
 

 
         

     
  

 
 

   
    
    

 

   
     

  
   

  
    

   
       

      
  

    
   

 

  
     

   
    

  
    
     

     
  
   

 
 

  

   
  

 
    

   
 

    

   

   

STAFF REPORT 
February 24, 2021 

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

APPLICATION INFORMATION 

Applicant/Landowner: 
Requested Action: 

Steve LaCasse, TGB Group/Luke Town, LC Town, LLC 
Amendment to a Conditional Use Permit (CUP) for an Athletic 
Field Complex for Amateur Baseball and Softball Training 

Legal Description: 

Site Address/Location: 
Existing Land Use/Zoning: 

The East 20 acres of the North Half of the Northeast Quarter in 
Section 5, Township 15, Range 25 
19220 Nall Avenue/SW corner of 191st Street and Nall Avenue 
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: 

The applicant is requesting an 
amendment to a Conditional Use Permit 
(CUP) approved in 2017 for an athletic 
field complex for amatuer baseball and 
softball training on the subject 20± acre 
property. The CUP was approved with 
a 5 year term which expires in May of 
2022. The landowner owns and 
operates the Advanced Baseball 
Academy (ABA) which trains high 
school and youth athletes in baseball 
and softball. Please see Resolution 
005-17 attached. 

The proposed amendment to the 2017 
CUP is associated with modification to 
the development plan and building 
elevations, not the use of the property 
or the operation of the ABA as 
stipulated in 2017, except that the 
landowner is requesting a 10 year term. Please see attached written narrative. 

Figure 1: Vicinity Map (outlined in blue, circled in red) 

Figure 1: Vicinity Map (property circled in red). 

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

jocogov.org 



 

          
      

             
 

 
      

     
 

    
      

  

   
  

     
  

  

 

 

 

 

 
 

 
 

 

 
 

 

 
 

 

 

  

 

 
 

 

 
 

 

 
 

 

 
 

 
 

 

  

 
 

A brief summary of the operation of the ABA approved with the 2017 CUP is as follows: Up to 20 teams 
(12 youth athletes per team) are allowed to be trained on the subject property; no more than 25 athletes 
are allowed to be on the subject property at any one time; outdoor training is weather, school, and 
demand driven during day light hours (several periods/months of no outdoor activity); there will be no 
lighting of the ball fields, training areas, or parking lots; there are no games held at the complex so there 
will be no bleachers, scoreboard, public announcement system, or concession stand (scrimmages are 
allowed between teams that are trained, no outside teams); hours of operation are 9 am to 9 pm, Monday 
through Sunday. A list of the stipulations approved for the operation of ABA is at the end of this report 
and in the attached resolution. 
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Figure 2: Aerial views of property (outlined in blue), existing improvements on left, proposed 
improvements on right. 

NOTE: The grading plan for the proposed 2021 amendment to the development plan shows large areas 
of undesirable, volunteer trees will be cleared as a borrow/fill area with the proposed construction. See 
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Figure 2. This land disturbance is included in the stormwater quality management plan and land 
disturbance permit for the property. 

The stipulations of the approved 2017 CUP included making improvements for use of the property for 
outdoor training, such as: paving the drive approach from 191st Street, placing and screening a portable 
toilet for wastewater disposal, and installing landscaping along the west property line and along the west 
and north sides of the existing parking lot to buffer and screen views. The site improvements stipulated 
in the approved 2017 CUP which were required for use of the property for outdoor training have been 
completed and the ABA has been conducting outdoor training on the property in accordance with the 
approved CUP for more than 3 years. The landowner is ready to construct a building to enable indoor 
training on the subject property, which was part of the 2017 approval process, but is now proposed with 
amendments. 

The development plan approved in 2017 included straightening the right field of the existing baseball 
field, adding a future practice field, and a future building for indoor training. See Figure 3. However, the 
approved development plan and building elevations associated with the approved CUP were schematic, 
and did not include the detail required for construction and to determine compliance with Building Codes. 

Figure 3: Development plan approved for the CUP in 2017. 

Figure 4: Building elevation and orthographic 
view approved for the CUP in 2017. 
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Proposed Development Plan Changes 

The proposed modifications to the development plan and building elevation approved in 2017 include: 1) 
the location of the building is approximately 162 ft. further south; 2) there are 50 parking spaces shown 
near the building instead of 40 parking spaces, as stipulated; 3) architectural features of the building have 
changed, including: increased height from 25 ft. to 30 ft. to accommodate a second floor mezzanine, 
more windows on the east façade, flatter roof pitch (taller side walls), reduced size of porch area at the 
building entrance, and removal of the decorative cupolas; 4) in addition to straightening the right field 
line, the depth of the existing baseball field is shown to be increased by 20 ft.; 5) there is a 20 ft. by 20 ft. 
wooden enclosure near right field to house a stormwater tank that collects stormwater for use on the 
ballfields; and 6) the future practice field (softball field) is smaller and relocated closer to the entrance 
drive from 191st Street and the backstop is proposed as wooden poles and netting instead of metal chain 
link fencing. Not shown on the previous development plan but a required modification to the development 
plan is a double row of evergreen trees spaced 25 ft. on center along the west side of the existing batting 
cages to buffer noise and visual impact. The proposed improvements will be phased. Construction of the 
building and parking is in the first phase; the second phase will include improvements to the existing 
baseball field; and, the third phase is creation of the softball field along the entrance from 191st Street. 

Figure 6: Building elevations for the requested 
amendment to the CUP. 

Figure 5: Development plan for the requested amendment to the CUP. 
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Zoning and Subdivision History: The RUR District zoning on the subject property was established as 
part of the county-wide rezoning in 1994. A CUP for an athletic field complex for amateur baseball and 
softball training, subject to stipulations, was approved with a 5 year term on May 18, 2017; Board of 
County Commissioners Resolution No. 005-17. 

Summary Recommendation: Based on the findings and conclusions of the entire report, staff is 
recommending approval of the requested amendment to the CUP. The proposed modifications to the 
development plan and building elevations are generally consistent with the development plan and 
building elevation approved in 2017 and do not contradict the spirit and intent of the approved CUP. 
Construction of the building will allow indoor training on the subject property as approved in 2017 and will 
provide for permanent wastewater disposal and potable drinking water. It was anticipated that there would 
be detrimental effects to nearby properties including: noise from bats, voices, vehicles on gravel, traffic 
on 191st Street and Nall Avenue. Although most of the detrimental effects were anticpated from the 
outdoor training, there have been few complaints regarding the outdoor training over the last 3 years, 
and the complaints have been more about visual effects, in particular, the placement/screening of the 
portable toilet, and parking of vehicles not in the designated gravel parking lot. There is no change in use 
or the operation of the ABA as stipulated in 2017, except for the 10 year term. The proposed amendment 
to the CUP is found to be compatible with the very low density, rural residential and agricultural character 
of the area. 

MINIMUM INFRASTRUCTURE REQUIREMENTS 

The Johnson County Zoning and Subdivision Regulations (the Regulations) state that the minimum 
infrastructure requirements shall be guidelines for interpretation of whether there is adequate 
infrastructure available or proposed for each conditional use. 

Public Safety: The Johnson County Rural Fire District #2 provides fire protection. The nearest 
station is on the southwest corner of 191st Street and Metcalf Avenue, 1 mile to 
the west, by roads. 
Police protection is provided by the Johnson County Sheriff’s Office. 

Transportation: The subject property is bound on the north and east by 191st Street and Nall 
Avenue, respectively. 191st Street, is a paved, 24 ft. wide, 4 ft. gravel shoulders, 
county-maintained road, designated as a Type 1 arterial on the Comprehensive 
Arterial Road Network Plan (CARNP). Nall Avenue, is also designated as a Type 
1 county-maintained road, with a 20 ft. wide gravel surface and 2 ft. shoulders. 

Storm Drainage: With the building, amount of impervious surface, and land disturbance shown on 
the development plan, stormwater management and stormwater quality 
management plans are required. These studies have been submitted and 
accepted by Public Works. 

Wastewater Disposal: Sanitary sewers are not available to serve the subject property. Currently, in 
accordance with the approved CUP stipulations, a portable toilet is used for on-
site wastewater disposal. Once the building is constructed, the existing portable 
toilet will be removed from the property. The building will utilize a holding tank or 
request a variance from the Sanitary Sewer Code and utilize an on-site septic 
system. See attached email received from the Environmental Department. 
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Water: The property is located within WaterOne service area. There is a water main on 
the east side of Nall Avenue available to serve the proposed building with potable 
water. The main is of a size capable of supporting fire hydrants. Fire hydrants 
shall be located within 400 ft. of all parts of the building. In addition, the building 
is proposed with fire sprinklers to meet Building Code requirements. 

Summary: The existing infrastructure meets all of the minimum infrastructure requirements for the 
RUR zoning district and is adequate for outdoor training on the subject property. With the proposed 
provision of fire hydrants and a holding tank or on-site septic system for wastewater disposal, the 
infrastructure is adequate for the construction of a building to allow indoor training on the property. 

