AGENDA
BOARD OF ZONING APPEALS AND PLANNING COMMISSION
EDWARDSVILLE, KANSAS
February 16, 2022
Regular Meeting 6:00 p.m.
Robert Niffen
Time Sweeten

John Altevogt
Camila Adcox

Mickey Schwartzkopf

Erin Harves
Ian Abbott

1. Call meeting to order
2. Minutes from November 17, 2021 Meeting and January 19, 2022
3. New Business:
a.
Planning Commission Zoning Resolution
b.
SUP PUBLIC HEARING – 10411 Riverview Avenue (2022-01-SUP) –
Leslee Huttie Smith and Pete Smith (Owners) / Jessica Keck – Evergy
Metro, Inc. (Applicant)
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 November 17, 2021
Members Present: Mark Bishop, John Altevogt, Tim Sweeten, Bryan Smith, Greg Scott,
Robert Niffen
Staff Present: Michael Webb, City Manager
Bradley Hocevar, City Planner
Katie Ross, Administrative Specialist for Planning Services
BOARD OF ZONING APPEALS
The meeting was called to order by Chairman Bishop at 6:03 p.m.

a.

New Business
Consider Resolution 2021-01-V – Approving the variance for a
residential property at 1550 S 94th Street

City Planner Bradley Hocevar introduced the item and reminded Commissioners that at
the last meeting the board had voted to grant variance for the property. He then
discussed that the attorneys had worked together on the covenants and that a
resolution had been written.
City Manager Michael Webb summarized the covenants that had been approved.
Chairman Bishop made a motion to adopt the resolution and covenants. Commissioner
Niffen seconded the motion. The motion passed 6-0.
Chairman Bishop closed the Board of Zoning Appeals.
PLANNING COMMISSION
The regular meeting was called to order by Chairman Bishop.
Minutes from October 20, 2021
Commissioner Niffen made a motion to approve the minutes. Commissioner Altevogt
seconded the motion. The motion passed 5-0-1 (Commissioner Smith abstained).

a.

New Business
2022 Planning Commission Schedule

City Planner Bradley Hocevar briefly discussed the 2022 Planning Commission
calendar.
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Chairman Bishop made a motion to accept the 2022 Planning Commission Schedule.
Commissioner Sweeten seconded the motion. The motion passed 6-0.
b. Work Session – 2022 Planning Commission discussion / Comprehensive
Plan amendment review (Connecting Edwardsville PSP / Parks and Recreation
Master Plan)
City Manager Michael Webb discussed some of the changes to the upcoming board
related to vacancies and appointments.
City Planner Bradley Hocevar reviewed the past discussions regarding the
comprehensive plan and the updates. He asked that the Commissioners review the
updates and that it could be voted on at the upcoming February meeting.
Staff Reports
City Manager Michael Webb discussed the Riverfront Park and the changes that are
being considered. They would like to make it a destination. There would be a park, trails,
an updated boat ramp, a floating dock, fishing and a cleaning station, food trucks, among
other things. He briefly reviewed Project Highland which would have about 54 town
homes. A new TIFF district is also being considered near 435 and Woodend.
Adjournment
Chairman Bishop made the motion to adjourn the meeting.
Minutes submitted by Katie Ross, Administrative Specialist.
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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 January 19, 2022
Members Present: John Altevogt, Tim Sweeten, Robert Niffen
Staff Present: Michael Webb, City Manager
Bradley Hocevar, City Planner
Katie Ross, Administrative Specialist for Planning Services
BOARD OF ZONING APPEALS
The meeting was called to order by Commissioner Altevogt at 6:07 p.m.
PLANNING COMMISSION
The regular meeting was called to order by Commissioner Altevogt. As there was no
quorum for the meeting a new date of February 16th 2022 at 6:00pm was set.
Adjournment
Commissioner Altevogt made the motion to adjourn the meeting at 6:08pm.
Minutes submitted by Katie Ross, Administrative Specialist.
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PLANNING COMMISSION
MEMORANDUM
To:

Planning Commission

From: City of Edwardsville Planning Department
Date:

February 16, 2022

RE:

Item 3a – Planning Commission Resolution No. 2022-01

Background
On December 14, 2020 the Governing Body passed Ordinance No. 1036 approving a request for the
rezoning of 2.51 acres, more or less, located at 9120 and 9134 Woodend Road from C-2 Commercial Retail
to I-1 Industrial Non-Hazard. The purpose of the rezoning was to allow for the construction and use of a
truck wash and parking facilities aimed at complementing the existing convenience store and associated
services on the eastern portion of the property.
In addition to the rezoning request, City Council held a public hearing regarding a preliminary and final
plan and final plat / replat request from the same applicant. Council elected to send back the preliminary
and final development to the Planning Commission with a request to review additional information
including a KDOT study relating to the need for signalization between I-435 and 93rd Street. The replat /
final plat was deferred until preliminary and final plans were resubmitted.
As stated under Section 6 of said Ordinance No. 1036, the official rezoning of the property is contingent
upon fulfilling two revisionary standards:
(a) Platting of the subject property. The Zoning Map shall not be amended until a final plat is approved
by the City and filed with the Unified Government (UG). Such filing must occur within one (1) year
of the date of the approval of the zoning change by the Governing Body. If the final plat is not filed
within the one (1) year period the zoning will revert back to the prior designation / classification
(C-2).
(b) Development plan for the subject property. The Zoning Map shall not be amended until a final
development plan is approved by the City. A final development plan must be approved within one
(1) year of the date of the approval of the zoning change by the Governing Body. If the final
development plan is not approved within the one (1) year period the zoning will revert back to the
prior designation / classification (C-2).
In light of the applicant failing to fulfill the revisionary standards above, staff recommends that the
Planning Commission pass and approve Resolution No. 2022-01, affirming Ordinance No. 1036 to be null
and void, and the zoning of the properties are reverted back to the prior designation.
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PC RESOLUTION NO. 2022-01
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
EDWARDSVILLE, KANSAS AFFIRMING ORDINANCE NO. 1036 TO BE
NULL AND VOID

