AGENDA

BOARD OF ZONING APPEALS AND PLANNING COMMISSION
EDWARDSVILLE, KANSAS
February 17, 2021
Regular Meeting 6:00 p.m.
Bryan Smith

John Altevogt

Mark Bishop
Tim Sweeten
Greg Scott

Erin Harves
Robert Niffen

1. Call meeting to order
2. Minutes from November 18, 2020 Meeting
3. New Business:

a.

Contractor Licensing Recommendation

Review – Comprehensive Plan – “Where We’re Going” (pp. 2-6) /
“Community Snapshot” (pp. 7-9) / “Land Use” (pp. 11-15)
4. Staff Reports
a. Development Updates
5. Planning Commission Comments
6. Adjournment
b.

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 20, 2021
Members Present: Greg Scott, John Altevogt, Bryan Smith, Erin Harves, Mark Bishop
Staff Present: Bradley Hocevar, City Planner
Michael Webb, City Manager
Katie Ross, Administrative Specialist for Planning Services
PLANNING COMMISSION
The regular meeting was called to order by Chairman Bishop at 7:04 p.m.
Minutes from November 18, 2020
Commissioner Altevogt made the motion to approve the minutes. Commissioner Scott
seconded the motion, which passed 5-0.
New Business
City Manager Michael Webb introduced new City Planner Bradley Hocevar.
City Planner Bradley Hocevar gave background about himself. He recently graduated
from UMKC through their urban planning and design program. Bradley’s senior year he
interned with North Kansas City under Sarah Coplin.
City Manager Michael Webb mentioned that Bradley Hocevar has experience with long
term planning. Michael Webb will be leading tonight’s meeting. Going forward Bradley
Hocevar will lead.
City Manager Michael Webb discussed that the meeting would be more of an
administrative one, as no new cases were on the agenda. Commissioner Harves and
Chairman Bishop are up for reelection. Michael Webb discussed the different roles and
positions of the Planning Commission.
Commissioner Smith made a motion to reappoint Chairman Bishop and Commissioner
Harves to their current positions. Commissioner Altevogt seconded the motion, which
passed 5-0.
City Manager Michael Webb discussed what protections cover the Planning
Commission. In Kansas, the zoning laws are covered under Chapter 12. The Planning
Commission in Edwardsville was created in 1961. The current ordinance that the City is
operating under was created in 2016, ordinance 963, which is also codified. The City
code is something that can be found online. The City now has a seven-member
Planning Commission board. Being appointed to a board means that there is a
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responsibility to be at the meetings. If a Commissioner misses three concurrent
meetings in a row the Mayor can remove them.
Primary Planning Commission powers are things like: capital improvement plans, the
comprehensive plan for the City, zoning amendments and uses of properties,
development plans, and the review of plats. The Board of Zoning Adjustments are made
up of the same people as the Planning Commission, but have different roles. City
Manager Michael Webb discussed the requirements that must be met for the BZA to
approve a case. Any decision of the BZA can be appealed to district court. Planning
Commission appeals go to City Council.
City Manager Michael Webb discussed KOMA/KORA and how this effects meetings as
well as what a serial meeting is. He also went over what an open record is.
Commissioner John Altevogt questioned what an open record is in regard to citizens
calling and asking him questions. City Manager Michael Webb discussed that open
records are okay, just be cautious.
City Manager Michael Webb discussed conflict of interest and gave examples of things
that could be a conflict for the Commissioners. If a Commissioner thinks they have a
conflict they should contact staff to discuss.
City Manager Michael Webb discussed the forecast for the Planning Commission
meetings of 2021. He is planning to have work type meetings when there are no cases
to hear. He stated that the City is buying GIS.
If the Commissioners choose, the time and date for the meetings can be changed. The
Board approved a change to the meeting time. Meetings will now be held at 6pm going
forward.
Chairman Bishop discussed Johnson County Licensing. It was discussed that the City
would be incorporating Johnson County Licensing in the near future.
City Manager Michael Webb spoke about the subdivision ordinance, which was last
updated in 1974. This is something that he would like to be worked on this year.
Staff Reports
City Manager Michael Webb said that the Hotel is still a possibility. He discussed the
160 acres off Riverview and 110th in regards to the sewer and the positive impact for the
City.