STAFF ANALYSIS 

The Regulations, the Rural Comprehensive Plan and laws in Kansas indicate that consideration should 
be given to whether the requested CUP is in the interest of the public health, safety, morals and the 
general welfare of the community. The reasons stated in this report for recommendation of approval are 
particular to the unique conditions of the subject property and this report does not suggest or indicate 
that other CUP requests for an athletic field complex in the RUR zoning district should automatically be 
approved. All CUP requests shall be reviewed case by case and on the specific conditions and attributes 
of the individual applications. The amendment to the CUP application has been considered with regard 
to: 

1. Whether the use would be consistent with the zoning and uses of nearby properties. 
Nearby properties are zoned: RUR; RN1, Residential Neighborhood 1; and PEC3, Planned 
Research, Development and Light Industrial Park. Uses to the north and east are nonresidential 
(KCP&L substation & communication tower), vacant, or agricultural with single family residences at a 
very low density. The Union Pacific rail lines are located approximately 400 ft. to the southeast. The 
zoning and uses of nearby properties have not changed since 2017 when the CUP for the athletic 
field complex was initially approved although a new single-family residence was constructed in 2018 
on a formerly vacant lot. This is not expected to change as sanitary sewers are not anticipated within 
the next 15 years. See attached email from Johnson County Wastewater. 

The size/footprint of the proposed building is 23,400 sq. ft.,120 ft. by 192 ft., which has 8 ft. less depth 
than the 24,000 sq. ft., 120 ft. by 200 ft., building shown on the development plan approved in 2017. 
The location of the building and associated parking have also changed. The proposed building would 
be located 430 ft. from the south property line, instead of 592 ft. as shown on the development plan 
approved in 2017. The reduced building setback still significantly exceeds the minimum 25 ft. setback 
required in the RUR District. It was stipulated that the associated parking near the building be reduced 
to a maximum total of 40 spaces. The parking area has been reduced, but a total of 50 spaces are 
shown on the amended development plan. As noted on the proposed site plan, the parking consists 
of gravel so there will not be designated striping for the parking spaces. The height of the proposed 
building is 30 ft. which is the maximum height for accessory buildings in the RUR District. The 
size/footprint and height of the proposed building is comparable with large agricultural structures 
allowed in the RUR District, such as, a horse stable with an indoor riding arena and large gravel areas 
for maneuvering/parking of trailers 
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Figure 7: Zoning of nearby properties 

The nearest single-family residences to the outdoor training areas and/or parking areas (existing 
parking area along the west property line and associated parking for the proposed building) are 
located about 375 ft. to the west (no change), and 523 ft. to the south. The proposed development 
plan indicates that some of the mature trees between the new location for the proposed building and 
parking and the existing single-family residence to the south will be preserved to help screen views. 
The landowner coordinated with KCP&L about what can be planted in the easement for the large 
overhead powerlines and planted evergreen trees and shrubs along the west property line in 2017 as 
stipulated for use of the property for outdoor training. The landowner has been maintaining the trees 
and shrubs planted and replacing the ones that have died. 

The proposed modifications to the development plan and building elevations do not change the 
zoning or land use of the CUP approved in 2017. Subject to the recommended stipulations, the 
amendment to the CUP is consistent with the zoning and uses of nearby properties. 

2. Whether the use is compatible with the character of the neighborhood. 
The neighborhood (surrounding area within one-half mile) has a very low density, rural residential 
and agricultural character. The railroad and electrical substation, located on the 155-acre property on 
the northwest corner of 191st Street and Nall Avenue, and all of the large overhead transmission lines 
which radiate from it, add a significant utility component to the character, not commonly found in the 
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unincorporated area of Johnson County. The character of the neighborhood has changed little since 
2017. A single-family residence was constructed in 2018 on a former vacant lot in the residential 
subdivision to the west. See Figure 8 

Figure 8: Aerial view of nearby properties (subject property outlined in blue; proposed building 
location represented by yellow rectangle) 

Residential 
subdivision 

New house 
constructed 
in 2018 

Electrical substation 

Nearest 
residences 

Residence and 
agricultural
buildings 

Changes to the architectural features of the proposed building from those depicted in the building 
elevation and orthographic view approved in 2017, include: increased height from 25 ft. to 30 ft. to 
accommodate a second floor mezzanine; more and upper windows on the east façade; flatter roof 
pitch (taller side walls); reduced size of porch area at the building entrance; and removal of the 
decorative cupolas. The proposed building, with the changes, is comparable with other large 
agricultural structures found in the unincorporated area and is compatible with the character of the 
neighborhood. 

The amended development plan indicates that the outfield for the existing baseball field will be 
lengthened by 20 ft. As a result of the increased length, there will be grading and some clearing of 
vegetation in the northeast corner of the subject property. This area is not near the existing residences 
to the west and south and any trees will not be cleared and will continue to screen/buffer the ballfields 
from the residence on the northeast corner of 191st Street and Nall Avenue. A retaining wall is shown 
on the amended development plan to support the additional depth of left field. It is shown between 
the existing baseball field and the future softball practice field. 

The amended development plan indicates that the future practice field shown on the development 
plan approved in 2017 at the corner of 191st and Nall Avenue will be relocated to the west, close to 
the driveway from 191st Street, and will be smaller (now labeled as future softball field). The written 
narrative describes the use of chain link fencing around the outfield of this future softball practice 
field, with wooden poles and netting used for a backstop. 
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The proposed modifications to the building elevations and development plan are generally consistent 
with the building elevation and development plan approved in 2017 and do not contradict the spirit 
and intent of the approved CUP. The amendment to the CUP, subject to the recommended 
stipulations, is compatible with the character of the neighborhood. 

3. Suitability of the property for uses to which it has been restricted. 
The property is zoned RUR District which allows single-family residential and agricultural uses on 
minimum 10 acre size parcels. Additional uses are allowed as Home Occupations (should a single-
family residence be constructed) or with CUP. The existence of large overhead power transmission 
lines and easements crossing the property and the location of the property adjacent to a large electric 
substation and active rail lines are constraints on development of the property. The property is suited 
for the very low density residential (1 dwelling per 10 acres) and agricultural uses to which it has been 
restricted. An athletic training complex as requested and subject to recommended stipulations is also 
a suitable use for the property. 

4. Extent of detrimental effects to nearby parcels should the amendment to the CUP be approved. 
The requested amendment to the CUP does not change the use or stipulations of the CUP approved 
in 2017 for the operation of ABA, except for the 10 year term. The requested amendment will allow 
the building and parking shown on the development plan approved in 2017 to be located closer to the 
south property line. The amendment will allow the building to change dimensionally (8 ft. less depth, 
5 ft. additional height) and change architectural features (see previous discussion of architectural 
changes to the building elevation approved in 2017). The requested amendment would allow a longer 
term, 10 years instead of 5 years. NOTE: The existing CUP is valid until May 18, 2022. 

The anticipated impacts from the use of the property as an athletic field complex for amateur baseball 
and softball training include: noise from balls being batted (metal bats), vocal instruction by trainers 
(whistles), vocal communication by teams/athletes, cars traveling/parking on gravel surfaces, and car 
doors; and visual impacts of the chain link fencing and backstops, the large size of the 24,000 sq. ft. 
building, and gravel drop-off and parking areas. With the construction of the building for indoor 
training, there will be increased traffic on Nall Avenue between the intersection with 191st Street and 
the entrance to the subject property. This section of Nall Avenue has a gravel surface and dust which 
is anticipated to increase with the increase in traffic. NOTE: There are no existing single family 
residences constructed along the road section between the intersection with 191st Street and the 
entrance to the subject property. If the amendment to the CUP is approved as requested by the 
landowner with a 10 year term, these impacts will continue and there will also temporarily be noise 
and dust during construction activity and grading. 

However, due to the 20± acre size of the property, large distances from existing residences, existing 
mature trees and supplemental trees and shrubs planted for screening, and stipulations limiting the 
scale of the operation (limited number of athletes, no lights, seasonal outdoor activity, no competitive 
games, no scoreboard, no voice amplification system, limited outdoor batting practice, etc.), 
continued use of the property as an athletic field complex for amateur baseball and softball training 
as shown on the development plan and building elevations associated with the amendment to the 
CUP will have minimal detrimental effect to nearby parcels. 
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5. Length of time the property has remained vacant as zoned. 
The RUR zoning on the property was established in 1994. The property is developed with the existing 
baseball field, infield practice field, fencing, pitching lanes, batting tunnels, gravel drive and parking, 
and a small storage building. From aerial photos, the beginnings of a baseball field improvements 
were started on the subject property between 2000 and 2002 by a previous owner and were 
completed between 2010 and 2012. 

6. Relative gain to the public health, safety, morals, order, convenience, prosperity or general welfare 
as opposed to the hardship imposed upon the landowners by denying the request. 
The gain to the public in denying this request would be minimal since the property has been in similar 
limited use for private, outdoor baseball and softball practice/training since 2002 and in limited use 
for commercial, outdoor baseball and softball practice/training in accordance with an approved CUP 
and stipulations for the last 3 years. The public would gain from construction of the building as 
bathrooms would be installed to provide permanent wastewater disposal (portable toilet could be 
removed) and some of the outdoor activity could be moved indoors where noise is buffered by the 
building and walls. .There would be no hardship imposed on the landowner by denying the request 
because the property could continue to be used for what appears to be an economically viable 
purpose as an athletic field complex for amateur baseball and softball training, and could be 
developed as shown on the development plan and building elevation approved in 2017. NOTE: 
Construction of the building in the location shown on the development plan approved in 2017 would 
require more grading/fill and land disturbance. 

