
EDGERTON PLANNING COMMISSION 
MEETING AGENDA 

EDGERTON CITY HALL - 404 EAST NELSON STREET 
September 12, 2023 

7:00 P.M. 
 

The City of Edgerton encourages public participation in local governance issues. To facilitate 
an efficient and effective meeting, persons wishing to address the Planning Commission 

must sign-up before the meeting begins. During public hearings, comments must be limited 
to three (3) minutes per speaker. The maximum time limit for all speakers during each 

public hearing will be one (1) hour. 
 

The chair may modify these provisions, as necessary. Speakers should state their name 
and address and then make comments that pertain to the public hearing item. 

 
The chair may limit any unnecessary, off-topic, or redundant comments or presentations. 

Speakers should address their comments to Planning Commission members only and 
should not speak to fellow audience members. Commission members will not engage in a 

dialogue or debate with speakers. Speakers and audience members should conduct 
themselves in a civil and respectful manner. Disruptive conduct may result in removal 

from the meeting. 
 

Call to Order 
1. Roll Call ____ Daley _____ Draskovich _____ Crooks _____ Little _____ Mueller 
2. Welcome 
3. Pledge of Allegiance 
 
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.) 

 
4. Approve Minutes from the July 11, 2023 Planning Commission Meeting. 
 
Regular Agenda 
 
5. Declaration. At this time Planning Commission members may declare any conflict or communication 

they have had that might influence their ability to impartially consider the agenda items. 
 
Business Requiring Action 
 
New Business 
 
6. CU2023-03: RENEWAL OF A CONDITIONAL USE PERMIT APPLICATION FOR A CARGO 

CONTAINER STORAGE, REPAIR OR MAINTENANCE FACILITY FOR US MMG PROPERTIES 
E LOT, LLC LOCATED ON THE NORTHEAST CORNER OF THE INTERSECTION OF W. 191ST 
STREET AND WAVERLY ROAD 
Applicant: Brian Kaplan, Agent – Kaplan Holdings, LLC 

 



a. Public Hearing for CU2023-03 
b. Consideration of CU2023-03 

 
7. CONTINUED FROM JULY 11, 2023 - PP2023-03: PRELIMINARY PLAT APPLICATION FOR 

NORTHPOINT DEVELOPMENT LOCATED SOUTHEAST OF THE INTERSECTION OF W. 191ST 
STREET AND KILL CREEK ROAD 
Applicant: Kevin White, Agent – NorthPoint Development, Developer/Property Owner 

 
The applicant has requested this application be withdrawn. 

 
8. CONTINUED FROM JULY 11, 2023 - FS2023-06: FINAL SITE PLAN APPLICATION FOR 

NORTHPOINT DEVELOPMENT LOCATED SOUTHEAST OF THE INTERSECTION OF W. 191ST 
STREET AND KILL CREEK ROAD 
Applicant: Kevin White, Agent – NorthPoint Development, Developer/Property Owner 
 
The applicant has requested this application be withdrawn. 
 

9. CONTINUED FROM APRIL 11, 2023 - CU2023-01: CONDITIONAL USE PERMIT 
APPLICATION FOR A CARGO CONTAINER STORAGE, REPAIR OR MAINTENANCE 
FACILITY FOR WHIMSY EDGERTON, LLC LOCATED ON THE NORTHWEST CORNER OF THE 
INTERSECTION OF W. 199TH STREET AND HOMESTEAD LANE 
Applicant: Clayton Rule, Agent – Whimsy Edgerton, LLC, Property Owner 

 
a. Public Hearing for CU2023-01 
b. Consideration of CU2023-01 

 
10. CONTINUED FROM APRIL 11, 2023 - PP2023-02: PRELIMINARY PLAT APPLICATION FOR 

WHIMSY EDGERTON, LLC LOCATED ON THE NORTHWEST CORNER OF THE 
INTERSECTION OF W. 199TH STREET AND HOMESTEAD LANE 
Applicant: Clayton Rule, Agent – Whimsy Edgerton, LLC, Property Owner 

 
a. Consideration of PP2023-02 

 
11. FP2023-04: FINAL PLAT APPLICATION FOR WHIMSY EDGERTON, LLC LOCATED ON THE 

NORTHWEST CORNER OF THE INTERSECTION OF W. 199TH STREET AND HOMESTEAD 
LANE 
Applicant: Clayton Rule, Agent – Whimsy Edgerton, LLC, Property Owner 

 
a. Consideration of FP2023-04 

 
12. FS2023-07: FINAL SITE PLAN APPLICATION FOR WHIMSY EDGERTON, LLC LOCATED ON 

THE NORTHWEST CORNER OF THE INTERSECTION OF W. 199TH STREET AND HOMESTEAD 
LANE 
Applicant: Clayton Rule, Agent – Whimsy Edgerton, LLC, Property Owner 

 
 

a. Public Hearing for FS2023-07 
b. Consideration of FS2023-07 



 
13. Future Meeting Reminders 
 

 October 10, 2023 at 7:00 PM – Regular Session 
 November 14, 2023 at 7:00 PM – Regular Session 
 December 12, 2023 at 7:00 PM – Regular Session 

 
14. Announcements 

 Planning Commission Chair Announcements 
 Development Services Director Announcements 

 
15. Adjourn 



 

 

 
PLANNING COMMISSION 

July 11, 2023 
 

A special session of the Edgerton Planning Commission (the Commission) was held in the 
Edgerton City Hall, 404 E. Nelson Street, Edgerton, Kansas on July 11, 2023. The meeting 
convened when Chair John Daley called the meeting to order at 7:00 PM. 
 
1. ROLL CALL 

 
Jeremy Little  present 
Charlie Crooks  present 
Adam Draskovich  absent  
John Daley   present   
Jordyn Mueller  absent 
 
With a quorum present, the meeting commenced. 
 
Staff in attendance: Zachary Moore, Development Services Director 

Chris Clinton, Planning and Zoning Coordinator/Deputy City Clerk 
     

2. WELCOME Chairperson Daley welcomed all in attendance to the meeting. 
 

3. PLEDGE OF ALLEGIANCE All present participated in the Pledge of Allegiance. 
 
CONSENT AGENDA 
 
4. Approve Minutes from the June 13, 2023 Planning Commission Meeting. 
5. Approve Minutes from the June 20, 2023 Planning Commission Special Session. 
 

Commissioner Crooks moved to approve the Consent Agenda. The motion was seconded by 
Commissioner Little. The Consent Agenda was approved, 3-0. 

 
REGULAR AGENDA 
 
6. DECLARATION 

 
Chairperson Daley asked the Commissioners to declare any correspondence they have 
received or communication they have had regarding the matters on the agenda. If they have 
received correspondence or have had any communication, he asked if it may influence their 
ability to impartially consider the agenda items. 
 
The Commissioners did not have anything to declare at this time. 
 

BUSINESS REQUIRING ACTION 
 
NEW BUSINESS 

 



 

 

7. PP2023-03: PRELIMINARY PLAT APPLICATION FOR NORTHPOINT DEVELOPMENT 
LOCATED SOUTHEAST OF THE INTERSECTION OF W. 191ST STREET AND KILL 
CREEK ROAD 
 
Commissioner Crooks moved to continue Preliminary Plat Application PP2023-03 to August 8, 
2023 meeting. Commissioner Little seconded the motion. Preliminary Plat Application PP2023-
03 was continued to the August 8, 2023 meeting, 3-0. 
 

8. FS2023-06: FINAL SITE PLAN APPLICATION FOR NORTHPOINT DEVELOPMENT 
LOCATED SOUTHEAST OF THE INTERSECTION OF W. 191ST STREET AND KILL 
CREEK ROAD 
 
Commissioner Crooks moved to continue Final Site Plan Application FS2023-06 to August 8, 
2023 meeting. Commissioner Little seconded the motion. Final Site Plan Application FS2023-
06 was continued to the August 8, 2023 meeting, 3-0. 
 

9. UDCA2023-02: AMENDMENTS TO ARTICLE 4 (COMMERCIAL ZONING DISTRICTS) 
AND ARTICLE 7 (CONDITIONAL USES) OF THE UNIFIED DEVELOPMENT CODE 
(UDC) 
 
Chairperson Daley opened the public hearing. 
 
Mr. Zachary Moore, Development Services Director, stated that during a recent audit of the 
UDC, City staff identified an area of the UDC that should be updated for clarity to readers. 
Articles 3, 4, and 5 of the UDC list out uses that are permitted by right and uses that require 
a conditional use permit (CUP) in each zoning district. Article 7, which is titled ‘Conditional 
Uses’, has individual sections for each different zoning district, but only lists the uses that 
have specifically prescribed conditions required for consideration. City staff recommends an 
update to Article 7 to include the full listing of each use that is permitted with a CUP in that 
district. No changes to the conditions themselves are proposed, and only minor changes to 
language to align with current industry standards are proposed. 
 
Mr. Moore explained City staff has been reviewing opportunities to help promote business in 
the Downtown Area along Nelson Street. One way to do this is to allow for sidewalk sales, 
which will draw attention to local businesses and will help invigorate the Downtown Area.  
 
Chairperson Daley inquired to what a sidewalk sale is. Mr. Moore explained it is when a 
business places merchandise for shoppers to look at and purchase on the sidewalk. 
 
Mr. Moore explained the UDC currently requires a Temporary Sales Permit to allow outdoor 
displays and sales of merchandise in the Downtown District.  Chairperson Daley asked if the 
sidewalks was wide enough for the sales. Mr. Moore explained new sidewalk that will most 
likely be installed will be around six (6) feet in width. He said if a Temporary Sales Permit is 
approved under the current code, the outdoor display and sales of merchandise would be 
approved for up to four (4) times per year, up to seven (7) days per each permit. These 
permits may run consecutively, therefore allowing outdoor displays and sales for a total of 
twenty-eight (28) days, but the business owner would not be permitted to have additional 
Temporary Sales Permits for outdoor displays and sales throughout the year. With this 



 

 

recommended update to the UDC, City staff is recommending that sidewalk sales be 
permitted with approval of a Sidewalk Sales Permit, which must be obtained annually. Mr. 
Moore stated City staff is also recommending the following amendment regarding the 
Sidewalk Sales Permit: 
 
Businesses in the C-D District that are immediately adjacent to a sidewalk may display 
merchandise on the public sidewalk for sale, pursuant to the following conditions: 
 
1. A Sidewalk Sales Permit must be reviewed and approved by the Zoning Administrator 

prior to the display of merchandise for sale or storage on a Downtown sidewalk. 
i. Sidewalk Sales Permits must be renewed annually. 
ii. Sidewalk Sales Permits run with the business, not the property. If a new business 

moves into a Downtown storefront, a new Sidewalk Sales Permit must be obtained 
prior to sidewalk sales occurring. 

iii. Additional conditions may be added to the Sidewalk Sales Permit, as determined by 
the Zoning Administrator. 
 

2. A sketch identifying the merchandise display area must be provided with the Sidewalk 
Sales Permit. 

i. Clear ingress and egress a minimum of 4 feet in width must be maintained from the 
entry of the structure to the curb. 

ii. A clear 4-foot path must be maintained in front of the store along the public sidewalk. 
Mr. Moore stated City staff might require a diagram be provided. 

iii. All ADA requirements must be met. 
 

3. All material displayed outdoors during business hours must be moved indoors upon the 
close of business. 
 

Commissioner Crooks stated that the Dollar General store, which is zoned C-1, has had 
items outside. Mr. Moore replied that he has been in contact with the manager of that store 
to correct that issue. Commissioner Crooks asked if outdoor sales were allowed at all for 
that district. Mr. Moore stated that the Temporary Sales Permit can be applied for in that 
zoning district. 
 
Commissioner Little moved to close the public hearing. The motion was seconded by 
Commissioner Crooks. The public hearing was closed, 3-0. 
 
Commissioner Little moved to recommend approval of the amendments of Article 4 and 7 to 
the City Council. Commissioner Crooks seconded the motion. The amendments to the UDC 
outlined in Application UDCA2023-02 were approved, 3-0. 
 

10. FUTURE MEETING REMINDERS 
 
Chairperson Daley stated that the next regular sessions are scheduled for August 8, 2023; 
September 12, 2023; and October 10, 2023. 
 

11. ADJOURN  
 



 

 

Commissioner Little moved to adjourn the meeting. Commissioner Crooks seconded the 
motion. The meeting was adjourned at 7:10 PM, 3-0. 
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US MMG PROPERTIES E LOT, LLC 

 

Application CU2023-03   
30830 W 191st Street 

 

QUICK FACTS   

 
 

 

 
 

 

 
 

PROJECT SUMMARY AND 
REQUESTED APPROVALS 
 
The Applicant is requesting a 
renewal of a Conditional Use 
Permit for a cargo container 
storage/maintenance facility 
located at 30830 W 191st 
Street. 
 

A Public Hearing is 
required. 

 
Owner and Applicant 
US MMG Properties E Lot, 
LLC, property owner, 
represented by Brian Kaplan, 
Agent of Kaplan Holdings, 
LLC 
 
Existing Zoning and Land 
Use 
The property is zoned City of 
Edgerton L-P (Logistics Park) 
and is currently used as a 
cargo container storage lot 
under an existing approved 
Conditional Use Permit. 
 
Parcel Size 
22.67 acres 
 
Staff Report Prepared by 
Chris Clinton 
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BACKGROUND 

 

1. Proposal 
This Conditional Use Permit request is being made to renew Conditional Use Permit No. CU-
08-09-2013, which was approved with Ordinance 951. The previously approved Conditional 
Use Permit was approved for ten (10) years and has an expiration date of September 26, 2023. 
The existing use of a cargo container facility currently occurs on two (2) acres on the subject 
property. The containers on the lot typically rotate every two (2) to three (3) days and the 
applicant plans for Trans Services, Inc. to be headquartered on the subject property. Their 
operations are proposed to include trucking operations, a cross dock facility, a repair and 
maintenance facility, load and empty container ground stack operations, and load and empty 
container wheeled storage operations. Any proposed new development on-site will require a 
Final Site Plan approval. Cargo container storage facilities in the L-P District require approval 
of a Conditional Use Permit pursuant to Articles 5 and 7 of the Unified Development Code 
(UDC).  

 
2. Subject Site 

The 22.67-acre subject property was annexed in 2013 (Ordinance 939). That annexation 
inadvertently included a 0.13 acre tract of land, which is owned by the City of Gardner, and a 
revisionary ordinance (Ordinance 943) was passed on August 22, 2013, clarifying that the Tract 
was not annexed into Edgerton. The property was rezoned from CTY RUR to the City’s L-P 
(Logistics Park) District, and the City Council approved the Conditional Use Permit for the cargo 
container storage facility (CU-08-09-2013) on September 26, 2013. The Planning Commission 
approved the Final Site Plan (S-08-09-2013) on September 10, 2013, contingent upon City 
Council approval of the related rezoning and conditional use permit. The Final Site Plan was 
later updated in February 2015 to include fencing and additional landscaping and to remove a 
previously proposed building on site.  

 
3. Service Providers and Watershed 

a. Water Provider – Water 7. 
b. Sanitary Sewer – City of Edgerton. 
c. Electrical Service – Evergy.  
d. Gas Service – Kansas Gas Service. 
e. Police Protection – City of Edgerton through the Johnson County Sheriff’s Office. 
f. Fire protection – Johnson County Fire District #1. 
g. Watershed – Bull Creek 

 

CONDITIONAL USE PERMIT REVIEW 

 

City Staff reviewed the Conditional Use Permit under the requirements outlined in Article 7 – 
Conditional Uses of the Unified Development Code (UDC). 
 
The purpose of this article is to provide for certain uses, which because of their unique 
characteristics cannot be distinctly listed as a permitted use in a particular zoning district. The 
Planning Commission may recommend approval of conditional uses to the Governing Body after 
consideration in each case of the impact of such uses upon neighboring uses, the surrounding 
area, and the public need for the particular use at the particular location. Limitations and 
standards are herein established to ensure the use’s consistency with the character, uses and 
activities in the zoning district. Before any conditional use may be approved, the Governing Body 
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shall review the record of the public hearing held by the Planning Commission. 
 