Adjournment
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Chairman Bishop made the motion to adjourn the meeting, which Commissioner
Altevogt seconded. The motion passed 5-0.
Minutes submitted by Katie Ross, Administrative Specialist.
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Where We’re Going
The Edwardsville Plan
Plan Philosophy: The foundation of the Edwardsville Plan is a “road map” based on the vision defined by the community.
It is the community’s hope that implementation of this Plan will have five specific outcomes:
•

Growth. Growth can evidence itself in certain quantifiable aspects of the community such as population, employment or
businesses. Development in the City’s primary growth areas, including the northern end is key to achieving growth.

•

Diversification. An increase in types or varieties of resources, including different types of housing, businesses, population,
recreation opportunities or government representation. Urban intensity development patterns vs. rural characteristics.

•

Stabilization. Maintaining the rate of growth; in Edwardsville, this is evident in the desire to maintain open space and rural
areas.

•

Revitalization. Increasing opportunities through rehabilitating existing developed areas, including infrastructure and property
maintenance investments.

•

Redevelopment. Increasing investments in areas already developed through housing or infrastructure.

Why does the city have a Comprehensive Plan?
A comprehensive plan expresses the city’s desires about the future image of the community and how it should develop. The plan
provides the foundation and framework for making physical development and policy decisions in the future.
The adopted plan also provides a legal basis for some regulations and policies regarding growth and development. K.S.A. 12-747
establishes the statutory basis on which a community may adopt such a plan in Kansas.
The statute states in part:
A (city) is hereby authorized to make or cause to be made a comprehensive plan for the development of such city and any unincorporated
territory lying outside of the city but within the same county in which such city is located, which in the opinion of the (city), forms the total
community of which the city is a part. Such proposed plan shall show the development or redevelopment of the territory including:
-

The general location, extent and relationship of the use of land for agriculture, residence, business, industry, recreation, education,
public buildings and other community facilities, major utility facilities both public and private, and any other use deemed necessary;

-

Population and building intensity standards and restrictions and the application of the same;

-

Public facilities including transportation facilities of all types whether publicly or privately owned which relate to the transportation
of persons or goods;

-

Public improvement programming based upon a determination of relative urgency;

-

The major sources and expenditure of public revenue including long range financial plans for the financing of public facilities and
capital improvements, based upon a projection of the economic and fiscal activity of the community, both public and private;

-

Utilization and conservation of natural resources; and

-

Any other element deemed necessary to the proper development or redevelopment of the area.
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What Is the Edwardsville Plan?
The Edwardsville Plan is a policy guide that describes in its text and displays in its graphics the city's vision for directing future land
development. The Edwardsville Plan has several components:
It is a policy plan, stating the community’s desires for directing land use decisions through the identified goals and policies.
It provides a physical plan, showing on the maps and describing in the text the location and relationships between specific
land uses and densities of development.
It is a long range plan, examining Edwardsville expected growth well into the future. The plan’s maps graphically display the
future development of the city. No specific time frame is given because of the unpredictability of development cycles,
however.
It is comprehensive, reflecting plans and studies -both external plans by other governmental entities, and internal plans and
studies for the city of Edwardsville, which have and will continue to influence land development decisions

How Is the Edwardsville Plan Used?
The Edwardsville Plan is used as a source of information on a variety of land use topics. The most significant role of the plan is as a
policy guide that identifies the city's goals for directing future land development.
The Edwardsville Plan is used as a policy guide that identifies the community’s goals for directing future land use decisions. The plan
is also used by property owners to identify where and how development should occur; by residents to understand what the city and
county anticipates for future land uses within the community; and by the city, county and other public agencies to plan for future
improvements to serve the growing population of the community. Homeowners and citizens use, or should use the plan to identify
what land uses the city is planning around them. Other agencies including the school districts, county government, and utilities use
the plan to help them forecast future service needs.
Specifically, the city should use the plan to evaluate development proposals; to coordinate development within the community; to
form the foundation for specific area plans and other studies; to project future service and facilities needs; and to meet the
requirements for some federal and state grant programs.
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Of the various ways the city uses the Edwardsville Plan, the plan should be used most often to help the Governing Body and
Planning Commission in evaluating the appropriateness of proposed development. The plan compliments the other planning tools
like the Zoning Ordinance, Subdivision Regulations, and other city codes and policies by allowing the decision makers to evaluate
the entire community and the effects of land use decisions on the community as a whole to determine whether individual
proposals are consistent with the overall goals of the community.

