
 

 
         

     
  

 
 

   
    
    

 

    
     

  
   

  
    

   
       

      
  

    
   

 

         
    

  

     

    
       

  

 

 

STAFF MEMORANDUM 
March 31, 2021 

To: Southeast Consolidated Zoning Board 
Fr: Pamela Hayhow, AICP, Senior Planner 
Re: Application No. SE 21-112-CUP (AU) 

APPLICATION INFORMATION 

Applicant/Landowner: Steve LaCasse, TGB Group/Luke Town, LC Town, LLC 
Requested Action: Amendment to a Conditional Use Permit (CUP) for an Athletic 

Field Complex for Amateur Baseball and Softball Training 
Legal Description: The East 20 acres of the North Half of the Northeast Quarter in 

Section 5, Township 15, Range 25 
Site Address/Location: 19220 Nall Avenue/SW corner of 191st Street and Nall Avenue 
Existing Land Use/Zoning: Recreational/Rural District (RUR) 
Existing Improvements: Baseball field, infield practice field, 2 pitching lanes, 2 batting 

tunnels, fencing, gravel drive and parking, small storage 
building, paved approach from 191st Street, and gravel 
approach from Nall. 

Site Size: 20± acres 

PROPOSAL 

Staff reviewed the requested amendment in a staff report dated February 24, 2021, prepared for the 
March 3, 2021 zoning board meeting. However, the application was continued from that meeting and will 
be heard on April 7, 2021. 

There are no updates to the staff report dated February 24, 2021. Please see attached. 

Staff received a number of emails and letters after the staff report was written. The correspondence is 
both in opposition to, and in favor of, the requested amendment to the CUP. Please see attached 
correspondence. 

Staff Report (913) 715-2200 office 111 S Cherry Street, Suite 2000 
(913) 715-2222 fax Olathe, Kansas 66061 

jocogov.org 

https://jocogov.org








 

 

 

 

 

 
 

 

 

 

 

 

 

 

From: Angie Buelli 
To: Hayhow, Pamela, PLN 
Subject: Fwd: CUP for Advanced Baseball Academy 
Date: Monday, March 1, 2021 6:06:07 PM 

***This message came from outside of Johnson County Government - please use caution 
when opening attachments or links.*** 

---------- Forwarded message ---------
From: Angie Buelli <angieabuelli@gmail.com> 
Date: Mon, Mar 1, 2021 at 5:43 PM 
Subject: CUP for Advanced Baseball Academy 
To: pamelahayhow@jocogov.org <pamelahayhow@jocogov.org>, planner@jocogov.org 
<planner@jocogov.org> 

I am writing in response to the CUP for Advanced Baseball Academy, an athletic field 
complex for baseball and softball at the property zoned RUR located at 19220 Nall Avenue.  It 
is my understanding my comments and questions will all be documented and addressed at the 
Zoning Board meeting on March 3, 2021. 

I would like to request a 90 day extension to review, discuss, and research the proposed CUP. 
Residents in the community were not given ample time to research, discuss, and respond to 
this CUP. 

I received notification from a consulting firm, TGB Group, which offered an online meeting 
to provide more information and allow for questions. I was able to listen to the meeting, but 
couldn’t make comments or ask questions because I was muted and the administrator couldn’t 
get the unmute feature to work.  Also, there was no mention during the call about extending 
the years of the CUP or the bigger building. It was also mentioned the building would be on 
the west side of the property not as shown on page 2 of the plan. 

The Stilwell community has been through this process many times regarding this CUP.  It has 
not been welcomed in the past and the local zoning board denied it twice, yet the County 
Commissioners didn’t listen to the community or the local zoning board’s decision.  Why did 
the County Commissioners not follow their own zoning board suggestions or 
recommendations? 

Several years have passed since the first CUP was granted. Improvements have not been kept 
up or made per the CUP. Do we really want to extend or grant a new CUP? 

This property is not zoned for a commercial business.  Why are you not following how the 
property is zoned? 

I am concerned about the decrease of my property value and resale value due this type of 
proposed business, the extremely tall building, and facility being proposed. This area is zoned 

mailto:angieabuelli@gmail.com
mailto:Pamela.Hayhow@jocogov.org
mailto:angieabuelli@gmail.com
mailto:pamelahayhow@jocogov.org
mailto:pamelahayhow@jocogov.org
mailto:planner@jocogov.org
mailto:planner@jocogov.org


 

 
 

  

 

 
 

 

 

 

 

 

  
 

 
 

 
 

 
   

 

 

 

residential, and a business should not be allowed in a residential zone. 

