AGENDA
BOARD OF ZONING APPEALS AND PLANNING COMMISSION
EDWARDSVILLE, KANSAS
January 16, 2019
Regular Meeting 7:00 p.m.
John Altevogt
Bryan Smith

Mark Bishop
Tim Sweeten
Greg Scott

Erin Harves
Robert Niffen

PLANNING COMMISSION
1. Call meeting to order
2. Minutes from December 19, 2018 Meeting
3. New Business:
a. RePlat / Final Plat Public Hearing – 432 South 102nd Street (2018-14FPT) – Erin Harves and Deanna Smith, Owner(s) of Record / Erin Harves,
Applicant(s)
b. Special Use Permit Public Hearing – 11401 Kaw Drive (2018-15-SUP) –
LRA Properties LLC, Owner(s) of Record / Erin Harves, Applicant(s)
c. Planning Commission membership appointments / Election of Officers
4. Staff Reports
a. Development Updates
5. Planning Commission Comments
6. Adjournment

EDWARDSVILLE BOARD OF ZONING APPEALS AND PLANNING COMMISSION
EDWARDSVILLE CITY HALL COUNCIL CHAMBERS
690 SOUTH 4TH STREET P O BOX 13738
EDWARDSVILLE, KANSAS 66113
MINUTES December 19, 2018
Members Present: Bryan Smith, John Altevogt, Tim Sweeten, Mark Bishop, Greg Scott,
Erin Harves, Robert Niffen
Staff Present: Dave Knopick, City Planner
Michael Webb, City Manager
Zack Daniel, Assistant City Manager/City Clerk
PLANNING COMMISSION
The regular meeting was called to order by Chairman Bishop at 7:01 p.m.
Minutes from October 24/29, 2018
Commissioner Niffen made the motion to accept the minutes as written. Commissioner
Harves seconded the motion, which passed 6-0. (Note: Commissioner Tim Sweeten
arrived after this vote was called. All other votes at this evening’s meeting include
Commissioner Sweeten.)