Why Does the Comprehensive Plan Sometimes Change?
A city’s comprehensive plan is required by state statue to be reviewed annually to ensure that it accurately reflects current city land
use policy (K.S.A. 12-747.D). The plan should be updated to reflect changes and any recommended policy changes, such as an
approved development proposal, or other land use map or policy changes.
Conformance to the city’s comprehensive plan is only one of several factors, as suggested by the Kansas Supreme Court (see
Golden v. City of Overland Park), that the city should use to evaluate the appropriateness of a development proposal such as a
rezoning, site plans, or other types of development permits. As such, the Governing Body of the city may choose to approve a
development proposal even though it may conflict with the current plan because other factors may outweigh the desire to
conform to the city’s adopted plan. The plan may change to be reflective of individual land development decisions.
Only by looking beyond the pros and cons of a particular development proposal, by examining the collective patterns and
densities of development within corridors, service areas, and for the city overall, can this ideal mosaic of the city of Edwardsville be
achieved.
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Plans, Maps, Goals, Policies and Strategies
The plan maps are a supportive part of the Edwardsville Plan. The foundations of the Plan are the goals and policies. The maps
provide a graphic representation of the community’s land use goals, policies and strategies. The maps, together with the text of
the plan, will help decision makers understand how the community envisions future development. Goals, policies and strategies
each have a distinct meaning and purpose in the planning program:
Goals articulate long-range aspirations of the community. They are stated in terms that can promote agreement on major
needs within the community. They represent an end to be sought, although some may never be fully realized.
Policies identify specific courses of action required to achieve stated goals. Policies are intended to be finite, measurable
actions.
Strategies provide a direction or approach to accomplish specific goals or policies.
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Key Strategies of the Edwardsville Plan
The plan encompasses goals and policies that are representative of the community’s desires for the future. It recognizes the
numerous plans, projects and studies that have been completed or are underway or pending, and it anticipates that the
plan will be reviewed annually and potentially revised when significant land use changes are proposed to occur within the
planning area.
The plan promotes development in defined Current Growth Areas based on fiscally responsible utility, infrastructure plans
and policies. By coordinating public and private investments, new urban-density developments can be anticipated to
occur in areas of the city most easily served by public facilities and services. Growth and development can be scheduled
in concert with planned infrastructure improvements.
Future Service Areas within the planning area will remain rural or agricultural during the planning period to accommodate
future urban development and the extension of utility services in the long-term.
The plan directs new development to occur in the northern portions of the community, and to also further enhance the
growth and expansion of the community south of and along K-32 Highway.
The plan proposed to preserve the land areas east of Interstate 435, south of Interstate 70 for future development of a ClassA business park and corporate offices.
The plan proposes the progression of land uses to help achieve a transition in land use and intensity levels, and avoid major
or abrupt changes in density and building type.
The plan encourages the development of neighborhoods in a range of densities to provide a sense of community, and to
complement and preserve natural features in the area.
The plan strives to improve the overall image of the community with development standards for new development and
enhancement of the community’s existing commercial and retail areas.
The plan recommends the protection and preservation of the floodplains and riparian ways throughout the planning area.
These resources often are a constraint to urban development.
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Community Snapshot

Edwardsville is located in northeast Kansas, in the Kansas City metropolitan area.
The City is in Wyandotte County, which possesses a unique form of government – the
Unified Government of Wyandotte County and Kansas City, Kansas (UG). Although
Edwardsville and its neighbor, Bonner Springs, are autonomous with their own
governing bodies, both communities work closely with the UG to achieve common
goals and support the region
Analyzing certain demographic information, such as population trends, educational attainment and housing data, is useful in
understanding the community’s existing conditions, trends and how Edwardsville compares to its neighbors.

Population Trends
Edwardsville and its neighbors have
been experiencing population growth
over the last two decades. Unlike
some of the cities who’s populations
have nearly doubled in ten years
(Basehor, De Soto), the growth
Edwardsville has seen remains at a
manageable level. It is likely that
Edwardsville will continue to
experience population growth as
both national and world trends
indicate people are moving from
rural areas to urban
areas/metropolitan clusters.
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Population Trends
1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Edwardsville

3,979

4,146

4.2%

4,340

4.7%

Bonner Springs

6,413

6,768

5.5%

7,314

8.1%

Shawnee

37,993

47,996

26.3%

62,209

29.6%

Basehor

1,591

2,238

40.7%

4,613

106.1%

De Soto

2,291

4,561

99.1%

5,720

25.4%

149,767
161,993

146,866
157,882

-1.9%
-2.5%

145,786
157,505

-0.7%
-0.2%

2,477,574

2,688,418

8.5%

2,853,118

6.1%

Kansas City, Kansas
Wyandotte County
State of Kansas

Source:1990, 2000 & 2010 US Census Data
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The region’s growth is also evident in the school district. In the late 1990’s Edwardsville Elementary
School had an enrollment of approximately 500 children. To accommodate the growing number
of students in the Edwardsville and Bonner Springs area, a new elementary school, Delaware
Ridge Elementary, was opened in 2007. The current enrollment for both schools is almost 800
students.