There are many safety issues regarding traffic flow.  It is my understanding the main entrance 
will be off of Nall Avenue.  This entrance is on the south side of a hill on Nall Avenue, and 
the road is gravel, which is a huge safety concern for people entering and exiting from Nall 
Avenue. 

The hill is a blindspot, and more concerning is the dust that creates a limited view for people 
who will be driving, turning in and out, right or left when entering and exiting the facility. 
Depending on the wind, the dust can travel along the road causing very limited visibility, 
especially if cars are traveling both directions.  This is just an accident waiting to happen, 
especially due to increased traffic, and backed-up cars trying to turn in and out.  What studies 
have been completed for a main entrance at this blindspot on Nall Avenue, and the safety 
issues pertaining to visibility and dust control? The previous traffic studies are four years old 
and were conducted based on the entrance off 191st Street. Have there been any recent studies 
(last 3months)? 

Also, there will be an increased amount of traffic for 194th Street where residents walk, run, 
ride bikes, and ride horses.  There is no sidewalk, and there will be increased traffic on 191st 
Street, along with the large increase of traffic for Nall Avenue, especially with the amount of 
players/teams allowed.  Depending on the baseball player’s age, parents or siblings may be 
providing transportation to and from the facility which would double the amount of 
traffic/activity entering and exiting on Nall Avenue and traveling on 191st Street and 194th 
Street. In addition, 194th Street and Nall has blind spots from both the north and south 
direction, in particular from the south because of a sharp curve which makes it difficult to see 
oncoming traffic especially with dust. 

What documented studies have been conducted pertaining to the increase of traffic flow for all 
three of these roads and the safety concerns with visibility, dust control, blindspots, and safety 
for drivers and residents of the community? 

During the informational call there was mention of the building and/or parking lot being 
moved due to drainage issues.  What precautions or improvements will be made towards the 
south and east part of the building to ensure there will not be erosion or flooding towards the 
road or surrounding properties?  Has a study been completed?  Is there a plan for landscaping, 
berms, tree planting, or trees for a natural privacy screen?  Does the county require a lighted 
parking lot? With the request to make the building even bigger/taller, this would make 
lighting an issue. 

This proposed CUP is not a benefit for the community.  It is only a negative for the 
environment, safety, and citizens. 

What will be requested or changed next?  Will it be a stadium or pole lighting? Will it be more 
players?  Will it be tournaments?  Will it be extended hours? 

Also who will enforce the rules when the CUP is not followed? 

Thank you for documenting my comments. 

Angela Buelli 



































                       

      

 

   

  
 

  

 
  

 

 

 
  

 
 

 

 
        
         
         

From: Davis, Leslie, PLN 
To: Hayhow, Pamela, PLN; Pendley, Sean, PLN 
Subject: FW: CUP for Town advanced baseball academy 
Date: Tuesday, March 2, 2021 7:41:33 AM 

The people sending in their opposition, I do not need to add as speakers right? 

Leslie Davis 
Administrative Assistant 
Planning, Housing, and Community Development 
111 South Cherry, Suite 2000. Olathe, KS 66061 

(913) 715-2200 | (913) 715-2222 

jocogov.org | @jocogov | F/jocogov 

Please consider the environment before printing this email. 

-----Original Message-----
From: Carol Dean <carolgdean@sbcglobal.net> 
Sent: Monday, March 1, 2021 5:08 PM 
To: PLN-Planner on Duty <Planner@jocogov.org> 
Subject: CUP for Town advanced baseball academy 

***This message came from outside of Johnson County Government - please use caution when opening attachments 
or links.*** 

Dear Zoning Board 
I am opposed to the extension of this CUP. 
I have many concerns: 
-first is the safely issue about the Nall entrance.  This is a blind entrance beyond the crest of a hill.  This is a scary, 
dangerous situation for drivers and neighbors alike.  It is currently not a problem because this entrance is not yet in 
use, but certainly will be a major issue when completed.  This is a gravel road with dust already being an issue.  Is 
the county planning to treat the road for dust? 
-The CUP is asking for a change in size and location of the proposed building. The additional height makes a much 
bigger footprint to the neighborhood.  By changing the location it could create a drainage issue for properties located 
to the south.  At the current time boxwoods are the only landscape mentioned.  There needs to be much better 
screening done to the south.  This would not only be for cutting the noise and light pollution, but would also help 
with the dust and erosion this building will create. 
-The increase in number of parking spots in a gravel parking lot will also create more dust and noise in the area.  Not 
sure why the number of parking spaces needs to increase as the owners have said no more than 25 clients will be on 
the property at any given time.  There is already an existing parking lot. 
-What can be done if this business is in violation of the CUP?  In the past, the sherif has been called.  They didn’t do 
anything.  What recourse can be given to the neighbors? 
-Please consider not extending this CUP.  Or,at the very least, not allowing the building changes and the extra 
parking spaces.  I am thinking of the safely of all the children, those that attend the academy and those that live in 
the neighborhood.
 Thank you for your consideration in this matter.