The Planning Commission, in accordance with the procedures and standards of the UDC, may 
recommend the Governing Body authorize buildings, structures, and uses as conditional uses in 
specific instances and in particular districts set forth provided that: 
a. the location is appropriate and consistent with the Comprehensive Plan;  
b. that the public health, safety, morals, and general welfare will not be adversely affected; 
c. the necessary safeguards will be provided to surrounding property, persons, and 

neighborhood values; and  
d. further provide that additional standards of this Article be specified as a condition of approval.  

 
No Conditional Use shall be authorized unless the Planning Commission finds that the 
establishment, maintenance, or operation of the Conditional Use meets the standards set forth in 
the UDC. The burden of proof and the burden of persuasion is on the applicant to bring forth the 
evidence on all questions of fact that are determined by the Planning Commission. 
 

Section 7.2.G.7 – Conditional Use Permit Requirements – Cargo Container Storage, 
Repair or Maintenance 
 
The following items are required conditions for Conditional Use Permits for Cargo Container 
Storage, Repair, or Maintenance facilities. All applicable conditions will be included as a stipulation 
of staff’s recommendation, which can be found on page seven (7) of this report, and each of 
these items will be reviewed at the time of Final Site Plan review.    
1. Access – No cargo containers or semi-trailers (either on or off a chassis), or a chassis, may 

be stored in a manner that impedes access to public rights-of-way, public utility or drainage 
easements, structures, and buildings. 

2. Exterior Lighting – Facilities shall provide lighting on-site, including at all vehicular 
entrances and exits. A lighting plan shall be submitted and approved.  

3. Minimum Lot Size – Facilities shall have a minimum lot size of twenty (20) acres. 
4. Noise – Noise from businesses and facilities shall not exceed 60 dB(A) in any adjacent 

residential district or 70 dB(A) in any adjacent commercial or industrial district or property.  
5. Paving – All interior driveways, parking, loading, and storage areas shall be paved and dust-

free. For purposes of this stipulation: 
a. Paving shall mean concrete or asphalt: and 
b. Dust-free shall mean that all interior driveways and storage area surfaces shall be kept 

free of dust, dirt or other materials to prevent the migration of dust off-site. 
6. Parking – Facilities shall comply with the Article 5.2 L-P District Off Street Parking and 

Loading regulations. No portion of any required off-street parking or loading/unloading 
areas shall be used for the storage of cargo containers, semi-trailers (either on or off a 
chassis), cassis or similar storage devices. 

7. Cargo Container Stacking – Cargo containers shall not be stacked more than five (5) 
in number. 

8. Chassis Stacking/Racking – Empty chassis may be stored on end (racking), or may be 
stacked. When stacked, chassis shall not be more than five (5) in number. 

9. Screening and Landscaping – Screening may be required on the perimeter of the 
property. Screening shall be a combination of fencing and landscaping or berming and 
landscaping. Screening shall comply with requirements Article 5.2 L-P District Landscape 
Standard. 

10. Setbacks and Separation Distance – All buildings, structures, parking and other uses 
on the property, shall be subject to the setback requirements in Article 5.2 L-P District 
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Setback, Yard, Area Regulations, except, however, the parking or storage of cargo 
containers or semi-trailers (either on or off a chassis), and chassis (racked or stacked) 
shall be subject to the following setback standards that may vary depending upon the 
difference scenarios set forth below: 
a. When abutting (touching), or across the street from non-residentially zoned property, 

such parking or storage shall be setback from any exterior property line of the subject 
property a distance equal to the height of the cargo container or semi-trailer (either 
on or off a chassis), and chassis (racked or stacked). 

b. When abutting (touching) public right-of-way, such parking or storage shall be setback 
from any exterior property line of the subject property a distance equal to the height 
of the cargo containers or semi-trailers (either on or off a chassis), and chassis (racked 
or stacked). 

c. When abutting (touching), or across the street from residentially zoned property, such 
parking and storage shall be setback a minimum of 250 feet from the nearest property 
line of the residentially zoned property. 

d. When abutting (touching), or across the street from, a habitable dwelling, such parking 
and storage shall be setback a minimum of 300 feet from the nearest dwelling. 

e. For purposes of Stipulations c and d above, measurements shall be made between the 
nearest edge of a dwelling, and the nearest cargo container, semi-trailer (either on or 
off a chassis), or chassis.  

11. Signage – Business signs shall be allowed according to Article 12 Signs. No signage, 
other than shipping company identification logos and placards, shall be allowed on any 
cargo container, semi-trailer or chassis. 

12. Site Plan – A site plan shall be submitted with the application. The site plan shall be 
prepared in accordance with the requirements of Article 9.1(B)(3) or these regulations.  

13. Other Rules and Regulations – All facilities shall abide by any and all governmental 
rules, regulations, codes and specifications now in effect or hereafter adopted that would 
be applicable to the permit or the use of the property by the applicant/landowner. 

14. Deviations – In the event that an applicant desires to deviate from the above 
performance standards and provisions for certain Conditional Uses, the applicant shall 
submit written information to the Governing Body indicating the circumstances which are 
believed to necessitate the need for a deviation(s), and the applicant shall provide a list 
of alternative materials, designs or methods that are equivalent to the performance 
standards and provisions for the L-P Zoning District, Section 5.4, Section G through Q in 
the regulations. The application may only be approved if findings are made by the 
Governing Body that 1) due to the circumstances of the application, it would be 
unnecessary to impose the standard(s) and equivalent alternatives should be allowed, 2) 
that the spirit and intent of the regulations are being met, 3) that granting the deviation 
shall not adversely affect adjacent or nearby property, and 4) the application shall 
otherwise comply with all building code and safety requirements.  

 

Section 7.1 Issuance of Conditional Uses 
1. Criteria. In order to recommend approval or disapproval of a proposed conditional use 

permit, both the Planning Commission and the Governing Body shall determine whether the 
proposed use is found to be generally compatible with surrounding development and is in the 
best interest of the City. In making such determination, the Planning Commission and 
Governing Body may consider all factors they deem relevant to the questions of compatibility 
and the best interest of the City, including the following: 
a. The extent to which there is a need in the community for the proposed use.  

i. Demand for businesses to store and maintain cargo containers and chassis, such as 
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the facility proposed here, is a by-product of the activity in and around the intermodal 
facility and Logistics Park Kansas City (LPKC). The primary function of LPKC is to 
transport and redistribute containers and the products they contain. Continuance of 
the existing use will continue to fill a need for this type of support service in LPKC.   

b. The character of the neighborhood, including but not limited to: zoning, existing and 
approved land use, platting, density (residential), natural features, and open space.  
i. The approved existing land use will not change with the approval of this application. 

The property to the north is zoned RUR (County Rural) with one (1) dwelling located 
on the property. The property to the east is the same use as is being requested to 
continue, and is currently being expanded. The property to the south is zoned L-P and 
is developed with a warehouse. The property to the west is undeveloped and zoned 
L-P.  

c. The nature and intensity of the proposed use and its compatibility with the zoning and 
uses of nearby properties. Such determination should include the location, nature, and 
height of structures, walls, fences, and other improvements connected with the proposed 
use, their relation to adjacent property and uses, and the need for buffering and 
screening.  
i. The proposed use of cargo container storage and maintenance is an ancillary use to 

the overall LPKC development and is compatible with the L-P zoning designations of 
properties to the east, south and west. The existing residential dwelling to the north 
is zoned County RUR, and the cargo container storage use will be setback a significant 
distance from the dwelling and flood zone to provide a buffer from the residential use.  

d. Suitability of the uses of the property without the proposed conditional use permit. 
i. The zoning designation of the L-P District allows many logistics park uses to be 

developed on the subject property without a Conditional Use Permit, including, but 
not limited to, warehousing/distribution centers, auto and truck motor fuel vehicles 
and repair, and towing/impound yards. The subject parcel is smaller than the typical 
parcels developed for large warehouses, the location of other ancillary uses of LPKC 
are suitable for this location.  

e. Length of time the subject property has remained vacant without the proposed conditional 
use permit.   
i. The subject property has been partially developed as a cargo container storage facility 

for ten (10) years.  
f. The extent to which the proposed use may detrimentally affect nearby property.  

i. No long-term detrimental effects are anticipated for the continuation of the use of the 
property as a cargo container storage facility. The use requested is not extraordinary 
at LPKC as there are currently three (3) other cargo container storage facilities in 
operation at LPKC, that have been harmonious with surrounding development.  

g. The adequacy of ingress and egress to and within the site of the proposed use, traffic 
flow and control, the adequacy of off-street parking and loading areas, the adequacy of 
required yard and open space requirements and sign provisions.  
i. City staff has not received nor noticed any issues regarding the ingress or egress or 

the traffic flow around the subject property. The provided access is adequate currently. 
Any future development may require a traffic study to ensure there are no changes to 
the traffic flow on public streets.  

h. The availability and adequacy of required utilities and services to serve the proposed use. 
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.  
i. The utilities are either onsite or in the near vicinity for the applicant to expand and 
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connect to.  
i. The extent to which the proposed use would adversely affect the capacity or safety of 

that portion of the road network influenced by the proposed use, or present parking 
problems in the vicinity of the property.  
i. City staff is not aware of any present parking problems in the vicinity of the property 

or other traffic issues. The current operations do not adversely affect the capacity or 
safety of the portion of the road network around the subject property.  

j. The environmental impacts that the proposed use 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.  
i. 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.  Any construction that occurs on site will be required to get a NPDES 
permit from the State of Kansas and a land disturbance permit from the City in addition 
to other required City approvals. Those permits require a stormwater pollution 
prevention plan that is reviewed by the City and the State. 

k. The economic impact of the proposed use on the community.  
i. Future expansion of the site as a cargo container storage facility will generate an 

increase of the property taxes for the City, and will provide another option for 
container storage to support LPKC as it continues to grow. This type of use is a 
necessary support for warehousing and other related LPKC uses.  

l. The relative gain (if any) to the public health, safety, and welfare from a denial of the 
application for conditional use permit as compared to the hardship imposed upon the 
conditional use applicant from such denial.  
i. There would be little to no gain to the public health, safety, and welfare of the City of 

Edgerton and the property owner should this request be denied.  
m. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, policies, 

and applicable City Code of the City of Edgerton, and the general safety, health, comfort 
and general welfare of the community.  
i. The Future Land Use Map within the Comprehensive Plan designates the subject 

property Business Park/Industrial. The proposed cargo container storage facility is a 
support use for the surrounding LPKC and aligns with the Future Land Use Map 
designation of Business Park/Industrial.  

n. In addition to the above criteria, the recommendation of professional staff is also required 
per Ordinance 798 (2005). Staff recommendation is addressed in the Recommendations 
Section of this Staff Report. 
 

Existing Site Conditions 
1. The above ground fuel tank just to the right of the gate must be either enclosed in a structure, 

placed underground, or removed from the site, per UDC, Article 5.2.H.4. 
The applicant has indicated they will be removing the above ground fuel tank from 
the site. The tank is anticipated to be removed before August 15. Staff will 
continue to monitor the site and ensure its removal.  
 

2. The fence in the southwest corner of the paved lot is damaged and must be repaired. 
The applicant is actively working to have the fence repaired. At the time of writing 
the staff report, they are working to get bids for the fence. Staff will continue to 
monitor the site and ensure the fence is replaced in a timely manner. 
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3. There is a dumpster on site that must be screened.  
The applicant has indicated that the dumpster will be removed from the site and 
it is anticipated to be removed before August 15th. Staff will continue to monitor 
the site and ensure its removal.  

 
4. The shrubs along the west line of the southern portion of the paved lot are missing and trees 

and shrubs are missing from the southwest corner of the site and must be planted. 
At the time of writing this staff report, the applicant is working to get bids for the 
trees and shrubs and anticipates that the work will be completed by the end of the 
month. Staff will continue to monitor the site and ensure the plantings are 
replaced in a timely manner. 

 

DOCUMENTS INCLUDED IN PACKET 

 

Sheet # Title 
Date on 

Document 

Application Application for CU2023-03 07/05/2023 

C100 2015 Revised Final Site Plan 02/02/2015 

L.100 2015 Revised Landscape Plan 02/02/2015 

 

STAFF RECOMMENDATION 

 

City Staff recommends approval of Conditional Use Permit Application CU2023-03 for US MMG 
Properties E Lot, LLC with the following stipulations:   
 

1. The Conditional Use Permit for ‘Cargo Container Storage, Repair, or Maintenance’ is valid 
for a period of ten (10) years following the date of Governing Body approval.  

2. The following conditions of UDC, Article 7.2.G.7 apply to the Conditional Use Permit: 
a. No cargo containers or semi-trailers (either on or off a chassis), or a chassis may 

be stored in a manner that impedes access to public rights-of-way, public utility or 
drainage easements, structures, and buildings. 

b. Facilities shall provide lighting on-site, including at all vehicular entrances and exits. 
A lighting plan shall be submitted and approved. 

c. Facilities shall have a minimum lot size of 20 acres.  
d. Noise from the facility shall not exceed 60 dB(A) in any adjacent residential district 

and 70 dB(A) in any adjacent commercial or industrial district or property. 
e. All interior driveways, parking, loading, and storage areas shall be paved and dust-

free. For the purposes of this stipulation: 
i. Paving shall mean concrete or asphalt; and  
ii. Dust-free shall mean that all interior driveways and storage area surfaces 

shall be kept free of dust, dirt or other materials to prevent the migration 
of dust off-site.  

f. The facility shall comply with the Article 5.2 L-P District Off Street Parking and 
Loading regulations. No portion of any required off-street parking or 
loading/unloading areas shall be used for the storage of cargo containers, semi-
trailers (either on or off a chassis), chassis or similar storage devices.  

g. Cargo containers shall not be stacked more than five (5) in number. 
h. Stacked chassis shall not be stacked more than five (5) in number. 
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i. All signage must meet the requirements of UDC, Article 12 related to signage. No 
signage, other than shipping company identification logos and placards, shall be 
allowed on any cargo container, semi-trailer, or chassis.  

j. All facilities shall abide by any and all governmental rules, regulations, codes, and 
specifications now in effect or hereafter adopted that would be applicable to this 
permit or the use of the property by the applicant/landowner.  

 
Note: For Application CU2023-03 the Planning Commission is the recommending body 
for the application to the Governing Body. The Application will be presented to the  
Governing Body on September 14, 2023. 
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Professional Registration

Missouri

Kansas

THIS DEVELOPMENT ACKNOWLEDGES

THAT A FUTURE SANITARY SEWER IS

TO BE CONSTRUCTED ACROSS THE

PROPERTY, CURRENT ALIGNMENT

UNKNOWN.  EASEMENTS REQUIRED

WILL BE DEDICATED AT THAT TIME.

THIS DEVELOPER DOES NOT HAVE

THE ABILITY TO AUTHORIZE THE

SEWER EXTENSION OR CONNECT TO

THE EXISTING SEWER MAIN. THAT

AUTHORIZATION WILL NEED TO BE

OBTAINED BY OTHERS FROM THE

OWNER OF THE SEWER SYSTEM.

FENCES SHOWN ON THIS

DEVELOPMENT IS TEMPORARY IN

NATURE AND IS TO BE CONSTRUCTED

OF CHAIN LINK. THIS FENCE WILL BE

SCREEN OR REMOVED IN FUTURE

PHASES.
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Existing Sanitary Sewer

Existing Water Main

Existing Contour

Proposed Contour

Existing Tree Line

Proposed Storm LIne
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Professional Registration
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Kansas



 

 
 

MEMORANDUM 

Date:  August 8, 2023 
 
To:  City of Edgerton Planning Commission  
 
From:  Chris Clinton, Planning and Zoning Coordinator/Deputy City Clerk 
 
Re: PP2023-03: Preliminary Plat for Logistics Park Kansas City Sixth Plat 
 
 
The City received an application for a preliminary plat for Logistics Park Kansas City Sixth Plat. On August 
22, 2023, City Staff received a request from the applicant to withdraw this application.  