7. Whether the use is in keeping with the Comprehensive Plan. 
The Rural Comprehensive Plan: A Plan for the Unincorporated Area of Johnson County (Plan) 
designates this property as being part of the Stilwell Community Plan and the Blue Valley Plan, 
Growth Policy Area: Planned Residential. The Plan does not speak directly to conditional uses which 
are allowed with Board of County Commissioner approval in the RUR District and are subject to term 
limits. It suggests infill development of low-density residential uses that complement existing 
residential development and promote compatibility of existing and future uses. It is also an objective 
of the Stilwell Community Plan for new nonresidential structures and uses to be appropriately scaled 
and designed to be compatible with and embrace the community’s rural traditions and small town 
character. The modifications to the architectural design and features of the proposed building are 
similar in character as agricultural buildings found in the immediate area. The requested amendment 
to the CUP is compatible with existing residential and agricultural uses in the area, and the proposed 
building is scaled and designed to embrace the rural traditions of the Stilwell Community, and is 
therefore, in keeping with the Plan. 

ZONING AND SUBDIVISION REGULATION STANDARDS 
Article 23 Section 6 (C) establishes that the granting of the requested CUP shall not be recommended 
unless the Zoning Board first makes a finding that the following conditions are met: 

1) Is in harmony with the general purpose and intent of the regulations. 
The requested amendment to the CUP is in harmony with the general purpose and intent of the 
regulations because an athletic training complex, with limited use and subject to the stipulations 
approved in 2017, is consistent and compatible with the area and the existing and proposed 
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modification to the development plan and building elevation meet, or will meet, the requirements for 
the RUR district (setbacks, height, size, parking). 

2) Will not impair the adequate supply of light and air to adjacent property. 
The granting of the requested amendment to the CUP would have no impact on the supply of light 
and air to adjacent properties. 

3) Will not increase hazards from fire or other dangers. 
Fire hydrants are being installed within 400 ft. of the building and the proposed building will be fire 
sprinkled. The requested amendment to the CUP will not increase hazards from fire or other dangers. 

4) Will not increase traffic on streets beyond their capacity. 
Both 191rd Street and Nall Avenue are county maintained arterial streets. It is anticipated that traffic 
to the property will be from 191st because Nall does not extend much further to the south or currently 
connect with 199th Street. There will be traffic on Nall both during construction and once the building 
is complete and indoor training begins. A traffic study was conducted in conjunction with the CUP 
approved in 2017. Based on the traffic study both 191st Street and Nall Avenue have the capacity for 
the trips generated from the athletic field complex for amateur baseball and softball training. No 
changes are proposed with the requested amendment to the CUP that would increase traffic. Public 
Works re-reviewed the traffic study from 2017 and confirmed that it is still valid. 

5) Will not increase the potential for flood damage to adjacent properly or lead to additional public 
expense for flood protection, rescue or relief. 
There is no regulatory floodplain on the subject property. Stormwater management and stormwater 
quality management plans were submitted and have been reviewed and accepted by Public Works. 
The requested amendment to the CUP will not increase potential for flood damage to adjacent 
property or lead to additional public expense. 

6) Will not otherwise unduly impair the public health, safety, comfort, morals, or general welfare of the 
inhabitants of the County, or otherwise create a nuisance or nuisance-like situation. 
ABA provides a recreational and educational opportunity for youth athletes. The requested 
amendment to the CUP will not change the limits or stipulations for the use that were approved in 
2017 except for the 10 year term. With continued limitations and subject to the stipulations approved 
in 2017, the public health, safety and welfare will not be impaired and the requested amendment to 
the CUP will not create a nuisance or nuisance-like situation. 
One of the stipulations approved in 2017 for the ABA operation was that the walls and roof of the 
building be insulated to buffer sound. The applicant submitted information on the metal building roof 
and wall assemblies. Per the applicant, “Based on this information, the metal building supplier 
estimates that the proposed building will have a Sound Transmission Class (STC) rating of 37. For 
comparison, for a building with a STC rating of 30 loud speech can be understood through the wall; 
for a rating of 32 loud speech can be heard but not understood; and a rating of 40 is considered to 
be ‘privacy’ with loud speech not heard through the wall. For comparison, a 2 by 4 inch wall has an 
STC rating around 36.” Noise from the indoor training area will be buffered by the proposed 
construction of the building with the insulated wall and roof assemblies submitted. 

7) Will not pollute the air, land, or water. 
The amendment to the CUP will not pollute the air, land, or water. 
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RECOMMENDATION 

Planning staff recommends approval of an amendment to the CUP for an athletic field complex for 
amateur baseball and softball training on the subject property, subject to the following stipulations; 

NOTE: The stipulations below are from Resolution 005-17. Staff has crossed out and/or reworded conditions 
that have been completed or as recommended for the proposed amendment to the CUP. Wording which has 
been changed is shown in bold. For a few stipulations, explanation is in italics. 

1. The term of the permit shall not exceed a period of 5 10 years commencing from the date of approval 
of this resolution by the Board of County Commissioners. 

2. This Conditional Use Permit allows the training of up to 20 teams, 240 youth athletes, on the subject 
property, in accordance with the stipulations set forth herein. 

3. There shall be no more than 25 athletes on the subject property at any given time. 

4. Hours of operation shall not be earlier than 9 am or later than 9 pm, Monday through Sunday. 

5. Permitted use and development on the property shall include those activities shown on the site 
development plan, attached hereto as Exhibit A, except as modified by these stipulations and as 
permitted in the underlying zoning district (residential and agricultural). No additional structures, 
parking areas, or outdoor practice areas for the athletic field complex shall be allowed without the 
approval of a revised conditional use permit by the Zoning Board and the Board of County 
Commissioners. Any use allowed by right in the RUR District shall be located on the property such 
that it shall not alter, interfere or conflict with the use detailed on the development plan attached 
hereto as “Exhibit A”. 

6. There shall be no competitive baseball or softball games conducted on the existing or proposed fields 
on the subject property. Team scrimmages and game simulation during training sessions is permitted 
subject to the maximum number of athletes allowed on the subject property at any given time. There 
shall be no scrimmages or game simulation with “outside” teams/athletes. “Outside” meaning a team 
or athlete which is not on one of the 20 teams contracted to train on the property. 

7. a. Outdoor batting practice by athletes is permitted during the hours of operation, but limited to: the 
area within the 2 existing batting cages, and on the existing and proposed practice fields during 
team scrimmages (does not include the infield practice field), and no machine pitch. The future 
practice field shall not include scrimmages or game simulation if pitching to a batter is involved 
unless additional fencing, netting, or other form of physical barrier is installed to prevent balls from 
entering the r-o-w along 191st Street and Nall Avenue. 

b. Chain link fencing and poles with netting are is approved for the future practice field (backstop 
and perimeter field) and shall not be placed within the official street line for 191st Street and Nall 
Avenue. The official street line is generally 60 ft. from the centerline/section line and in this case 
is approximately 40 ft. south and 50 ft. west of the existing roadway improvements for 191st Street 
and Nall Avenue, respectively. These future improvements are shown outside of the official street 
line on the 2021 development plan 

8. There shall be no permanent or temporary pole mounted light fixtures on the property. All outdoor 
lighting mounted on the building shall be fully shielded, directed downward, and be warm white in 
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color (filtered to remove blue light emissions). The applicant submitted cut sheet information for the 
proposed building mounted fixtures. 

9. There shall be no scoreboard, concession stand, or outdoor public announcement system or other 
voice amplification system or device used on the property. There shall be no permanent or temporary 
grandstands. 

10. Until such time as the proposed building is constructed, sanitary waste disposal on the property shall 
be accomplished by utilizing portable toilet facilities approved by the Johnson County Department of 
Health and Environment and according to any applicable provisions of the Johnson County 
Environmental Sanitary Code. The portable toilet facilities shall be located and screened from view 
from the adjoining residence to the west and from public streets. The required screening shall be 
planted/installed within 6 months commencing from the date of approval of this resolution by the 
Board of County Commissioners. The screening was installed. 

11. Potable water shall be provided by the applicant and made available to all participants, employees, 
and visitors on the property during outdoor training activities. 

12. The sight distance triangles as shown on the development plan: at the intersection of 191st Street and 
Nall Avenue, the existing driveway on 191st Street, and the proposed driveway on Nall Avenue; shall 
be cleared of brush and other obstructions and kept clear to maintain sight distance 

13. The building height shall not exceed 25 30 ft. and the exterior building colors shall be earth tones. As 
shown on the submitted elevations, there shall be: a projecting roofed porch, 75 ft. wide by 10 ft. 
deep, centered on the east elevation; a 4 ft. tall, contrasting color wainscot, along the base of the 
building on all sides; a total of 3 roof cupolas, evenly spaced. The exterior walls and roof of the 
building shall be insulated to buffer sound. 

14. Parking, ramps, fire hydrants, and other site improvements shall be provided as required to meet 
Building and Fire Code compliance and shall be shown and dimensioned on the site plan. These 
improvements are shown on the submitted development plan and will also be shown on the plans 
submitted for a building permit. 

15. The parking area closest to the building shall be reduced to accommodate a maximum of 40 50 
vehicles. The existing and new parking lots shall be landscaped to meet the requirements of Article 
16, Section 3. Required landscaping, shall be shown and include the species, quantities, spacing, 
and size at the time of planting. The required landscaping for the existing parking lot shall be planted 
within 6 months commencing from the date of approval of this resolution by the Board of County 
Commissioners. The screening was installed. 