WHEREAS, the Planning Commission held a public hearing on November 18, 2020 to
consider recommendation to the Governing Body regarding a rezoning request for a property
located at 9120/9134 Woodend Road from C-2 Commercial to I-1 Industrial; and
WHEREAS, the Planning Commission recommended approval at said hearing noting that
such rezoning be contingent upon the approval of a final development plan for the property within
twelve (12) months of the City approval; and
WHEREAS, on November 14, 2020 the Governing Body passed and approved Ordinance
No. 1036 subject to the revisionary standards identified under Section 6 of said Ordinance.
WHEREAS, the applicant failed to fulfill the revisionary standards identified in Section 6
of Ordinance Number 1036 within the specified twelve (12) month timeframe.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Edwardsville, Kansas, Ordinance. No. 1036 is hereby null and void, and the zoning of the
properties located at 9120/9134 Woodend Road are reverted back to the prior designation /
classification (C-2).
PASSED AND APPROVED by the Planning Commission for the City of Edwardsville,
Kansas this 16th day of February, 2022.

John Altevogt, Chairman
Attest:

Erin Harves, Secretary

PLANNING COMMISSION
MEMORANDUM
To:

Planning Commission

From: City of Edwardsville Planning Department
Date:

February 16, 2022

RE:

Item 3a - PUPBLIC HEARING Special Use Permit (2022-01-SUP) – 10411 Riverview Avenue

Case Overview
Applicant
Evergy Metro, Inc.
Jessica Keck

Property Owner(s)
Leslee Huttie Smith
Pete Smith

Property Address
10411 Riverview Avenue

Site Size
44.56 Acres

Existing Zoning
AG/R; Agricultural/Residential

Existing Land Use
Farming; Undeveloped
Proposed Land Use
Electrical Substation

Surrounding Zoning & Land Use
North: AG/R; Single Family
Residential
East: AG/R; Single Family
Residential
South: AG/R; Single Family
Residential
West: AG/R; Single Family
Residential

Summary of Request:
Special Use Permit for construction of an electrical substation.
Staff comments derive from the application of the City of Edwardsville Code of Ordinances. All ordinances
referenced throughout this review are deemed appropriate in analyzing the merits of any Special Use
Permit.
The applicant has submitted a complete application and public notice was published in the Wyandotte
Echo on December, 30, 2021. Staff posted a sign on the property and mailed notices to property owners
within 200 feet on December, 23, 2021. Additional notice was given to those in attendance at the
January 19, 2022 Planning Commission meeting regarding the rescheduling of this hearing.
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Vicinity Map

Background
On December 1, 2021 the applicant filed application for a special use permit (SUP) related to
construction of an electrical substation on approximately 45 acres of land located at 10411 Riverview
Avenue with the intent of increasing the load capacity and reliability of Evergy’s electrical system in
Edwardsville and the surrounding area. Approximately 2.25 acres of the of the 45-acre property will be
used for the substation. The site was selected based on its proximity to the existing Metropolitan to
Maywood South transmission line that will be connected to the substation. The locations of these
substations are highlighted in the attachments. A proposed connection route has yet to be determined.
The property is located in the AG/R Agricultural Residential Zoning District and currently contains an
8,700 square-foot barn with living quarters, two storage buildings and is primary used for agricultural
purposes. The surrounding property is primarily used for large lot single-family residential and
agricultural purposes. The nearest residence is located approximately 1100-feet south-southwest of the
proposed substation location.
The substation will be accessed via Riverview Avenue by way of a new access drive. Per AG/R
regulations, the first 75-feet of the access drive will be paved. The dimensions of the substation are
approximately 375-ft by 250-ft and the tallest equipment is approximately 35-ft tall. The proposed
substation will not generate or produce a product nor any fume, odor smoke or vibration. With the
exception of emergency maintenance and repairs, the substation will be unmanned. Any work on the
site will be performed during normal business hours.
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Zoning Map

Application Analysis
In analyzing the merits of any Special Use Permit, section 14.06.046 (h) (9) of the zoning ordinance
identifies thirteen “golden criteria” for review.

Criteria

Analysis

1. Would the change in district classification
(special use permit) be consistent with the
purposes of these regulations and the
intent of the district?

In this case a change of zoning district
classification is not being requested. The
property is zoned AG/R Agricultural
Residential and would remain AG/R. The
purpose and intent of the zoning district is
to provide for large lot (5-acre or larger)
residential development and agricultural
uses within a rural atmosphere /
environment. Special uses, including the
one proposed, are permissible on properties
meeting or exceeding the minimum
requirements for lot size of five (5) acres.
The context of the property and proximity
to existing transmission lines lends itself to
the proposed use.
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2. What is the character and condition of
the surrounding neighborhood?

The character of the surrounding
neighborhood is best described as a large
lot single-family residential / rural
residential including parcels used for
agricultural purposes. Property and land
conditions in the area can best be described
as being in average to good condition and
underdeveloped.

3. What are the uses of property nearby
and their district classifications?

The uses of property near this parcel are
single-family residential, agricultural, and
vacant. All adjacent property is zoned AG/R
Agricultural/Residential. The nearest
change in zoning classification occurs at N
110th Street and Village South Pkwy where
it is zoned C-2 Commercial Retail and C-3
General Commercial.

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?

The proposed use seeks to address load
growth currently projected in the
Edwardsville, KS area as well as provides
the ability to add growth in the future. The
applicant currently purchases energy from
a competitor to supply its customers’
needs. Additional development near the
Legends and south of 1-70 is projected to
grow at a rate where the competitor can no
longer supply the needs of the applicant
and its customers.
Yes. The physical qualities of the property
and the built infrastructure render it
suitable for the uses allowed in the existing
AG/R Agricultural Residential zoning
district. All applicable regulations would
need to be met as part of any development
proposal.

5. Is the subject property suitable for the
uses to which it is restricted by the current
district classification?

6. Is the subject property suitable for the
uses that are permitted by the proposed
district reclassification (special use permit)?

Rezoning to a different classification is not
being proposed. Per the comments above
(criteria #5) the property is served by
existing infrastructure.

