
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does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (approximately 120 acres) 
would be appropriately sized to accommodate an industrial development in order to allow for 
adequate berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, 
the BNSF Railway intermodal facility, I-35 and the Homestead Lane interchange, the 
magnitude of the change would not be considered unusual when the property is being used 
for industrial development.  

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
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 viewed as a 
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holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should this 
parcel be developed, the developer would be responsible for the extension of and connection 
to City of Edgerton wastewater infrastructure. 

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 – This parcel contains direct 
access to 207th Street which along with Homestead Lane has been improved to east of Waverly 
Road to accommodate the traffic that will accompany the Phase II expansion of LPKC. During 
the Site Plan review process, both the type and volume of traffic associated with a new 
development are evaluated, often with the requirement that a traffic study be performed as part 
of the applicant’s due diligence. This includes evaluating the transportation network in the area 
and any current and future access points to the parcel. Infrastructure upgrades to accommodate 
the new development’s traffic volume and type are required and adequate off-street parking 
must be provided as on-street parking is not allowed. 

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 
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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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. This parcel is located 1.6 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
 
City staff recommends approval of proposed rezoning Application ZA2020-07 from Johnson 
County Rural (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 ZA2020-07 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232

EDGERTONKS.ORG

vs. 9-9-11
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See attached
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The area proposed to be rezoned is generally located between 199th St to the north, 215th St to the south, Gardner Rd to the west and Moonlight Rd to the east with some property to the southwest of the intersection of 207th St and Gardner Rd.
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Nathaniel Hagedorn - NorthPoint Development, LLC
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4825 NW 41st St, Suite 500 , Riverside, MO 64150
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STAFF REPORT 
 
January 12, 2021 
 
To: Edgerton Planning Commission 
Fr:  Chris Clinton, Planning and Zoning Coordinator 
Re: Application ZA2020-08 - Rezoning of a parcel of land generally located northeast of the 

intersection of West 215th Street and South Gardner Road 
  
APPLICATION INFORMATION 
 
Applicant: Brett Powell, Agent  
 NPD Management, LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
 
Property Owners: South JOCO Farms LLC 
 4825 NW 41st Street, Suite 500 
 Riverside, MO 64150 
  
Requested Action:  Rezoning from Johnson County RUR (Rural) Zoning District to 

City of Edgerton L-P (Logistics Park) Zoning District. 
     
Legal Description:        See attached application for complete legal description. 

 
Site Address/Location: Generally located east of Gardner Road, west of Moonlight 

Road and north of 215th Street 
 
Existing Zoning and Land Uses: Johnson County Rural (RUR), no current development. 
 
Existing Improvements: None.  
 
Site Size: 215.94 acres  
 
REASON FOR REZONING REQUEST: 
 
This rezoning is being requested for future intermodal-related, logistics park development. This 
property was annexed into the City of Edgerton on December 17, 2020 as part of the Phase II 
expansion of Logistics Park Kansas City (LPKC). LPKC is a 2,300-acre master-planned distribution and 
warehouse development anchored by the Burlington Northern Santa Fe Railway (BNSF) intermodal 
facility, which opened in late 2013 and is located approximately two miles north and west of the 
subject site. Companies located within LPKC benefit from significant transportation savings.  
 
The subject property is outlined red or blue on the following maps. 
 



ZA2020-08 Staff Report - Rezoning                                                                      Page 2 of 10 
 

Figure 1 indicates the zoning of the parcels adjacent to the subject property. The green indicates the 
Johnson County Rural (RUR) zoning designation. The light yellow is a Johnson County Residential 
Neighborhood 1 (RN1) zoning designation. The border between the City of Gardner and the City of 
Edgerton, prior to the annexation, is shown as a dotted and dashed line. Below 215th Street is Miami 
County.  
 

Figure 1 
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Figure 2 is a closer look at the adjacent parcels and their zoning designations. The subject parcel is 
outlined in red. 
 
