AGENDA
BOARD OF ZONING APPEALS AND PLANNING COMMISSION
EDWARDSVILLE, KANSAS
July 15, 2020
Regular Meeting 7:00 p.m.
John Altevogt
Bryan Smith

Mark Bishop
Tim Sweeten
Greg Scott

Erin Harves
Robert Niffen

1. Call meeting to order
2. Minutes from April 15, 2020 Meeting
3. New Business:
a.
SUP Public Hearing – 725 South 4th Street (2020-03-SUP) – Wyandotte
County Land Bank (Owner) / Breck Ricketts (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 April 15, 2020
Members Present: Erin Harves, Brian Smith, Robert Niffen, Mark Bishop
Staff Present: Dave Knopick, City Planner
Michael Webb, City Manager
Zack Daniels, City Clerk
BOARD OF ZONING APPEALS COMMISSION
The regular meeting was called to order by Chairman Bishop at 7:00 p.m. The meeting
was conducted on-line.
Minutes from January 15, 2020
Commissioner Niffen made the motion to accept the minutes as written. Commissioner
Smith seconded the motion, which passed 4-0.
New Business
Item 3.a SUP Renewal Public Hearing – 9920 Kaw Drive (2020-01-SUP) – MV3 LLC
(Owner) / Pat McAnany (Applicant)
City Planner Dave Knopick reviewed staff report and indicated that this is a Special Use
Permit renewal which had been approved two years ago by the Planning Commission
and City Council (with conditions). The current application is to extend the current use
another 2 years.
Commissioner Smith made the motion to open the public hearing. Commissioner Niffen
seconded the motion, which passed 4-0.
The applicant Pat McAnany discussed the site. The applicant plans to use the dirt for
road construction. By removing the dirt from the site and making it flat, it would make
the land more desirable for development in the future. Currently the site is 20% useable.
When their project is completed it would be 70% useable. The applicant mention that
they will do their best to keep dirt and debris off the road.
Chairman Bishop asked about the hours of operation. The application shows 7am to
7pm Monday through Saturday, the previous application was from 8am to 5pm Monday
through Friday.
City Manager Michael Webb commented on erosion control and that no unusual
violations have come up recently.
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Commissioner Harves questioned the cliff that would be created from excavating and
asked about responsibility if someone falls.
City Planner Dave Knopick responded that it would be handled as a private matter if an
issue arose and that when the site was ready to be closed out it would be graded at a
3:1 slope and revegetated as part of the restoration plan.
Commissioner Harves made the motion to close the public hearing. Commissioner
Smith second the motion, which passed 4-0.
Commissioner Smith questioned the erosion control issues on K32. City Manager
Michael Webb responded that there was a reported accident that police and fire
responded to. City Manager Michael Webb discussed how the applicant has corrected
the erosion control issues and that no further incidents have occurred.
The applicant Pat McAnany also responded to concerns over erosion control issues.
The applicant built the erosion control to their engineer’s design; which did not hold up
to a three inch rain event. The applicant discussed how this issue has been corrected.
Chairman Bishop motioned to amend line item 8 to show 8am to 5pm Monday through
Saturday, which Commissioner Harves seconded. The motion passed 4-0.
Commissioner Smith made the motion to approve Item 3a SUP Renewal per staff
recommendations with the amendment to line 8 (adjusting the hours of operation 8am to
5pm Monday through Saturday) which Commissioner Harves seconded. The motion
passed 4-0.
Item 3.b SUP Renewal Public Hearing – 10953 Kaw Drive (2020-02-SUP) – K-32
Properties LLC / Greg Bush and Beau Martin, Outfield Beer Company LLC (Applicant)
City Planner Dave Knopick reviewed the staff report and noted that this is also a SUP
renewal for a previously approved special use permit. The business has been open for
a year and would like an expansion. Currently the customer area is 1180 square feet,
the expansion would bring the total customer area to 1580 square feet.
Commissioner Smith made a motion to open the public hearing, which Commissioner
Harves seconded. The motion passed 4-0.
The applicant Greg Bush went over that it would be business as usual with two
changes: the hours to be changed to what the State of Kansas allows, and the
expansion of the customer area. The applicant said that the shared parking issue has
been resolved.
Commissioner Smith made a motion to close the public hearing, which Commissioner
Harves seconded. The motion passed 4-0.
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City Planner Dave Knopick then went over the updates to the conditions as well as if the
SUP should be permanent or not.
Commissioner Smith, Chairman Bishop, and City Manager Michael Webb discussed the
business hours and that any changes to the hours could be approved administratively
by City staff.
Commissioner Smith made a motion to approve the SUP per staff recommendations
with the following amendments: Item 2. The approved hours for Saturday are 1pm-2am;
Extension of business hours can be approved by City staff. Item 8. Any future
expansions can be reviewed and approved by City staff. Additional Item 9. Upon
transfer of ownership a new SUP will be required. Commissioner Harves seconded the
motion, which passed 4-0.
Staff Reports
City Manager Michael Webb provided an update related to development in the City. The
Hard Rock project is on a six month pause. He also noted that smaller residential
projects have increased and reviewed the current status of Covid-19 related to the City.
Adjournment
Chairman Bishop adjourned the meeting at 8:30 p.m.
Minutes submitted by Katie Ross, Administrative Specialist.
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City of Edwardsville
Staff Analysis Report
Planning Commission July 15, 2020
Item 3a –Special Use Permit – 725 South 4th Street
(2020-03-SUP)