7. Would the uses permitted by the
proposed district reclassification (special
use permit) and the accompanying
restrictions have a detrimental affect [sic]
on nearby property?

Through the appropriate application of
applicable regulations and the conditions
tied to the special use permit, and the
substantial separation between landowners,
local roads, and future development, it is
not anticipated that the special use will
have a detrimental effect on nearby
property.
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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
(special use permit)?

The subject property is currently occupied,
on the tax roll and primarily used for
farming / agricultural purposes.

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)?

Roadway infrastructure and utilities have
been built in the area and would support
the uses associated with the proposed
special use permit. The proposed use will
not generate waste, additional traffic, nor
require water or sewer to operate. As a
result of the development, projected future
load growth will be accommodated and the
City’s existing pump station, located north
of the site, will be able to operate a full
capacity with access to three-phase power.

11. Is there a recommendation from a
professional staff or consultant?

The applicant consulted with the Kansas
Department of Wildlife & Parks, the U.S.
Fish & Wildlife Service, and the Kansas
State Historical Site to assess the impact of
the project on threatened and endangered
species and nearby historical sites. These
agencies did not identify any concerns
regarding the proposed use.

12. Would the proposed amendment
(special use permit) be in conformance with
the comprehensive plan?

The Edwardsville Comprehensive Plan
identifies this area as one of four (4)
Current Priority Growth Areas. The Plan’s
Future Land Use Map and Future
Development Map, indicate that the
property be utilized for Low Density
Residential and Mixed-Use purposes in the
future. The proposed use provides the
ability to accommodate a greater mix of
uses, meet the current needs of existing
infrastructure, and service future residential
development.

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?

The relative gain to the public health,
safety, ad welfare, does not appear to
significantly out weight the potential
hardship on the applicant given that the
proposed use would be subject to a variety
of other applicable ordinances and
regulations. If the substation is not
constructed the property is likely to remain
used for agricultural purposes.
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Recommendation and Conditions
The Planning Commission is to conduct a public hearing to receive and consider public comment
regarding the special use permit. After hearing public comment, the Commission should discuss and
take action on the request.
As currently proposed the staff recommends that the Planning Commission recommend approval of the
special use permit with the following conditions:
1. No portion of the site shall be used for the storage of equipment, vehicles, materials or supplies
except during construction;
2. The entrance and access road to the substation shall meet all 2012 IFC, Appendix D, standards
for width, weight, turnarounds and turning radii;
3. ROW dedication of 20’ for Riverview Avenue shall be approved by the City and filed with the
Wyandotte Register of Deeds prior to the issuance of a building permit being;
4. A Knox Box shall be placed on the exterior gate for means of non-destructive emergency access;
Staff believes the Planning Commission also should consider future development of the property and
surrounding properties. Specifically, the applicant is proposing the use of 8’ chain link fencing topped
with 3 strand barbed wire with standard metal fence posts. Other materials may be more appropriate.
Further, the applicant is not incorporating any landscaping in or around the substation as is typically
required of developments. The Commission also may wish to recommend other requirements such as
contributions to the proposed Edwardsville Community Foundation or dedication of park land. Finally,
its important for the Commission to consider the location/SUP in relation to transmission and
distribution lines to and from the substation.

Commission Action
Special Use Permits require a recommendation from the Planning Commission to the City Council. A
conditional use permit is discretionary on the part of the City. Comments from the public may be taken
into account while considering recommendations.
In this instance, there are three options
• Recommend approval
• Recommend approval with certain conditions
• Recommend denial of the SUP

Sample Motion
I move that we recommend approval of the SUP to the City Council with all recommended conditions.
-ORI move that we recommend approval of the SUP to the City Council with the following conditions…
-ORI move that we recommend denial of the Special Use Permit to the City Council.

Attachments
• Application material / WYCO Transmission Line & Substation Map / Special Use Permitting
Process & Requirements / Land Use Schedule / Residential Proximity Map
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LAND USE / ZONING APPLICATION
CITY OF EDWARDSVILLE
690 South 4th Street, PO Box 13738
Edwardsville, KS 66113
913-441-3707 Phone / 913-441-3805 Fax
Date Received: _______________________ Case #_______________________
10411 Riverview Avenue, Edwardsville, Kansas
Property Address: __________________________________________________________________________________
Agricultural Residential
Agricultural Residential
Existing Zoning: ______________________________________
Proposed Zoning: _______________________________
Electrical Substation
Proposed Property Use: ______________________________________________________________________________
Leslee Huttie Smith and Pete Smith
Name of Property Owner(s): __________________________________________________________________________
605 W. 47th Street, Suite 350, Kansas City, Missouri 64112
Address: __________________________________________________________________________________________
Phone: ________________________________________ E-mail: _____________________________________________
Evergy Metro, Inc,. Contact: Jessica Keck, Permitting and Compliance Analyst
Name of Applicant: _________________________________________________________________________________
818 S. Kansas Avenue, Topeka, Kansas 66601
Address: __________________________________________________________________________________________
Jessica.Keck@evergy.com
785-379-4481
Phone: ______
__________________________________ E-mail: _____________
________________________________
Type of Application:
_____Zoning ($150) __X___Special Use Permit ($150) _____ Variance ($100) ____________
Checklist of Attachments submitted with application (digital and hardcopy):
X
_____Legal
Description of property
X
_____Sketch of the property (dimensions / area / existing conditions of the property)
X
_____Site
/ construction plans as applicable reflecting the proposed use of and improvements on the property.
X
_____Certified
mailing list of property owners located within 200 feet of the property
X
_____Application Fee
X
_____Written
statement describing the reason(s) for the request and/or narrative describing how the proposed use /
improvement addresses applicable development standards / requirements
_____Additional information (as provided / required / requested) ____________________________________________
__________________________________________________________________________________________________
The Applicant and Owner herein agrees to comply with the regulations for the City of Edwardsville, Kansas as amended an all other
pertinent ordinances or resolutions of the City and Statutes of the State of Kansas. It is agreed that all City fees and third party
review expenses shall be assumed and paid by the owner. The undersigned further states that he/she is the Owner of the property
identified above.