On the west side of the subject property are parcels located in unincorporated Johnson County. Those 
parcels are zoned Rural (RUR) and Residential Neighborhood 1 (RN1). To the east are also parcels 
zoned RUR. North of the subject property is a parcel zoned RUR and the parcel requesting rezoning to 
City of Edgerton Logistics Park (L-P) in application ZA2020-07. Parcels to the south are zoned RUR. 
Per the Johnson County AIMS website, RUR zoned parcels are agricultural uses and single-family 
dwellings with a ten (10) acre minimum lot size and RN1 zoned parcels are for single family dwellings 
with a one (1) acre minimum lot size.  A large portion of parcels to the south are located in Miami 
County and zoned CD - Countryside. Per the Miami County website, the CS district does have similar 
uses to that of RUR of Johnson County and has the lot size requirement of fifteen (15) acres per 
single family dwelling. 
 

Figure 2 
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Figure 3 shows the relation of the subject property to other L-P zoned parcels in LPKC on both sides 
of Interstate 35 (I-35). Per Johnson County AIMS, the subject property is approximately 0.73 miles 
from the property line of the Hostess Distribution Center located at the northeast corner of Waverly 
Road and 207th Street. This parcel is located 1.9 miles from I-35. 
 

Figure 3 
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Figure 4 shows the relation of the subject property, outlined in blue, to the transportation network 
with the Johnson County Comprehensive Arterial Road Network Plan (CARNP) routes highlighted. 
 

Figure 4 
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INFRASTRUCTURE AND SERVICES 
1. Current access to the parcel is from Gardner Road, Moonlight Road, and 215th Street. 
2. Utilities and service providers. 

a. Water - Johnson County Water District #7 
b. Sanitary Sewer – None currently; any development would connect to the City of 

Edgerton sewer. 
c. Electrical Service - Kansas City Power & Light 
d. Gas Service – Kansas Gas Service 
e. Police services would be 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 December 17, 2020. Prior to that, the 
property was in unincorporated Johnson County and as of this application the parcels remain zoned 
Johnson County (RUR). 
 
STAFF ANALYSIS 
The applicant has requested rezoning to Logistics Park (L-P) District. 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. The UDC also states 
manufacturing uses should be conducted within a totally enclosed building. The conduction of outdoor 
activities and outdoor storage is not allowed. 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; 
along with other permitted uses.  
 
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 – When the parcel was annexed into Edgerton, it contained 
a RUR zoning designation as assigned by Johnson County. That zoning designation is only a 
holding designation and a rezoning is necessary prior to any land development occurring. The 
applicant has requested L-P Zoning District designation to allow future construction of projects 
similar to other projects in L-P zoned areas. Given the parcels’ proximity to LPKC Phases I and 
II, the BNSF Railway intermodal facility and I-35, L-P District zoning is the most compatible 
designation for these uses. 

2. Magnitude of the Change – When this parcel was part of Johnson County, it contained a 
zoning designation which only allowed for an agricultural use. Due to the unexpected pace of 
development in Phase I of LPKC, a Phase II expansion of LPKC was initiated in 2018 and this 
parcel is part of the area which would comprise that continued expansion. The Comprehensive 
Plan for the City of Edgerton does not currently address properties south of I-35; however, it 
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does address development of areas for industrial use due to their proximity to the intermodal 
and easy access to the interstate. Development in the area is driven by the Homestead Lane 
interchange and the proposed rezoning is compatible with the spirit and intent of future 
development as outlined by the Edgerton Comprehensive Plan. As is noted in the Johnson 
County CARNP, landscaping and vegetation will be used to minimize adverse impacts to 
adjacent residential properties. Large size parcels like this one (approximately 216 acres) 
would be appropriately sized to accommodate an industrial development in order to allow for 
adequate berming and screening along adjacent parcels. Given the parcel’s proximity to LPKC, 
the BNSF Railway intermodal facility, I-35 and the Homestead Lane interchange, the 
magnitude of the change would not be considered unusual when the property is being used 
for industrial development.  