16. Shade trees, 1½ inch caliper at the time of planting, shall be shown for every 75 ft. of street frontage 
along 191st Street and Nall Avenue. These trees may be spaced/grouped to avoid conflict with the 
overhead power lines and sight distance triangles. The trees along 191st St. and Nall are in addition 
to the trees required to landscape the parking lot, and shall be planted outside the official street line 
and within 6 months commencing from the date of approval of this resolution by the Board of County 
Commissioners. The trees were installed along 191st Street were installed and the trees along Nall 
Avenue are shown on the development plan. 
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17. A double row of evergreen trees, 5 to 6 ft. tall at planting, spaced 25 ft. on center, shall be shown on 
the site plan to the west of the existing infield practice field for a distance of 400 ft. Existing healthy 
evergreen trees may be included. The existing KCP&L easements shall be shown. Landscaping 
within the portion of the 400 ft. area to the west of the existing infield which is in the KCP&L Evergy 
easement may consist of berms, fencing, shrubs, and upright ornamental grasses in species, size, 
and quantities to provide full screening to a height of 6 ft. These evergreen trees and other 
landscaping shall be planted/installed within 6 months commencing from the date of approval of this 
resolution by the Board of County Commissioners. The applicant worked with KCP&L (easement 
owner at the time) regarding the species shrubs that could be installed within the easement and the 
evergreen trees and shrubs were installed. 

18. The location of a portable toilet facility shall be shown.  Landscaping required to screen the facility 
from view by the adjoining residence to the west and from public streets shall also be shown and 
include the species, quantities, spacing, and size at the time of planting. The portable toilet will no 
longer be required once the building is occupied and the location/screening is addressed in stipulation 
11. 

19. A Land Disturbance Permit and a Stormwater Treatment Facility Permit are required because the 
land disturbance shown on the site development plan is greater than 1 acre (aggregate area). These 
permits shall be obtained prior to any land disturbance for the proposed improvements shown on the 
site development plan (building, practice field, driveway on Nall Avenue, etc.). 

20. The existing and new driveway entrances from 191st Street and Nall Avenue shall be improved in 
accordance with the adopted Street Construction and Storm Drainage Standards, after submittal of 
plans and issuance of driveway permits by the Johnson County Public Works Department. 
Improvements to the driveway entrance on 191st Street shall be completed within 6 months 
commencing from the date of approval of this resolution by the Board of County Commissioners. Both 
driveway entrances have been approved/permitted, and constructed. 

21. Any structures, fencing or landscaping shown within the KCP&L easements are subject to review and 
approval by KCP&L prior to installation. The applicant worked with KCP&L and installed the 
landscaping in the easement along the west property line. 

22. All landscaping, and fencing, and netting materials shall be maintained and landscaping materials 
shall be replaced when dead for the duration of the term of the conditional use permit. 

23. Installation of any new signs shall comply with Article 20 of the Johnson County Zoning and 
Subdivision Regulations. All signs shall require a sign permit. 

24. The applicant shall comply with all applicable codes, including but not limited to: Johnson County’s 
Building Code, Fire Code, and Environmental Sanitary Code, prior to any land disturbance or 
issuance of a building permit. 

25. The applicant shall submit to the Board of County Commissioners, for review and approval, a final 
site development plan The proposed amendment to the CUP including the 2021 development plan 
and building elevations will have to be approved by the BOCC which will fulfill this stipulation. 

The following new stipulations are recommended to be added for amendment to the CUP: 
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26. The number of proposed boxwood shrubs shown for parking lot screening of the new parking lot for 
the building shall be increased to show a spacing of 5 ft. on center to create a solid screen within 3 
to 5 years. Landscaping of the new parking lot shall be complete prior to the issuance of an occupancy 
permit for the building. 

27. A double row of evergreen trees spaced 25 ft. on center shall be shown to the west of the existing 
outdoor batting cages. These trees shall be planted prior to the issuance of an occupancy permit for 
the building. 

28. Revised building elevations depicting the exterior colors and wainscot feature on all four elevations 
shall be submitted prior to this application going to the BOCC. 

Reasons for Recommendation of Approval of CUP: 

1. The proposed modifications to the development plan and building elevations do not contradict the 
spirit and intent of the development plan and building elevation approved in 2017. 

2. Construction of the building will allow indoor training on the subject property as approved in 2017 
and will provide for permanent wastewater disposal and potable drinking water. 

3. The proposed amendment to the CUP is found to be compatible with the very low density, rural 
residential and agricultural character of the area. 

4. There have been few complaints and minimal detrimental effects to nearby properties over the 3 
years following approval of the CUP and there is no change in use or the operation of the ABA as 
stipulated in 2017, except for the term limit. 

5. The requested amendment to the conditional use permit satisfies the "Standards for Issuance of 
CUP" [Article 23 Sec. 6 (C)]. 

Attachments: BOCC Resolution No. 005-17, Written Narrative, Public Works Comments, Johnson 
County Wastewater Comments, Applicant’s responses to comments, Light Fixture Detail, Insulated Wall 
and Roof Assembly Sheets, Amended Development Plan and Building Elevations 
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Narrative for Conditional Use Permit: 

This Conditional Use Permit application will allow the applicant to operate an athletic 
complex for amateur baseball and softball training. 

The property, approximately 20 acres in size (less adjacent Right of Way), is zoned 
RUR, Rural District. A previous Conditional Use Permit was approved by the Board of 
County Commissioners - Resolution No. 005-17. 

Purpose: 

1. The purpose of this conditional use permit is to make provisions for operating a 
baseball training facility on the subject property. The goals of this facility are to 
teach athletes the fundamentals of baseball and softball, mental preparation, and 
skill development, and also to match the appearance and character of the 
adjacent properties and surrounding neighborhood. The proposed use should not 
impair an adequate supply of light or air to adjacent properties, unduly increase 
fire hazard, increase traffic on streets beyond their capacity, increase flood 
damage potential to adjacent properties, or pollute the air, land or water. The 
stipulations listed below are designed to prevent a nuisance or nuisance-like 
situation by limiting the size and number of proposed buildings, hours of 
operation, use of outdoor lighting and public address systems, and total number 
of attendees on the property. 

Major Changes: 

1. Increase the size of the existing baseball field by moving the outfield fence 
approximately 20 feet northeast, and also moving the fence to allow for a 
complete right field. This was also shown on the existing Conditional Use Permit, 
but it was not constructed. 

2. Add a softball field north of the existing baseball field, as shown on the graphics 
in this packet. This was also shown on the existing Conditional Use Permit, but it 
was not constructed. The location of the proposed Softball Field in this proposal 
is approximately 160 feet west of the field’s location in the existing CUP. 

3. Modify the size of the proposed building from 120’ x 200’ to 120’ x 192’. Reduce 
the size of the porch on the east face of the building, and eliminate the cupolas 
from the top of the building. Change the maximum height of the building from 



             
       

 
           

 
 

            
 

           
    
 

  
 

             
          

 
   

 
              

 
 

  
 

             
     

 
             

  
 

 
 

            
          

           
  

 
        

 
           

   

25’ to 30’. Modify the distance from the south property line of the parcel to the 
south line of the building from 592’ to 430’. 

4. Modify the term of the proposed Conditional Use Permit from 5 years to 10 
years. 

5. Add a 20’ x 20’ maximum size enclosure for rainwater collection tanks. 

6. Change the total number of parking stalls in the vicinity of the proposed building 
from 40 to 50. 

Term of Permit: 

1. The term of this Conditional Use Permit shall not exceed 10 years commencing 
from the date of approval (by resolution) by the Board of County Commissioners. 

Hours of Operation: 

1. The hours of operation shall not be earlier than 9 am and no later than 9 pm, 
Monday through Sunday. 

Attendance Limits: 

1. This Conditional Use Permit shall allow the training of up to 25 athletes 
conducting outdoor training at any given time. 

2. This Conditional Use Permit shall allow for the training of a maximum of 20 
teams and 240 athletes. 

Structures: 

1. This Conditional Use Permit allows for the preservation the existing shed and 
batting/pitching cages, as well as the construction of a new athletic training 
facility (192' x 120' plus awnings) and an enclosure (20'x20') to screen proposed 
rainwater storage tanks. 

2. The building will include wainscoting on the exterior. 

3. No additional structures shall be constructed prior to approval of a revised 
Conditional Use Permit. 



 
   

 
            

         
           

              
    

 
              

          
 

       
     

 
      

        
    

 
             

        
 

   
 

          
        

 
            

             
        

 
            

     
 

      
  

Outdoor Athletic Training: 

1. There shall be no competitive baseball or softball games conducted on the 
subject property. Team scrimmages and game simulation shall be permitted. 
There shall be no scrimmages or game simulations with outside teams. 
"Outside" is defined as a team or athlete which is not on one of the 20 teams 
contracted to train on the property. 

2. Team scrimmages involving pitching to a batter only if a 12' tall backstop net is 
in place to prevent balls from entering the right of way of 191st Street. 

3. Outdoor batting practice shall be limited to the existing baseball field, proposed 
softball field, existing batting cages. 

4. No outdoor scoreboards, concession stands, permanent or temporary 
grandstands, or public announcement system, or any other voice amplification 
device used on the property. 

5. Pitching machines will only be used for catching practice and defensive training. 
Machine pitch will not be used for batting practice. 

Fields and Fencing: 

1. The proposed relocation of the baseball field fence shall utilize chain link fence, 
matching the existing on site fencing in style and height. 

2. The proposed fence for the proposed softball field shall utilize 6' tall chain link 
fence. Additional poles and netting shall be allowed in the backstop area to 
prevent balls from entering the right of way of 191st Street. 