New Business
(a) Special Use Permit Public Hearing – 11130 Speaker Road (2018-13-SUP) – Derek
and Marcella Sunderman, Owner(s) of Record/Applicant(s)
Prior to the start of discussion, Planning Commissioner Chairman announced he would
recuse himself from discussion and from the final vote on this matter as his property falls
within the 200 ft. notice area.
City Planner Dave Knopick provided background information for this item. He summarized
the project noting it is the property owner’s intention to establish a short-term rental
property through the Airbnb online booking outlet. He reviewed the size and zoning of the
parcel. Mr. Knopick noted that staff is recommending approval of the application based
on the Golden criteria and he summarized the recommended conditions of approval.
Commissioner Altevogt made the motion to open the public hearing. Commissioner Scott
seconded the motion, which was approved 7-0.
Applicant Derek Sunderman of Shawnee, KS, addressed the Commission and provided
a brief history of their project. The Planning Commission asked about the possibility of
renters hunting on the property, which Mr. Sunderman said he would not allow. Marcella
Sunderman took the podium and provided additional details about the Airbnb process
and Mr. Sunderman noted that they are targeting traveling professionals. They also noted
they will manage the property themselves.
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Kelly Bergstrom, 11135 Speaker Rd., then took the podium and provided an informal
protest petition from people along Speaker Rd. who were in opposition of this proposal.
Mr. Bergstrom noted safety and crime concerns. Specifically, he noted the safety of
children on the street both in terms of the quality of renters and the traffic along Speaker
Rd. There was additional discussion regarding the road conditions and street signage.
There was also discussion regarding the difficulty to provide fire services.
Dale Billings, 11041 Speaker Rd., took the podium and also voiced opposition for the
project. His primary concern was traffic along Speaker Rd. and the possible danger to
children and residents.
The applicants made comments noting they did not disagree with any of the comments
on the road condition, but noted there has been no conclusive evidence linking crime and
dead-end streets. He did share information that most theft crime takes place during the
day and that Airbnb renters are not typically in their rented space during the day. Mr.
Sunderman also stated he is amenable to installing cameras.
Commissioner Niffen made the motion to close the public hearing. Commissioner Altevogt
seconded the motion, which passed 7-0.
City Manager Michael Webb did note that Airbnb’s are subject to the same scrutiny as
any other businesses, including fire inspections. He also noted that the Planning
Commission may make a recommendation related to any possible speed limit changes.
Commissioner Altevogt made the motion to recommend approval of the Special Use
Permit along with the conditions noted in the agenda memo and with the recommendation
that the speed limit in front of Speaker Rd. be reduced to 15 mph. Commissioner Niffen
seconded the motion, which passed 6-0-1 with Chairman Bishop abstaining.
City Planner Dave Knopick then reviewed the next steps in this process and also
referenced the protest petition process. He then summarized the review process
associated with special use permits.
(b) 2019 Planning Commission Calendar
Commissioner Smith made the motion to approve the 2019 Planning Commission
Calendar as presented. Commissioner Niffen seconded the motion, which passed 7-0.
Staff Reports
Mr. Knopick noted that it is especially important for the full group to attend the next
meeting as two members will need to recuse themselves from the discussion as they are
the property owners/applicants. He also noted a planned SUP public hearing related to
the former Midwest Auto site along Kaw Dr.
Mr. Webb provided updates on a number of ongoing projects.
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Adjournment
Commissioner Niffen motioned to adjourn the meeting, which was seconded by
Commissioner Altevogt. The motion passed 7-0.
Minutes submitted by Zack Daniel, Assistant City Manager.
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City of Edwardsville
Staff Analysis Report
Planning Commission January 16, 2019
Item 3a – PUBLIC HEARING Final Plat / RePlat 432
South 102nd Street (2018-14-FPT)
General Information
Applicant: Erin Harves and Deanna Smith (Owner(s) of Record / (Applicant)
Location: 432 South 102nd Street
Applications: Final Plat / Re-Plat
Zoning: AG/R – Agricultural / Residential
Background
On December 3, 2018 the property Owner’s agent filed an application for a final plat / replat
of approximately 22.89 acres of land located on the west side of South 102nd Street. The
property is proposed to replat a property that currently consists of portions of three lots
platted as part of the Medford Farms plat in 1909 in the AG/R – Agricultural Residential
Zoning District.
Per the City of Edwardsville Subdivision Regulations, the various utility providers in the
area, as well as appropriate UG representatives, have been provided copies of the proposed
replat for review and comment.
Analysis
This replat will abandon the existing parcel lines running east to west on the property and
create three new parcels of approximately 5, 9.86 and 8.02 acres respectively. The AG/R
Agricultural / Residential zoning district requires that parcels be a minimum size of 5 acres.
The plat application materials have been reviewed by the city planning and engineering
consultants for conformance with the requirements of the Subdivision Regulations and other
applicable polices and plans. As noted previously, the submitted plat was also sent to the
various utility providers and County Surveyor for comment.
The review comments regarding the plat were provided to the applicant. The revised plat
submittal attached, dated December 28, 2018, is intended to address the technical items
requested.
Recommendations
Planning Commission to conduct public hearing to receive and consider public comment
regarding this final plat / replat request.
In regard to a final plat, Article IV Section 13 of the City of Edwardsville Subdivision
Regulations state:
The Planning Commission shall approve a final plat if it is:
1. Substantially the same as the approved preliminary plat;
2. There has been compliance with all conditions, restrictions and requirements of this
ordinance and all other applicable ordinances of the City;
3. There has been compliance with any conditions that may have been attached to the
approval of the preliminary plat.
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In light of the analysis and consideration of the standards for Planning Commission approval
provided above, staff recommends approval of the final plat / replat with the following
conditions:
1.
2.
3.

Modification / Removal of the last statement under the Public Transportation
Easement Note, per City Engineer’s latest comment.
Cleaning up any general typographical errors (references to 2018 need to be
changed to 2019, etc.).
Meeting the submittal and filing requirements of the Unified Government and County
Surveyor.

If approved by the Planning Commission, this plat will be forwarded to the City Council for
acceptance of public rights-of-way, easements and dedications.
Attachments
 Property Location Map
 Existing Medford Farms Plat
 Application Material: Final Plat
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General Location
Map
432 S. 102nd Street;
Final Plat
Case # 2018-14-FPT
January 16, 2019

FINAL PLAT OF:

RICHLAND ACRES
A REPLAT OF PART OF LOT 17, LOT 18 AND LOT 19, THE MEDFORD FARMS, A SUBDIVISION IN
THE SOUTHEAST QUARTER OF SECTION 14, TOWNSHIP 11 SOUTH, RANGE 23 EAST
EDWARDSVILLE, WYANDOTTE COUNTY, KANSAS

”
”
”
”
”
”
”

”

PLATTE WOODS, MO 64151
FAX (816)741-1018
6500 NW TOWER DR., SUITE 102
PHONE (816)741-1017

SURVEY
LLC

J&J

”