3. Whether or not the change will bring harm to established property rights - The 
subject property is surrounded by undeveloped acreage and low-density rural single-family 
residential. L-P zoning designations require significant berming and landscaping adjacent to 
any residential developments. If rezoned L-P, as requested, a separate Site Plan review and 
approval would be required prior to the issuance of any building permits. Part of a Site Plan 
review would include attention to buffering and setbacks, stormwater management and 
transition of uses between adjoining properties and any proposed industrial use. This Site Plan 
review will help mitigate impact that might occur to adjacent properties. 

4. Effective use of Land - L-P District permitted uses at this location are an effective and 
efficient use of the property due to its proximity to the BNSF Railway intermodal facility, LPKC 
and the I-35 interstate system.  

5. The extent to which there is a need in the community for the uses allowed in the 
proposed zoning - Construction of warehousing, distribution, limited manufacturing and 
related uses near the intermodal facility allows an inland port for goods in transit, by reducing 
truck traffic in the surrounding area and allowing for more efficient use of the supply chain. 

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 – This parcel is located near the new 207th Street corridor, Kubota Tractor North 
American Distribution Center and the Hostess Distribution Center. Continued development of 
the area includes intermodal related uses. With the extensive road improvements, including 
the interchange at I-35 and Homestead Lane and the improvements on 207th Street, the 
character of the area is changing from rural to industrial. Some nearby parcels zoned Johnson 
County RUR contain single family homes. However, the residential density in this area is lower 
than some of the parcels adjacent to development in Phase I of LPKC. As noted previously, 
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. 

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 planned 
future uses of nearby parcels, specifically to the southwest.  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 is designed to 
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 viewed as a 
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holding designation related to the annexation of the parcel. Johnson County RUR zoning is 
primarily for agricultural and low-density residential use. An industrial use on a property zoned 
for agriculture would not be a permitted use therefore, a rezoning to the L-P District is the 
most appropriate designation for the proposed use indicated by the applicant.  

9. Length of time the subject property has remained vacant under the current zoning 
designation - Based upon available aerial photography, the property has been used for 
agricultural purposes in unincorporated Johnson County dating back to at least 2006. 

10. The extent to which the zoning amendment may detrimentally affect nearby 
property - The proposed zoning is compatible with the planned future uses of the 
surrounding property, specifically to the southwest.  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 – Utility providers have extended service to Hostess 
Distribution Center at the northeast corner of Waverly and 207th Street. As development 
continues in the area, the developer will be responsible for extending any additional necessary 
utilities not already in their service area. The City of Edgerton Municipal Code requires that all 
properties within city boundaries connect to City of Edgerton sanitary sewer service. Should 
this parcel be developed, the developer would be responsible for the extension of and 
connection to City of Edgerton wastewater infrastructure. 

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 – As this area continues to 
develop, 207th Street, Gardner Road, and 199th Street will be crucial components to providing 
transportation access across southern Johnson County. Both Homestead Lane and 207th Street 
east to Waverly Road have been constructed to accommodate the traffic that will accompany 
the Phase II expansion of LPKC. Today 207th Street is paved half a mile past Waverly Road. The 
Johnson County Comprehensive Arterial Road Network Plan (CARNP) assigns a Type II/2 Lane 
Arterial Roadway to Gardner Road and a Type III/4 Lane Arterial Roadway designation to 199th 
Street, designating them both as main throughways. During the Site Plan review process, both 
the type and volume of traffic associated with a new development are evaluated, often with the 
requirement that a traffic study be performed as part of the applicant’s due diligence. This 
includes evaluating the transportation network in the area and any current and future access 
points to the parcel. Infrastructure upgrades to accommodate the new development’s traffic 
volume and type are required and adequate off-street parking must be provided as on-street 
parking is not allowed.  
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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 - Uses allowed in the L-P District, have the potential to benefit the residents and 
community in a positive way by providing jobs, economic opportunities and tax revenues to 
respective jurisdictions. During the Covid-19 pandemic, supply chain logistics were 
instrumental to delivering food and supplies to areas across the United States. This type of 
commercial industry continues to be an important contributor to the economy of this area.    