General Information
Applicant: Unified Government of Wyandotte County / Kansas City Kansas – Land Bank, Owner / Breck
Ricketts, Applicant
Location: 725 South 4th Street
Applications: Special Use Permit Renewal (2020-03-SUP)
Existing Zoning: R-2 Medium Density Residential District
Existing Land Use: Vacant – existing communications tower and support equipment
Proposed Land Use: Communications tower and support equipment
Background
On June 1, 2020 the applicant filed an application for a special use permit application related to placing
an existing communications tower back into service on approximately .71 acres of land located at 725
South 4th Street with the intent of providing an internet service option to near-by residents. The
property is located in the R-2 Medium Density Residential Zoning District.
The site is currently owned and maintained by the Wyandotte County Land Bank and the tower and
support structure are not in service. The applicant is in the process of purchasing the property from the
Land Bank and has submitted information related to placing the communications tower back into
service as part of the special use permit application. The information associated with the proposed
concept are provided as part of the agenda packet.
Analysis
The following is an analysis of the “golden criteria” as provided in the Edwardsville Zoning Regulations
(Section 14.06.046 (h) (9)).
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 R2 Medium Density Residential and would remain R-2. The intent of the R-2 District is as follows:
The intent of the Medium Density Residential District (R-2) provides for established medium
density (5,000 square foot or larger lot) residential use areas in a suburban or urban
environment in south central Edwardsville and other locations where suitable infrastructure
(roads, utilities, etc.) is planned or provided.
The proposed use of the property is for communication tower purposes. Such use is allowed as a
special use in the R-2 district. The special use designation is to address the following:
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
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location is supplemented by additional conditions such as to make the use considered compatible
with the surrounding property, the neighborhood and the zoning district.
What is the character and condition of the surrounding neighborhood?
The property is located within the context of residential and open space uses. Residential properties
consist of single-family homes with accessory structures, apartments and manufactured homes. The
residential properties and structures are generally in good condition. Public uses – city hall, fire,
police, and open space – are located in close proximity to the property. The uses and activities serve
the immediate neighborhood and the overall city.
What are the uses of property nearby and their district classification?
North – single family residential and vacant use / R-2 Medium Density Residential
East – apartments / R-2 Medium Density Residential
South – open space / R-2 Medium Density Residential
West – open space / R-2 Medium Density Residential
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. There is a desire on the part of the applicant to provide an
alternative internet service to the area.
Is the subject property suitable for the uses to which it is restricted by the current district
classification?
The property is relatively flat with some tree / vegetative coverage and is located within a Flood
Hazard Area as designated by FEMA. Additionally, public utility services and roadway access is
readily available to the site to support development that would be allowed by the current district
classification. All applicable regulations would need to be met as part of any development proposal.
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. The special use permit would include
reusing the existing communications tower. Per the comments above (item #5) the property is
served by existing infrastructure. Any development of the property would be required to meet
FEMA and all other applicable regulations.
Would the uses permitted by the proposed district reclassification (special use permit) and the
accompanying restrictions have a detrimental affect on nearby property?
Through the appropriate application of applicable regulations and the conditions tied to the special
use permit, and given that the tower currently exists on the property, it is not anticipated that the
special use will have a detrimental effect on nearby property.
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.
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 vacant for an extended period of time and the tower / support facilities have
been out of service during this time. The proposed special use would place the property back on the
tax roles and place the existing tower back into service.
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)?
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Adequate utilities and streets exist for the proposed activity associated with the special use permit
request. Access for routine maintenance purposes from the 4th Street right-of-way will need to be
determined and meet applicable regulations.
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 residential in the future. The area is expected to
accommodate a mixture of residential types similar to what exists currently – singlefamily; apartment; and manufactured – along with open space and community facilities.
There is no specific reference to the future location or strategy related to
communications utilities / facilities in the comprehensive plan.