City of Edwardsville
Staff Analysis Report
Planning Commission January 16, 2018
Item 3a – Special Use Permit – 11401 Kaw Drive
(2018-15-SUP)
General Information
Applicant: LRA Properties LLC, Owner(s) of Record / Applicant(s)
Location: 11401 Kaw Drive
Applications: Special Use Permit (2018-15-SUP)
Existing Zoning: C-2 Commercial Retail District
Existing Land Use: Vacant
Proposed Land Use: Used Automobile Sales
Background
On December 17, 2018 the applicant submitted a special use permit application to use an
existing vacant commercial property on land located at 11401 Kaw Drive. The property is
located in the C-2 Commercial Retail Zoning District and is developed in accordance with a
previously approved development plan.
The proposed use of the property for used automobile sales purposes is described in the
attachment provided by the applicant. This proposed use is subject to acquiring a special
use permit per the zoning regulations. The applicant was not required to submit a concept
layout plan for the entire property at this time since the proposed use would be utilizing the
existing structure, parking area and sales / display area.
Analysis
The following is an analysis of the “golden criteria” as provided in Section 14.06.046 h 9 of
the Edwardsville Zoning Regulations.
1. Would the change in district classification (special use permit) be consistent with the
purposes of these regulations and the intent of the proposed (current) district?
In this case a change of zoning district classification is not being requested. The
property is zoned C-2 Commercial Retail and would remain C-2. The intent of the C-2
District is as follows:
The Commercial Retail District (C-2) is intended to accommodate small and medium
scale commerce activities and development for primarily commercial retail trade and
sales, professional office/limited service oriented opportunities serving the
Edwardsville community and immediately surrounding area, as well as community
oriented cultural/ entertainment/recreational/social venues. All uses that require
Commercial Retail (C-2) zoning are subject to the architectural/site plan review
process outlined in section 14.06.046(j) of these regulations.
The proposed use of the property is for the same use that previously existed on the
property. The structure and site improvements were completed in accordance with a
previously approved development plan associated with automobile sales.
2. What is the character and condition of the surrounding neighborhood?*
The property is located on the K-32 corridor which is primarily a mixture of commercial,
large lot residential and agricultural / vacant land uses. Properties and structures in the
area are generally in good condition. Near-by properties in Edwardsville are generally
well maintained. The property to the west and north of this property is located in
Bonner Springs.
3. What are the uses of property nearby and their district classification?*
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North – large lot residential / AG/R Agricultural Residential
East – agricultural - vacant / C-2 Commercial Retail - I-1 Industrial Non-Hazard
South – railroad / not zoned
West – commercial – light industrial mix / I-1 (Bonner Springs)
4. Is the proposed amendment (special use permit) requested because of changed or
changing conditions in the area affected and, if so, what is the change?
There has not been any recent change or changing conditions physically to the area that
would appear to be driving this proposal.
5. Is the subject property suitable for the uses to which it is restricted by the current
district classification?*
The property is considered suitable for the uses allowed in the C-2 district. Appropriate
levels of access and utility provision exist to support the uses allowed on the property.
6. Is the subject property suitable for the uses that are permitted by the proposed district
reclassification (special use permit)?
There is no change proposed in regard to the type of use for which the property was
developed previously.
7. Would the uses permitted by the proposed district reclassification (special use permit)
and the accompanying restrictions have a detrimental affect on nearby property?*
As proposed, no detrimental impacts are anticipated related to the proposed special use.
The nature of the corridor is highway and commercial traffic oriented.
8. Would the proposed amendment (special use permit) correct an error in the application
of these regulations as applied to the subject property?
There are no known errors related to the application of the zoning regulations on this
property.
9. Should the length of time the subject property has remained vacant be a factor in the
consideration for reclassification (the special use permit)?*
The property has been under different ownership in the past and vacant for several
months. It does appears to be suitable for future commercial use.
10. Do adequate utilities and streets exist or will they be provided to serve the uses that
would be permitted by the proposed district reclassification (special use permit)?
Utilities and streets in this area are suitable for the highway commercial context /
development pattern and can accommodate the anticipated level of traffic / use
described in the permit application materials.
11. Is there a recommendation from a professional staff or consultant?*
Note recommendation subject to conditions in the staff report.
12. Would the proposed amendment (special use) be in conformance with the
comprehensive plan?*
The Edwardsville Plan, Future Land Use Map and Future Development Plan Map,
identifies and describes this area as commercial in the future. The supporting statement
from plan related to future commercial land use in Edwardsville is: Commercial
developments will continue to be located along major thoroughfares to capitalize on the
high levels of traffic and visibility. This includes K-32 and South 4th Street for more
localized traffic, as well as high-visibility intersections such as I-435 and Kansas Avenue,
I-435 and Woodend Road, and I-70 and 110th Street.
13. Does the relative gain to the public health, safety and welfare outweigh the hardship
imposed upon the applicant by not reclassifying (issuing the special use permit on) the
property?*
This proposal does not dramatically impact the public health, safety and welfare, and
would be subject to all applicable ordinances and regulations.
Recommendation
In light of the analysis above the staff recommends approval of the special use permit to
allow used automobile sales at this location per the following conditions:
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1. The overall use of the property will be in compliance with allowed uses and accessory
uses within the C-2 Commercial Retail zoning district.
2. No outdoor storage / display / sales of parts, accessories or service related
materials.
3. No major mechanical services or auto body / paint or collision or towing services or
general tire sales shall be provided on the site.
4. Service activities will be limited to detailing, cleaning and minor service activities
related to automobile preparation for sales and delivery to the purchaser. General
automobile services are to be secondary to automobile sales and limited to minor /
routine maintenance activities generally taking one hour or less to complete such as
– as lubrication and oil changes, auto accessory installation, cleaning or detailing,
tire repair/rotation, battery installation, brake repairs, glass repair and installation,
and engine diagnosis and tune-up.. Automobile service hours will be the same as
the sales hours.
It should be noted that violations of local, state or federal regulations and requirements, as
well as complaints may be grounds to begin special use permit revocation proceedings.

