
 
 
 

 

 

 

Tuesday, February 17, 2026 
200 East Third Street, Bonner Springs, KS 66012 

 
The meeting is open to the public.  
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BOARD OF ZONING APPEALS MEETING -6:00 P.M. 
  
CALL TO ORDER - ROLL CALL 
  
CONSENT AGENDA 
1.  Approval of minutes from the June 17, 2025 meeting.  
 Action Make a motion to approve, amend or deny the minutes as written.  
 Recommendation Staff recommends the minutes be approved as written.  
 Documents:  

1. 6.17.25 BZA Minutes Draft 
  
OLD BUSINESS 
  
NEW BUSINESS 
1.  PUBLIC HEARING – Setback Variance - BZA-01-26; 13933 Leavenworth 

Street –  Front yard setback encroachment.  
 Action Make a motion to Approve, Amend or Deny the requested variance 

with staff's stipulations.  
 Recommendation Staff recommends the requested variance be approved with the 

stated staff stipulations. 
 
1. The encroachment into the required setback, approximately 3 feet, 
shall be no more than that indicated on the attached exhibit.   
2. In addition to the stipulations in this report, the applicant/property 
owner agrees to abide by all regulations contained in the Bonner 
Springs Unified Development   
    Ordinance.  

 Documents:  
1. CompleteStaff ReportBZA-01-26OverlandCabinet 

  
ADJOURNMENT 
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Memorandum 

Date: February 17, 2026  
To: Mayor and City Council 
From: Mark Lee  
  
Subject: PUBLIC HEARING – Setback Variance - BZA-01-26; 13933 Leavenworth Street 

–  Front yard setback encroachment.  
 
Recommendation: Staff recommends the requested variance be approved with the stated 
staff stipulations. 
 
1. The encroachment into the required setback, approximately 3 feet, shall be no more than 
that indicated on the attached exhibit.   
2. In addition to the stipulations in this report, the applicant/property owner agrees to abide by 
all regulations contained in the Bonner Springs Unified Development   
    Ordinance. 
 
Action: Make a motion to Approve, Amend or Deny the requested variance with staff's 
stipulations. 
 
Background:  
The applicant is requesting a variance from the requirements as written in the Unified Development 
Ordinance; that variance being, an encroachment into the required yard setback to allow for a roughly 
5000 square foot addition to the cabinet manufacturing facility. 

  
The uniqueness of the lot layout, the sighting of the existing building and infrastructure, the limited use 
of Leavenworth Street along with the existence of extensive floodplain area located on the property and 
the establishment of Environmentally Sensitive Areas (E.S.A.) with in the Unified Development 
Ordinance is such that additions to the Overland Cabinet business would more than likely not be able to 
occur 
  
E.S.A. are defined within the UDO as the following – ESA or Flood Hazard Buffer Required  

a. A buffer no less than one hundred (100) feet in width shall be established from the  
    outermost limitations of the following features:  

(1)       Regulatory Floodways within areas having a one percent annual chance of  
Flooding as identified on the latest Federal Emergency Management Agency 
(FEMA) FIRMs; and  

(2)       Environmentally sensitive areas identified by City. b. ESA or flood hazard buffers 
shall be identified on all applicable plan sets and Plat applications within an 
Easement 

  
In the instance of Leavenworth Street, the current use provides access to one single family residence and 
acts as the main driveway entrance and access point to Overland Cabinets. Leavenworth Street provides 
little to no access to other developable areas and is not constructed as an improved City street, it exists 
mainly through public right of way and could more than likely be vacated through proper processes. 
 
Discussion: Staff's report is included. 
 
Financial Impact: NA 
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City of 
Bonner Springs 

Board of Zoning Appeals 
Agenda Item Cover Sheet 

 
 

Agenda Item No. 4 
BZA-01-26 

VARIANCE REQUEST 

 
 

Topic: Consider a request for variances from requirements of the Unified Development Ordinance of Bonner 

Springs. The requested variance is to allow for the encroachment of a structure into the required front 
yard setback as list in the LI; Light Industrial District. 

 

Narrative: The applicant is requesting a variance from the requirements as written in the Unified 
Development Ordinance; that variance being, an encroachment into the required yard setback to 
allow for a roughly 5000 square foot addition to the cabinet manufacturing facility. 

 

The uniqueness of the lot layout, the sighting of the existing building and infrastructure, the limited 
use of Leavenworth Street along with the existence of extensive floodplain area located on the 
property and the establishment of Environmentally Sensitive Areas (E.S.A.) with in the Unified 
Development Ordinance is such that additions to the Overland Cabinet business would more than 
likely not be able to occur 
 

E.S.A. are defined within the UDO as the following – ESA or Flood Hazard Buffer Required  
a. A buffer no less than one hundred (100) feet in width shall be established from the  
    outermost limitations of the following features:  

(1)  Regulatory Floodways within areas having a one percent annual chance of  
Flooding as identified on the latest Federal Emergency Management Agency 
(FEMA) FIRMs; and  

(2)  Environmentally sensitive areas identified by City. b. ESA or flood hazard 
buffers shall be identified on all applicable plan sets and Plat applications 
within an Easement 

 

In the instance of Leavenworth Street, the current use provides access to one single family 
residence and acts as the main driveway entrance and access point to Overland Cabinets. 
Leavenworth Street provides little to no access to other developable areas and is not constructed as 
an improved City street, it exists mainly through public right of way and could more than likely be 
vacated through proper processes. 