Educational Attainment – Poverty Levels
Certain sets of demographic data tend to correlate and can reveal much about a community’s
socio-economic make-up. Generally, there is a correlation among the following: higher
education attainment = decreased workforce in manufacturing = increased average household
income = decreased poverty.

Edwardsville Population
Distribution
Age Group
Under 5 years
5 to 17 years
(school age)
18 to 24 years
25 to 34 years
35 to 54 years
55 to 64 years
65 and over

% of
Population
8.0%
19.6%
5.3%
14.6%
27.5%
12.2%
12.7%

Source: 2010 US Census Data

Edwardsville appears to coincide with these correlations as it has the lowest educational attainment, the lowest average household
income, and the highest percentage employed in manufacturing among the suburban cities. Interestingly, Bonner Springs is in the
middle in terms of education and lowest for
Socio-Economic Indicators
percent employed in manufacturing, yet has the
% of
% > age 25
% Employed
Average
highest percentage of individuals below poverty
Individuals
w/ College
in
Household
level. Edwardsville has the second highest
below
Degree
Manufacturing
Income
Poverty
percent of individual below poverty level.
Edwardsville
12.6%
9.5%
$59,471
3.5%
Overall, Edwardsville is generally in-line with the
State’s statistics; however, the community’s
Bonner Springs
28.8%
9.9%
$65,445
10.8%
educational attainment is significantly lower. This
Shawnee
41.8%
9.2%
$86,424
6.0%
could be an indication that Edwardsville lacks
Basehor
31.3%
10.4%
$80,838
2.0%
certain housing, amenities, services, and
De Soto
32.1%
19.7%
$82,645
13.1%
activities that attract college graduates.
Kansas City, KS
14.6%

13.0%

$47,934

22.3%

Wyandotte County

15.2%

12.7%

$49,058

21.3%

State of Kansas

29.4%

13.4%

$64,994

12.4%

Source: 2010 American Community Survey Data-5 year estimates -US Census Bureau
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Housing in Edwardsville
Housing is elemental to building a community – the population must have a place to live. Additionally, the type (large lot, singlefamily, multi-family) and condition of the housing greatly impacts the character and perception of the community. The table to
the left shows housing statistics for Edwardsville and comparison communities, and the State. Interestingly, the percentage of
housing built in Edwardsville prior to 1970 is only 25.5%. This means nearly 75% of the community’s housing units were built within
the last 40 years, indicating a growing population and newer housing stock.

Housing Type

Housing Data
% Vacant
Housing
Units

% Owner
Occupied
Housing Units

% Housing
Units Built
prior to 1980

Edwardsville

4.9%

80.2%

39.8%

Bonner Springs

7.1%

69.6%

62.2%

Shawnee

5.2%

74.4%

43.9%

Basehor

6.9%

82.0%

35.2%

De Soto

8.9%

65.7%

42.1%

Kansas City, KS

13.0%

62.0%

81.2%

Wyandotte County

12.5%

60.3%

79.2%

9.8%

67.8%

63.9%

State of Kansas

Housing Type

# of Units

% of Housing Units

Single-Family, detached
Single-Family, attached
Mobile Home
Duplex
Med Density (3-9 units/ac)

861
99
364
6
244

54.6%
6.3%
23.1%
.4%
15.5%

Source: 2010 ACS US Census

2010 American Community Survey Data
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Land Use

An analysis of land uses in the city of Edwardsville begins with an inventory of existing land uses. The next step is to determine the
supply of available land within the community. The supply of developable land and the planned extensions of public infrastructure
can act as either an opportunity for growth or a constraint on development for a community. For example, land that is constrained
by creeks and drainage patterns, and has limited utility services may not be suitable for urban densities of residential construction;
however, it may be appropriate for recreational uses or development patterns that reflect a more rural characteristic.
Edwardsville Existing Land Use
Land Use

# of Parcels

Acres

% of Total Acres

Undeveloped

216

1,167.0

23.2%

Rural Residential

336

2,685.8

53.4%

519
234
3
16
13
39
48
1,424

254.6
49.1
112.7
53.4
64.9
39.8
599.5
5,027.0

5.1%
1.0%
2.2%
1.1%
1.3%
0.8%
11.9%
100.0%

Low-Density Residential
Med-Density Residential
Mobile Home Park
Public-Semi Public
Parks and Open Space
Commercial
Industrial
Total

Development trends in Edwardsville have resulted in a
moderate pattern for residential developments and a
consistent immigration of new industries. The one significant
area that has not kept pace with population increases is
commercial development. The following land use inventory
details these changes.