 

 
 

MEMORANDUM 

Date:  September 12, 2023 
 
To:  City of Edgerton Planning Commission  
 
From:  Chris Clinton, Planning and Zoning Coordinator/Deputy City Clerk 
 
Re: FS2023-06: Final Site Plan for Logistics Park Kansas City Snow Depot 
 
 
The City received an application for a Final Site Plan for Logistics Park Kansas City Snow Depot. On August 
22, 2023, City Staff received a request from the applicant wishing to withdraw this application.  
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WHIMSY TRUCKING 

 

Application CU2023-01   
Northwest corner of the intersection of Homestead Lane and 199th Street 

 

QUICK FACTS   

 
 

 

 
 

 

 
 

PROJECT SUMMARY 
AND REQUESTED 
APPROVALS 
 
The Applicant is 
requesting approval of a 
Conditional Use Permit 
for a cargo container 
storage/maintenance 
facility located at the 
northwest corner of the 
intersection of 
Homestead Lane and 
199th Street. 
 

A Public Hearing is 
required. 

 
Owner and Applicant 
Clayton Rule, Agent of 
Whimsy Edgerton, LLC 
 
Existing Zoning and 
Land Use 
The property was 
rezoned to City of 
Edgerton L-P (Logistics 
Park) on May 11, 2023 
(Ord. 2135). There is 
one (1) existing single-
family residence on the 
western portion of the 
subject property. 
 
Parcel Size 
20.14 acres 
 
Staff Report Prepared 
by 
Chris Clinton 
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BACKGROUND 

 

1. Proposal 
This Conditional Use Permit request is being made to permit development of a cargo container 
storage lot on a 20.14-acre lot located northwest of the intersection of 199th Street and 
Homestead Lane. The property is currently zoned L-P (Logistics Park), and approval of this 
application would allow the use of the cargo container storage and maintenance use but does 
not permit any site plan details. Details of the proposed development will be shown on the 
Final Site Plan application FS2023-07. That Final Site Plan application proposes 391 wheeled 
or stacked storage stalls and fifty-five (55) tractor stalls throughout the property. It also 
proposes a 32,000 square foot maintenance facility and a truck scale. Cargo container storage 
facilities require approval of a Conditional Use Permit pursuant to Articles 5 and 7 of the 
Unified Development Code (UDC).  

 
 
2. Subject Site History 

The 20.14-acre subject property is located within the Bull Creek watershed. The western 19.57 
acres of the property were annexed on December 28, 2017 (Ordinance 1070) and the 
remaining 2.35 acres, along with additional property to the east, was annexed on June 9, 
2022 (Ordinance 2110). The western parcel currently contains a single-family residential 
structure. The structure has been on this site since 2000 when it was constructed. The eastern 
parcel is vacant with no development and has been that way since 2006 per Johnson County 
AIMS. The Planning Commission recommended Rezoning ZA2023-02 to the Governing Body 
on April 11, 2023. On May 11, 2023, the Governing Body adopted Ordinance 2135 which 
rezoned the subject property to City of Edgerton L-P (Logistics Park). This application and 
Preliminary Plat application (PP2023-02) was continued by the Planning Commission to a date 
uncertain at the April 11, 2023, meeting. The applicant has brought forward the Preliminary 
Plat application (PP2023-02) as well as a Final Plat application (FP2023-04) and a Final Site 
Plan application (FS2023-07) to be heard at the August 8, 2023, Planning Commission meeting 
in conjunction with this application.  
 

3. Service Providers and Watershed 
a. Water Provider – Water 7 
b. Sanitary Sewer – City of Edgerton 
c. Electrical Service – Evergy 
d. Gas Service – Kansas Gas Service 
e. Police Protection – City of Edgerton through the Johnson County Sheriff’s Office 
f. Fire Protection – Johnson County Fire District #1 
g. Watershed – Bull Creek 
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CONDITIONAL USE PERMIT REVIEW 

 

City Staff reviewed the Conditional Use Permit under the requirements outlined in Article 7 – 
Conditional Uses of the Unified Development Code (UDC). 
 
The purpose of this article is to provide for certain uses, which because of their unique 
characteristics cannot be distinctly listed as a permitted use in a particular zoning district. The 
Planning Commission may recommend approval of conditional uses to the Governing Body after 
consideration in each case of the impact of such uses upon neighboring uses, the surrounding 
area, and the public need for the particular use at the particular location. Limitations and 
standards are herein established to ensure the use’s consistency with the character, uses and 
activities in the zoning district. Before any conditional use may be approved, the Governing Body 
shall review the record of the public hearing held by the Planning Commission. 
 
The Planning Commission, in accordance with the procedures and standards of the UDC, may 
recommend the Governing Body authorize buildings, structures, and uses as conditional uses in 
specific instances and in particular districts set forth provided that: 
a. the location is appropriate and consistent with the Comprehensive Plan;  
b. that the public health, safety, morals, and general welfare will not be adversely affected; 
c. the necessary safeguards will be provided to surrounding property, persons, and 

neighborhood values; and  
d. further provide that additional standards of this Article be specified as a condition of approval.  

 
No Conditional Use shall be authorized unless the Planning Commission finds that the 
establishment, maintenance, or operation of the Conditional Use meets the standards set forth in 
the UDC. The burden of proof and the burden of persuasion is on the applicant to bring forth the 
evidence on all questions of fact that are determined by the Planning Commission. 
 

Section 7.2.G.7 – Conditional Use Permit Requirements – Cargo Container Storage, 
Repair or Maintenance 
 
The following items are required conditions for Conditional Use Permits for Cargo Container 
Storage, Repair, or Maintenance facilities. Each of these items will be included as a stipulation of 
staff’s recommendation, which can be found on page seven (7) of this report, and these items 
will be reviewed at the time of Final Site Plan review.    
1. Access – No cargo containers or semi-trailers (either on or off a chassis), or a chassis, may 

be stored in a manner that impedes access to public rights-of-way, public utility or drainage 
easements, structures, and buildings.  

2. Exterior Lighting – Facilities shall provide lighting on-site, including at all vehicular 
entrances and exits. A lighting plan shall be submitted and approved.  

3. Minimum Lot Size – Facilities shall have a minimum lot size of twenty (20) acres. 
4. Noise – Noise from businesses and facilities shall not exceed 60 dB(A) in any adjacent 

commercial or industrial district or property.  
5. Paving – All interior driveways, parking, loading, and storage areas shall be paved and dust-

free. For purposes of this stipulation: 
a. Paving shall mean concrete or asphalt: and 
b. Dust-free shall mean that all interior driveways and storage area surfaces shall be kept 

free of dust, dirt or other materials to prevent the migration of dust off-site. 
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6. Parking – Facilities shall comply with the Article 5.2 L-P District Off Street Parking and 
Loading regulations. No portion of any required off-street parking or loading/unloading 
areas shall be used for the storage of cargo containers, semi-trailers (either on or off a 
chassis), cassis or similar storage devices. 

7. Cargo Container Stacking – Cargo containers shall not be stacked more than five (5) 
in number. 
a. The applicant has stated that their operations will not stack more than three (3) cargo 

containers in number.  
8. Chassis Stacking/Racking – Empty chassis may be stored on end (racking), or may be 

stacked. When stacked, chassis shall not be more than five (5) in number. 
9. Screening and Landscaping – Screening may be required on the perimeter of the 

property. Screening shall be a combination of fencing and landscaping or berming and 
landscaping. Screening shall comply with requirements Article 5.2 L-P District Landscape 
Standard. 

10. Setbacks and Separation Distance – All buildings, structures, parking and other uses 
on the property, shall be subject to the setback requirements in Article 5.2 L-P District 
Setback, Yard, Area Regulations, except, however, the parking or storage of cargo 
containers or semi-trailers (either on or off a chassis), and chassis (racked or stacked) 
shall be subject to the following setback standards that may vary depending upon the 
difference scenarios set forth below: 
a. When abutting (touching), or across the street from non-residentially zoned property, 

such parking or storage shall be setback from any exterior property line of the subject 
property a distance equal to the height of the cargo container or semi-trailer (either 
on or off a chassis), and chassis (racked or stacked). 

b. When abutting (touching) public right-of-way, such parking or storage shall be setback 
from any exterior property line of the subject property a distance equal to the height 
of the cargo containers or semi-trailers (either on or off a chassis), and chassis (racked 
or stacked). 

c. When abutting (touching), or across the street from residentially zoned property, such 
parking and storage shall be setback a minimum of 250 feet from the nearest property 
line of the residentially zoned property. 

d. When abutting (touching), or across the street from, a habitable dwelling, such parking 
and storage shall be setback a minimum of 300 feet from the nearest dwelling. 

e. For purposes of Stipulations c and d above, measurements shall be made between the 
nearest edge of a dwelling, and the nearest cargo container, semi-trailer (either on or 
off a chassis), or chassis.  

11. Signage – Business signs shall be allowed according to Article 12 Signs. No signage, 
other than shipping company identification logos and placards, shall be allowed on any 
cargo container, semi-trailer or chassis. 

12. Site Plan – A site plan shall be submitted with the application. The site plan shall be 
prepared in accordance with the requirements of Article 9.1(B)(3) or these regulations.  

13. Other Rules and Regulations – All facilities shall abide by any and all governmental 
rules, regulations, codes and specifications now in effect or hereafter adopted that would 
be applicable to the permit or the use of the property by the applicant/landowner. 

14. Deviations – In the event that an applicant desires to deviate from the above 
performance standards and provisions for certain Conditional Use, the applicant shall 
submit written information to the Governing Body indicating the circumstances which are 
believed to necessitate the need for a deviation(s), and the applicant shall provide a list 
of alternative materials, designs or methods that are equivalent to the performance 
standards and provisions for the L-P Zoning District, Section 5.4, Section G through Q in 
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the regulations. The application may only be approved if findings are made by the 
Governing Body that 1) due to the circumstances of the application, it would be 
unnecessary to impose the standard(s) and equivalent alternatives should be allowed, 2) 
that the spirit and intent of the regulations are being met, 3) that granting the deviation 
shall not adversely affect adjacent or nearby property, and 4) the application shall 
otherwise comply with all building code and safety requirements.  

 

Section 7.1 Issuance of Conditional Uses 
1. Criteria. In order to recommend approval or disapproval of a proposed conditional use 

permit, both the Planning Commission and the Governing Body shall determine whether the 
proposed use is found to be generally compatible with surrounding development and is in the 
best interest of the City. In making such determination, the Planning Commission and 
Governing Body may consider all factors they deem relevant to the questions of compatibility 
and the best interest of the City, including the following: 
a. The extent to which there is a need in the community for the proposed use.  

i. Demand for businesses to store and maintain cargo containers and chassis, such as 
the facility proposed here, is a by-product of the activity in and around the intermodal 
facility and Logistics Park Kansas City (LPKC). The primary function of LPKC is to 
transport and redistribute containers and the products they contain. The proposed use 
would fill a need for this type of support service in LPKC.   

b. The character of the neighborhood, including but not limited to: zoning, existing and 
approved land use, platting, density (residential), natural features, and open space.  
i. The property to the west and north is zoned to be developed as additional logistic park 

uses. There is low density residential to the south of the subject property across W. 
199th Street, and the property is bordered on the east with a creek. The creek on the 
subject property does have associated flood zone and floodway that will act as a 
natural open space between the subject property and any development to the east.  

c. The nature and intensity of the proposed use and its compatibility with the zoning and 
uses of nearby properties. Such determination should include the location, nature, and 
height of structures, walls, fences, and other improvements connected with the proposed 
use, their relation to adjacent property and uses, and the need for buffering and 
screening.  
i. The proposed use of cargo container storage and maintenance is an ancillary use to 

the overall LPKC development and is compatible with the L-P zoning designations of 
properties to the north and west. The C-2 zoned parcels to the east across the creek, 
will be buffered with the existing tree grove in the floodway area that surrounds the 
creek. The existing low-density residential development to the south across 199th 
Street is zoned County RN-1, and the cargo container storage use will be setback a 
significant distance from the roadway, providing a buffer from these residential uses.  

d. Suitability of the uses of the property without the proposed conditional use permit. 
i. The zoning designation of the L-P District allows many logistics park uses to be 

developed on the subject property without a Conditional Use Permit, including, but 
not limited to, warehousing/distribution centers, auto and truck motor fuel vehicles 
and repair, and towing/impound yards. The subject parcel is smaller than the typical 
parcels developed for large warehouses, the location of other ancillary uses of LPKC 
are suitable for this location.  

e. Length of time the subject property has remained vacant without the proposed conditional 
use permit.   
i. There is a residential building and accessory buildings on the subject property. Per 

Johnson County AIMS, these structures were constructed in 2000. Thus, the property 
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has not been vacant for at least twenty-three (23) years.  
f. The extent to which the proposed use may detrimentally affect nearby property.  

i. No long-term detrimental effects are anticipated for the use of the property as a cargo 
container storage facility. The use requested is not extraordinary at LPKC as there are 
currently three (3) other cargo container storage facilities in operation at LPKC, that 
have been harmonious with surrounding development.  

g. The adequacy of ingress and egress to and within the site of the proposed use, traffic 
flow and control, the adequacy of off-street parking and loading areas, the adequacy of 
required yard and open space requirements and sign provisions.  
i. Ingress and egress requirements, traffic requirements, and parking and loading 

requirements were reviewed and commented on during the review of Final Site Plan 
application FS2023-07 which is also on this agenda.  

h. The availability and adequacy of required utilities and services to serve the proposed use. 
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.  
i. The utilities are either onsite or in the near vicinity for the applicant to expand and 

connect to. The applicant will be responsible for expanding sanitary sewer to the site 
and decommissioning of the current septic tank.  

i. The extent to which the proposed use would adversely affect the capacity or safety of 
that portion of the road network influenced by the proposed use, or present parking 
problems in the vicinity of the property.  
i. A Traffic Impact Study was provided and reviewed by the City Engineer. Any 

comments that need to be addressed are shown on the review of Final Site Plan 
application FS2023-07, which is also on this agenda.  

j. The environmental impacts that the proposed use 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.  
i. This project will increase the amount of impervious surface. The stormwater report 

was reviewed by the City Engineer to ensure all stormwater stays on site and does not 
impact nearby properties. 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.  Any construction that occurs on site will be required 
to get a NPDES permit from the State of Kansas and a land disturbance permit from 
the City. Those permits require a stormwater pollution prevention plan that is reviewed 
by the City and the State. Mitigation of pollution in the form of air, noise, light, etc., 
will be addressed as part of the Final Site Plan review process.  

k. The economic impact of the proposed use on the community.  
i. Development of the site as a cargo container storage facility will generate increased 

property taxes for the City, and will provide another option for container storage to 
support LPKC as it continues to grow. This type of use is a necessary support for 
warehousing and other related LPKC uses.  

l. The relative gain (if any) to the public health, safety, and welfare from a denial of the 
application for conditional use permit as compared to the hardship imposed upon the 
conditional use applicant from such denial.  
i. There would be little gain to the public health, safety, and welfare of the City of 

Edgerton and the property owner should this request be denied.  
m. Consistency with the Comprehensive Plan, Capital Improvement Plan, ordinances, policies, 

and applicable City Code of the City of Edgerton, and the general safety, health, comfort 
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and general welfare of the community.  
i. The Future Land Use Map within the Comprehensive Plan designates the subject 

property Business Park/Industrial. The proposed cargo container storage facility is a 
support use for the surrounding LPKC and aligns with the Future Land Use Map 
designation of Business Park/Industrial.  

n. In addition to the above criteria, the recommendation of professional staff is also required 
per Ordinance 798 (2005). Staff recommendation is addressed in the Recommendations 
Section of this Staff Report. 

 

DOCUMENTS INCLUDED IN PACKET 

 

Sheet # Title 
Date on 

Document 

Application Application for CU2023-01 03/31/2023 

 

STAFF RECOMMENDATION 

 

City Staff recommends approval of Conditional Use Permit Application CU2023-01 for Whimsy 
Trucking with the following stipulations:   
 

1. The Conditional Use Permit for ‘Cargo Container Storage, Repair, or Maintenance’ is valid 
for a period of ten (10) years following the date of Governing Body approval.  