 Carol Dean
 5921 w 194th st.
 Stilwell, Kansas 66085 

Sent from my iPhone 

mailto:Leslie.Davis@jocogov.org
mailto:Pamela.Hayhow@jocogov.org
mailto:sean.pendley@jocogov.org
mailto:Planner@jocogov.org
mailto:carolgdean@sbcglobal.net
https://jocogov.org






 

 
  

 

 
 

 

 

    

 

 

 
  

 

 
 

From: Rylind & Andrea Griffin 
To: PLN-Planner on Duty 
Cc: Hayhow, Pamela, PLN 
Subject: March 3, 2021 Public hearing 
Date: Sunday, February 28, 2021 10:05:03 PM 

***This message came from outside of Johnson County Government - please use caution 
when opening attachments or links.*** 

Hello, 

Rylind Griffin here at 5501 W. 194th St. Stilwell, KS 66085. I have questions and concerns 
about the upcoming hearing for the application on March 3, 2021 for the property located at 
19220 Nall Avenue. 

The Majority of us homeowners, especially within the 1,000 ft of the proposed CUP changes, 
share a lot of similar concerns. Our number one concern is safety for our families and 
neighbors. With the new building proposal and extra ball field being added, there will be an 
increase of traffic not only on 191st but also on 194th St.  Because the new address of the 
building is on Nall Ave, it will increase traffic on 194th street which is a residential street. 
Additionally, the driveway on Nall Ave sits on the south side of a hill, so drivers are likely to 
make a right (south) instead of a left where there will be a blind spot. 

194th street is used by families, children, adults, elderly, dogs, horseback riding, jogging, 
exercising, training, riding bikes, scooters, tricycles, golf carts, etc by the majority of residents 
of 194th and nearby residents.  Being a mile stretch with no sidewalks and very low to no 
traffic, makes it perfect for the residents. We, the residents, are very concerned with this 
building having a Nall entrance versus only the 191st entrance alone. Having only the 191st 
Street entrance to all the fields and buildings would be a great compromise and consideration 
for the residents within 1,000 ft. and surrounding. Having only the one entrance on 191st 
Street would also cut back on dust from the Gravel road on Nall as well. 

Another concern is the lighting. The building is definitely a commercial size building in a 
residential lot. The size along with longer hours means there will be extra lighting and for 
longer periods. No residents within the 1,000 ft radius or surrounding area are fans of the 
lighting it's going to bring to their skies. This proposal doesn't take into account the 
community and their lives or well being. We moved to Stilwell for the rural living, not to be 
next to ball fields that take away our skies and quiet nights. 

The organization as we have read, sounds like a great concept and excellent for its 
participants and their advancement in skills to succeed in the sport. Like mentioned, the main 
concern is the traffic safety due to the building entrance on Nall ave. Another is the dust from 
the Gravel road from the increase in traffic. Then the lighting from a commercial size building 
being used. Lastly, where does it end? Tearing out more trees for more fields or buildings? 
Stadium lights for the fields?  More games? More participants meaning more traffic? 

Please keep this land residential for the safety of our children. 

mailto:ragriffin2016@gmail.com
mailto:Planner@jocogov.org
mailto:Pamela.Hayhow@jocogov.org
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From: Denise M. Heying 
To: Hayhow, Pamela, PLN 
Subject: CUP for Baseball facility at 191st and Nall -
Date: Monday, March 1, 2021 1:08:12 PM 

***This message came from outside of Johnson County Government - please use caution 
when opening attachments or links.*** 

The roads in this area are not developed enough to handle the level of traffic 
that will accompany the project.  Please think carefully about approving this 
project unless it includes - at their expense -the upgrading to the roads.  I think 
that it is an unnecessary addition to increase traffic on roads that are not 
equipped to handle it. Like the racetrack at 206th, the improvements to the 
roads in the area to accommodate their patrons should be paid for by the 
individuals who will benefit from it.  It wouldn't be fair to charge others the 
cost when they don't want the big changes or expense necessary to 
accommodate the development. 