3. No fencing shall be placed within 60 feet of the centerlines (section lines) of 
191st Street or Nall Avenue. 

4. All fencing shall be maintained. 



 
 

 
         

 
           

        
 

 
 

           
            

             
          

        
 

 
 

             
        

 
  

 
           

     
 

  
 

             
             
  

 
 

 
            

              
          

      
  

Lighting: 

1. There shall be no pole mounted outdoor lighting. 

2. All outdoor lighting mounted on the building shall be fully shielded, directed 
downward, and warm white in color (filtered to remove blue light). 

Sanitary Waste: 

1. Until such time as the proposed building is constructed, sanitary waste disposal 
on the property shall be accomplished by utilizing a portable toilet. The portable 
toilet facilities shall be screened from view from public streets or the adjacent 
residence to the west. After occupancy of the proposed building, sanitary waste 
shall be collected in an underground storage tank. 

Water: 

1. Potable water shall be provided by the applicant and made available to all 
participants, employees, and visitors on the property during training activities. 

Sight Triangle: 

1. Applicant shall keep the Sight Triangles exhibited on the graphics in the CUP 
packet clear of brush and other obstructions. 

Athletic Building: 

1. The main athletic building shall be a maximum of 30' in height. The exterior 
colors shall be earth tones. The exterior walls and roof shall be insulated to 
buffer sound. 

Landscaping: 

1. All landscaping installed/planted as part of the prior Conditional Use Permit shall 
be maintained. New trees (1 1/2" minimum caliper at time of planting) shall be 
planted as shown of the graphics included in the CUP packet. All landscaping 
shall be maintained and replaced when dead. 



 
 

 
       

           
 

          
   

 
 

 
         

     
   
   

Codes: 

1. Installation of any new signs shall comply with Article 20 of the Johnson County 
Zoning and Subdivision Regulations. All signs shall require a sign permit. 

2. The applicant shall comply with Johnson County's Building Code, Fire Code, and 
Environmental Sanitary Code. 

Phasing: 

1. The improvements will be constructed in the following phases: 
a. New Athletic Training Building 
b. Expansion of baseball field 
c. Construction of Softball Field 



 
               

             
     

 
 

 

 

     
      

       
      

       
      

   
   

      
  

    
       
     

       
      

       
       

       
     

       
      

 
    

           
 
 

 

From: Markway, Keith, PWK 
To: Hayhow, Pamela, PLN 
Cc: Lage, Kent, PWK 
Subject: Town Advanced Baseball Academy - Stormwater Management Plan 
Date: Monday, February 15, 2021 12:23:29 PM 

Pamela, 

We have completed the review of the Stormwater Report dated January 15, 2021, for the Advanced 
Baseball Academy CUP application. Based on the information provided, the report appears to meet 
the minimum requirements and is accepted. 

Thank you, 

Keith 

From: Cross, Sherry, PLN <Sherry.Cross@jocogov.org> 
Sent: Thursday, January 28, 2021 10:30 AM 
To: Anderson, Jeff, PLN <Jeff.Anderson3@jocogov.org>; Andy Ravnikar (aravnikar@jcfd2.org) 
<aravnikar@jcfd2.org>; Fardipour, Anoush, PLN <Anoush.Fardipour@jocogov.org>; Beverly, Mary, 
DHE <Mary.Beverly@jocogov.org>; Callahan, Rob, PWK <Rob.Callahan@jocogov.org>; Francis, J 
<jfrancis@jcfd2.org>; Dave Hill (dhill@bluevalleyk12.org) <dhill@bluevalleyk12.org>; Dick Sears 
(dick.sears@tallgrassenergylp.com) <dick.sears@tallgrassenergylp.com>; Ed Pagel 
(Ed.pagel@energytransfer.com) <Ed.pagel@energytransfer.com>; EMC-EM-Planning <EMC-EM-
Planning@jocogov.org>; Speer, Gayla, EXC <Gayla.Speer@jocogov.org>; Gregg McAlexander 
(gregg.mcalexander@tallgrassenergylp.com) <gregg.mcalexander@tallgrassenergylp.com>; Jack 
Messer (jack.messer@opkansas.org) <jack.messer@opkansas.org>; Kiel Johnson 
<kjohnson@waterone.org>; Lage, Kent, PWK <Kent.Lage@jocogov.org>; Leipzig, Jay, PLN 
<Jay.Leipzig@jocogov.org>; Leslie Karr (leslie.karr@opkansas.org) <leslie.karr@opkansas.org>; Lind, 
Richard, LGL <Richard.Lind@jocogov.org>; Maasen, Bill, PRK <Bill.Maasen@jocogov.org>; Markway, 
Keith, PWK <Keith.Markway@jocogov.org>; Middleton, Cliff, PRK <Cliff.Middleton@jocogov.org>; 
Millbern, Zack, DHE <Zack.Millbern@jocogov.org>; Null, Paul, RTA <Paul.Null@jocogov.org>; 
Pekarek, Susan, JCW <Susan.Pekarek@jcw.org>; Pendley, Sean, PLN <Sean.Pendley@jocogov.org>; 
Pietig, Brian, PWK <Brian.Pietig@jocogov.org>; Polfer Blaylock, Carla, RTA 
<Carla.PolferBlaylock@jocogov.org>; Rames, Gordon, JCW <Gordon.Rames@jcw.org>; Robeson, 
Dan, EMC <DRobeson@jocogov.org>; Shawn Bates - Tallgrass (shawn.bates@tallgrassenergylp.com) 
<shawn.bates@tallgrassenergylp.com>; Witt, Aaron, JCW <Aaron.Witt@jcw.org>; Wray, Brittney, 
SHR <Brittney.Wray@jocogov.org> 
Cc: Hayhow, Pamela, PLN <Pamela.Hayhow@jocogov.org> 
Subject: SE 21-112-CUP (AU) Town Advanced Baseball Academy - Zoning Application Notice 

If you have comments regarding the attached Zoning Application Notice, please respond to 
the contact as noted within the Notice. 

If you are unable to open the attachment please contact me. 
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Memorandum 
To: Pamela Hayhow

Planning Department 

From: Kent Lage, P.E.
Public Works Department 

Date: 
Subject: 

February 24, 2021 
SE 21-112-CUP (AU)
Town Advanced Baseball Academy 

In response to questions regarding the 2017 Traffic Study: 

1. PW memo concerning use of roads and traffic regarding this proposed use 
“Public Works has reviewed the roads in the area of this application as well as 

the comments made at the April 5, 2017 Aubry-Oxford Zoning Board by the 
neighbor’s engineer Ms. Skinner and has determined that the roads in this area 
are safe and are in reasonable condition to accommodate the proposed 
use. Improvements to 191st have been made in this area including the addition 
of shoulders and reducing the hill on 191st east of Nall to improve sight distance 
of the intersection of 191st and Nall. Ms. Skinner’s comments regarding the 
desirable intersection sight distances are based on a total reconstruction optimal 
case scenario and do not consider the context of roads in the rural area that in 
our experience function in a safe and reasonable manner. Nevertheless, we 
checked the stopping sight distance for the 191st and Nall intersection and it met 
AASHTO intersection stopping sight distance in all directions. Public Works also 
believes that the additional traffic on Nall for the short distance of 800’ to the 
facility’s entrance is reasonable for a gravel road. 

Given that, if the applicant is willing, there are on-site driveway/access options to 
eliminate the need to take access off Nall and instead consolidate all access off 
the entrance on 191st Street.” 

2. Statement of validity of the 2017 Traffic Study 
Current traffic counts on 199th St and Nall Ave have not increased. Additionally, 
it is our understanding that the current application is not changing the 
operation/traffic to and from the site. Therefore, we believe the 2017 traffic study 
is still valid. 

3. The summary from the review of the 2017 Traffic Study 
“Public Works has received the Traffic Impact information from the 
applicant. Based on the information provided the additional traffic generated by 
the proposed use will not increase the total traffic volumes beyond the capacities 
of 191st Street or Nall Avenue.” 

Johnson County (913) 715-8300 phone 1800 W. Old Highway 56 
Public Works and Infrastructure (913) 715-2453 fax Olathe, Kansas 66061 



 
 

 

 

 

 
  

 

 
 

From: Rames, Gordon, JCW 
To: Hayhow, Pamela, PLN 
Cc: Lord, Stuart, JCW 
Subject: FW: SE 21-112-CUP (AU) Town Advanced Baseball Academy - Zoning Application Notice 
Date: Friday, January 29, 2021 11:51:40 AM 
Attachments: ZAP w Zoom instructions.pdf 

Advanced Baseball for email.pdf 

Pamela, 19220 Nall Ave does not have sewer service. The property drain northeast and eventually 
drains into the Blue River.  The natural drainage path does not encounter sewers until approximately 

174th and Mission. 

JCW does not anticipate sewer service to this property within the next 15 years. 

JCW does not have any issue with the planned layout for the training facility. 

Please let me know if you have any questions. 