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 these zoning applications. However, the City would be 
adversely impacted due to the lost opportunities for jobs, economic activity and tax revenue if 
the anticipated logistics park uses and facilities were to locate in another community. 

17. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, 
policies, and applicable City Code of the City of Edgerton - Due to the unexpected pace 
of development in Phases I and II of Logistics Park Kansas City, the Comprehensive Plan for 
the City of Edgerton does not currently address properties south of I-35; however, it does 
address development of areas for industrial use due to their proximity to the intermodal and 
easy access to the interstate. This parcel is located 1.9 miles from I-35. Development in the 
area is driven by the Homestead Lane interchange and the proposed rezoning is compatible 
with the spirit and intent of future development as outlined by the Edgerton Comprehensive 
Plan. Any development that would occur on this parcel would be required to be incompliance 
with the City of Edgerton UDC. L-P Zoning does not allow tenants to conduct exterior 
operations or have exterior storage. The review of strict parameters related to the aesthetics 
of development on L-P zoned parcels is conducted as part of a Site Plan review, including an 
evaluation of building materials, screening between adjacent parcels and parking 
requirements.  

18. The recommendation of professional staff - See Recommendation below. 
 
Recommendation:  
 
City staff recommends approval of proposed rezoning Application ZA2020-08 from Johnson 
County Rural (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:  
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- Application for Rezoning ZA2020-08 
- City of Edgerton Future Land Use Map  







	

PROPERTY OWNER NOTIFICATION LETTER

Case No.:  RZ-

Dear Sir or Madam:

This letter is to notify you that a public hearing will be held at the Edgerton Community Building, 404 E. Nelson St., 
Edgerton, Kansas, to consider a rezoning change request from

(current zoning) to 

(proposed zoning), on the following described tract of land:

Legal Description:

General Location:

A public hearing will be held to consider the rezoning request on the above-described tract at 7:00 p.m. on 			 
                                      , 20	       . Any interested persons or property owners are invited to attend. Information regarding this 
rezoning application is available in the office of the City Clerk at City Hall or by phone at (913) 893-6231. You may also 
contact the undersigned for additional information regarding this rezoning request.

A fourteen (14) day protest period begins at the conclusion of the public hearing during which you may file a protest 
petition in the office of the City Clerk. If valid protest petitions are received from twenty (20) percent of the property 
owners within the notification area, a three-quarters (¾) vote of the Governing Body is required to approve this rezoning 
request.

Copies of the protest petitions are available in the office of the City Clerk.

Respectfully,

Applicant (or Owner or Agent)

ADDRESS:
			   Street			                                  City			                      State		  Zip 

Rezoning Application
(Fee: $250)

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232

EDGERTONKS.ORG

vs. 9-9-11
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See attached
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The area proposed to be rezoned is generally located between 199th St to the north, 215th St to the south, Gardner Rd to the west and Moonlight Rd to the east with some property to the southwest of the intersection of 207th St and Gardner Rd.
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Nathaniel Hagedorn - NorthPoint Development, LLC
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4825 NW 41st St, Suite 500 , Riverside, MO 64150
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L-P Logistics Park
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STAFF UPDATE 

 
Date: January 12, 2021 
To: Edgerton Planning Commission 
From: Chris Clinton, Planning and Zoning Coordinator 
Re: Application UDCA2020-01 – Revisions to Article 5 – Industrial Zoning Districts – Hold a 

public hearing to consider public comments regarding proposed amendments to the 
Unified Development Code  

 
BACKGROUND INFORMATION 
 
The City of Edgerton’s Uniform Development Code (UDC) was adopted for the purpose of 
encouraging the most appropriate use of land and to ensure the logical and compatible growth 
of various districts within the City. The UDC is intended to implement the planning goals and 
policies contained in the Comprehensive Plan as well as other planning documents and policies 
set by the Planning Commission and City Council. 
 