2. The following conditions of UDC, Article 7.2.G.7 apply to the Conditional Use Permit: 
a. The maximum height of cargo container stacking along the west property line is 

30 feet. 
b. No cargo containers or semi-trailers (either on or off a chassis), or a chassis may 

be stored in a manner that impedes access to public rights-of-way, public utility or 
drainage easements, structures, and buildings. 

c. A lighting plan is to be submitted showing adequate onsite lighting. 
d. Noise from the facility may not exceed 60 dB(A) in any adjacent residential district 

and 70 dB(A) in any adjacent commercial or industrial district or property. 
e. All interior driveways, parking, loading, and storage areas shall be paved with 

concrete or asphalt and are to be kept free of dust, dirt or other materials.  
f. No portion of any required off-street parking or loading/unloading areas shall be 

used for the storage of cargo containers, semi-trailers (either on or off a chassis), 
chassis or similar storage devices. 

g. Cargo containers shall not be stacked more than five (5) in number. 
h. Stacked chassis shall not be stacked more than five (5) in number. 
i. Screening comprised of fencing and landscaping or berming and landscaping will 

be installed along all property lines in accordance with UDC, Article 5.2 and UDC, 
Article 7.2.G.7.i. 

j. All signage must comply with Article 12 of the UDC. 
k. All site plan requirements in Article 10 and all site requirements in Section 5.2 must 

be met. 
 

Note: For Application CU2023-01 the Planning Commission is the recommending body 
for the application to the Governing Body. The Application will be presented to the  
Governing Body on September 14, 2023. 
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Please print or type.
PROPERTY INFORMATION

Requesting Conditional Use Permit For:

Location or Address of Subject Property:

Legal Description:

Zoning on Subject Property: Current Land Use:

PROPERTY OWNER INFORMATION

Property Owner’s Name(s):							        Phone:

Company: 									        Fax:

Mailing Address: 

City: State: Zip:

APPLICANT/AGENT INFORMATION

Applicant/Agent’s Name(s): 							        Phone:

Company:        Fax:

Mailing Address:

City: State: Zip:

ENGINEER/ARCHITECT INFORMATION

Engineer/Architect’s Name(s):							         Phone:

Company: 									        Fax:

Mailing Address:

City: State: Zip:

SIGNATURE

Signature of Owner or Agent:

NOTE: If not signed by owner, authorization of agent must accompany this application

FOR OFFICE USE ONLY

Application No.: CU- Received by:

Permit Fee Paid: $					 Date Fee Paid/Receipt #:

Publication Fee Paid: $ Date Fee Paid/Receipt #:

Hearing Date

Application for Conditional Use Permit

Daniel Finn
Typewritten Text
Allow for storage of shipping containers.

Daniel Finn
Typewritten Text
NW corner of 199th Street and Homestead Lane

Daniel Finn
Typewritten Text
See attached

Daniel Finn
Typewritten Text
Proposed L-P

Daniel Finn
Typewritten Text
Rural - Agricultural
(single family)

Daniel Finn
Typewritten Text
Clayton Rule

Daniel Finn
Typewritten Text
Whimsy Edgerton, LLC

Daniel Finn
Typewritten Text
1901 S. Busse Road

Daniel Finn
Typewritten Text
Mount Prospect

Daniel Finn
Typewritten Text
Illinois

Daniel Finn
Typewritten Text

Daniel Finn
Typewritten Text
619-415-5846

Daniel Finn
Typewritten Text
60056

Daniel Finn
Typewritten Text
Same as owner

Daniel Finn
Typewritten Text
Daniel Finn

Daniel Finn
Typewritten Text
Phelps Engineering, Inc.

Daniel Finn
Typewritten Text
913-393-1155

Daniel Finn
Typewritten Text
1270 N Winchseter

Daniel Finn
Typewritten Text
Olathe

Daniel Finn
Typewritten Text
KS

Daniel Finn
Typewritten Text
66061

cclinton
Text Box
2023-01

cclinton
Signature

cclinton
Text Box
1,000

cclinton
Text Box
03/31/2023   00003785

cclinton
Text Box
03/31/2023   00003785

cclinton
Text Box
64.67

cclinton
Text Box
April 11, 2023
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WHIMSY TRUCKING 

 

Application PP2023-02   
Northwest corner of the intersection of Homestead Lane and 199th Street 

 

QUICK FACTS   

 
 

 
 

PROJECT SUMMARY AND 
REQUESTED APPROVALS 
 
The Applicant is requesting 
approval of a Preliminary Plat 
located at the northwest 
corner of the intersection of 
Homestead Lane and 199th 
Street. 
 
Owner and Applicant 
Clayton Rule, Agent of 
Whimsy Edgerton, LLC 
 
Existing Zoning and Land 
Use 
The property was rezoned to 
City of Edgerton L-P 
(Logistics Park) on May 11, 
2023 (Ord. 2135). There is 
one (1) existing single-family 
residence on the western 
portion of the subject 
property. 
 
Parcel Size 
37.39 acres 
 
Staff Report Prepared by 
Chris Clinton 
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BACKGROUND 

 

1. Proposal 
This Preliminary Plat request is being made in preparation for development of a cargo 
container storage lot on the west side of the creek and commercial development to the east 
of the creek. This Preliminary Plat anticipates one (1) L-P zoned lot as well as four (4) 
commercial lots, along with proposed dedication of land for use of public right-of-way and 
public easements. Development requirements and details of the any proposed buildings are 
provided in Final Site Plan Application FS2023-07, which is also on this agenda. Preliminary 
Plat approval is required prior to a Final Plat application being presented to the Planning 
Commission per Article 13 of the Unified Development Code (UDC). 

 

2. Subject Site History  
The 37.39-acre subject property is located within the Bull Creek watershed. The western 19.57 
acres of the property were annexed on December 28, 2017 (Ordinance 1070) and the eastern 
18.17 acres of the property were annexed on June 9, 2022 (Ordinance 2110). The western 
parcel currently contains a single-family home. The structure has been on this site since 2000 
when it was constructed. The eastern parcel is vacant with no development and has been 
that way since 2006 per Johnson County AIMS. The Planning Commission recommended 
Rezoning ZA2023-02 to the Governing Body on April 11, 2023, and on May 11, 2023, the 
Governing Body adopted Ordinance 2135 which rezoned the subject property to City of 
Edgerton L-P (Logistics Park). This application and Conditional Use Permit application 
(CU2023-01) were continued by the Planning Commission to a date uncertain at the April 11, 
2023, meeting. The applicant has brought forward the Conditional Use Permit application 
(CU2023-01) as well as a Final Plat application (FP2023-04) and a Final Site Plan application 
(FS2023-07) to be heard at the August 8, 2023, Planning Commission meeting in conjunction 
with this application.  
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PRELIMINARY PLAT REVIEW 

 

Staff has reviewed the Preliminary Plat submittal for compliance with the requirements in Section 
13.3.C of Article 13 of the Edgerton UDC. Review comments are listed below. 
 

Content of Preliminary Plat 
1. A legal description; and current zoning. 

a. The current zoning of the property listed on the Preliminary Plat is not correct. 
 

2. Signature block and date for review of the Zoning Administrator. 
a. Signature block is missing. 

 
3. Signature block and date for review of City Engineer. 

a. Signature block is missing. 
 

4. Signature block and date for review of Chair of Planning Commission. 
a. Signature block is missing. 
 

5. Signature block and date for review of Mayor. 
a. Signature block is missing. 
 

6. Complete outline drawing of all boundaries, lots, and streets, together with courses, distances 
and areas. Boundaries must be shown as solid lines and all easements as dashed lines. 
a. The City Engineer recommends that the 100-year floodplain be in a tract or drainage 

easement. Please note that a CLOMR-F and LOMR-F will be required for any fill in the 
floodplain. 
i. The applicant wishes to keep the tract as shown on the plat to reserve lot depth on 

the east side of the creek. The applicant is aware that depending on the type of 
commercial development, a floodplain development permit would be required.  

City staff is agreeable to leaving the floodplain out of a tact or drainage easement 
provided the applicant obtains the appropriate permits for development. 
 

7. Rights-of-way and/or easements proposed to be created for all drainage purposes, utilities, 
walkways, access, and other purposes. 
a. The proposed and current access restrictions on Homestead Lane and 199th Street need 

to be shown. 
b. All existing easements on the parcel need to be shown and labeled. 
c. The “Sanitary Sewer Easement to City of Gardner, KS” has two grantees and that needs 

to be reflected on the document. 
d. Additional easements may be required. 
 

8. A copy of the proposed restrictive covenants. 
a. No restrictive covenants have been shown. 
Any restrictive covenants will need to be submitted with the Final Plat. 
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NOTICE OF CITY CODES AND PERMITS 

 
The Applicant is subject to all applicable City codes – whether specifically stated in this report or 
not – including, but not limited to, Zoning, Buildings and Construction, Subdivisions, and Sign 
Code. The Applicant is also subject to all applicable local, State, and Federal laws.  
 
Various permits may be required in order to complete this project. Please contact the Building 
Codes Division of the Community Development Department for more information about City 
permits. The project may also be subject to obtaining permits and/or approvals from other local, 
County, State, or Federal agencies. 
 

DOCUMENTS INCLUDED IN PACKET 

 

Sheet # Title 
Date on 

Document 

Application Application for PP2023-02 2/21/2023 

1 Preliminary Plat 3/28/2023 
 

STAFF RECOMMENDATION 

 

City Staff recommends approval of Preliminary Plat Application PP2023-02 Whimsy Trucking, 
subject to the following stipulations: 
 
1. All Preliminary Plat requirements of the City listed on page 3 shall be met or addressed prior 

to Certification by the Zoning Administrator. 
2. All infrastructure requirements of the City shall be met throughout development. 
3. All City Engineer comments related to Stormwater Management Plan must be addressed 

throughout development. 
4. The preliminary plat shall be approved for a one-year period and shall be extended for an 

additional year upon the approval of a final plat for the same parcel of land or any part thereof. 
If a final plat is not approved for a portion or all of the land covered under the preliminary 
plat within one year, the preliminary plat shall be ruled null and void. The Planning Commission 
upon submittal and approval of a written request may grant a one-year extension on the 
approval of the preliminary plat. 

 

Note: For Application PP2023-02 the Planning Commission is the final authority for 
approval. 
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NAME OF PROPOSED SUBDIVISION:

LOCATION OR ADDRESS OF SUBJECT PROPERTY:

LEGAL DESCRIPTION:

CURRENT ZONING ON SUBJECT PROPERTY:				    CURRENT LAND USE:

TOTAL AREA:			   Acres      	 NUMBER OF LOTS:		   	       AVG. LOT SIZE:	             Sq. Ft.

DEVELOPER’S NAME(S):						      PHONE:

COMPANY:								        FAX:

MAILING ADDRESS:
			   Street			                                  City			                     State		 Zip

PROPERTY OWNER’S NAME(S):						     PHONE:

COMPANY:								        FAX:

MAILING ADDRESS:
			   Street			                                  City			                     State		 Zip

ENGINEER’S NAME(S):							       PHONE:

COMPANY:								        FAX:

MAILING ADDRESS:
			   Street			                                  City			                     State		 Zip

SIGNATURE OF OWNER OR AGENT:
	 	 	 	             If not signed by owner, authorization of agent must accompany this application.

NOTE:  Ten (10) copies of the proposed preliminary plat must accompany this application for staff review. One (1) reduced copy (8 ½ x 
11) must also be submitted with the application.

Application No.:  	 	   	 Application Fee Paid: $	 	 	 Date Fee Paid:	 	      Receipt #
					   
Codes: PREPLAT or PUBLISH	 	 Publication Fee Paid: $	 	 	 Date Fee Paid:	 	      Receipt #

Received By:								         

     INITIAL SUBMISSION			   RE-REVIEW

FOR OFFICE USE ONLY

Preliminary Plat Application

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

Whimsy Trucking

NW corner of 199th Street and Homestead Lane

See attached

RUR Agricultruarl

37.39 5 5.52

Clayton Rule 619-415-5846

Whimsy Edgerton, LLC

1901 S. Busse Road            Mount Prospect                     Illinois         60056

same as developer

Daniel Finn 913-393-1155

Phelps Engineering, Inc

1270 N Winchester                      Olathe                               KS              66061

cclinton
Text Box
PP2023-02

cclinton
Text Box
350

cclinton
Date

cclinton
Text Box
00002795

cclinton
Text Box
64.67

cclinton
Text Box
3/31/2023

cclinton
Text Box
00003785

cclinton
Signature
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PRELIMINARY PLAT INSTRUCTIONS

SUBMITTAL DEADLINE: The applicant shall submit an application at least forty-nine (49) days prior to a scheduled meeting.

NOTICE REQUIREMENTS: The City shall publish notice of the public hearing at least twenty (20) days prior to the hearing in 
the official City newspaper.

PLANNING COMMISSION REVIEW AND DECISION: The Edgerton Planning Commission meets in the City Hall on the 
second Tuesday of every month. The Planning Commission shall review the preliminary plat and other material submitted with 
it to determine conformity with the comprehensive plan and these regulations. The Planning Commission shall act upon the 
plat within ninety (90) days after submission, unless the subdivider shall waive or consent to an extension of the ninety (90) day 
period. If the subdivider submits the preliminary and final plats concurrently, the time period shall be ninety (90) days.

APPROVAL LIMITATIONS: The Planning Commission shall approve or deny the preliminary plat as submitted or may approve 
the plat as submitted subject to specified changes. Upon denial, the Planning Commission must give reason for the denial. If 
a preliminary plat is denied the applicant shall not submit the same proposal again for a period of one year without written 
approval of the Planning Commission. Tentative approval shall not constitute a final acceptance of the plat, but authorizes 
preparation of the final plat. No grading for streets or construction of improvements shall take place in the subdivision prior 
to approval and endorsement of the final plat and the submittal to and approval of construction plans and drainage plans by 
the Governing Body. The preliminary plat shall be approved for a one-year period and shall be extended for an additional year 
upon the approval of a final plat for the same parcel of land or any part thereof. If a final plat is not approved for a portion or 
all of the land covered under the preliminary plat within one year, the preliminary plat shall be ruled null and void. The Planning 
Commission upon submittal and approval of a written request may grant a one-year extension on the approval of the  
preliminary plat.

 
GENERAL DESIGN STANDARDS

1.  Rights-of-way must conform to the current standards of the American Public Works Association, and greater widths may be 
required by the Zoning Administrator after preliminary review; utility easements must be a minimum of fifteen (15) feet wide 
or seven and one-half (7.5) feet for appurtenant utility easements on interior lots. Street lighting and fire hydrants must be 
indicated in areas planned for residential use. Cul-de-sacs are limited to eight hundred (800) feet in length. 

2.  All portions of the tract being subdivided shall be taken up in lots (or phases), streets, planned open areas or other uses so 
that remnants and landlocked areas are not created.

3.  All lots must front on a public right-of-way. The Zoning Administrator may grant a waiver from this requirement and allow 
permanent travel easements when appropriate. When a subdivision is located along arterial roads, adequate buffers must be 
maintained between the right-of-way and the building line. Residential structures shall have their front on interior roads.

4.  Corner lots shall have minimum side-yard setbacks of twenty (20) feet to the street right-of-way and nine (9) feet to the 
property line of the adjacent interior lot unless approved by the Zoning Administrator. 

5.  Side lot lines shall be substantially at right angles to street lines.

6.  Drainage and watercourse easements are required. Building setbacks from watercourses should be measured from the 
thread of the stream. Flowage easements may be used to calculate required minimum lot sizes.

7.  The lot depth to front lot width ratio shall be no more than 3 to 1.

8.  If the development is to be served with public water or sewer, the plat must bear a notation that the subdivision is to be 
served by these facilities. The Zoning Administrator may not issue a building permit for a lot notated “SERVICED BY PUBLIC 
WATER/SEWER” without written verification from the public water or sewer district that all distribution or collection lines 
have been installed and that all lots are either connected or are capable of being connected to central utilities.

Preliminary Plat Application

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232 • EDGERTONKS.ORG
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 CHECKLIST

The following items shall be included on the preliminary plat. 

A North point and scale which is appropriate to the size of the development: one inch equals 50, 100, 150 or 200 feet is 
typical.

A legal description and current zoning.

Names of: Applicant, Subdivision & Streets.

Name and seal of surveyor/engineer.

Date surveyed.

Adequate legend and vicinity map.

Signature blocks and date of review of Zoning Administrator, City Engineer, Chair of Planning Commission and Mayor.

Complete outline drawing of all boundaries, lots and streets, together with courses, distances and areas. Boundaries must 
be shown as solid lines and all easements as dashed lines.

Rights-of-way and/or easements proposed to be created for all drainage purposes, utilities, walkways, access and other 
purposes.