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 and 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

tower is not placed into service the property is likely to remain vacant.
Recommendation
As currently proposed the staff recommends that the Planning Commission recommend
approval of the special use permit with the following conditions:
1. The tower or equipment area shall not be expanded or extended in any manner
beyond the area and height that exists currently.
2. The tower / equipment area associated with the tower, and any drive access and
service parking area, shall be a paved surface that meets the City’s design and
construction specifications for hard surface paving.
3. New fencing around the tower / equipment area shall be up to 8 feet high and built
to block the view into the tower / equipment area. Such fencing shall be built in
compliance with applicable fence requirements (materials, finished side facing
outward, etc.). Through the fence permit process steps shall be identified to ensure
durability of the fencing and maintain the long-term appearance of the fence.
4. External lighting, if any, shall be placed in a manner that does not impact adjacent
property or public areas. External lighting is subject to further review and approval
by the City prior to installation.
5. Landscaping shall be provided adjacent to the fenced area in order to mitigate
potential visual impacts and enhance the visual quality associated with screening the
tower / equipment area. All landscape screening provision / materials shall meet
City regulations Such landscaping shall be submitted as part of the fence permit
process per item 2 above.
6. Signage shall be limited to FFC required and warning signage in keeping with city
sign regulations.
7. All operations and maintenance associated with the property and facilities is subject
to applicable local, state and federal regulations, licenses and permits.

Attachments
• Property Location Map
• Application Material: Concept Plan and Special Use Permit application materials
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General Location Map
725 South 4th Street
Special Use Permit
Case # 2020-03-SUP
July 15, 2020

WYCAMA2 Property Record Card
Parcel ID: 105-047-35-0-10-02-079.00-0

Quick Ref: R26983

Run Date: 3/26/2020 12:05:39 PM

Tax Year: 2020

OWNER NAME AND MAILING ADDRESS

INSPECTION HISTORY

WYANDOTTE COUNTY LANDBANK

Date
11/20/2013
01/03/2005
03/27/2000

701 N 7TH ST STE 421
KANSAS CITY, KS 66101
PROPERTY SITUS ADDRESS
725 S 4TH ST
EDWARDSVILLE, KS 66111

No I

ail
e Av

Time
5:56 PM
2:15 AM
3:30 AM

Code
15
9
0

4238
4340
4120
6000

Appraiser
JAS
JAS
043

Contact

Code

able

mag

LAND BASED CLASSIFICATION SYSTEM
Function:
Activity:
Ownership:
Site:

Reason
DTRvw
AFC
AFC

BUILDING PERMITS

Transmitter / antenna
Sfx: facility
Telecommunications-related control, monitoring, distribution
County
Developed site - with buildings

Number

Amount Type

Issue Date

Status

% Comp

Image Date: 12/09/2013

GENERAL PROPERTY INFORMATION

PROPERTY FACTORS

Prop Class:
E
Exempt - E
Living Units:
Zoning:
R-2
Neighborhood: 902
902
Economic Adj. Factor:
Map / Routing: 185811 / 44100
Tax Unit Group: 130-Edwardsville - 130

Topography:

Level - 1

Utilities:

All Public - 1

Access:

Paved Road - 1

Fronting:
Location:
Parking Type:
Parking Quantity:
Parking Proximity:

Dead End - 7
Neighborhood or Spot - 6
On and Off Street - 3
Adequate - 2
On Site - 3

Parking Covered:
Parking Uncovered:

2020 APPRAISED VALUE

2019 APPRAISED VALUE

Cls
E

Land
55,010

Building
360

Total
55,370

Cls
E

Land
49,210

Building
350

Total
49,560

Total

55,010

360

55,370

Total

49,210

350

49,560

Model

Base Size

Base Val

Inc Val

Dec Val

Value Est

902

20,000.00

4.50

0.90

4.10

55,010

Total Market Land Value

55,010

TRACT DESCRIPTION
Edwardsville Village, S26, T11, R23, ACRES 0.71,
TRACT G CONTG .728AC FORMERLY A PT TR
57