Denise 

mailto:starlight485@gmail.com
mailto:Pamela.Hayhow@jocogov.org






 

 

 
  

  

 

 

  
  

 

   

 
 

 

 

 
  

  

 
 

 

From: Marina Houska 
To: Hayhow, Pamela, PLN; PLN-Planner on Duty 
Cc: chouska02@gmail.com; Marina Houska 
Subject: CUP Advanced Baseball Academy, athletic field complex for baseball and softball at the property zoned RUR 

located at 19220 Nall Avenue. 
Date: Monday, March 1, 2021 3:25:29 PM 

***This message came from outside of Johnson County Government - please use caution when opening attachments 
or links.*** 

We are writing in response to the CUP for Advanced Baseball Academy, an athletic field complex for baseball and 
softball at the property zoned RUR located at 19220 Nall Avenue.  It is our understanding our comments and 
questions will all be documented and addressed at the Zoning Board meeting on March 3, 2021. 

We are asking for a 90 day extension to review, discuss, and research the proposed CUP.  Residents in the 
community were not given ample time to research, discuss, and respond to this CUP. 

We received notification from a consulting firm, TGB  Group, which offered an online meeting to provide more 
information and allow us to ask questions.  We listened to the meeting, but were unable to make comments or ask 
questions, because we called in and we were muted.  We couldn’t get the unmute setting to work.  Also there was no 
mention during the call about extending the years of the CUP or the bigger building. 

The Stilwell community has been through this process many times regarding this CUP.  It has not been welcomed in 
the past and the local zoning board denied it twice, yet for some reason the County Commissioners didn’t listen to 
the community or the local zoning board’s decision.  Why did the County Commissioners not follow their own 
zoning board suggestions or recommendations? 

Several years have passed since the first CUP was granted.  Improvements have not been kept up or made per the 
CUP.  Why should another be granted and extended? 

This property is not zoned for a commercial business.  Why are you not following how the property is zoned? 

We are also concerned about the decrease of our property value and resale value due this type of proposed business, 
extremely tall building, and facility being proposed.  This area is zoned residential.  Why should our properties be 
devalued due to someone wanting to have a business that is not zoned for it? 

There are many safety issues regarding traffic flow.  It is our understanding the main entrance for practices indoor 
and outdoor will be off of Nall Avenue.  This entrance is on the south side of a hill on Nall Avenue, the road is 
gravel, which is a huge safety concern for people entering and exiting from Nall Avenue.  The hill is a blindspot, 
and more concerning is the dust that creates a limited view for people who will be driving, turning in and out, right 
or left when entering and exiting the facility.  Depending on the wind, the dust can travel along the road causing 
very limited visibility, or if there isn’t much wind, stagger or linger and still cause limited visibility, especially if 
cars are traveling both directions.  This is just an accident waiting to happen, especially due to increased traffic, 
backed-up cars trying to turn in and out,  right and left with this blindspot entrance/exit.  Someone is going to get 
hurt.  What studies have been completed for a main entrance at this blindspot on Nall Avenue, and the safety issues 
pertaining to visibility and dust control? 

Also, there will be an increased amount of traffic for 194th Street where residents walk, run, ride bikes, and ride 
horses.  There is no sidewalk, and there will be increased traffic on 191st Street, along with the large increase of 
traffic for Nall Avenue, especially with the amount of players/teams allowed.  Depending on the baseball player’s 
age, parents or siblings may be providing transportation to and from the facility which would double the amount of 
traffic/activity entering and exiting on Nall Avenue and traveling on 191st Street and 194th Street.  What 
documented studies have been conducted pertaining to the increase of traffic flow for all three of these roads and the 
safety concerns with visibility, dust control, blindspots, and safety for drivers and residents of the community? 

mailto:mmhouska@att.net
mailto:Pamela.Hayhow@jocogov.org
mailto:Planner@jocogov.org
mailto:chouska02@gmail.com
mailto:mmhouska@att.net


 
  

 
  

 

   
  

We are still concerned about the safety of the overhead power lines and the use of aluminum bats. 