Proposed location of streets, sidewalks, sanitary sewers, storm water sewers, water mains and fire hydrants. Plat must 
show that the water distribution system and the sanitary sewer collection system touch upon each lot, or in an easement 
appurtenant to each lot.

Total acreage and size of each lot.

Contours at vertical intervals of 4 feet or less.

Setbacks, yards and any entrance restrictions. Setbacks shall be shown as a building envelope representing that portion of 
the lot within the yards and setbacks that can reasonably contain, depending upon watercourses, topography or geology, 
the principal structure and the lateral field (if a lateral field is used).

A copy of the proposed restrictive covenants.

Preliminary Plat Application

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232 • EDGERTONKS.ORG
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WHIMSY TRUCKING 

 

Application FP2023-04   
Northwest corner of the intersection of Homestead Lane and 199th Street 

 

QUICK FACTS   

 
 

 
 

PROJECT 
SUMMARY AND 
REQUESTED 
APPROVALS 
 
The Applicant is 
requesting approval of 
a Final Plat located at 
the northwest corner 
of the intersection of 
Homestead Lane and 
199th Street. 
 
Owner and 
Applicant 
Clayton Rule, Agent of 
Whimsy Edgerton, 
LLC 
 
Existing Zoning and 
Land Use 
The property was 
rezoned to City of 
Edgerton L-P 
(Logistics Park) on 
May 11, 2023 (Ord. 
2135). There is one 
(1) existing single-
family residence on 
the western portion of 
the subject property. 
 
Parcel Size 
21.92 acres 
 
Staff Report 
Prepared by 
Chris Clinton 
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BACKGROUND 

 

1. Proposal 
This Final Plat request is being made in preparation for development of a cargo container 
storage lot on the west side of the creek. This Final Plat is requesting to establish one (1) lot 
for development in the L-P (Logistics Park) District, containing 20.14 acres, while also 
dedicating 1.79 acres of land for public right-of-way for 199th Street, as well as public utility 
easements, sanitary sewer easements, and drainage easements. Other development 
requirements and details of the any proposed buildings will be provided in Final Site Plan 
Application FS2023-07, which is included on this agenda as well. A Final Plat is required prior 
to commencement of construction for public improvements per UDC, Section 13.3.F.  

 
 

2. Subject Site History  
The 21.92-acre subject property is located within the Bull Creek watershed. The western 19.57 
acres of the property were annexed on December 28, 2017 (Ordinance 1070) and the 
remaining 2.35 acres, along with additional property to the east, was annexed on June 9, 
2022 (Ordinance 2110). There is currently a single-family residential structure on the western 
portion of the parcel. The structure has been on this site since 2000 when it was constructed. 
The eastern parcel is vacant with no development and has been that way since 2006 per 
Johnson County AIMS. The Planning Commission recommended Rezoning ZA2023-02 to the 
Governing Body on April 11, 2023. On May 11, 2023, the Governing Body adopted Ordinance 
2135 which rezoned the subject property to City of Edgerton L-P (Logistics Park). Also at the 
April 11, 2023, the Planning Commission continued Preliminary Plat Application PP2023-02 
and Conditional Use Permit Application CU2023-02 to a date uncertain. The applicant has 
brought those applications back for consideration, as well as Final Site Plan Application 
FS2023-07 to be heard at the August 8, 2023, Planning Commission meeting in conjunction 
with this application. 
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FINAL PLAT REVIEW 

 

Staff has reviewed the Final Plat submittal for compliance with the requirements in Section 13.3.G 
of Article 13 of the Edgerton UDC. Review comments are listed below. 
 

Content of Preliminary Plat 
1. The instrument of survey which shows the point of beginning, corners, bearings, courses, 

distances, exterior boundaries, interior lot boundaries, abandoned lot lines, pins, monuments 
found or set. All P.I.’s corners, boundaries must be monumented with a ½” x 24” metal bar. 
a. Confirm section corner reports have been submitted. 

 
2. All easements with widths, and roads with curve data. 

a. There are proposed easements outside the boundary of this plat. These cannot be 
dedicated with this plat. Provide easement documentation to the City for dedication of 
these easements. Remove non-existing easements outside the boundaries of this plat. 

b. Additional utility easements may be necessary. Plat should be reviewed by Utility 
Companies.  

c. Provide locations for the utility easement (U/E).  
 

General Comments 
1. The plat must meet the Johnson County Subdivision Plat requirements. 

 

NOTICE OF CITY CODES AND PERMITS 

 
The Applicant is subject to all applicable City codes – whether specifically stated in this report or 
not – including, but not limited to, Zoning, Buildings and Construction, Subdivisions, and Sign 
Code. The Applicant is also subject to all applicable local, State, and Federal laws.  
 
Various permits may be required in order to complete this project. Please contact the Building 
Codes Division of the Community Development Department for more information about City 
permits. The project may also be subject to obtaining permits and/or approvals from other local, 
County, State, or Federal agencies. 
 

DOCUMENTS INCLUDED IN PACKET 

 

Sheet # Title 
Date on 

Document 

Application Application for FP2023-04 6/20/2023 

1 Final Plat 5/22/2023 
 

STAFF RECOMMENDATION 

 

City Staff recommends approval of Final Plat Application FP2023-04 Whimsy Trucking, subject 
to the following stipulations: 
 
1. Prior to the recording of the Final Plat, an agreement on the ownership, maintenance, and 

responsibility for the sanitary sewer extension and required upgrades to 199th Street must 
be reached between the City and developer must be reached. 
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2. 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, storm water sewers, sanitary sewers, and water 
mains contained within the Final Plat. 

3. The applicant shall meet all requirements of Recording a Final Plat as defined in Section 
13.5 of the Edgerton Unified Development Code (UDC). 

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

5. All City Engineer comments related to the Stormwater Management Plan must be addressed 
prior to issuance of a building permit. 

6. All Final Plat requirements of the City listed on page 3 shall be met or addressed prior to 
recording of the Plat. 

7. If the Final Plat is not recorded with the Johnson County Register of Deeds within one year 
after acceptance by the Governing Body, the Final Plat will expire. Planning Commission re-
approval and Governing Body re-acceptance is required for expired Final Plats. 

 

Note: For Application FP2023-04 the Planning Commission will be the approving 
authority for the application. However, the Governing Body must accept all dedication 
of land for public use, and the Final Plat will be presented to the Governing Body on 
August 24, 2023. 
 

 



NAME OF PROPOSED SUBDIVISION:

LOCATION OR ADDRESS OF SUBJECT PROPERTY:

LEGAL DESCRIPTION:

CURRENT ZONING ON SUBJECT PROPERTY:				    CURRENT LAND USE:

TOTAL AREA:			   Acres      	 NUMBER OF LOTS:		   	       AVG. LOT SIZE:	             Sq. Ft.

DEVELOPER’S NAME(S):						      PHONE:

COMPANY:								        FAX:

MAILING ADDRESS:
			   Street			                                  City			                     State		 Zip

PROPERTY OWNER’S NAME(S):						     PHONE:

COMPANY:								        FAX:

MAILING ADDRESS:
			   Street			                                  City			                     State		 Zip

ENGINEER’S NAME(S):							       PHONE:

COMPANY:								        FAX:

MAILING ADDRESS:
			   Street			                                  City			                     State		 Zip

SIGNATURE OF OWNER OR AGENT:
	 	 	 	             If not signed by owner, authorization of agent must accompany this application.

NOTE:  Ten (10) copies of the proposed preliminary plat must accompany this application for staff review. One (1) reduced copy (8 ½ x 
11) must also be submitted with the application.

Application No.:  	 	   	 Application Fee Paid: $	 	 	 Date Fee Paid:	 	      Receipt #
					   
Cashier Code: FINALPLAT		  Received By:

FOR OFFICE USE ONLY

         INITIAL SUBMISSION			   RE-REVIEW

Final Plat Application

404 East Nelson • Edgerton, KS 66021 • P: 913.893.6231 • F: 913.893.6232• EDGERTONKS.ORG
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X

Whimsy Trucking

NW corner of 199th Street and Homestead Lane

See attached

L-P Agricultural

21.92 1 20.14

Clayton Rule 619-415-5846

Whimsy Edgerton, LLC crule@whimsytrucking.com

1901 S. Busse Road            Mount Prospect                     Illinois         60056

same as developer

Daniel Finn 913-393-1155

Phelps Engineering, Inc. dfinn@phelpsengineering.com

1270 N Winchester                      Olathe                               KS              66061

FP2023-04 305

Chris Clinton

6/20/2023

6173



FINAL PLAT INSTRUCTIONS

SUBMITTAL DEADLINE: The applicant shall submit an application at least forty-nine (49) days prior to a scheduled meeting. If 
the final plat complies with the preliminary plat, Planning Commission and Governing Body may consider approval without notice 
or public hearing. 

PLANNING COMMISSION REVIEW AND DECISION: The Edgerton Planning Commission meets in the City Hall on the second 
Tuesday of every month. The Planning Commission shall review the final plat and other material submitted with it to determine 
conformity preliminary plat. The Planning Commission shall act upon the final plat within ninety (90) days after submission, unless the 
subdivider shall waive or consent to an extension of the ninety (90) day period. 

GOVERNING BODY APPROVAL: Following the approval of a final plat by the Planning Commission, the Governing Body shall review 
the instrument for dedications and reservations and assure that the final plat and construction plans for all proposed streets, sidewalks, 
storm water sewers, sanitary sewers and water mains meet the standards of the City of Edgerton. The Governing Body may either 
approve the final plat, return the final plat and/or construction plans to the applicant with instructions and specifications to conform 
to City standards, or deny the final plat and/or construction plans with a refusal to accept dedication. If the Governing Body denies the 
final plat and/or construction plans, a set of written findings must be given to the applicant within 30 (thirty) days.

RECORDING OF FINAL PLAT: Upon approval of a final plat by the Governing Body, the applicant shall record the plat with the 
Register of Deeds within a period of one year. If the final plat is not recorded within one year from the date of approval by the 
Governing Body, it shall be considered null and void. Before any final plat shall be signed by the Zoning Administrator and filed by the 
Register of Deeds, the applicant shall submit a certificate of title indicating the ownership of all property within the bounds of the 
subdivision.

The applicant shall provide the Zoning Administrator with one copy of the final plat that was approved by the Governing Body on 
Mylar®. The applicant shall also return one copy of the final plat that was recorded by the Register of Deeds.  

FEES DUE BEFORE ENDORSEMENT OF FINAL PLAT: Article 10 of Chapter IV of the Edgerton City Code imposes an excise tax 
$0.10 per square foot of Final Plat. Prior to endorsement of any final plat, all excise taxes must be paid or City staff must determine 
that an exemption from payment prior to platting is applicable, all in accordance with Article 10 of Chapter IV of the City Code. In 
addition, a New Street Light Fee of $250 each shall be submitted prior to the endorsement of any final plat.  

VESTING AND CONFLICTING REQUIREMENTS: Initial rights for a final plat shall vest for a period of three (3) years. If all streets, 
sidewalks, storm water sewers, sanitary sewers and water mains have not been installed and the development of structures 
commenced after three (3) years, the final plat shall be considered null and void.

The requirements and standards in force at the time of the adoption of a final plat shall remain and shall continue to govern and 
not be set aside by the adoption of subsequent standards. Standards (such as setbacks) appearing on a plat which are greater than 
those imposed by this ordinance are valid, and shall be duly noted and enforced by building permits. Restrictive covenants are private 
instruments between buyer and seller. The Zoning Administrator does not enforce restrictive covenants unless such restrictions 
are part of a Planned Unit Development, or unless the City itself, as a condition of platting, is a party to such agreements. Nothing 
contained in these regulations is intended to void the obligation of any party to adhere to the terms of all contracts, conditions, and 
covenants of record.

ASSURANCES: Developers are required to install all streets, storm water sewers, sanitary sewers and water mains and other services 
to all lots (in a designated phase) as they appear on the final plat and/or construction plans prior to receiving a building permit from 
the Zoning Administrator.  Developers are required to install all sidewalks on a lot as they appear on the final plat and/or construction 
plans prior to receiving a certificate of occupancy from the Zoning Administrator.  Developers are also required to reimburse the City of 
Edgerton for the cost of all street signs, stop signs and speed limit signs.

Exceptions: The Zoning Administrator may issue building permits for lots in an approved subdivision when such lots have direct 
access to an existing public right-of-way and when, in his/her opinion, building construction would not interfere with the orderly 
process of the installation of facilities and utilities.

Financial Assurance: Prior to the commencement of any improvements, all required infrastructure (streets, sidewalks, storm water 
sewers, sanitary sewers, and water mains) must be assured by a financial instrument (performance and maintenance bond or special 
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benefit district). Financial assurances must be made in a form and amount acceptable and approved by the City Attorney. 
Unless otherwise indicated by special resolution of the Governing Body, financial assurances shall be equal to the contract 
cost of purchase and installation of all facilities and utilities and valid for a period ending no less than two years after 
acceptance by the City of Edgerton. If substantial progress in installing the infrastructure is not evident within two hundred 
eighty (280) days after the approval of the final plat by the Governing Body, the City of Edgerton shall take appropriate 
action to exercise the financial assurance.

Public Improvement Inspection Fee: If a Developer is required to construct any public improvements, including 
streets, sidewalks, storm water sewers, sanitary sewers and water mains, that construction must be inspected by city 
staff or their designee. Developers are required to pay 3% of construction costs to the City for those inspections. 
	
As Builts: Prior to acceptance of public improvements by the City, the developer shall provide two (2) sets of prints 
for all public improvement projects, excluding sidewalks, corrected to show the project as constructed and shall 
accurately and completely denote all changes made during the construction. Each sheet within the prints shall be 
clearly marked as “Conforming to Construction Records” and shall include the date of revision and certifications by 
a Kansas licensed engineer. This set of plans shall be substantially similar to the set of construction plans that was 
approved by the Governing Body.  

CHECKLIST 

The following items shall be included on the final plat. 

Scale, the same used for the preliminary plat; North point; vicinity map.

The words “FINAL PLAT” followed by the name of the subdivision at the top of the sheet, and then followed by a 
metes and bounds description of the tract.

The instrument of survey which shows the point of beginning, corners, bearings, courses, distances, exterior 
boundaries, interior lot boundaries, abandoned lot lines, pins, monuments found or set. All P.I.’s corners, boundaries 
must be monumental with a 2” x 24” metal bar.

A boundary survey of third order surveying accuracy (maximum closure error one in five thousand (1 in 5,000), with 
bearings and distances referenced to section or fractional section comers or other base line shown on the plat and 
readily reproducible on the ground.  

Individual notations and a TABLE showing: lot area, setbacks, and building envelopes.

A number for each lot, starting (if practical) in the northwest corner.

All easements with widths, and roads with curve data.

Ingress/egress limitations, if required.

The location of existing utility easements.

A written legal description from the survey.

An instrument of dedication for all roads and easements.

Special notations required as a condition of platting by the Planning Commission.

Approved phases – clearly delineated.

Private travel easements.

The Owner’s Certificate with Notary Seal.

Certificate of the Governing Body with City Clerk’s attest and Seal.

Edgerton City Planning Commission chair and secretary approval.

Certificate of the Register of Deeds.

Surveyor’s Certificate and Seal and certificate for survey review by the County Surveyor or designated Land Surveyor.

Certificate of the Zoning Administrator.
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WHIMSY TRUCKING 

 

Application FS2023-07   
Northwest corner of the intersection of Homestead Lane and 199th Street 

 

QUICK FACTS   

 
 

 
PROJECT SUMMARY 
AND REQUESTED 
APPROVALS 
 
The Applicant is 
requesting approval of 
a Final Site Plan 
located at the 
northwest corner of 
the intersection of 
Homestead Lane and 
199th Street. 
 
A Public Hearing is 

required. 
 
Owner and 
Applicant 
Clayton Rule, Agent of 
Whimsy Edgerton, LLC 
 
Existing Zoning and 
Land Use 
The property was 
rezoned to City of 
Edgerton L-P (Logistics 
Park) on May 11, 2023 
(Ord. 2135). There is 
one (1) existing single-
family residence on the 
western portion of the 
subject property. 
 