Owner’s Signature:
Applicant’s Signature:

SEE ATTACHED OPTION PURCHASE AGREEMENT

Date: ___________________________
11-30-2021
Date: ___________________________

November 30, 2021
Bradley Hocevar
Planner
City of Edwardsville
690 S 4th Street
Edwardsville, KS 66111
RE:

Special Use Permit and Variance Application – Proposed Half Moon Substation
10411 Riverview Avenue
Edwardsville, Wyandotte County, Kansas

Dear Mr. Hocevar,
Evergy is pleased to submit the enclosed application for a Special Use Permit (SUP) for construction of
an electrical substation on property located at 10411 Riverview Avenue in Edwardsville, Kansas (i.e.,
parcel 1050461401001003000, referred to herein as the “Half Moon Substation”). The proposed Half
Moon Substation will increase the reliability, serviceability, and load of Evergy’s electrical system in
Edwardsville and the surrounding area. The new substation will contain equipment that function as
switches and breakers that will allow personnel to perform maintenance on the transmission lines and
substation equipment without subjecting customers to unnecessary outages. Evergy’s acquisition of
the property is planned for early 2022, with construction to begin in 2022 and completion of the
substation planned by the end of 2023.
Approximately 2.25 acres of the 45-acre property will be used for the new Half Moon Substation. This
property was selected based on its proximity to the existing Metropolitan to Maywood South
transmission line that will be connected to the substation to accommodate future load growth in the
region. Please see the following attached application materials:
•
•
•
•
•

Land Use/Zoning Application Form
$150 Application Fee (Special Use Permit)
Real estate contract (authorization of property owner and legal description)
Site Design Drawings
Frequently Asked Questions Document

The following provides a narrative statement regarding the proposed substation.
Site and Building Design
The proposed Half Moon Substation property is zoned for agricultural residential use. The
property currently contains an 8,700 square-foot barn (with living quarters), two storage
buildings and is otherwise vegetated with native grasses. The area surrounding the substation
property is used for single family residential and agricultural purposes. Maps showing the
property location and current property owners are enclosed. The nearest residence is located
on the south side of Riverview Avenue, approximately 1100-feet north-northwest of the
proposed substation location. The substation will be accessed via a new entrance from
Riverview Avenue. The first 75-feet of the new access road will be paved; the remainder of the
access road will be surfaced with gravel.
The proposed Half Moon Substation dimensions are approximately 375-ft by 250-ft as shown on
the Site Plan. The tallest equipment within the substation is approximately 35-ft tall. Pole

heights range from 65-ft to 75-ft tall. All substation structures will be within the fence-line. The
fence will be 8-ft high chain link fence plus 3 strands of barbed wire for a total height of 9-ft.
We have consulted with the Kansas Department of Wildlife & Parks, the U.S. Fish & Wildlife
Service, and the Kansas State Historical Society and asked them to assess the impact of our
project on threatened or endangered species and nearby historical sites. These agencies did
not identify any concerns regarding the proposed substation project.
Substation Operations
The property is currently undeveloped, except for the barn and storage buildings. Except during
construction, the substation will be unmanned; employees will be on site only for maintenance
and repairs on a monthly basis. Adequate space is available on the access road and within the
substation for maintenance vehicles to park off Riverview Avenue. The proposed substation will
not impact pedestrian activity in the area. All parts of the substation will be readily accessible to
public safety vehicles. Areas outside of the fenced substation will be seeded and maintained
as needed.
A substation does not generate or produce a product, so it does not pollute air, land, or water. A
substation does not produce dust, fumes, odors, smoke, or vibration. The humming sound
many people associate with a substation comes from the transformer. Today’s transformers are
significantly quieter than older models, and the sound dissipates rapidly with distance. With the
buffer areas provided the sound level on adjacent properties should be minimal.
Standard sediment and erosion control measures will be used during construction. A new
stormwater retention basin will be constructed west of the proposed substation as shown on the
site plan. Areas outside of the fenced substation will be graded and seeded.
With the exception of emergency maintenance and repairs, any work on the site property will be
performed during normal business hours. Although no long-term storage on the property is
planned, any exterior storage areas on the property, following construction completion, will be
screened from adjacent properties and roadways.
Request for Variance
Based on proposed land use as described herein and shown on the site plan, Evergy
respectfully requests a variance from Edwardsville zoning ordinances pertaining to landscaping,
parking, and structure heights for the proposed Half Moon Substation.
We appreciate your consideration of this Special Use Permit and Variance Application for the proposed
Half Moon Substation. Please direct any questions or concerns to me at 785-379-4481 or
Jessica.Keck@evergy.com.
Sincerely,

Jessica Keck
Permitting and Compliance Analyst
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Parcel

GAGE FAMILY FARMS LLC
10322 RIVERVIEW AVE EDWARDSVILLE, KS 66111

200' Buffer

JOSEPH CAIHARR
10600 RIVERVIEW AVE EDWARDSVILLE, KS 66111
MAGDALENA ROSCHITZ TRUSTEE
10350 RIVERVIEW AVE EDWARDSVILLE, KS 66111

ADAMS CHARLES V AND SUSAN K, 07/13/1991 TRUST
10429 RIVERVIEW AVE EDWARDSVILLE, KS 66111
MARTHA J MALINOWSKI
10341 RIVERVIEW AVE EDWARDSVILLE, KS 66111