MARKET LAND INFORMATION
Method

Type

AC/SF

Sqft

1-Primary Site - 1

31,138

Eff FF

Depth

D-Fact

Inf1

Fact1

FL

55

Inf2

Page
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Fact2

1 of 2

OVRD

Rsn

Cls

WYCAMA2 Property Record Card
Parcel ID: 105-047-35-0-10-02-079.00-0

Quick Ref: R26983

Run Date: 3/26/2020 12:05:39 PM

Tax Year: 2020
COMMENTS

IMPROVEMENT COST SUMMARY

OthComp: 1

Other Improvement RCN:

1,500

Eco Adj:

100

Other Improvement Value:

360

AG LAND SUMMARY
Dry Land Acres:

0.00

Irrigated Acres:

0.00

Native Grass Acres:

0.00

Tame Grass Acres:

0.00

Total Ag Acres:

0.00

Total Ag Use Value:

0

Total Ag Mkt Value:

0

OTHER BUILDING IMPROVEMENTS
No.
1

Occupancy

MSCIs Rank

162-Outbuildings

H

2.00

Qty

Yr Blt Eff Yr LBCS

1

1900

Area

Perim

10

8

OTHER BUILDING IMPROVEMENT COMPONENTS
No.
1

Code
8207-Fence, Chain Link

Units

Pct

Size

Other

Rank

Year

500

Page
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Hgt

2 of 2

Dimensions Stories Phys
0100 X 005

1

2

Func
2

Econ

OVR% Rsn

Cls

RCN

%Gd

Value

1,500

24

360

Project plan for 725 S 4th Edwardsville, Ks
Parcel 185811
Breck Ricketts (an Edwardsville resident)
Ricketts LLC (an Edwardsville company) dba breckOnline.com
breckOnline.com (this site will be finished soon)

This project is for the purpose of offering very low cost wireless internet to the surrounding area
of Edwardsville by utilizing an existing antenna tower structure and communications shack. No
further structures or buildings will be required. Tentative customer internet pricing is scheduled
for $14.95/month for 3mb service and $24.95 for 6mb. Speed demonstrations, capabilities and
limits will be provided on the company website.
After purchase approval of the property from Wyandotte County land bank, and SUP approval
from the Edwardsville city council, there will be a number of steps that I must perform. This is
also, a number of steps I wish to perform, based on revenue stream from such project. A
complete antenna survey and inspection was preformed by Hayden towers of Topeka and was
found worthy of continuing with this project.
things that I must do:
1. purchase property from Land Bank and secure Edwardsville SUP
2. create web site for project and customer portal.
3. engage Mobile Home Park for guy wire easement.
4. obtain general liability insurance.
5. register antenna with FCC tower registration.
6. contact KCPL for electrical service hookup. There are 3 possible entry points for service. This
should be an easy task. Hook up shack for electrical service.
7. the building and area will need to be rehabbed. I will attach a new gate and lock to the
fenced in area. Repair and fix any members in the fencing around the antenna site. Trim and
cut trees, grass, and other vegetation around the antenna area. I will secure the com shack by
installing new door locks, new flooring, building stairs, fixing and sealing all holes and openings,
removing unnecessary wires and piping, installing new metal skirting around the base of the
com shack to improve the esthetics and secure the support blocks from pillage. Blocks will be
added as needed. The com shack is secured to the ground with strong cables. These will be
adjusted and tightened. Painting of the com shack is to be determined. Proper signage will be

attached to all sides of the fenced in area.
8. plastic cable vision guards will be attached to the guy wires for visibility and protection.
9. the antenna structure needs some rehab. This will be installing new ground rod and
connections. The rest of the vegetation will be removed from tower and wires. Some of the
existing antenna components will be removed which will not be needed. Trees will be cut to
allow guy wires proper clearance for operation.
10 Install new FCC approved equipment in the com shack and antenna tower.
11. secure backhaul internet service.
12. field test and profile signal strength and area patterns for best coverage.
13. finalize customer experience for ordering, installation, and usage.
14. open operation with 2 or 3 testing volunteers. Feedback will be used to adjust operations.
15. file form 477 with the FCC.
16. open to the public

future:
if business opportunities allow, I would like to paint the tower proper red and white.
I would also like to improve the sand area around the guy wire connections by carving a half
moon access area around the ground rods and installing a large stacked limestone wall behind
them to allow full access to the cabling and improve appearance.
I would also like to provide higher speed video channels for the subscriber base, by offering
connections to either fta video sources and/or broadcast channels from areas that are not
reachable by standard tv antennas, all at no extra charge.