Parcel Size 
20.14 acres 
 
Staff Report 
Prepared by 
Zachary Moore and 
Chris Clinton 
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BACKGROUND 

 

1. Proposal 
This Final Site Plan request is being made in preparation for development of a cargo container 
storage lot just northwest of the intersection of 199th Street and Homestead Lane. The existing 
structure will be demolished to clear the land for the proposed development. Conditional Use 
Permit (CUP) Application CU2023-01 is on the same Planning Commission agenda to permit 
the use of a cargo container storage lot and maintenance facility in the L-P District. The 
applicant is proposing a 32,000 square foot maintenance building and truck scale with 391 
wheeled or stacked storage stalls and fifty-five (55) tractor stalls throughout the property on 
the lot. Site Plans are required for all new non-residential buildings per Article 10.1.B of the 
Unified Development Code (UDC). 

 
2. Subject Site History  

The 20.14-acre subject property is located within the Bull Creek watershed. The western 19.57 
acres of the property were annexed on December 28, 2017 (Ordinance 1070) and the 
remaining 2.35 acres, along with additional property to the east, was annexed on June 9, 
2022 (Ordinance 2110). There is currently a single-family residential structure on the western 
portion of the parcel. The structure has been on this site since 2000 when it was constructed. 
The Planning Commission recommended Rezoning ZA2023-02 to the Governing Body on April 
11, 2023. On May 11, 2023, the Governing Body adopted Ordinance 2135 which rezoned the 
subject property to City of Edgerton L-P (Logistics Park). Also at the April 11, 2023, the 
Planning Commission continued Preliminary Plat Application PP2023-02 and Conditional Use 
Permit Application CU2023-02 to a date uncertain. The applicant has brought those 
applications back for consideration, as well as Final Plat Application FP2023-04 to be heard at 
the August 8, 2023, Planning Commission meeting in conjunction with this application.  
  

3. Zoning and Development Requirements 
A. Setback, Yard and Area Regulations 

a. Floor Area Ratio (FAR): The maximum FAR allowed in the L-P District is 3:1. The 
proposed building has a FAR of 0.07:1, which is less than the maximum allowed by 
the UDC.  

b. Building Coverage: The maximum building coverage permitted in the L-P District is 
50%. The proposed 32,000 square foot building covers approximately 3.65% of the 
subject property, which is less than the maximum allowed by the UDC. 

c. Setbacks:  
a. Front: The minimum front yard setback in the L-P District is 50 feet. The proposal 

exceeds the minimum front yard setback requirement by the building being 
setback approximately 534 feet from 199th Street.  

b. Side: The minimum side yard setback in the L-P District is 25 feet for side yards 
not adjacent to a residential district. The proposal exceeds the minimum side yard 
setback requirements by providing an approximately 117 foot setback to the 
western property line, and an approximately 249 foot setback to the east property 
line. 

c. Rear: The minimum rear yard setback in the L-P District is 25 feet for yards not 
adjacent to a residential district. The proposal exceeds the minimum rear yard 
setback by providing an approximately 611 foot setback to the northern property 
line.   
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d. Maximum Building Height: The L-P District has a maximum height allowance of 110 
feet. The proposal is compliant with the L-P height requirement, as the proposed 
building has a maximum height of 41 feet.  

e. Building Separation: All buildings in the L-P District must have a minimum building 
separation of 20 feet. The proposal is compliant with this requirement as there is only 
one building proposed on the parcel and all setbacks exceed 20 feet, as described 
above.  
 

B. Architectural Design Guidelines 
a. Large Expanses: Building façades greater than 100 feet long facing public right-of-way 

or residential property must break up the façade by using a minimum of three (3) 
architectural elements provided in UDC, Section 5.2.J.2. The southern façade of the 
building is greater than 100 feet in length, and faces 199th Street and a rural residential 
neighborhood, therefore, the aforementioned elements are required on this façade. 
The applicant has provided a design that 1) articulates details around doors, 2) uses 
varied wall treatments, and 3) provides a variation in the roof line, meeting this 
requirement. 

b. Building Materials: The proposed building will be primarily clad with tilt-up panels and 
storefront glass, while Trex vertical panels will be used near the pedestrian entrances 
as a design feature to anchor the ends of the building and to draw visual attention to 
the pedestrian areas. Products such as the Trex panels are limited to a maximum of 
50% of use on buildings’ exterior finishes, and the proposed building will use 22%, 
compliant with the UDC.  

c. Horizontal Articulation: Walls facing a public right-of-way or residentially zoned 
property shall not extend for a distance greater than four (4) times the wall’s height, 
without having an off set of 10% of the wall’s height (maximum of 5 feet); the new 
plane shall extend for a distance equal to a minimum of 20% of the maximum length 
of the first plane.  
a. The southern façade is required to provide horizontal articulation of 4.5 feet for 

spans of 180 feet in length. The applicant is providing 4.5-foot wall offsets at spans 
of 98 and 105 feet for distances of 39 feet, at the pedestrian entries. This design 
provides articulation more frequently than is required by the UDC. 

d. Vertical Articulation: Walls facing a public right-of-way, or a residentially zoned 
property shall not extend for a distance greater than four (4) times the height of the 
wall without changing height by a minimum of 10% of the wall’s height (maximum 5 
feet).  
a. The southern façade is required to provide vertical articulation of 4.5 feet every 

180 linear feet. Vertical offsets by roof pitch change are provided at 126- and 139-
foot-wide spans, meeting this UDC requirement. 

e. Color Palette: Buildings in the L-P District are permitted to utilize muted hues, natural 
and earth tones as the color palette, with use of brighter hues limited to use as an 
accent color. The building’s primary colors will be white and a light gray, with a more 
vibrant gray used near the pedestrian entries as the main accent color, which is 
proposed to be used at the maximum allowed 20%. A thin band of red is proposed 
approximately 30 feet above ground level as the second accent color, within the 
permitted 10% maximum allowed.  

 
C. Parking and Loading 

a. Parking: The proposed 32,000 square foot building requires a minimum of 32 parking 
stalls per UDC, Section 5.2.K.2. This proposal includes 47 stalls for employee parking 
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in addition to 54 tractor stalls, exceeding the minimum parking requirements of the L-
P District. Each of the parking stalls will meet or exceed minimum UDO standards for 
length and width and will be paved with standard duty asphalt.  

 
b. Maneuvering: The UDC requires that all maneuvering of vehicles shall take place on 

site or within a mutual access easement. The proposal includes approximately 370 
feet of drive lane from the southernmost property line abutting 199th Street to the 
automatic gates on site to allow for queueing. The applicant has indicated that truck 
processing will be conducted on site rather than at the gate to alleviate queueing, and 
there will be adequate paved space on site for trucks and equipment to maneuver 
without needing off-site space. The applicant has agreed to a stipulation that will allow 
staff to monitor the site, and if, while not anticipated, queueing at the gates occurs 
and trucks back up onto 199th Street, that staff can require an additional drive-in lane 
for stacking. 

 
c. Loading: Per Section 5.2.M.2.f, one (1) loading spaces is required to be provided 

adjacent to a public access-way or private service drive, due to the 32,000 square foot 
building that is proposed. The proposal includes 10 loading spaces that are accessible 
from a private accessway on the north side of the building, therefore meeting the 
requirements of the UDC. 

 
D. Landscaping and Fencing 

The applicant is providing an approximately 22-foot-wide buffer along the 199th Street 
right-of-way, which exceeds the UDC requirement of 15 feet wide. Seven (7) trees are 
proposed along the 199th Street right-of-way spaced 50 feet apart on average, meeting 
UDC requirements. Those 7 trees will be planted on top of a five (5) foot berm inside the 
buffer, which would exceed the UDC requirements. A row of evergreen trees is proposed 
to be provided to the south of the proposed parking lot to provide additional screening. 
Existing vegetation will be preserved along the eastern property line adjacent to the 
commercially zoned property to meet UDC requirements. Prior to certification of the Final 
Site Plan by the Zoning Administrator, the applicant will submit a landscape survey to 
confirm that the vegetation to be preserved meets minimum Code requirements. If the 
material on the landscape survey does not show adequate landscaping to meet UDC 
requirements, then a revised landscape plan showing compliance with the UDC’s 
landscaping standards will be required to be provided by the applicant.  
 
The applicant is proposing an 8’ tall black vinyl-coated chain link fence around the 
perimeter of the property compliant with the City’s fencing requirements.  
 

E. Traffic and Access 
The site is along the north side 199th Street and there is currently an approximately 20-
foot-wide residential access driveway connecting to 199th. The applicant’s proposal 
includes a 32-foot-wide drive that connects to 199th Street with an apron flare that is 
approximately 80 feet wide at its widest point near the asphalt of 199th Street to 
accommodate the turning motions of trucks.  
 
The applicant submitted a Traffic Impact Study (TIS) in support of their application that 
identified the existing conditions of the road network today, the proposed conditions of 
the road network should this Final Site Plan be approved and should a conceptual 
commercial development on the property to the east of the subject property be approved. 
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The TIS analyzes the trips that will be added with the anticipated traffic and makes 
recommendations as to how the road network in the area should be improved to 
accommodate the development described in the report. Additionally, staff is 
recommending that 199th Street be improved to a 3-lane concrete roadway from 
Homestead Lane to the western property line of the subject property, with appropriate 
transition to existing conditions to the west. This 3-lane section will include a center lane 
allowing for opposing left turns to accommodate anticipated traffic.  
 
The TIS identifies proposed uses for the subject property to be a trans-loading and yard 
storage facility for shipping containers and the conceptual commercial development on 
the property to the east to consist of two drive-through fast food restaurants, a sit-down 
restaurant, and a retail building. The TIS also identifies ‘Site Drive A’ as the driveway to 
the subject property, for the proposed development for Whimsy Trucking. The comments 
in this report will focus on Site Drive A into the subject property, but the entire Conditions, 
Analyses, and Summary & Recommendations of the TIS are included in this packet as an 
attachment.  
 
Site Drive A, providing access to the subject property for Whimsy Trucking is located 
approximately 370 feet east of Pepper Tree Road, which meets the KDOT access 
management policy spacing requirements between unsignalized intersections, which 
identifies the minimum spacing as 365 feet. The TIS also states that the intersection sight 
distance, as is based on the American Association of State Highway and Transportation 
Officials (AASHTO) Policy on Geometric Design of Highways and Streets 7th Edition, is 
sufficient for both passenger cars and trucks that are both left and right turning from the 
site, with 199th being constructed to a 3-lane section.  
 
The City of Edgerton uses Johnson County’s Comprehensive Arterial Road Network Plan 
(CARNP) to guide dedication of right-of-way and access management. 199th Street is 
classified as a Parkway (Type III – High). However, based on traffic counts, today it 
functions more similar to a Major Arterial (Type II – Medium). As a Type II roadway, 
properties along 199th Street with at least 660 feet of frontage are allowed one driveway. 
Both of the original parcels for the Whimsy development had 660 feet warranting them 
each a driveway to 199th Street.   
 
The TIS also identified the proposed trip generation, based on the business model of the 
applicant and the ITE Trip Generation Handbook. The proposed 32,000 square foot 
Whimsy Trucking Facility is estimated to add 156 Average Daily Trips (ADTs) to the road 
network, including 32 Vehicles Per Hour (VPH) in both the AM (6:30 – 9:00 AM) and PM 
(4:00 – 6:00 PM) peak hours. Additionally, only 10% of both inbound and outbound traffic 
in the AM and PM peak hours, respectively, are estimated to travel inbound to the proposed 
trucking facility westbound on 199th Street. The City Engineer reviewed the TIS and has 
no outstanding comments.  

 
F. Stormwater 

The subject property is located within the Bull Creek watershed, and a stormwater pond 
is proposed to the south of the employee parking lot on the site. The applicant submitted 
a stormwater study, which the City Engineer has reviewed and has provided comment on. 
There are some outstanding items identified in the General Comments section on the next 
page that must be addressed and approved by the City Engineer prior to certification of 
the Final Site Plan by the Zoning Administrator. All drainage on the site will eventually be 
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routed to the creek on the east side of the subject property. The creek to the east of the 
subject property is proposed to be included in a tract that includes flood zone and 
floodplain.  
 

FINAL SITE PLAN REVIEW 

 

Staff has reviewed the Final Site Plan submittal for compliance with the requirements in Section 
10.1 of Article 10 and Section 5.2 of Article 5 of the Edgerton UDC. Review comments are listed 
below in bold and must be addressed prior to certification of the Final Site Plan by the Zoning 
Administrator.  
 

Section 10.1 Contents of Site Plans 
1. Parking areas, paths, sidewalk with sizes and surface material specifications. 

a. City staff recommends an additional queueing lane for the entrance to the site to reduce 
the chances of stacking along 199th Street. 

The applicant states the estimated number of trips from the traffic study and 
length between 199th Street and the entrance gate, the additional queuing lane 
does not anticipate as being needed. The applicant has explained vehicles will not 
be checked at the gate, but within the facility so they do not anticipate a 
significant delay at the gate.  
 

2. Exterior lighting specifications including a preliminary photometric plan. 
a. A photometric plan meeting the requirements set forth in the UDC will need to be provided. 
The applicant has acknowledged the requirements for the photometric plan 
outlined in the UDC and will provide the plan at the time of submittal of the building 
permit.  
 

3. The location of existing and proposed easements. 
a. Easements will be needed on the property to the east for the proposed storm sewer pipes. 
b. Easement widths will be reviewed once the utility plan is provided. 
 

4. The location of any HVAC systems (roof or ground), utility boxes and any other above ground 
facilities. 
a. City staff will monitor the site to ensure that all HVAC systems, utility boxes and any other 

above ground facilities are screened from view. 
Applicant acknowledges this requirement and will provide screening material as 
needed at the time of permit submittal. 

 
Section 5.2 L-P Logistics Park District 
1. Perimeter Landscape Buffer Requirements. Perimeter landscape buffers shall be 

determined based upon adjacent land uses. 
a. The applicant has indicated that existing landscaping will be used along the north, east, 

and west property lines. A Landscape Survey needs be done and provided to show 
existing vegetation meets or exceeds requirements in the UDC. 

Applicant will submit a landscape survey prior to the submittal of a building 
permit to ensure that the requirements of the UDC are being met. Additional 
landscaping will be added to supplement the existing landscaping as needed. 
 

2. Buffer Composition Requirements. No single species of tree or plant material shall 
comprise more than 30% of the cumulative total of planting on a site.  
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a. The applicant has proposed a total of 121 new plantings with forty-two (42) of those 
plantings being Sea Green Juniper, which would be 34.7% of the total plantings.  

 
General Comments 
1. A storm water management report has been submitted. The following comments should be 

addressed prior to approval: 
a. Summary Memo 

i. Sheet 2 –The BFE of 974.0 appears to be incorrect. 
ii. Sheet 3 – The proposed storm sewer system will most likely need to be designed 

to accommodate the 100-year storm event. Inlet and drainage calculations will 
need to be submitted prior to issuance of the building permit. 

iii. Sheet 3 – NOAA Atlas 14 rainfall rates should be used. While the memo states 
these rates have been used they are not correct. Atlas 14 rainfall rerates are: 
1. 1% Storm – 8.36 inches 
2. 10% Storm – 5.31 inches 
3. 50% Storm – 3.59 inches 

iv. This site has two outlet points. The memo states that the southwest area drains 
east to the creek but the contours on AIMS indicate that it drains west and then 
across 199th Street to the South. This drainage flows into an existing pond south of 
199th Street. The southwest outlet point should maintain approximately the same 
amount of flow as existing. p 

b. Hydrographs (Existing) 
i. Update for Atlas 14 rainfall rates. 

c. Hydrographs (Proposed) 
i. Update for Atlas 14 rainfall rates. 
ii. Detention Pond 

1. An emergency spillway should be provided. Provide calculations demonstrating 
compliance with APWA Section 5600. 
 

2. An erosion control plan has not been submitted. A SWPPP has not been provided. A NOI 
and Edgerton Floodplain Development Permit is required prior to construction. 

 

NOTICE OF CITY CODES AND PERMITS 

 
The Applicant is subject to all applicable City codes – whether specifically stated in this report or 
not – including, but not limited to, Zoning, Buildings and Construction, Subdivisions, and Sign 
Code. The Applicant is also subject to all applicable local, State, and Federal laws.  
 
Various permits may be required in order to complete this project. Please contact the Building 
Codes Division of the Community Development Department for more information about City 
permits. The project may also be subject to obtaining permits and/or approvals from other local, 
County, State, or Federal agencies. 
 