Gordon 

From: Cross, Sherry, PLN <Sherry.Cross@jocogov.org> 
Sent: Thursday, January 28, 2021 10:30 AM 
To: Anderson, Jeff, PLN <Jeff.Anderson3@jocogov.org>; Andy Ravnikar (aravnikar@jcfd2.org) 
<aravnikar@jcfd2.org>; Fardipour, Anoush, PLN <Anoush.Fardipour@jocogov.org>; Beverly, Mary, 
DHE <Mary.Beverly@jocogov.org>; Callahan, Rob, PWK <Rob.Callahan@jocogov.org>; Francis, J 
<jfrancis@jcfd2.org>; Dave Hill (dhill@bluevalleyk12.org) <dhill@bluevalleyk12.org>; Dick Sears 
(dick.sears@tallgrassenergylp.com) <dick.sears@tallgrassenergylp.com>; Ed Pagel 
(Ed.pagel@energytransfer.com) <Ed.pagel@energytransfer.com>; EMC-EM-Planning <EMC-EM-
Planning@jocogov.org>; Speer, Gayla, EXC <Gayla.Speer@jocogov.org>; Gregg McAlexander 
(gregg.mcalexander@tallgrassenergylp.com) <gregg.mcalexander@tallgrassenergylp.com>; Jack 
Messer (jack.messer@opkansas.org) <jack.messer@opkansas.org>; Kiel Johnson 
<kjohnson@waterone.org>; Lage, Kent, PWK <Kent.Lage@jocogov.org>; Leipzig, Jay, PLN 
<Jay.Leipzig@jocogov.org>; Leslie Karr (leslie.karr@opkansas.org) <leslie.karr@opkansas.org>; Lind, 
Richard, LGL <Richard.Lind@jocogov.org>; Maasen, Bill, PRK <Bill.Maasen@jocogov.org>; Markway, 
Keith, PWK <Keith.Markway@jocogov.org>; Middleton, Cliff, PRK <Cliff.Middleton@jocogov.org>; 
Millbern, Zack, DHE <Zack.Millbern@jocogov.org>; Null, Paul, RTA <Paul.Null@jocogov.org>; 
Pekarek, Susan, JCW <Susan.Pekarek@jcw.org>; Pendley, Sean, PLN <Sean.Pendley@jocogov.org>; 
Pietig, Brian, PWK <Brian.Pietig@jocogov.org>; Polfer Blaylock, Carla, RTA 
<Carla.PolferBlaylock@jocogov.org>; Rames, Gordon, JCW <Gordon.Rames@jcw.org>; Robeson, 
Dan, EMC <DRobeson@jocogov.org>; Shawn Bates - Tallgrass (shawn.bates@tallgrassenergylp.com) 
<shawn.bates@tallgrassenergylp.com>; Witt, Aaron, JCW <Aaron.Witt@jcw.org>; Wray, Brittney, 
SHR <Brittney.Wray@jocogov.org> 
Cc: Hayhow, Pamela, PLN <Pamela.Hayhow@jocogov.org> 
Subject: SE 21-112-CUP (AU) Town Advanced Baseball Academy - Zoning Application Notice 

If you have comments regarding the attached Zoning Application Notice, please respond to 

mailto:Gordon.Rames@jcw.org
mailto:Pamela.Hayhow@jocogov.org
mailto:Stuart.Lord@jcw.org
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SITE PLAN


ADVANCED BASEBALL ACADEMY


Pt. NE 


1


4


, SEC. 5-15-25, JOHNSON COUNTY, KANSAS


ADDRESS:


19220 Nall Avenue


LEGAL DESCRIPTION:


The East Half of the Northeast Quarter of the Northeast Quarter of Section 5,


Township 15, Range 25 East, Johnson County, Kansas


OWNER:


LC Town L.L.C.


15958 W 343rd Street


Paola, KS 66071


913-206-6254


CONSULTANT:


TGB GROUP, L.L.C.


7825 SW EL CERRITO DRIVE


TOPEKA, KANSAS 66614


785-224-7155


PARKING & BUILDING SUMMARY:


EXISTING SHED AREA - 192 SF.


PROPOSED BUILDING 1ST FLOOR AREA - 23,040 SF.


PROPOSED BUILDING 2ND FLOOR AREA - 3,840 SF.


LOT AREA - 18.53 AC.


TOTAL BUILDING COVER AS PERCENTAGE OF LOT AREA - 3.4%


TOTAL STALLS PROVIDED - 50


ADA STALL SPROVIDED - 2


SURVEY INFORMATION:


Provided by Alenbrand-Drews & Associates, Inc.


ZONING:


CURRENT ZONING - RUR, AGRICULTURAL USES AND SINGLE FAMILY


DWELLING, 10 ACRE MINIMUM LOT SIZE.


CURRENT CONDITIONAL USE PERMIT - APPROVED BY THE BOARD OF


COUNTY COMMISSIONERS, 18 MAY 2017, RESOLUTION No. 005-17.


PROPOSED CONDITIONAL USE PERMIT - AS DESCRIBED IN ATTACHED


NARRATIVE AND FINAL DEVELOPMENT PLAN


UTILITIES & SERVICES:


ELECTRIC: EVERGY 888-471-5275


WATER: WATERONE 913-895-1800


CABLE: SPECTRUM 800-892-4357


AT&T 800-288-2020


STORMWATER: JOHNSON COUNTY 913-715-8300


PUBLIC WORKS


FIRE SERVICE: JOHNSON COUNTY


FIRE DISTRICT NO. 2
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To: Pamela Hayhow 

From: Steve LaCasse 

Below is a list of responses to comments that we have received concerning the Advanced Baseball 
Academy CUP: 

Comments from Zack Milbern by email, Jan 28, 2021: 

Per the Johnson County Environmental Sanitary Code‐ all commercial properties are required to install 
a holding tank. However, if the property is large enough and is going to have the adequate green 
space to install a septic system, the property owner can go through a variance process to install an on‐
site septic system. 

At this time, the owner would prefer to utilize a holding tank. Other reviewers have an expectation that 
existing trees will be preserved to the extent possible, and also several new trees will be planted. This 
makes it impractical to install a lateral field at this time. 

The property owner will need to send us plans and application for commercial permitting for a holding 
tank for the new building. 

The owner will submit this application when he submits an application for a building permit. 

Comments from Anoush Fardipour by email, Feb 9, 2021: 

Fire flow and location of the fire hydrants with available fire flow shall be in compliance with 2018 IFC. 

We will comply with this. 

Due to size and use of proposed structure. Automatic fire sprinkler and possibly fire alarm system are 
required. 

A sprinkler system is planned. 

Fire Access road and associated signage and turn around and turn radios for the proposed building 
shall be in compliance with 2018 IFC. 

We will comply with this. 

Interior of the building will be reviewed per 2018 IFC and IBC when the interior floor plan are provided 
for building permit. Re: Mechanical, Electrical , Plumbing and life safety systems. 

Understood. 

Comment from Sean Pendley by email, February 10, 2021: 
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‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐

My only suggestion would be for the applicant to send a letter to the same property owner list for the 
CUP and provide a link to a Zoom meeting with a set time and instructions on how to join, preferably 
at least 7 days in advance, and before the Zoning Board mailout. Luke or the architect can run to 
meeting and share the proposed plans on Zoom and give an update for the project and ask if anyone 
has questions. It’s pretty open on the format and how they conduct the meeting. Hope that helps. 

The owner has scheduled a neighborhood meeting for February 25th, and letter invitations have been 
sent out. 

Comment from Pamela Hayhow by email, February 11, 2021: 

Yes, the permit is approved/valid and Rob sent me a copy to put in the file. Rob just needs to inspect 
the entrance so the process is complete. We are not anticipating any issues. Rob thought he would be 
able to get out there in the next few days. 

This is in reference to the entrance on Nall Avenue. We understand it was permitted previously, and 
this entrance has been constructed. We have no further response on this, unless we receive an 
inspection report from Rob Callahan. 

Comment from Pamela Hayhow by email, February 12, 2021 

I had to work backwards to determine how much the building footprint was moving closer to the 
south property line but I came up with 122 ft. The narrative says the building is moving 100 ft. I would 
like to make sure we are both on the same page. 
The previous development plan showed the building with a dimension of 592 ft. from the south 
property line (but no perimeter dimensions for the property) and the new development plan shows the 
building with a dimension of 738 ft. from the north property line; and shows perimeter dimensions 
with the east property line at 1,287.99 and the north property line at 525.85. 
Per the county’s mapping system, AIMS, the east property line shows a dimension of 1,327.97 ft. and 
the north property line shows a dimension of 654 ft. 
Were the dimensions on the new development plan from a survey or do they exclude r‐o‐w? Can you 
please confirm the dimensions and distance the building is being moved? 
Thanks! 

The revised dimension plan shows the distance measured from the south line of the building to the 
south line of the property: 430 feet. 

Partial Staff Comments received from Pamela Hayhow on Feb 4, 2021: 

The size of the building listed in the narrative is 92 ft. by 120 ft. By plan it is shown at 120 ft. by 192 ft. 
Please correct the narrative. 

This has been corrected. 

https://1,327.97
https://1,287.99


                               

                           

                           

                             

                           

                                       

            

                               

                                      

                                  

                                       

                                    

                                   

                           

             

                               

                           

                                

                                

                                       

                                       

                                          

                                  

                                          

                                       

             

                           

                                  

             

                                      

                               

                                         

                                 

                                 

                               

                             

          

The wainscot, pitched roof with cupolas , and larger, roofed porch on the previous building design 
helped make the building mass more human scale and compatible with other large agricultural 
buildings in the unincorporated area. With these elements removed, made smaller, and flatter – 
explain how the proposed building design makes the building mass more human scale and compatible 
with other large agricultural buildings? I would recommend keeping the wainscot, and increasing the 
size of the roofed porch area on the east façade. Or if the wainscot is removed, add roofed porch areas 
over each of the overhead doors. 