During the informational call there was mention of the building and/or parking lot being moved due to drainage 
issues.  What precautions or improvements will be made towards the south and east part of the building to ensure 
there will not be erosion or flooding towards the road or surrounding properties?  Has a study been completed?  Is 
there a plan for landscaping, berms, tree planting, or trees for a natural privacy screen?  Does the county require a 
lighted parking lot?  With the request to make the building even bigger/taller, this would make lighting an issue. 

This proposed CUP is not a benefit for the community.  It is only a negative for the environment, safety, and 
citizens. 

What will be requested or changed next?  Will it be a stadium or pole lighting?  Will it be a loud speaker?  Will it be 
more players?  Will it be tournaments?  Will it be extended hours? 

Also who will enforce the rules when the CUP is not followed? 

Thank you for documenting our comments. 

Charles and Marina Houska 



 

 

 
  

 

 
                         

  

    
 

From: Charlene Hyland 
To: Hayhow, Pamela, PLN 
Cc: PLN-Planner on Duty 
Subject: Re: email 
Date: Monday, March 1, 2021 3:42:57 PM 
Attachments: image003.png 

***This message came from outside of Johnson County Government - please use caution 
when opening attachments or links.*** 

Pamela, 

Here are my concerns for the proposed CUP for the baseball field at 191st and Nall Avenue. 
Please reply to my email so I know you did receive my comments to be documented for the 
meeting. 

First of all, where they want to put entrance is a big traffic hazard. It’s at top of hill with 
limited vision and on a dirt road. The dust could also be a vision hazard. The traffic, noise, 
and dust could be problematic to residents who live nearby. 

I am very concerned and against this development of baseball business. 

Charlene Hyland, Stilwell resident 

Sent from my iPhone 

On Mar 1, 2021, at 2:20 PM, Hayhow, Pamela, PLN 
<Pamela.Hayhow@jocogov.org> wrote: 

I understand that the email address you were trying to use to voice your concerns 
about application SE 21-112-CUP (AU) Conditional Use Permit was not working. Please 
respond to this email and I will make sure your concerns are provided to the zoning 
board. 
Thanks! 

Pamela Hayhow, AICP 
Senior Planner 
111 South Cherry, Suite 2000 Olathe, KS 66061 
Direct (913) 715-2216 | Office (913) 715-2200 
<image003.png> 

jocogov.org | @jocogov | F/jocogov 
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From: Treva Knop 
To: Hayhow, Pamela, PLN 
Subject: Baseball academy 
Date: Monday, March 1, 2021 8:35:42 AM 

***This message came from outside of Johnson County Government - please use caution 
when opening attachments or links.*** 

We live at 5675 W 194th St and are strongly opposed to the baseball academy at 191st & Nall. 
The traffic will increase significantly on 194th st and also Nall. The dust is a huge factor now 
with the small amount of traffic that uses Nall now. This is not a good fit for our quiet 
residential area with increase in traffic, noise, and lights. 
Treva Knop 
James Adelman 

mailto:tknop1@gmail.com
mailto:Pamela.Hayhow@jocogov.org


                       

      

 

   

From: Davis, Leslie, PLN 
To: PLN-Planners 
Subject: FW: March 3,2021 meeting 
Date: Monday, March 1, 2021 10:55:07 AM 

Mr. Martin had mentioned signing into the meeting. Could someone tell me which application this is for and I will 
add him as a possible speaker. 

Leslie Davis 
Administrative Assistant 
Planning, Housing, and Community Development 
111 South Cherry, Suite 2000. Olathe, KS 66061 

(913) 715-2200 | (913) 715-2222 

jocogov.org | @jocogov | F/jocogov 

Please consider the environment before printing this email. 

-----Original Message-----
From: CARL MARTIN <cmartin6201@att.net> 
Sent: Monday, March 1, 2021 10:38 AM 
To: PLN-Planner on Duty <Planner@jocogov.org> 
Subject: March 3,2021 meeting 

***This message came from outside of Johnson County Government - please use caution when opening attachments 
or links.*** 

I am a property owner within 1,000 feet of the proposed CUP change by the TGB group. I wish to go on record as 
being in favor of the change as long as there is no pole lighting. I feel the adjacent property owners would have to 
agree to lighting. Any time we have youth programs during daylight hours being funded by private money I think it 
is a no brainer. Carl Martin 6201 Heritage Court Stilwell,Kansas 

mailto:Leslie.Davis@jocogov.org
mailto:PLN-Planners@jocogov.org
mailto:Planner@jocogov.org
mailto:cmartin6201@att.net
https://jocogov.org
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