 
 

Presented by:  Mark Lee – Community Development Director 
 

Staff Recommendation: Staff recommends the variance be approved with the stated 
stipulations.  

 

Attachments: 
Staff Report (6pgs) 
Aerial image (included in report) 
Response by applicant to BZA questions (3pgs) 
Applicants site plan 11x17 (1pg) 
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BZA-01-26 Setback Variance 13933 Leavenworth Street 1 

STAFF REPORT 
 

Meeting Date:  February 17, 2026 
Report Date:   February 4, 2026 
 
Subject: The applicant is requesting a variance from the requirements as written in the Unified 
Development Ordinance; that variance being, an encroachment into the required yard setback to allow 
for a roughly 5000 square foot addition to the cabinet manufacturing facility. 

 

File Number: BZA-01-26 

GENERAL INFORMATION 
 
Applicant:     Overland Cabinets – Jared Nussbaum and Jason Reif (Owners) 

Address:         13933 Leavenworth Street 

  Bonner Springs KS 66012   
 

STAFF ANALYSIS 
 

Site Characteristics 
 

Location:                     13933 Leavenworth St 
Area of Property:         280,756sqft; 6.445+/- acres 
Zoning:                        LI; Light Industrial District 
Future Land Use Map:  Industrial 

 

Adjacent Property: 
 

The majority of zoning districts adjacent to the property is LI; Light Industrial with one large parcel 
being zoned as GR; General Residential (see next page). 
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BZA-01-26 Setback Variance 13933 Leavenworth Street 2 
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BZA-01-26 Setback Variance 13933 Leavenworth Street 3 

Narrative/Background  
The uniqueness of the lot layout, the sighting of the existing building and infrastructure, the limited use 
of Leavenworth Street along with the existence of extensive floodplain area located on the property and 
the establishment of Environmentally Sensitive Areas (E.S.A.) with in the Unified Development 
Ordinance is such that additions to the Overland Cabinet business would more than likely not be able to 
occur 
 

E.S.A. are defined within the UDO as the following – ESA or Flood Hazard Buffer Required  
a. A buffer no less than one hundred (100) feet in width shall be established from the  
    outermost limitations of the following features:  

(1)  Regulatory Floodways within areas having a one percent annual chance of  
Flooding as identified on the latest Federal Emergency Management Agency 
(FEMA) FIRMs; and  

(2)  Environmentally sensitive areas identified by City. b. ESA or flood hazard buffers 
shall be identified on all applicable plan sets and Plat applications within an 
Easement 

 

In the instance of Leavenworth Street, the current use provides access to one single family residence and 
acts as the main driveway entrance and access point to Overland Cabinets. Leavenworth Street provides 
little to no access to other developable areas and is not constructed as an improved City street, it exists 
mainly through public right of way and could more than likely be vacated through proper processes. 
 

In the image below, the existing floodplain is indicated, the existing regulatory floodway is indicated by 
a hashed area and dashed line. To the inside of the line indicating the floodway perimeter is the area 
designated as an Environmentally Sensitive Area. 

 

Environmentally 
Sensitive Area 

Regulated Floodway 
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BZA-01-26 Setback Variance 13933 Leavenworth Street 4 

Conformance with the Zoning Ordinance 
Section 2.03.D.2.b states: The purpose of this Section 2.03.D is to provide a process for reviewing and approving 
zoning relief applications from the requirements of this Chapter 2 Zoning Regulations.  
(2) The purpose of a zoning relief application is to: 

(a) Provide a process for property owners to seek relief from the minimum Lot Area, setbacks,     
     and other dimensional and Building requirements of this chapter; 
(b) Offer the City a method of considering alternative compliance metrics for unique or   
     encumbered lots where strict compliance with this Chapter 2 Zoning Regulations would   
     result in undue hardship to a property owner; and 
(c) Ensure the granting of relief from the zoning standards will not adversely affect surrounding  
     property owners, and will not jeopardize further compliance with the subdivision and   
    Development Standards outlined in these regulations. 

 

The questions listed below are required by K.S.A. 12-759; this Statute goes on to state: A request for a variance 
may be granted in such case, upon a finding by the board that all of the following conditions have been met.  
 

The questions below, in bold type, are required by State Statute when hearing variance requests; the applicant’s 
responses are below them in italics, with any Staff comments following.  
 

 1. That the variance requested arises from such condition which is unique to the property in question and 
which is not ordinarily found in the same zoning district; and is not created by an action or actions of the 
property owner or the applicant. 
 