To date, the City of Edgerton has received three requests from Logistics Park tenants to place 
above ground fuel tanks on their sites. Two of these requests were made after the initial Final 
Site Plan was approved by the Planning Commission.  As noted in UDC Article 10 – Site Plans 
and Design Standards, these changes were considered significant modifications which required 
review and approval by the Planning Commission. As part of the approval process, it was 
stipulated that the equipment be fully screened from the view of all adjacent parcels and any 
public right of way. 
 
Because staff has received multiple requests for this same type of site plan amendment, we 
have evaluated the UDC to see how above ground fuel tanks should be addressed. Within the 
City of Edgerton, a Logistics-Park (L-P) zoning designation specifically states that limitations are 
placed on the uses in this district to significantly restrict the outside activities and outside 
storage of materials, noise, vibration, smoke, pollution, fire and explosive hazard, glare and 
other potentially adverse influences. This zone is intended for industrial parks and larger, 
cleaner types of industries and any manufacturing uses should be conducted within a totally 
enclosed building. 
 
While the above ground fuel tanks that have been approved through the Planning Commission 
process have been screened from view, the presence of this type of equipment, even with 
screening, detracts from the overall aesthetics of parcels in the Logistics Park. In addition, 
above ground fuel tanks can become a safety hazard if not properly maintained.  
 
City Staff requests the Planning Commission review the enclosed proposed amendment to the 
district regulations for Logistics Park (L-P) zoned parcels. In keeping with the spirit and intent of 
the zoning designation description, this amendment would require any fuel tanks to be buried 
underground. This would help retain the clean look and feel of these sites and would contribute 
to the overall safety of having an onsite fuel tank. Tanks installed below ground would require 
identification on either the Final Site Plan or a Revised Final Site Plan if installed after initial Site 
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Plan approval. Installation of any below ground fuel tanks would require adherence to all 
applicable building codes and all plans would be reviewed for code compliance. 
 
City Staff is requesting that the public hearing be opened, any public comment be accepted, 
and the hearing closed. With recommendation from the Planning Commission, the final form of 
the amended Article will go to the Governing Body for approval and adoption. The City Attorney 
has reviewed and approved the code revision before you. Any changes made to this version will 
be reviewed by the City Attorney prior to being provided to the Governing Body for adoption. 
 



H.  District Regulations. 
1. All buildings with a metal exterior shall provide a façade material composed or brick, 

glass, stone, wood, or a combination of these materials that extends to three walls of 
the building unless modified by the City. 

2. All operations, other than limited storage of motorized machinery and equipment, 
materials, products or equipment, shall be conducted within a fully enclosed building. 

3. All storage of motorized machinery and equipment, materials, products or equipment 
shall be within a fully enclosed building, or in a storage area or yard. Said storage 
shall be limited to twenty percent (20%) of the ground floor area of the building or 
tenant space. All storage materials shall be one hundred (100) percent screened 
from public view, except when adjacent to another storage area, which is one 
hundred (100) percent screened from public view. For the purposes of this section, 
the phrase “screened from public view” means not visible at eye level from adjoining 
properties or any street right-of-way. Use of landscaping materials is encouraged in 
lieu of privacy fencing. All storage areas shall be paved or surfaced. 

4. Any exterior fuel tank(s) must be located below ground. All below ground fuel tanks 
must meet, at a minimum, International Building Code (IBC), International Fire Code 
(IFC), and Kansas Department of Health and Environment (KDHE) requirements. 
Below ground fuel tanks must be shown on Final Site Plans and must meet the 
appropriate code requisite building line and property line setbacks. Below ground 
tanks may only be installed once Final Site Plan approval has been received and a 
building permit has been issued. This section applies to all fuel tanks installed after 
January 1, 2021. Any above ground fuel tanks installed prior January 1, 2021 which 
are moved, repaired or replaced, must be located underground and must comply with 
this section. 
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