The owner would like to remove the cupolas because they require unnecessary penetrations in the roof 
for fasteners that may leak over time or tear the roof in high winds. The current submittal has been 
revised to include the wainscotting to improve the aesthetics of the structure. The front (east) façade of 
the building that is most visible to the public includes two rows of windows (13 total) that break up the 
appearance of the wall. The removal of the large porch was done for cost savings reasons, because the 
price of steel structures has increased since the last time this CUP was approved – of the items 
requested as aesthetic improvements, the wainscotting appears to have the largest visual impact, and 
for this reason it has been included. 

Describe how the walls and roof of the building will be insulated to buffer sound. 

A packet titled “Acoustical Performance of Insulated “Metal Building Roof and Wall Assemblies” has 
been attached to this response. Based on the information in this packet, the metal building supplier 
estimates that the proposed building will have a Sound Transmission Class (STC) rating of 37. For 
comparison, for a building with a STC rating of 30 loud speech can be understood through the wall, for a 
rating of 32 loud speech can be heard but not understood, and a rating of 40 is considered tobe ‘privacy’ 
with loud speech not heard through the wall. For comparison, a 2 x 4 wall has an STC rating around 36. 

The portion of the proposed building which will include training activities is the west portion. The south, 
west, and north faces of the building are at least 400 feet from the property line. The east face of the 
building is closer to the property line, but the east 42 feet of the building is office space, which should 
attenuate any noise from the training area. 

Provide cutsheets for any building mounted light fixtures. The fully shielded fixtures should be 
mounted no higher than 18 ft. and the bulbs should be 3000K or less (not bright white). 

This has been attached to this response. 

What is the purpose of all of the grading to the south and west of the building pad site? 

This grading is meant to make the site’s earthwork balance – this is a cut/borrow area. 

How many of the trees along Nall will be cleared (how wide of a gap will be created for the new 
driveway?) All of the plans show a mass for the existing trees with the proposed improvements over 
the mass. Provide a site plan that shows what existing trees will remain after the improvements and 
all of the grading shown on the plans has been completed. Currently the preserved vegetation is 
shown on a separate plan and does not show relationship to improvements. Tree reservation is 
encouraged as much as possible. 



                                   

                                      

                 

                               

               

                                       

                                 

                         

                                       

                                    

                                    

                               

                                       

                      

                         

                                  

               

                                   

             

                                  

                             

                             

                 

                                   

                       

      

                                      

                                

                                        

                           

                              

                                   

       

                                 

                                   

              

The entrance on Nall has already been constructed, and the existing cut in the tree row is approximately 
60 feet wide. This will be expanded to 100 feet wide with the parking lot construction, to provide safe 
sight distances for drivers maneuvering in the parking lot. 

A sheet title “Tree Preservation” has been added to the submittal, which shows the tree preservation 
areas and proposed improvements on the same sheet. 

With the movement of the building, the parking lot on the south side of the building is at the highest 
point, property slopes downward to the south. If the existing trees between the parking lot and the 
south property line (adjacent residence) are cleared, additional screening is required (shrubs and/or 
trees) to keep car lights from view. Shrubs planted close together to create a solid screen at least 3 ft. 
(within a year or two) in height. Note the species and size at planting (minimum 5 gallon size). 

A substantial area of trees south of the proposed building and parking lot will remain. Also, the revised 
submittal shows additional screening on the south side of the parking lot, on the Landscape Plan. 

1 tree is required for each 20 parking spaces – the submitted plan shows 1 tree. Please revise to show 
2 additional shade trees (total of 3) for the parking lot. 

The additional trees have been added, and are shown on the Landscape Plan. 

What are the species of trees and shrubs shown on the landscape plan near the new building? 

These are now shown on the Landscape Plan. 

The detention basin to the north of the building appears different on the drainage map than on the 
site plan, which is the correct shape? 

The correct shape is shown on the Drainage Plan. This has been corrected on the Site Plan. 

Provide a single, comprehensive landscape plan for the property. Show the trees and junipers that 
were previously planted along the west property line and around the existing parking lot. 

A Landscape Plan has been added to the submittal. 

Explain the need for 50 parking spaces close to the building instead of the maximum of 40 spaces 
previously stipulated/limited. Note: the limitation on number of athletes applies whether training 
indoors or outdoors. 

Two of the spaces will largely be un‐used (reserved for ADA), leaving 38 stalls. A small staff of five 
coaches/trainers (there are 5 offices in the floor plan) would leave 33 stalls available for participants. 
Allocating at least 1 stall per athlete, this only leaves 8 spare stalls. It is likely that some athletes will 
have parents traveling to the facility in separate vehicles, either due to being divorced/separate 
households or just due to scheduling issues. Allowing 10 additional stalls would prevent a parking 
shortage that would lead to clients of the facility attempting to park in incorrect locations such as the 
landscaping or fire lane. 

Consider extending the sidewalk from the east side of the building around the corner and along the 
south side, or providing a green space separation along the south side so that bollards are not needed 
to protect the building from car damage. 



                 

                                     

  

                                  

                          

                                   

          

                                     

                                     

       

               

                    

                     

                                     

                                           

                        

                       

                                        

                 

                                         

                        

           

                            

                                 

               

 

 

 

 

The plans have been revised to show a greenspace. 

How tall will the retaining wall be for the baseball field near left field? What will it be constructed 
with? 

The proposed wall will be 30” tall. This wall will be constructed out of large concrete blocks 
(approximately 2’ x 4’ face dimensions). The wall will be covered with padding. 

Provide a detail for the poles and netting described for the softball backstop. Show the location of the 
poles on the site plan. 

A detail has been added to the Details sheet. And the poles are now shown in the plan view. 

Need to show the other leg of the sight distance triangle at the intersection of 191st and Nall (missing 
south leg on Nall). 

This has been added to the revised submittal. 

Signs can be approved as part of the development plan. 

Sign applications will be submitted as part of the development plan. 

Will there be a monument sign near the entrance from Nall? from 191st? Monument signs can be 5 ft. 
tall, if set back 10 ft. from the official street line (ultimate 60 ft. of half street r‐o‐w) and can have up 
to 25 sq. ft. of sign face (smallest area measured around message). 

The owner does not plan to have a permanent monument sign. 

The wall sign shown on the east elevation can be up to 10% of the area of the east façade. 

We will keep the sign size within that limit. 

Will there be illumination of any of the signs? If so I can provide what is allowed but I would suggest 
no illumination. Stilwell, not just this neighborhood, is very sensitive to light. 

The signs will not be illuminated. 

The narrative did not mention machine pitch. This was previously prohibited. Has this changed? 

Language has been added to the narrative stating that pitching machines will only be used for catching 
and defensive training, but not for batting practice. 



Lumark 
DESCRIPTION 

The patented Lumark Crosstour™ LED Wall Pack Series of luminaries 
provides an architectural style with super bright, energy effcient LEDs. 
The low-profle, rugged die-cast aluminum construction, universal back 
box, stainless steel hardware along with a sealed and gasketed optical 
compartment make the Crosstour impervious to contaminants. The 
Crosstour wall luminaire is ideal for wall/surface, inverted mount for 
façade/canopy illumination, post/bollard, site lighting, foodlight and low 
level pathway illumination including stairs. Typical applications include 
building entrances, multi-use facilities, apartment buildings, institutions, 
schools, stairways and loading docks test. 

SPECIFICATION FEATURES 

Catalog # Type 

Date 

Project 

Comments 

Prepared by 

Construction 
Slim, low-profle LED design 
with rugged one-piece, die-cast 
aluminum hinged removable door 
and back box. Matching housing 
styles incorporate both a small 
and medium design. The small 
housing is available in 12W, 18W 
and 26W. The medium housing 
is available in the 38W model. 
Patented secure lock hinge feature 
allows for safe and easy tool-less 
electrical connections with the 
supplied push-in connectors. Back 
box includes three half-inch, NPT 
threaded conduit entry points. The 
universal back box supports both 
the small and medium forms and 
mounts to standard 3-1/2” to 4” 
round and octagonal, 4” square, 
single gang and masonry junction 
boxes. Key hole gasket allows 
for adaptation to junction box or 
wall. External fn design extracts 
heat from the fxture surface. One-
piece silicone gasket seals door 
and back box. Minimum 5” wide 
pole for site lighting application. 
Not recommended for car wash 
applications. 

Optical 
Silicone sealed optical LED 
chamber incorporates a custom 
engineered mirrored anodized 
refector providing high-effciency 
illumination. Optical assembly 
includes impact-resistant 
tempered glass and meets IESNA 
requirements for full cutoff 
compliance. Available in seven 
lumen packages; 5000K, 4000K and 
3000K CCT. 

Electrical 
LED driver is mounted to the 
die-cast housing for optimal heat 
sinking. LED thermal management 
system incorporates both 
conduction and natural convection 
to transfer heat rapidly away from 
the LED source. 12W, 18W, 26W 
and 38W series operate in -40°C to 
40°C [-40°F to 104°F]. High ambient 
50°C models available. Crosstour 
luminaires maintain greater than 
89% of initial light output after 
72,000 hours of operation. Three 
half-inch NPT threaded conduit 
entry points allow for thru-branch 
wiring. Back box is an authorized 

DIMENSIONS ESCUTCHEON PLATES 

12W, 18W, 26W 

12W, 18W, 26W 
6-3/4" [171mm] 

38W 
8" [203mm] 

12W, 18W, 26W 
5-3/4" [146mm] 

38W 
6-5/8" [168mm] 

3-5/8" [92mm] 
38W 

4" [102mm] 

10" [254mm] 

17-1/2" [445mm] 

10" 
[254mm] 

17-1/2" 
[445mm] 

electrical wiring compartment. 
Integral LED electronic driver 
incorporates surge protection. 120-
277V 50/60Hz or 347V 60Hz models. 