DAVID J ANDERVICH
10201 RIVERVIEW AVE EDWARDSVILLE, KS 66111

JOHN H FRAZEY
10435 RIVERVIEW AVE EDWARDSVILLE, KS 66111

CATHY E BURNS TRUST
48 N 102ND ST EDWARDSVILLE, KS 66111
JAMIE S MYERS TRUST
10613 RIVERVIEW AVE EDWARDSVILLE, KS 66111
SHAWN K BRITZ
10601 RIVERVIEW AVE EDWARDSVILLE, KS 66111
DUANE E SCHULER
10 S 102ND ST EDWARDSVILLE, KS 66111
DUNN MICGAEL A AND GAYLA J, 07/22/2019 TRUST
20 S 102ND ST EDWARDSVILLE, KS 66111
CHARLENE WILLIAMS
26 S 102ND ST EDWARDSVILLE, KS 66111
JOHN M SWEARINGEN
30 S 102ND ST EDWARDSVILLE, KS 66111
WINFRED L ANDERSON
38 S 102ND ST EDWARDSVILLE, KS 66111
LOUVENE J ANDERSON
58 S 102ND ST EDWARDSVILLE, KS 66111
LESLEE HUTTIE SMITH
10411 RIVERVIEW AVE EDWARDSVILLE, KS 66111

GEORGE H ANDERSON
108 S 102ND ST EDWARDSVILLE, KS 66111

ROSEANNE GORTENBURG
134 S 102ND ST EDWARDSVILLE, KS 66111
R PETE SMITH
10747 RIVERVIEW AVE EDWARDSVILLE, KS 66111
JOHN M SWEARINGEN
206 S 102ND ST EDWARDSVILLE, KS 66111
WILLIAM COBB
220 S 102ND ST EDWARDSVILLE, KS 66111
COMPASS COMMODITY GROUP 300 LLC
323 S 110TH ST EDWARDSVILLE, KS 66111

ACT ONE FAMILY TRUST COMPANY, LLC TTE
10526 RICHLAND AVE EDWARDSVILLE, KS 66111

JOHN W TR PETERS
10400 RICHLAND AVE EDWARDSVILLE, KS 66111 BRECK A RICKETTS
10350 RICHLAND AVE EDWARDSVILLE, KS 66111

0

300

600

1,200
Feet

Esri, HERE, iPC, Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

DRAWN BY:

CC
DN

CHECKED BY:

CP

DESIGNED BY:

CC
NOVEMBER 2021

APPROVED BY:
DATE:

o

Half Moon Substation
Edwardsville, Wyandotte County, Kansas

Figure

1

Surrounding
Property
Owners

MATCHLINE A-A

MATCHLINE B-B

20'-0"

0

60'

120'

SCALE IN FEET

75'-0"
20'-0"
(TYP)

MATCHLINE B-B

GRADING NOTES:
1.

X3

X3

X1

X2

X0

JB3

X1

X2

X0

JB3

JB-2
H3

H2

H1

2.

JB-2
X3

X3

X1

X2

X1

X2

X0

H3

JB3

H2

H1

JB-2

X0

JB3
H3

H2

H1

JB-2
H3

H2

H1

3.
4.
5.
6.

HORIZONTAL AND VERTICAL CONTROL, BASIS OF BEARING, PROPERTY, LAND
AND TOPOGRAPHIC INFORMATION OBTAINED FROM SURVEY PERFORMED BY:
MCLAUGHLIN MUELLER, INC.
218 WEST MILL STREET
LIBERTY, MO 64068
PHONE 816-407-0002
HORIZONTAL DATUM: NAD83, STATE PLANE - KANSAS STATE PLANE, NORTH
ZONE.
VERTICAL DATUM: NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVD88).
SLOPES SHALL BE MADE AT 3:1 MAXIMUM GRADE.
PROPOSED AGGREGATE SURFACE SHALL EXTEND A MINIMUM 5 FEET
BEYOND PROPOSED PERIMETER FENCE.
THE PROJECT PARCEL IS LOCATED IN ZONING DISTRICT AG/R AGRICULTURAL/RESIDENTIAL.

LEGEND:
PROPERTY LINE
EXISTING FENCE
PROPOSED SUBSTATION FENCE
PROPOSED ROAD CENTERLINE
PROPOSED CRUSHED ROCK SURFACE
PROPOSED CONCRETE ACCESS ROAD SURFACE
EDGE OF PAD / TOP/TOE OF SLOPE (TOS)
PROPERTY SETBACK LIMITS
EXISTING SANITARY SEWER
EXISTING STORM SEWER
PROPOSED RIGHT OF WAY DEDICATION

BMCD#: 135217
9400 WARD PARKWAY
KANSAS CITY, MO 64114
(816) 333-9400

MATCHLINE A-A

D
C 01/05/22 ISSUED FOR REVIEW

SLS EJK MJB

B 11/29/21 ISSUED FOR REVIEW

SLS EJK MJB

A 11/19/21 ISSUED FOR REVIEW

SLS EJK MJB

PROJECT #
136220

GATE OPENING

GATE POST SIZE
3

8"

MESH
LBS/FT

2" MESH
LBS/FT
O.D.

SINGLE

DOUBLE

O.D.

6’ and under

12’ and under

4"

9.11

2-7/8"

5.79

Over 6’ to 13’

Over 12’ to 26’

6-5/8"

18.97

4"

9.11

Over 13’ to 18’ Over 26’ to 36’

6-5/8"

18.97

6-5/8"

18.97

Over 18’ to 32’ Over 36’ to 64’

8-5/8"

25.00

8-5/8"

25.00

PRELIMINARY - NOT
FOR CONSTRUCTION
D
C
PROJECT #
136220

B
A

01/05/22 ISSUED FOR REVIEW

SLS EJK MJB

BMCD#: 135217
9400 WARD PARKWAY
KANSAS CITY, MO 64114
(816) 333-9400
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Design Manual

16.2 REINFORCED CONCRETE PIPE
Use Table 16.2-1 to determine the maximum height of fill for RCP installed in embankments.
These maximum heights of fill are based on the AASHTO LRFD Indirect Design Method (DLoad Method) and the following design criteria:
Positive projecting embankment installation
Unit weight of the fill = 120 lb/ft3
Type 3 Installation Type
Settlement ratio rsd = 0.7
D-loads for 0.01-in. crack: D001 = 1000 lb/ft/in. for Class II RCP
D0.01 = 1350 lb/ft/in. for Class III RCP
D0.01 = 2000 lb/ft/in. for Class IV RCP
D0.01 = 3000 lb/ft/in. for Class V RCP

The minimum cover for RCP and reinforced concrete horizontal elliptical pipe (RCPHE) in
unpaved areas and under flexible pavements is 12 in. or one-eighth of the diameter or span,
whichever is greater. Under rigid pavements, the minimum cover from the top of the pipe to the
top of the subgrade is 9 in. RCPHE is intended for use where the cover over the pipe is limited.
RCPHE should be used only where the available cover is insufficient for RCP.
Note: Height of fill tables for RCPHE are not included in this manual.
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Table 16.2-1 Design Data for RCP
Pipe
Diameter
(in.)