This property and the buildings are unique and not ordinarily found in the same zone or district. The variance 
request was not created by an action or actions of the property owner. Additionally, the road right of way was 
platted after the original building was erected. In addition, overhead power poles are located on this road right of 
way, buried gas lines are located on the road right of way. These utilities were allowed to be kept on the right of 
way with the known issue for well over 50 years and shown on site plans from 2004, 2011, a 2009 Replat of 
Whispering Woods. 
 

The uniqueness of the lot layout, the sighting of the existing building and infrastructure, the limited use of 
Leavenworth Street along with the existence of extensive floodplain area located on the property and the 
establishment of Environmentally Sensitive Areas (E.S.A.) with in the Unified Development Ordinance is such 
that additions to the Overland Cabinet business would more than likely not be able to occur 
 

2. The granting of the variance request will or will not adversely affect the rights of the adjacent property 
owners or residents. 
 

Granting this permit for the variance will not adversely affect the rights of adjacent property owners or residents. 
The buildings have been present since 1972 and have not affected adjacent property owners or the community 
during that time. The addition that is in line with the existing and old building benefited adjacent property owners 
and the community by partially eliminating overhead power lines sitting on the road right away. Not having the 
current building or the newly constructed building in existence would eliminate a company and 20 employees that 
spend their money in Bonner Springs with local companies like Vesta Lee, Custom Welding and Fabrication, 
Inc., Crosby Plumbing, Performance Glass, Supreme Green Lawnworks, Red Fortune, Berning Tire, and Third 
Space Coffee 
 

With Leavenworth Street being a dead-end street with no mechanism to turn around at its end; as well as acting as 
the sole access/driveway to Overland Cabinet and with it being the last building and only business located along 
the street the granting of the variance will not adversely affect the rights of adjacent property owners. While 
Leavenworth Street is dedicated as public right of way, the street dead-ends in the regulated floodway as well as 
the regulated floodplain but does not extend into those areas as constructed today. 
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BZA-01-26 Setback Variance 13933 Leavenworth Street 5 

3. That the strict application of the provisions of the Zoning Ordinance of which variance is requested 
will constitute unnecessary hardship upon the property owner represented in the application. 
 

The strict application of the provisions of the zoning regulations of which the variance is requested will 
constitute unnecessary hardship upon the property owner. If the variance is not approved, the property owner, 
Overland Cabinets, would experience extreme business production hardship and direct financial hardship. 
Our company is growing and we need more storage space to expand operations in our current buildings. 
 

Staff agrees that there would be unnecessary hardship placed upon the property owner in this instance. The 
building, as constructed today, is within the required setback. With the expansion of the facility and the 
extensive floodplain on the property, the inclusion of the Environmentally Sensitive Area provides little to no 
room for easy expansion. Encroaching into the setback will allow for this growth. 
 

4. That the variance desired will not adversely affect the public health, safety, morals, order, convenience, 
prosperity, the general welfare or the harmonious development of the city. 
 

The variance desired will not adversely affect the public health, safety, morals, order, convenience, prosperity, or 
general welfare. The variance requested will actually solve a long-standing issue. The granted variance will 
clarify and help the convenience and prosperity and general welfare of city officials and current property owners 
and future property owners. 
 

The requested variance will have no adverse effect on the public health, safety, morals, order, etc. 
 

5. That granting of the variance desired will not be opposed to the general spirit and intent of the Unified 
Development Ordinance. 
 

The granting of the variance desired will not be opposed to the general spirit and intent of the zoning regulations. 
The general spirit of community rules and regulations and ordinances will be strengthened by granting this 
variance request as the growing Bonner Springs will be viewed as reasonable and willing to work with the 
community businesses. 
 

With no other businesses or buildings being located in the general area, the lack of improvement to Leavenworth 
Street and the use of said street as the only driveway access to Overland Cabinets; the requested variance is not 
opposed to the general spirit and intent of the Unified Development Ordinance. The regulations in place, are there 
to ensure development is harmonious with its surroundings and throughout the subdivision.  
 

Conformance with the Future Land Use Plan: 
The Future Land Use Plan identifies this and much of the surrounding area as “Industrial” and is in conformance 
with said plan. 
 

Traffic Impact: 
The proposed variance request, whether approved or denied, will have no impact on the current street network. 
 

Drainage Impact: 
The proposed variance request, whether approved or denied, will have no impact on drainage. 
 

STAFF RECOMMENDATION 
Staff recommends the requested variance be approved with the stated staff stipulations. 
 

1. The encroachment into the required setback, approximately 3 feet, shall be no more than that indicated on 
the attached exhibit.  

 

2. In addition to the stipulations in this report, the applicant/property owner agrees to abide by all regulations 
contained in the Bonner Springs Unified Development Ordinance. 

 

BOARD OPTIONS 
 

- Approve the variance request, with or without conditions/changes. 
 

- Deny the variance request 
 

- Continue the Public Hearing to another date, date, time, and/or place 
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