DOCUMENTS INCLUDED IN PACKET 

 

Sheet # Title 
Date on 

Document 

Application Application for FS2023-07 06/20/2023 

1 C0 Cover Sheet 07/25/2023 
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2 C1 Overall Site Plan 07/25/2023 
 3 C1.1 Enlarged Site Plan 07/25/2023 

/2022 

 
4 C1.2 Enlarged Site Plan 07/25/2023 

 5 C2 Overall Grading Plan 07/25/2023 
 6 C2.1 Enlarged Grading Plan 07/25/2023 

 7 C2.2 Enlarged Grading Plan 07/25/2023 

 8 C2.3 Enlarged Grading Plan 07/25/2023 

 9 C3 Utility Plan 07/25/2023 

 10 C4 Storm Sewer Plan & Profile 07/25/2023 

 11 C4.1 Storm Sewer Plan & Profile 07/25/2023 

 12 C4.2 Storm Sewer Plan & Profile 07/25/2023 

 13 C4.3 Storm Sewer Plan & Profile 07/25/2023 
 14 C4.4 Storm Sewer Plan & Profile 07/25/2023 
 15 C5 Grading Plan – Lot 3 07/25/2023 
 16 C5.1 Outlet Structure Details 07/25/2023 
 17 C6 Drainage Map 07/25/2023 

 18 C6.1 Drainage Map 07/25/2023 

 19 LS-1 Landscape Plan 07/25/2023 

 20 LS-2 Landscape Details 07/25/2023 

 21 A17 Proposed Ext. Elevations  

22 A18 Proposed Ext. Elevations  

23 A19 Proposed Ext. Elevations  

24 A17 Proposed Ext. Elevations (Color)  

25 A18 Proposed Ext. Elevations (Color)  

26 A19 Proposed Ext. Elevations (Color)  

27 Traffic Impact Study – Whimsy Trucking 07/24/2023 
 

STAFF RECOMMENDATION 

 

City Staff recommends approval of Final Site Plan Application FS2023-07 Whimsy Trucking, 
subject to the following stipulations: 
 

1. Approval of this Final Site Plan application is contingent upon City Council approval of the 
related Conditional Use Permit (CU2023-03). If CU2023-03 is denied by City Council, this 
plan will be null and void.  
 

2. Prior to certification of the Final Site Plan by the Zoning Administrator, the following must 
be completed.  

a. A photometric plan meeting or exceeding the requirements of the Unified 
Development Code must be submitted and approved.  

b. The stormwater management plan submitted by the applicant must be approved 
by the City Engineer.  

3. All required off-site easements must be dedicated by separate instrument prior to 
installation of utilities.  
 

4. An erosion control plan must be submitted and a SWPPP must be provided. A NOI and 
Edgerton Floodplain Development Permit is required prior to construction. 

 
5. 199th Street must be constructed as a 3-lane, concrete roadway, with the center lane allowing 

left turns in both directions. 199th Street must be improved in this nature from Homestead 
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Lane to the west property line with appropriate transition into the existing road section.  
 

 
6. All signage will be reviewed by City staff and must meet the requirements outlined in Article 

12 of the UDC. 
 

7. The staff recommendations and comments noted related to infrastructure, landscaping, 
the stormwater plan and all else discussed as included in this Staff Report are included as 
stipulations as part of approval of this Final Site Plan and must be completed prior to 
certification by the Zoning Administrator. 
 

8. All construction plans for any public infrastructure shall be prepared to City standards and 
approved by the City.  
 

9. Applicant/Owner Obligation. The site plan, a scale map of proposed buildings, structures, 
parking areas, easements, roads, and other city requirements (landscaping/berm plan, 
lighting plan) used in physical development, when approved by the Planning Commission shall 
create an enforceable obligation to build and develop in accordance with all specifications and 
notations contained in the site plan instrument. The applicant prior to the issuance of any 
development permit shall sign all site plans. A final site plan filed for record shall indicate that 
the applicant shall perform all obligations and requirements contained therein. 

 

Note: For Application FS2023-07 the Planning Commission will be the approving 
authority for the application.  
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INTRODUCTION 
 
This traffic impact study has been completed for the proposed Whimsy Trucking development to 
be located in the northwest quadrant of the 199th Street & Homestead Lane intersection in 
Edgerton, Kansas. The location of the proposed development relative to major streets in the area 
is shown below on Figure 1. This study includes a description of the proposed development, 
existing and future conditions, intersection capacity analyses, and a summary of findings.   

Figure 1: Location Map 

 
Source: Google Earth 
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EXISTING CONDITIONS 
 
Existing Traffic Volumes:  Existing weekday turning-movement traffic volume counts were 
collected at the following study intersections via video camera:   

• 199th Street & Four Corners Road 

• 199th Street & Pepper Tree Road 

• 199th Street & Homestead Lane 

• Homestead Lane and TA Express Drive 

Peak-period counts were collected at the study intersections during the hours of 6:30 to 9:00 
A.M. and 4:00 to 6:00 PM on Tuesday, May 16, 2023, and Wednesday, May 17, 2023. Based on 
the data, the AM peak hour generally occurs between 7:00 and 8:00 A.M., and the PM peak hour 
generally occurs between 4:45 and 5:45 P.M.  The existing AM and PM peak-hour volumes are 
shown in Appendix A on Figure A-1. The raw traffic counts were processed by Miovision 
Technologies, Inc. and can be found in Appendix B. 
 
Daily traffic counts were also recorded along 199th Street west of Homestead Lane on Tuesday, 
May 16, 2023.  The recorded average daily traffic (ADT) on 199th Street was 3,343 vehicles per 
day (vpd):  1,711 vpd eastbound and 1,632 vpd westbound.  These counts are included in 
Appendix B.     
 
Existing Land Use: The existing property is mostly vacant land with one residential home. There 
are a couple of large industrial warehouse buildings north of the project site. Vacant land 
primarily surrounds the project site on the east and west. Across 199th Street to the south are 
some large-lot single family homes along with a planned Pilot Travel Center development that is 
currently being constructed. A lawn and garden nursery growing center is located to the 
northeast across Homestead Lane.    
 
Existing Roadway Network:  Current roadway characteristics near the study area are 
summarized below in Table 1.  

Table 1:  Existing Roadway Characteristics 

Roadway Classification Section Median Type 
Posted 

 Speed Limit 

Homestead Lane Arterial 
4-Lane w/ curb 

and gutter  
Divided  40 mph 

199th Street Arterial 
Rural 2-Lane w/ 

shoulders 
Undivided 45 mph 

Pepper Tree Road Residential 
Rural 2-Lane w/ 

no curb and gutter 
Undivided None posted 

Four Corners 
Road 

Arterial 
Rural 2-Lane w/ 

no curb and gutter 
Undivided 45 mph 
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The 199th Street & Homestead Lane intersection currently operates under signal control with 
dedicated left-turn lanes and channelized right-turn movements on all intersection approaches. 
Dedicated right-turn lanes are included on each intersection approach except in the westbound 
direction. The 199th Street & Pepper Tree Road and 199th Street & Four Corners Road 
intersections currently operate under stop control on the minor movement north/south 
approaches with the east/west approaches being uncontrolled.   
 
Existing Crash Analysis: Crash data was provided by the Kansas Department of Transportation 
(KDOT) for the years 2019-2022 along 199th Street between Four Corners Road and Homestead 
Lane. During the 4-year study period, nine crashes occurred along the study corridor and 
associated intersections. Intersection and segment crash summaries are included below in Tables 
2 and 3.    
 

Table 2: Existing Intersection Crash Summary 

Intersection with 
199th Street 

Number of 
Crashes 

Severity 
Breakdown 

Four Corners Road 1 PDO - 1 

Pepper Tree Road 0 --- 

Homestead Lane 6 
PDO – 3 
Injury- 3 

 
The crash at 199th Street & Four Corners Road involved a vehicle leaving the roadway and striking 
a culvert. This crash occurred under slick roadway conditions at night. Of the six crashes that 
occurred at 199th Street & Homestead Lane, three of them involved eastbound drivers striking a 
vehicle from behind that was attempting to make a right-turn onto southbound Homestead Lane. 
One of the crashes resulted in an injury. These crashes were primarily due to inattentive driving 
and following too closely. Two of the three remaining crashes involved southbound drivers 
entering the intersection on a red traffic signal and striking either an eastbound vehicle or a 
northbound left-turn vehicle. Both crashes resulted in personal injury. The last crash at 199th 
Street & Homestead Lane involved a northbound left-turn driver striking a vehicle waiting at a 
red traffic signal to make a northbound left turn. The driver indicated that they did not see the 
vehicle stopped in front of them.      
 

Table 3: Existing Segment Crashes 

199th Street Segment 
Between 

Number 
of Crashes 

Severity 
Breakdown 

Four Corners Road 
and Homestead Lane 

2 PDO - 2 

 
Both the segment crashes involved a driver striking an animal that was crossing 199th Street.  
These both occurred under no adverse weather conditions. One of the crashes occurred during 
daylight, while the other occurred at night without the presence of streetlights.     
 



 

 
 Whimsy Trucking – Edgerton, Kansas 4 

PROPOSED CONDITIONS 
 

Proposed Land Use:  The proposed development consists of a trans-loading and yard storage 
facility for shipping containers, and a commercial development. Based on discussions with the 
project team, the commercial portion will include two fast-food restaurants with drive-throughs, 
a sit-down restaurant, and a retail building.  There is a creek that divides the site in half. The 
trans-load facility is located on the western half of the site, and the commercial portion will be 
located on the eastern half of the site. The layout of the commercial portion of the development 
is not known at this time; therefore, it is not shown on the proposed site plan included in Figure 
2.       

Figure 2: Proposed Site Plan 
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Proposed Access Plan:  The development will be accessed from three site driveways. Two along 
199th Street, and one along Homestead Lane. The City of Edgerton plans to widen 199th Street 
between Four Corners Road and Homestead Lane to include a three-lane cross-section with one 
through lane in each direction and a center two-way left-turn lane. Table 4 summarizes the 
access locations.   

Table 4: Proposed Site Access 

Access Name 
Intersecting 

Roadway Access Type Access Location1 

Site Drive A 199th Street Full Access 
Approx. 370’ east of Pepper Tree 

Road 

Site Drive B 199th Street Full Access 
Approx. 530’ west of Homestead 

Lane at existing property entrance 

Site Drive C Homestead Lane 
Partial Access 
(right-in-right-

out) 
Approx. 760’ north of 199th Street 

1 Distances are taken from the center of the intersection. 
 

Site Drive A will provide access to the trans-loading portion of the development from 199th Street.  
Site Drives B and C provide access to the commercial portion of the development from 199th 
Street and Homestead Lane, respectively.  
 
KDOT’s Access Management Policy, dated January 2013, provides guidance on the locations of 
intersections and access points along a roadway.  The policy indicates that “access points should 
not be located within the functional area of an intersection.”  The functional area extends in both 
the upstream and downstream traffic flow directions. Based on information in the Policy and the 
existing roadway characteristics of 199th Street and Homestead Lane, the functional areas of the 
existing intersections adjacent to the site drives were calculated.  Table 5 summarizes this 
information.  
 

Table 5: Intersection Functional Areas 

Intersection 
Leg 

Functional Area (ft) 

Upstream Downstream 

199th St & Pepper Tree Rd East 385 360 

199th St & Homestead Ln 
West 600 360 

North 520 305 

Homestead Ln & 193rd St South N/A 305 

 
Site Drive A is located approximately 370’ east of Pepper Tree Road. This proposed location falls 
within the functional area of the 199th Street & Pepper Tree Road intersection. However, the 
access management policy states that the access spacing between unsignalized intersections 
should be at least 365’. The distance between Site Drive A and Pepper Tree Road meets this 
access spacing criteria. As discussed in subsequent sections, the capacity analysis of these two 
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intersections shows that they are projected to operate acceptably, and the projected queues are 
not anticipated to block the adjacent intersections.    
 
The functional area of the 199th Street & Homestead Lane intersection extends 600’ to the west.  
Site Drive B falls within this functional area; however, due to the existing topography and 
adjacent culvert, Site Drive B cannot be shifted to the west to meet KDOT’s criteria. The capacity 
analyses of the 199th Street & Homestead Lane and 199th Street & Site Drive B intersections show 
that they are projected to operate acceptably, and the projected queues are not anticipated to 
block the adjacent intersections.  
 
Site Drive C is located outside the upstream functional area of the 199th Street & Homestead Lane 
intersection and downstream functional area of the Homestead Lane & 193rd Street intersection.    
 
Intersection Sight Distance:  Intersection sight-distance measurements were reviewed in the 
field for the proposed site driveway intersection approaches.  Based on the American Association 
of State Highway and Transportation Officials (AASHTO) A Policy on Geometric Design of 
Highways and Streets 7th Edition, the amount of passenger car sight distance that is desirable for 
roadways intersecting 199th Street which is anticipated to be widened to a three-lane cross 
section with  a 45-mph posted speed limit, is 530’ for a left-turning vehicle (Case B1) and 430’ for 
a right-turning vehicle (Case B2). The desirable combination truck (semi and trailer) sight distance 
for roadways intersecting 199th Street is 810’ for left-turning vehicles (Case B1) and 695’ for right-
turning vehicles (Case B2). The desirable passenger car sight distance for roadways intersecting 
Homestead Lane, which has a 40-mph posted speed limit, is 385’ for a right-turning vehicle (Case 
B2). The results of the intersection sight distances recorded in the field are summarized below. 
The intersection sight distance at Site Drive A was evaluated for both passenger vehicles and 
combination trucks, since a majority of the traffic exiting this location will include trucks. It should 
be noted that if available sight distance was excessively over the recommended value, a field 
measured value of “>distance” is recorded below.  If the sight distance requirements were not 
easily reached by simple observation, actual distances were recorded.   
 
199th Street & Site Drive A 
 
 AASHTO 

Recommended 
Field Measured 

Left-Turning Passenger Car  530’ >530’ 

Left-Turning Combination Truck 

Right-Turning Passenger Car 

Right-Turning Combination Truck 

810’ 

430’ 

695’ 

890’ 

>430’ 

>695’ 
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It should be noted that at the 199th Street & Site Drive A intersection, there were a lot of 
overgrown trees and buses that prevented the measurement from being taken at distance of 15’ 
back from the edge of travel. As construction progresses on the development, the contractor and 
designer should make sure that any overgrown vegetation is removed to provide adequate 
intersection sight-distance at the driveway.  
 
199th Street & Site Drive B 
 
 AASHTO Recommended Field Measured 
Left-Turning Vehicle 530’ <530’ 
Right-Turning Vehicle 430’ <430’ 

199th Street & Site Drive A 
Looking Right (W) –Left-Turn 

 

199th Street & Site Drive A 
Looking Left (E) – Right-Turn 

 

199th Street & Site Drive B 
Looking Right (W) – Left-Turn 

 

Randolph Road & Site Drive B 
Looking Left (E) – Left-Turn 
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At the 199th Street & Site Drive B intersection, the sight distances for vehicles turning onto 199th 
Street from Site Drive B do not meet AASHTO’s recommended values at a distance of 15’ back 
from the edge of travel. This is due to the existing brush along the edge of the road. However, at 
7.5’ back from the edge of travel, adequate sight distance is provided for vehicles turning left and 
right onto 199th Street.  It is expected that drivers will move up closer to 199th Street if they 
cannot see oncoming traffic. As construction progresses on the development, the contractor and 
designer should make sure that adequate intersection sight-distance is being provided at the 
driveway. 
 
Homestead Lane & Site Drive C 

 
 AASHTO Recommended Field Measured 
   
Right-Turning Vehicle 385’ >385’ 

 
Trip Generation:  The estimated trip generation for the proposed Whimsy Trucking development 
was based upon site-specific data provided by the development team and the 11th Edition of the 
Institute of Transportation Engineers (ITE) Trip Generation Manual. Outputs from this manual are 
included in Appendix C.  
 