Wall
Thickness
(in.)

12

Maximum Height of Fill (ft)
Class II

Class III

Class IV

Class V

2.00

10

14

21

33

15

2.25

10

14

22

33

18

2.50

10

14

22

33

21

2.75

10

14

22

33

24

3.00

10

14

22

33

27

3.25

10

14

21

33

30

3.50

10

14

21

33

33

3.75

9

14

21

32

36

4.00

9

13

21

32

42

4.50

9

13

21

32

48

5.00

9

13

21

32

54

5.50

9

13

20

32

60

6.00

9

13

20

31

66

6.50

8

12

20

31

72

7.00

8

12

20

31

78

7.50

8

12

20

31

84

8.00

8

12

19

31

90

8.50

8

12

19

31

96

9.00

8

12

19

30

102

9.50

8

12

19

30

108

10.00

8

12

19

30

Notes: Pipe diameter is inside diameter.
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Evergy’s Half Moon Electrical Substation
FAQs
November 30, 2021
This substation addition is necessary to increase the reliability of the electric distribution
service in Edwardsville and Wyandotte County. Here are the answers to some
questions you might have about this project.
What is the problem?
The Half Moon 161kV-to-12.47kV substation addresses load growth currently projected
in the Edwardsville, KS area as well as provides the ability to add growth in future
without subsequent major construction activities. In this area of Edwardsville, Evergy
(formerly KCPL), has not had its own substation. Instead, Evergy has purchased
energy from BPU to supply its customers’ needs. This is no longer a viable option as
the load near the Legends and south of I-70 is growing at a rate that BPU can no longer
supply the needs of Evergy and its customers. Several commercial customers already
plan to build in the area and be in operation in 2023.

What’s the solution?
Evergy determined the best location for the needed substation is located at 10411
Riverview Avenue, Edwardsville, KS, with an in-service date no later than 31 December
2023. Initial construction activities will address the current large load customers as well
as provide the ability to add more distribution circuits if needed in future without
disruption to existing customers or expansion of the fenced area.
Why build the substation at this location?
Several important factors led to the selection of the proposed substation site:
•
•
•

The proposed location is near the project load growth in the
Edwardsville/Legends area.
The current landowner of the proposed site is aware of the end-use for the land
and is very open to selling it to Evergy for that use. Evergy prefers to deal only
with willing sellers when purchasing substation sites.
The site is approximately 44.57 acres which provides ample area for stormwater
control measures as well as substantial space between the substation,
landowners, local roads, and future development. The fenced portion of the
substation will occupy approximately 2.25 acres.

•

The proposed size of the substation allows the accommodation of future load
growth for the surrounding area.

What is the anticipated schedule for construction?
The development of the site could begin in the third quarter of 2022 with the expected
in-service date no later than 31 December 2023.
What is the function of a substation?
The main purpose of this substation is to transform power from a higher voltage to a
lower voltage and control the power flow to other substations in the area. Bulk power is
transported most efficiently over long distances when it is at very high voltages, so
substations like this one would serve as the point at which bulk power for the area is
transformed to a lower voltage before being distributed to homes and businesses.
Inside the substation, the transformers change the voltage from 2-161kV lines to
multiple 12kV distribution circuits. The switches and breakers are used to turn power to
individual circuits off and on just like in a home but on a larger scale. The electronic
devices are used for monitoring and remote switching.
What will it look like?
The electrical equipment will be in a fenced yard with a crushed rock surface. The
fence line dimensions will be approximate 250’ x 375’. The remainder of the property
will be for buffer and green space and stormwater management.
The fence will be 8’ high chain link plus 3 strands of barbed wire for a total height of 9’.
The tallest equipment is about 35’ not including the poles that connect to the
transmission lines and the lightning protection masts.
Yard lights will be photocell operated and have light footprints focused at and inside the
fence lines.
Will the new substation impact the future use or development of adjacent
properties?
Based on similar projects in several other counties, we have found that home builders
and developers who know about the plans for a future substation in advance are rarely
reluctant to build on the adjacent lots. The value of property adjacent to a substation
site has not been measurably different from similar property further away.