Attachments
 Property Location Map


Application Material: Special Use Permit application materials
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General Location
Map
11401 Kaw Drive;
Final Plat
Case # 2018-15-SUP
January 16, 2019

ALL AMERICAN AUTO MART

1200 E SANTA FE, OLATHE KS 66061
913-829-0079
AAAMOFFICE@GMAIL.COM / REGANSTUDNA@YAHOO.COM

December 18, 2018
City of Edwardsville
690 South 4th Street
PO Box13738, Edwardsville, KS 66113

To whom it may concern,
All American Auto Mart is a family owned and operated used automotive dealership. All American
Auto Mart was founded in 1984 by Regan F Studna. We have been at our current location on the corner of
Santa Fe and Ridgeview in Olathe since 1984. We have been blessed to witness all the growth Olathe has gone
thru in the last 34 years. We are disappointed to be leaving Olathe, but excited to start our new adventure in
Edwardsville. All American Auto Mart is now operated by the owner’s son, Regan H Studna who specializes
in finding the perfect previously owned vehicle for every customer. We strive to carry vehicles and trucks in
the $5,000 to $40,000 range to ensure a great selection for all our customers. We offer competitive pricing and
financing from many different lenders. We’d love to get to know our new community banks as well and build
a relationship with them.
When we make the move to our new location on Kaw Drive, we are excited to offer the wonderful city
of Edwardsville a full service department as well for their vehicles. This will not only benefit the city with
convenience and extra tax income, it will also to provide jobs to Edwardsville residents. We pride ourselves
on being a giving and contributing part of the community we are in and are very excited to begin meeting and
serving our new neighbors!
Our hopes and goals upon moving to Edwardsville are to not only serve the members of the
community with all their automotive needs but to be an active member of the community. Hosting chamber
meeting coffees, community car shows, toys for tot’s location at the holidays and so much more. We develop
such a close relationship with our customers that they become like family. Many of our customers are now
purchasing automobiles for their children and will continue to spread the word to their friends and family
which will bring new people and revenue into Edwardsville that may not have otherwise come to this city.

Upon our move we will be spending a large portion of funds on new advertising which will assist in
bringing new revenue to the city. Our goal is to flood KCK with our arrival as well as informing all our Olathe
and Johnson County customers to visit our new Edwardsville location. In turn that will be extra revenue, from
our marketing budget, that will be beneficial to current small business owners, community centers and schools
of Edwardsville. We prefer to deal with small community run operations when available. Keeping revenue in
the city we work in is extremely important to us.
We will be open M, T, Th from 9am – 7pm and W, F, Sat from 9am – 6pm. During those hours we will
provide automotive sales, oil changes and basic car care needs. We have 2-3 sales persons, a finance manager
and 1-2 office staff. In the service department there will be a service manager and 3-4 techs that will handle all
the service needs, detailing and cleaning of automobiles as well as everything to be ready for delivery. The
owner will also be there daily to do all the business needs. We will not be removing or adding anything to the
current structure.
We thank you for your time and consideration and look forward to joining the community of
Edwardsville. If you have any questions or need anything further please do not hesitate to contact me.

Sincerely,

Regan H Studna
Office: 913-829-0079 Cell: 913-522-9888
reganstudna@yahoo.com
ALL AMERICAN AUTO MART
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