Land Use Inventory
The land use inventory identifies the current uses of land throughout the city of Edwardsville. The Existing Land Use Map shows
current land uses throughout the city from single family residential to industrial uses as well as vacant parcels of land. The inventory
includes the following types of land uses:
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Undeveloped and Rural Residential
Undeveloped or vacant land includes parcels that have not been developed or that is
currently used for agricultural purposes, or has been cleared of prior development. Large-lot
single-family residential land includes those parcels with a residence this is greater than oneacre in size. Over half of the land area in Edwardsville is in a rural residential use, while just
under a quarter of the land area within its city limits in undeveloped or in agricultural use.

Low Density Residential
Land under one-acre in size which is occupied by single family dwelling units, including
accessory buildings, the primary use is for sheltering individuals or families. Edwardsville
possesses smaller homes in the older portions of the city and suburban style housing in
more recently developed areas.

Medium to High Density Residential
Land which is occupied by multiple dwelling units, including accessory buildings, the
primary use being for sheltering individuals, families, or groups of persons. For medium
density examples include duplexes, townhouses and small apartment houses. Duplex developments were established in
Edwardsville with the construction of Gaslight Square and Rock Ridge Townhomes, providing
for shared maintenance and/or owner-occupied rental housing. The concern with existing
medium density housing occurs when property maintenance slacks due to absentee
owners.
Examples of high density include apartment buildings, garden apartments or retirement
living high rises. Edwardsville’s high-density developments tend to target specific groups:
elderly/retirement developments, including the Edwardsville Convalescent and Edwardsville
Manor, as well as the one high rise residential care facility, Edwardsville Court; moderate
priced apartment complexes like the Sandstone Apartments target one to two bedroom
families or individuals.
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Mobile Home Park
Land which is occupied by mobile or manufactured homes, including accessory buildings,
the primary use being for sheltering families. In 2000, mobile homes accounted for 34.8% of
Edwardsville’s housing stock (575 mobile homes). Based on 2009 Census estimates, nearly
24% (454) of Edwardsville’s 1,896 estimated total housing units are mobile homes.

Commercial
Land or buildings used for office and/or retail activities or services. Examples include
medical or dental offices, business offices, banks, grocery, drug and retail stores, and
restaurants. Commercial uses are concentrated along K-32 and 4th Street. Development
has been occurring along K-32 in recent years and is expected to continue. K-32 east of
4th Street has less probability of developing due to the steep terrain on the north and
floodplain designation on the south.

Industrial

Land uses primarily devoted to manufacturing, storage of goods, and distribution of manufactured and processed goods,
including agricultural industries not in an agricultural location. Industrial uses are concentrated in the southeast of the city in the
Edwardsville Industrial Area.
Industrial uses are typically further broken down into Heavy Industrial (e.g., excavating,
mining or other uses which cause smoke, noise, odors or other intrusive activities) and Light
Industrial (e.g., distribution and warehousing uses). These heavier uses should be sited away
from residential areas, schools and other primarily residential uses. Light industrial uses
should be located close to major transportation networks for easy access to
distribution/warehouse activities.
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Public and Semi-Public
Land or buildings occupied by agencies of the government or by religious, educational or civic
groups, excluding land used for recreational purposes. Examples include schools, churches
and city buildings. Also, land used for communications facilities and utility structures including
television or radio stations, electrical substations and utility storage yards.
Public buildings and land in Edwardsville include the City Hall (including police administration),
two Fire Stations, Edwardsville Elementary School, several churches, the City Storm Center /
Community Center, and the city cemetery. Currently, these locations meet most of the needs
of the residents for administration of public services and community gathering spaces.

Parks and Open Space
Land used for both active and passive recreational activities. Parks and recreation
facilities may be publicly or privately owned and operated.
As described in the Public/Semi-Public section, Edwardsville has some prime
opportunities for the expansion of their Parks and Recreation system. Edwardsville Park
offers a variety of recreational equipment including ball fields, play equipment, soccer
fields, walking trails and a picnic shelter. The park at 9th Street and Woodend Road has
deteriorated somewhat with the older park facilities and the closing of the boat ramp.
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