How will it affect public utilities and services?
The substation will not generate waste, increase traffic, etc., and does not require water
or sewer, so no additional services will be necessary. Ample parking space for
maintenance vehicles is available inside the substation.
Will there be a lot of traffic in and out of the substation?
Except during construction, the station will be unmanned. Equipment and operation
checks are performed by Evergy personnel about once a month.
What should we do if there’s an emergency at the substation?
Do the same thing you do for all other emergencies, call 911. Evergy will provide the fire
department our emergency contact information and a fire preplan so they will be able to
respond quickly and correctly.
What impact will the substation have on the environment?
A substation does not actually generate or produce a product, so it does not pollute air,
land or water. A substation does not produce dust, fumes, odors, smoke or vibration.
The humming sound many people associate with a substation comes from the
transformer. Today’s transformers are significantly quieter than old ones. As with any
sound, it dissipates with distance from the source.
We have contacted the Kansas Department of Wildlife & Parks, the U.S. Fish & Wildlife
Service, and the Kansas State Historical Society and ask them to assess the impact of
our project on threatened and endangered species and nearby historical sites.
Standard sediment and erosion control measures will be used during construction.
Crushed rock inside the substation and grass outside will provide permanent erosion
control.
Evergy is pleased that the location and design of the proposed substation will ensure an
adequate supply of electricity to our customers and yet minimize the impact on the
surrounding area.
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A. General provisions for special uses. Because of particular factors associated with their activities,
certain uses which might have an adverse effect upon nearby properties or upon the character and
future development of a district are not permitted outright in districts, but are permitted as "special
uses" when their proposed location is supplemented by additional conditions such as to make the
use considered compatible with the surrounding property, the neighborhood and the zoning district.
1. Process. The City Council shall have the power to hear and decide in accordance with the
provision of these regulations special uses which it is specifically authorized to pass on by the
terms of these regulations; to decide such questions as are involved in determining whether
special uses should be granted; and to grant special uses with such conditions and safeguards as
are appropriate under these regulations, or to deny special uses when not in harmony with the
purpose and intent of these regulations.
Special uses shall not exist as a matter of right, but only upon the issuance of the special use
permit by the City Council following and after prior consideration by the Planning Commission
and public hearing by the Planning Commission.
In granting a special use, the minimum requirements of approval for all similar types of
permitted uses in the same district must be met unless otherwise reduced by specific reference
in these regulations. The requirements may be made more stringent if there is potentially
injurious effects which may be anticipated upon other property and the neighborhood or
contrary to the welfare and convenience of the public. Such additional conditions may include
but are not limited to requirements affecting:
a. the lot size or yard dimensions;
b. changing street width;
c. the extent and location of entrance or exit drives;
d. controlling the location and number of signs;
e. the period and time of operation;
f. the coverage and height of buildings;
g. requiring screening, fencing and/or landscaping to protect the surrounding property;
h. establishing environmental standards for air and water pollution, noise, vibration,
lighting and other such conditions;
i. additional improvements such as street construction, sidewalks, utilities and storm
drainage, if necessary, including platting and/or dedications and easements.
Such conditions may be placed upon the property which is the subject of the special use
application or upon the applicant or both.
Additionally, the City Council shall have the authority to limit the length of time associated with
a special use permit. Such time periods may include 1 year, 3 years or permanent subject to
meeting all conditions and being in compliance with all applicable code requirements.
2. Procedure. Although the official zoning map is not amended, the procedure for approval of a
special use shall otherwise be the same as for an amendment to change zoning districts which is
set forth in Article III Section 5 subsection H. including the provisions for filing protest petitions
and fees; provided, that any additional requirements which are further imposed upon the
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special use shall be made a part of the effectuating permit. Concurrent amendments may be
processed for changing zoning classifications and approving special uses on the same property.
3. Application. In addition to Section 14.06.03.006 H. 3. requirements, the application shall
contain the following information:
a. Full, specific and particular description of the use sought, both as to function and
operation, and as to any structures, installations, equipment or surface improvement
or change incidental to such use.
b. A plat or drawing showing the exact scaled location of such land, and of any
structures, installations, equipment or change of surface contemplated, including all
public ways, with access thereto.
c. Period of time for the special use if a temporary special use is requested; up to two
years.
d. Special condition as to operation, site development, signs, and other pertinent
descriptive factors.
e. Full statement of the environmental affect of such use with respect to adjoining
property, and the zoning district in which the same is to be located.
f. Statement of position of the applicant as to any other matters of information,
requested in writing by the City Staff after review of the preliminary form which shall
be helpful to the Commission or the Council. If applicant does not agree with the
reasonableness of any such request, he may so state and give reasons in written
form.
g. The recommendation of the Planning Commission upon hearing such application,
need not be limited to approval or disapproval of the application as filed, but also
may be subject to conditions attached.
4. Findings. Before any special use permit shall be issued, the City Council shall make written
findings certifying compliance with the specific rules governing individual special uses and that
satisfactory provision and arrangement has been made concerning the following where
applicable:
a. Ingress and egress to property and proposed structures thereon with particular
reference to automotive and pedestrian safety and convenience, traffic flow and
control, and access in case of fire or catastrophe.
b. Off-street parking and loading areas where required, with particular attention to the
noise, glare, or odor effects of the special use on adjoining properties and properties
generally in the district.
c. Refuse and service areas.
d. Utilities, with reference to locations, availability, and incompatibility.
e. Screening and buffering with reference to type, dimensions, and character.
f. Signs, if any, and proposed exterior lighting with reference to glare, traffic safety,
economic effect and compatibility and harmony with properties in the district.
g. Required yards and other open spaces.
h. General compatibility with adjacent properties and other property in the district.
The special use shall not adversely affect, reduce or depreciate property values of land and
property surrounding the same, whether or not immediately adjoining, when devoted to
permitted uses.
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The special use shall be in compliance with height and area regulations of the district in which
the same is located, except as otherwise specifically provided in the special use.
Both temporary and permanent special uses shall be in compliance with these criteria and these
standards shall be maintained in consideration of the existing state of development of the
district in which located. In the case of special uses granted for the indefinite term, the relation
to the reasonably foreseeable future for the entire term of such special use and completed
development of the district shall be considered.
5. Violation or Non-Compliance. If there be violation of or noncompliance with any of the stated
conditions of such special use permit during the term thereof, the same shall be subject to
revocation by resolution of the City Council after public hearing after notice to the then owner
and occupant of the land which is the subject of the use, and by public notice to the general
public. Upon such revocation, such special use shall thereafter be void and of no effect.
Such special use shall not constitute a defense to any lawful action for civil or private rights on
account of any such use.
If such special use shall be for a limited or stated term of use, the same may be extended by
action of the City Council for a term not to exceed the original term after public hearing and
upon notice of such hearing, upon application. For such extension, consideration by the
Planning Commission is required and the Council shall, before holding public hearing, refer the
same to such commission for its hearing and recommendation.
6. Assignment of special use permit. Every individual, partnership, association, or corporation
holding a special use permit hereunder shall give notice in writing to the City Council within
seventy-two (72) hours after having sold, transferred, given away or otherwise disposed of
interest in or control of a project, the subject of such permit. Such notice shall include the name
and address of the successor in interest to the ownership or control of such project, the name
and address of the manager of the new permit holder, and the name and address of the
registered agent if the permit holder is a corporation. A special use may be assigned only with
the consent of the City Council, with such consent given after due consideration by the City
Council to the qualifications of the assigned.
Such consent shall not be unreasonably withheld. Enforcement of a security interest in the
property covered by a special use by the holder of such security interest shall not be considered
an assignment of such special use.
7. Construction plans. All plans for construction of or alteration of any structure shall be
submitted to the City staff for review. Such plan review shall be for the purpose of determining
compliance with the conditions, stipulations and requirements proposed by the Planning
Commission and affirmed by the City Council at their respective reviews and public hearings.
Should the plan not include all such conditions, stipulations and requirements, the City Manager
or his / her designee shall not authorize the issuance of a Building Permit.
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Land Use Schedule
General Use
Zoning District