The Trip Generation Manual does not include an appropriate land use to calculate the number of 
trips to and from a trans-loading and yard-storage facility for a facility of this size. The range of 
trans-load facility sizes in the Trip Generation Manual is 240,000 – 2,900,000 square feet.  The 
Whimsy facility is 32,000 square feet.  Therefore, the trip generation for this portion of the site 
was developed based on information from Whimsy Trucking.  In general, the facility plans to 
employ 30 truck drivers that will drive to the site in their personal vehicle and drive off in their 
truck to complete their delivery. They will then return in their truck at the end of the day and 
drive off in their personal vehicle. Approximately 30 percent of these drivers are expected to 

Homestead Lane & Site Drive C 
Looking Left (N) – Right-Turn 
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arrive and depart during peak times. A few of these trips will be between this development and 
the nearby intermodal facility to the north. In addition, the facility will employ five mechanics 
and five office staff that are expected to arrive and depart during peak times. The facility is not 
expected to generate any traffic with outside clients or vendors on a routine basis.           
 
All the anticipated trips to and from the proposed commercial development are not all new trips 
on the roadway network.  Some of the trips associated with this portion of the development will 
be “pass-by” trips that were already on the adjacent street network. A pass-by trip is made when 
drivers stop at a destination in route to their final destination without a route diversion; 
therefore, they are not making a specific trip to the site.  Pass-by traffic is common for the two 
restaurant land uses.  For this development, pass-by trips would be the traffic that is already 
traveling along 199th Street or Homestead Lane and now stops in at one of the restaurants on 
their way to their destination.   
 
Pass-by trip reductions were determined utilizing the ITE Trip Generation Handbook. The 
calculated pass-by trips were found to be unreasonably high compared to the adjacent street 
volume. The calculations resulted in pass-by trips that were about 20% to 35% of the existing 
199th Street and Homestead Lane traffic volume. However, based on engineering judgement and 
the surrounding development and street network, the pass-by trip reduction utilized for this 
study represents approximately 15% of the adjacent street traffic volume. Table 6 shows the 
expected trips to be generated by the proposed development with the peak-hour pass-by trip 
reductions.  
 

Table 6: Proposed Trip Generation 

Land Use Qty Unit 
ADT 

(VPD) 

AM 
Peak Hour (VPH) 

PM 
 Peak Hour (VPH) 

TOTAL IN OUT TOTAL IN OUT 

Whimsy Trucking Facility 1 
32,000 
sq. ft 

Facility 
156 32 19 13 32 13 19 

822 – Strip Retail Plaza 
(<40k) 

15,750 sq. ft 894 39 23 16 107 54 53 

932 – High-Turnover (Sit-
Down) Restaurant 

5,500 sq. ft 590 53 29 24 50 30 20 

934 – Fast Food 
Restaurant w/ Drive-Thru 

8,730 sq. ft 4,081 389 199 190 288 150 138 

Subtotal Site Trips 5,721 513 270 243 477 247 230 

High-Turnover (Sit-Down) Restaurant Pass-By 
Trips (40%-PM) 

--- --- --- --- 20 12 8 

Fast-Food Restaurant w/ Drive-Thru (30%) --- 117 60 57 86 45 41 

Total New Site Trips 5,721 396 210 186 371 190 181 

 
Trip Distribution:  The estimated trips generated by the proposed Whimsy Trucking development 
were distributed onto the surrounding street system based on the trip distributions summarized 
in Tables 7 and 8. These distributions are based on the existing traffic flow and engineering 
judgement. The trucking facility and commercial area of the development are expected to have 



 

 
 Whimsy Trucking – Edgerton, Kansas 10 

different distributions.  The detailed distributions through the study intersections are included in 
Appendix C. 
 

Table 7: Trucking Facility Trip Distribution 

Direction To/From 

Inbound Percentage Outbound Percentage 

AM PM AM PM 

North on Homestead Lane 10% 30% 30% 10% 

East on 199th Street 0% 0% 0% 0% 

South on Homestead Lane 80% 70% 70% 80% 

West on 199th Street 10% 0% 0% 10% 

Total 100% 100% 100% 100% 

 
 

Table 8: Commercial Trip Distribution 

Direction To/From Percentage 

North on Homestead Lane 10% 

East on 199th Street 10% 

South on Homestead Lane 55% 

West on 199th Street 25% 

Total 100% 

 
Existing + Site Volumes:  The expected Whimsy Trucking development-related traffic volumes 
were added to the existing volumes and were assigned to the existing and planned street system 
according to the trip distributions discussed above.  The Existing + Site AM and PM peak-hour 
volumes are shown in Appendix A on Figures A-2 and A-3, respectively.  
 
Existing + Site + Planned Volumes: The planned Pilot Travel Center development located in the 
southwest quadrant of the 199th Street & Homestead Lane intersection has been approved by 
the City. All the trips to and from this development are expected to utilize 199th Street and 
Homestead Lane through the study intersections. Therefore, the Planned traffic volumes for this 
development presented in the trip generation update letter dated February 24, 2022, were 
added to the Existing + Site volumes to determine the Existing + Site + Planned AM and PM peak-
hour volumes.  The resulting volumes are shown in Appendix A on Figures A-4 and A-5, 
respectively. 
 
Future Year 2043 + Site + Planned Traffic Volumes:  To develop the future traffic projections, a 
growth rate was calculated using the 2019 and 2040 traffic volumes presented in the Proposed 
Site Access Evaluation for Homestead Lane between I-35 and 199th Street that was prepared for 
KDOT in May 2019. The 2040 traffic volumes in this study accounted for the planned and future 
industrial developments in the area. This included the planned Pilot Travel Center development 
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along with some land use assumptions for the Whimsy Trucking development site.  The annual 
growth rate along 199th Street and Homestead Lane that was calculated from the previous study 
was six percent per year.  
 
Using the six-percent growth rate as a target, future background traffic was added to the Existing 
+ Site + Planned traffic volumes through an iterative process until the resulting growth rate 
between the Existing and Future + Site + Planned traffic volumes reached approximately six 
percent along 199th Street and Homestead Lane. The Future + Site + Planned AM and PM peak-
hour traffic volumes are shown in Appendix A on Figures A-6 and A-7, respectively.     
 

ANALYSES 
 

This study analyzes the traffic impacts of the proposed Whimsy Trucking development on the 
surrounding roadway network for the following scenarios: 

• Existing Conditions 

• Existing + Site Conditions 

• Existing + Site + Planned Conditions 

• Future Year 2043 + Site + Planned Conditions 

Intersection capacity analyses were completed using the Synchro 11 traffic analysis software 
package based on methodologies outlined in the Transportation Research Board’s (TRB) Highway 
Capacity Manual (HCM), 6th Edition.  Although a 7th Edition of the HCM has recently been 
released, Synchro only accommodates the 6th Edition. The operating conditions at an intersection 
are evaluated by the level of service (LOS) experienced by drivers with LOS “A” representing little 
or no delay, and LOS “F” representing excessive delays. LOS B, C, D, and E reflect incremental 
increases in delay per vehicle.  The control delay thresholds in seconds per vehicle for the varying 
LOS for signalized and unsignalized intersections are shown below in Table 9. The HCM 7th Edition 
LOS delay thresholds remain unchanged from the HCM 6th edition.  

Table 9: Level of Service Delay Thresholds 

Level of 
Service (LOS) 

Signalized Intersection 
Average Control Delay 

(sec/veh) 

Unsignalized Intersection 
Average Control Delay 

(sec/veh) 

A <10 <10 

B <20 <15 

C <35 <25 

D <55 <35 

E <80 <50 

F >80 >50 
  Source: HCM 6th Edition 

 

Queues were also evaluated as part of this study. The 95th percentile queue, or the queue that 

has only a 5% chance of being exceeded during the peak hour, was used for this analysis. All 

capacity analysis output files are included in Appendix D.  
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Existing Conditions:  The results of the Existing analysis scenario are shown in Appendix A on 
Figures A-8 and A-9 for the AM and PM peak-hour traffic volumes, respectively. As shown on the 
figures, all individual movements at the unsignalized study intersections currently operate at LOS 
“C” or better during both peak hours. The signalized intersection of 199th Street & Homestead 
Lane currently operates at LOS “B” and “C” during the AM and PM peak hours, respectively. All 
queues are contained in the existing storage.    
 
Existing + Site Conditions:  The results of the Existing + Site analysis scenario are shown in 
Appendix A on Figures A-10 and A-11 for the AM and PM peak-hour traffic volumes, respectively. 
These results reflect optimized signal-timing cycle lengths and splits for the 199th Street & 
Homestead Lane intersection.    
 
Turn-lane warrants were analyzed for this scenario in conjunction with KDOT’s Access 
Management Policy, dated January 2013, at the proposed site driveway intersections using the 
Existing + Site AM and PM peak-hour traffic volumes. Based on this analysis, the following turn 
lanes are warranted under this analysis scenario. The detailed results of this analysis are included 
in Appendix E. 

• 199th & Site Drive B 

o Eastbound left-turn lane with a minimum 315’ of storage plus appropriate taper.   

o Westbound right-turn lane with a minimum 255’ of storage plus appropriate 
taper. Due to the close proximity of Site Drive B to Homestead Lane, there may 
not be enough room to construct the full storage length and taper. Therefore, the 
storage may be reduced to allow for the full taper.    
 

Additionally, it would be appropriate to construct a southbound right-turn lane with 125’ of 
storage plus appropriate taper along Site Drive B at 199th Street.    
 
As shown on Figures A-10 and A-11, all individual movements at the unsignalized study 
intersections are projected to operate at LOS “C” or better with the turn-lane improvements 
described above during both peak hours. The signalized intersection of 199th Street & Homestead 
Lane is projected to operate at LOS “C” and “D” during the AM and PM peak hours, respectively. 
All queues are contained in the existing and proposed storage. 
 
Existing + Site + Planned Conditions:  The results of the Existing + Site + Planned analysis scenario 
are shown in Appendix A on Figures A-12 and A-13 for the AM and PM peak-hour traffic volumes, 
respectively. These results reflect optimized signal timing cycle lengths and splits at the signalized 
study intersections. This analysis scenario included all the turn-lane improvements discussed in 
the Existing + Site scenario along with the addition of the planned traffic signal at the Homestead 
Lane and TA Express intersection which is associated with the Pilot Travel Center development. 
This development plans to have two access points; one along Homestead Lane that aligns with 
the TA Express drive, and another along 199th Street located just west of Site Drive B. The offset 
driveways along 199th Street will have conflicting left-turn movements for eastbound and 
westbound vehicles turning into the commercial portion of Whimsy Trucking and the Pilot Travel 
Center. This offset is not ideal, and if possible, every effort should be made to get these driveways 
to align.  



 

 
 Whimsy Trucking – Edgerton, Kansas 13 

 
Turn lane warrants were analyzed for this scenario in conjunction with KDOT’s Access 
Management Policy, dated January 2013, at the proposed site driveway intersections using the 
Existing + Site + Planned AM and PM peak-hour traffic volumes. Based on this analysis, no 
additional turn lanes are warranted under this scenario. The detailed results of the analysis are 
included in Appendix E. 
 
As shown on Figures A-12 and A-13, all the individual movements at the unsignalized study 
intersections are projected to operate at LOS “D” or better during both peak hours. The signalized 
intersections of 199th Street & Homestead Lane and 199th Street & TA Express are projected to 
operate at LOS “D” and “C”, respectively. All queues are contained in the existing and proposed 
storage. 
 
Future Year 2043 + Site + Planned Conditions:  The results of the Future Year 2043 + Site + 
Planned analysis scenario are shown in Appendix A on Figures A-14 and A-15 for the AM and PM 
peak-hour traffic volumes, respectively. These results reflect optimized signal timing cycle 
lengths and splits at the signalized study intersections. This analysis scenario included all the 
improvements discussed above along with optimized signal timings at the two signalized 
intersections. Some additional left-turn lane improvements may be required at the 199th Street 
and Homestead Lane intersection to achieve satisfactory operations should the future 20-year 
volumes develop as projected.    
 
Turn lane warrants were analyzed for this scenario in conjunction with KDOT’s Access 
Management Policy, dated January 2013, at the proposed site driveway intersections using the 
Future Year 2043 + Site + Planned AM and PM peak-hour traffic volumes. Based on this analysis, 
no additional turn lanes are warranted under this scenario. The detailed results of the analysis 
are included in Appendix E. 
 
As shown on Figures A-14 and A-15, all individual movements at the unsignalized study 
intersections are projected to operate at LOS “D” or better during both peak hours except the 
southbound left turn at Site Drive B which is projected to operate at LOS “F” and “E” during the 
AM and PM peak hour, respectively. It is not uncommon for stop-controlled side-street 
approaches to incur longer delays during the peak hours. Mitigation measures are not 
appropriate at this location since alternate routes are available for drivers if delays become 
excessive. During the peak hours, the signalized intersections of 199th Street & Homestead Lane 
and 199th Street & TA Express are projected to operate at either LOS “C” or “D”. All queues are 
contained in the existing and proposed storage.  
 

SUMMARY & RECOMMENDATIONS 
 

This traffic study summarizes the anticipated traffic impacts of the proposed Whimsy Trucking 
development on the surrounding transportation system.  
 
The locations of the proposed site driveways were reviewed against criteria outlined in KDOT’s 
Access Management Policy. Based on this guidance, Site Drive A is located within the functional 
area of the 199th Street & Pepper Tree Road intersection. However, the distance between Site 
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Drive A and Pepper Tree Road meets the unsignalized intersection spacing criteria outlined in the 
policy. Site Drive B falls within this functional area of the 199th Street & Homestead Lane 
intersection; however, due to the existing topography and adjacent culvert, Site Drive B cannot 
be shifted to the west to meet KDOT’s criteria. Site Drive C is not located within the upstream or 
downstream functional areas of the adjacent intersections.  
 
Turn-lane warrants were analyzed at the proposed site driveway intersections using the Existing 
+ Site AM and PM peak-hour traffic volumes in conjunction with KDOT’s Access Management 
Policy. Based on this analysis, an eastbound left-turn lane and westbound right-turn lane are 
warranted at the 199th Street & Site Drive B intersection. Additionally, it would be appropriate to 
construct a southbound right-turn lane along Site Drive B at 199th Street to improve intersection 
operations.     
   
The following improvements are identified for the Existing + Site scenario to meet turn-lane 
warrant criteria and provide acceptable traffic operations at the study intersections.    
    

• 199th & Site Drive B 

o Construct an eastbound left-turn lane with a minimum 315’ of storage plus 
appropriate taper. 

o Construct a westbound right-turn lane with a minimum 255’ of storage plus 
appropriate taper. Due to the close proximity of Site Drive B to Homestead Lane, 
there may not be enough room to construct the full storage length and taper. 
Therefore, the storage may be reduced to allow for the full taper.    
 

o Construct a southbound right-turn lane with 150’ of storage plus appropriate 
taper.  
 

• 199th Street & Homestead Lane 
 

o Optimize traffic signal timings.  
 
The Existing + Site + Planned analysis scenario included additional improvements at the 
Homestead Lane & TA Express intersection identified in the Pilot Travel Center development trip 
generation memo, dated February 24, 2022. The Pilot Travel Center development plans to have 
two access points; one along Homestead Lane that aligns with the TA Express drive, and another 
along 199th Street located just west of Site Drive B. The offset driveways along 199th Street are 
not ideal, and if possible, every effort should be made to get these driveways to align. The results 
of the Existing + Site + Planned analysis scenario indicate that all individual movements at the 
unsignalized study intersections are projected to operate at LOS “D” or better, and the signalized 
study intersections are projected to operate at LOS “D” or better during both peak hours.   
 
To achieve acceptable operations in the Future Year 2043 + Site + Planned analysis scenario, the 
signal timing cycle lengths and splits will need to be optimized at the signalized study 
intersections, and some additional geometric improvements will be needed at the 199th Street 
and Homestead Lane intersection. However, the southbound left-turn movement at the 199th 
Street & Site Drive B intersection is projected to operate unacceptably. No additional mitigation 
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measures are appropriate at this location since alternate routes are available for drivers if delays 
become excessive.     
  
We appreciate the opportunity to serve you on this very important project.  Please feel free to 

contact us if you should have any questions. 

 
Respectfully submitted, 
Merge Midwest Engineering, LLC 
 

 
Michael Hare, P.E., PTOE    Janelle M. Clayton , P.E., PTOE 
Sr. Engineer      Manager / Co-Owner  



” 

Know what's below.
before you dig.Call
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