Residential Districts
AG/R

R-1

RD-NS

RD-S

Commercial Districts
R-2

R-3

C-1

C-2

C-3

S
P

S

P

P
S

S

S
P*

S
P
P

P*
P*

P*
P*

P*
P*

P

S
S
P

S
P*

P
P*

P*

Industrial Districts
I-1

I-2

S

S

P

P

S

S

PUD

RESIDENTIAL USES
Boarding house
Group home - limited

P

P

P

P

Group home - general
Halfway house
Multifamily dwelling - limited
Multifamily dwelling - general
Manufactured home**
Mobile/manufactured home park
Rooming house
Single-family dwelling

P*
P

P

P

P

P

P

P

P

P
S

PUBLIC/CIVIC USES
Aviation field/airport
Cemetery
Church/place of worship
Club or lodge
College or university
Correctional facility - general
Correctional facility - limited
Communication and utility uses**
Cultural facility/services
Day care - commercial
Day care - general
Day care - limited**
Hospital
Medical/health care facilities
Nursing home
Public park/recreation facilities
Public safety/government services
School - nursery/preschool
School - elementary/ secondary
School - college/ vocational/technical
Wind farm

S
S
S

S
S

S
S

S

S

S

P

P

P

S

S

S

S

S

S

S

S
P

P

S
P

S
P
S
S
P
P
P

P
P
P
S
S

S
P
P

P
P

P
P

P
S
P

P

P
P

P

P
P
S
S
S
S

P

P
P
S
S
S
S

P

P
P
S
S
S

P
P
S
S

S
P
P
S
S

S

S

S
S

COMMERCIAL USES
Adult business establishments**
Amusements
Arcade - commercial
Auction services - limited
Auction services - general
Auto sales - new
Auto sales - without sale lot
Auto sales - used

Sec. 14.06.114

P
P
S

S

P
S
S*

S*
P
P
S
S
P
P
P = Permitted
S = Special permit use
PS = Parking study required
* = Supplemental regulations apply

Land Use Schedule
Auto/vehicle repair/service - limited
Auto vehicle repair/service
Banking services
Bar or nightclub (drinking establishment)
Bed & breakfast establishments
Broadcast studio
Building materials/supplies sales and services
Campground - with or without recreational vehicle park**
Carwash
Commercial use of residential property
Construction sales and service
Consumer repair services
Convenience store
Entertainment, indoor
Entertainment, outdoor
Fitness center
Funeral home
Garden center
Gasoline sales
Golf course/country club/ driving range
Gun club or shooting range
Home occupation**
Hotel/motel/lodging
Industrial and business equipment and supplies
Kennel, commercial
Laundry or dry cleaning
Lottery/gaming facility (state licensed)
Maintenance services
Mechanical sales/ maintenance/repair
Medical or dental office
Medical or dental clinic
Medical or dental lab
Nursery, general
Nursery, wholesale
Outdoor sales area (permanent/seasonal)
Professional office/service
Parking, commercial
Parking lot, storage
Pawnbroker
Pay day loan business
Personal instruction
Personal services
Precious metal dealer
Produce stand
Recreation/social venues - fraternal, civic lodges
Research services
Restaurant, drive-in/thru services
Restaurant, fast food

Sec. 14.06.114

P
P
S

S

S*

P
S
P
S

P
P
P
P

P

P

P
P
S
P

P
P
P
S
P
P
P
P

S
P
P
P
P
P
P
P
P

P
P

S

S

P

S
P
S
S
S
S
S
S
S
S
P

P

P

P

P

P

P
P

P

P

S

P
P
P
P

P
S
P
P
S
P
P
P
P
P
P

P
P

S
P
P

S
P
P

S*
S*
P
P
S*
S

S*
S*
P
P
S*

S
S
P

P
S

S
P

P

P
P

S

P

S
P
S

P
P
P

P
P
P
P

P

P
P
P
P = Permitted
S = Special permit use
PS = Parking study required
* = Supplemental regulations apply

Land Use Schedule
Restaurant, general
Restaurant, outdoor eating/ entertainment areas
Retail
Retail/service limited
Sales yard
Self-service storage
Service station
Service yard/outdoor storage area
Stable, commercial
Tanning salon
Tattoo parlor
Title loan business
Theater, indoor
Trade/wholesale businesses and services
Truck wash
Vehicle and equipment repair
Vehicle and equipment sales/rental
Veterinary or pet hospital/ clinic/boarding facilities

P
S

P
S
P

P
P
P
P

P
S

P
S
P
P
P
P
P

P
P

P
P
P
P

P
P

P
P
P
P
P

P
P
P
P
P

P*
P

P*
P
S
P

P

S
S
S
S*
P

P
P

S

S
S
S*
P
P
P
P
P

INDUSTRIAL USES
Basic industry
Freight depot/distribution center
Lab, analytical/ experimental
Laundry service
Manufacturing/fabrication
Manufacturing/fabrication, limited
Outdoor storage
Printing and publishing
Salvage yard
Wholesale/warehousing

P*

P*
S

P
AGRICULTURAL, EXTRACTIVE, UNDERGROUND USES

Agriculture/horticulture
Landfill
Livestock sales
Livestock/poultry husbandry**
Raising crops
Rendering plant
Mining and quarrying
Oil or gas drilling

Sec. 14.06.114

P

P

P

P
P

P*
P

S
P
P

P
S
S
P
P
S
S
S

P = Permitted
S = Special permit use
PS = Parking study required
* = Supplemental regulations apply