Finish 
Crosstour is protected with a 
Super durable TGIC carbon 
bronze or summit white polyester 
powder coat paint. Super durable 
TGIC powder coat paint fnishes 
withstand extreme climate 
conditions while providing optimal 
color and gloss retention of the 
installed life. 

Warranty 
Five-year warranty. 

*www.designlights.org 

 

 

XTOR 
CROSSTOUR LED 

APPLICATIONS: 
WALL / SURFACE 
POST / BOLLARD 

LOW LEVEL 
FLOODLIGHT 

INVERTED 
SITE LIGHTING 

C E R T I F I C A T I O N  D A T A  
Dark Sky Approved (Fixed mount, Full 
cutoff, and 3000K CCT only) 
UL/cUL Wet Location Listed 
LM79 / LM80 Compliant 
ROHS Compliant 
ADA Compliant 
NOM Compliant Models 
IP66 Ingressed Protection Rated 
Title 24 Compliant 
DesignLights Consortium® Qualifed* 

T E C H N I C A L  D A T A  
40°C Maximum Ambient Temperature 
External Supply Wiring 90°C Minimum 

E P A  
Effective Projected Area (Sq. Ft.): 
XTOR1B, XT0R2B, XT0R3B=0.34 
XTOR4B=0.45 

S H I P P I N G  D A T A :  
Approximate Net Weight: 
3.7 – 5.25 lbs. [1.7 – 2.4 kgs.] 

TD514013EN 
March 12, 2020 9:33 AM 

https://XTOR4B=0.45
https://XT0R3B=0.34
www.designlights.org


Specifications and 
dimensions subject to 
change without notice.

Cooper Lighting Solutions
1121 Highway 74 South
Peachtree City, GA 30269
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page 2 XTOR CROSSTOUR LED 

POWER AND LUMENS BY FIXTURE MODEL 

LED Information XTOR1B XTOR1B-W XTOR1B-Y XTOR2B XTOR2B-W XTOR2B-Y XTOR3B XTOR3B-W XTOR3B-Y XTOR4B XTOR4B-W XTOR4B-Y 

Delivered Lumens 
(Wall Mount) 

1,418 1,396 1,327 2,135 2,103 1,997 2,751 2,710 2,575 4,269 4,205 3,995 

Delivered Lumens 
(With Flood  
Accessory Kit) 1 

1,005 990 940 1,495 1,472 1,399 2,099 2,068 1,965 3,168 3,121 2,965 

B.U.G. Rating 2 B1-U0-G0 B1-U0-G0 B1-U0-G0 B1-U0-G0 B1-U0-G0 B1-U0-G0 B1-U0-G0 B1-U0-G0 B1-U0-G0 B2-U0-G0 B2-U0-G0 B2-U0-G0 

CCT (Kelvin) 5,000 4,000 3,000 5,000 4,000 3,000 5,000 4,000 3,000 5,000 4,000 3,000 

CRI (Color  
Rendering Index) 

70 70 70 70 70 70 70 70 70 70 70 70 

Power 
Consumption 
(Watts) 

12W 12W 12W 18W 18W 18W 26W 26W 26W 38W 38W 38W 

NOTES: 1 Includes shield and visor. 2 B.U.G. Rating does not apply to foodlighting. 

LUMEN MAINTENANCE 

Ambient 
Temperature 

TM-21 Lumen 
Maintenance 

(72,000 Hours) 

Theoretical 
L70 

(Hours) 

XTOR1B Model 

25°C > 90% 255,000 

40°C > 89% 234,000 

50°C > 88% 215,000 

XTOR2B Model 

25°C > 89% 240,000 

40°C > 88% 212,000 

50°C > 87% 196,000 

XTOR3B Model 

25°C > 89% 240,000 

40°C > 88% 212,000 

50°C > 87% 196,000 

XTOR4B Model 

25°C > 89% 222,000 

40°C > 87% 198,000 

50°C > 87% 184,000 
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CURRENT DRAW 

Voltage 
Model Series 

XTOR1B XTOR2B XTOR3B XTOR4B 

120V 0.103A 0.15A 0.22A 0.34A 

208V 0.060A 0.09A 0.13A 0.17A 

240V 0.053A 0.08A 0.11A 0.17A 

277V 0.048A 0.07A 0.10A 0.15A 

347V 0.039A 0.06A 0.082A 0.12A 

TD514013EN 
March 12, 2020 9:33 AM 
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page 3 XTOR CROSSTOUR LED 

ORDERING INFORMATION 

Sample Number: XTOR2B-W-WT-PC1 

Series 1 LED Kelvin Color Housing Color Options (Add as Suffx) Accessories (Order Separately) 

XTOR1B=Small Door, 12W 
XTOR2B=Small Door, 18W 
XTOR3B=Small Door, 26W 
XTOR4B=Medium Door, 
                  38W 

[Blank]=Bright White 
(Standard), 5000K 

W=Neutral White, 4000K 
Y=Warm White, 3000K 

[Blank]=Carbon Bronze 
(Standard) 

WT=Summit White 
BK=Black 
BZ=Bronze 
AP=Grey 
GM=Graphite Metallic 
DP=Dark Platinum 

PC1=Photocontrol 120V 2 

PC2=Photocontrol 208-277V 2, 3 

347V=347V 4 

HA=50ºC High Ambient 4 

WG/XTOR=Wire Guard 5 

XTORFLD-KNC=Knuckle Floodlight Kit 6 

XTORFLD-TRN=Trunnion Floodlight Kit 6 

XTORFLD-KNC-WT=Knuckle Floodlight Kit, Summit White 6 

XTORFLD-TRN-WT=Trunnion Floodlight Kit, Summit White 6 

EWP/XTOR=Escutcheon Wall Plate, Carbon Bronze 
EWP/XTOR-WT=Escutcheon Wall Plate, Summit White 

NOTES: 
1. DesignLights Consortium® Qualifed and classifed for both DLC Standard and DLC Premium, refer to www.designlights.org for details. 
2. Photocontrols are factory installed. 
3. Order PC2 for 347V models. 
4. Thru-branch wiring not available with HA option or with 347V. XTOR3B not available with HA and 347V or 120V combination. 
5. Wire guard for wall/surface mount. Not for use with foodlight kit accessory. 
6. Floodlight kit accessory supplied with knuckle (KNC) or trunnion (TRN) base, small and large top visors and small and large impact shields. 

STOCK ORDERING INFORMATION 

12W Series 18W Series 26W Series 38W Series 

XTOR1B=12W, 5000K, Carbon Bronze XTOR2B=18W, 5000K, Carbon Bronze XTOR3B=26W, 5000K, Carbon Bronze XTOR4B=38W, 5000K, Carbon Bronze 

XTOR1B-WT=12W, 5000K, Summit White XTOR2B-W=18W, 4000K, Carbon Bronze XTOR3B-W=26W, 4000K, Carbon Bronze XTOR4B-W=38W, 4000K, Carbon Bronze 

XTOR1B-PC1=12W, 5000K, 120V PC, 
Carbon Bronze 

XTOR2B-WT=18W, 5000K, Summit White XTOR3B-WT=26W, 5000K, Summit White XTOR4B-WT=38W, 5000K, Summit White 

XTOR1B-W=12W, 4000K, Carbon Bronze XTOR2B-PC1=18W, 5000K, 120V PC, 
Carbon Bronze 

XTOR3B-PC1=26W, 5000K, 120V PC, 
Carbon Bronze 

XTOR4B-PC1=38W, 5000K, 120V PC, Carbon 
Bronze 

XTOR2B-W-PC1=18W, 4000K, 120V PC, 
Carbon Bronze 

XTOR3B-W-PC1=26W, 4000K, 120V PC,    
                               Carbon Bronze 

XTOR4B-W-PC1=38W, 4000K, 120V PC,  
Carbon Bronze 

XTOR2B-347V=18W, 5000K, Carbon 
Bronze, 347V 

XTOR3B-347V=26W, 5000K, Carbon 
                            Bronze, 347V 

XTOR4B-347V=38W, 5000K, Carbon Bronze, 
                            347V 

XTOR2B-WT-PC1=18W, 5000K, 120V PC, 
                                 Summit White 

XTOR3B-PC2=26W, 5000K, 208-277V PC, 
                          Carbon Bronze 

TD514013EN 
March 12, 2020 9:33 AM 

www.designlights.org
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Introduction and Background 
The Metal Building Manufacturers Association 
(MBMA) and the North American Insulation 
Manufacturers Association (NAIMA) performed 
acoustical testing on a range of standard metal 
building ceiling and wall insulation assemblies. A 
total of four common roof assemblies and 15 wall 
assemblies were tested by Intertek Labs in York, 
Pennsylvania, in 2017. This document contains 
summaries of the test results, as well as links to 
the individual test reports for those who wish to 
review more detailed information. This document 
discusses the fundamentals of acoustical 
performance and shows how to improve sound 
control in typical wall and roof assemblies through 
the use of fiberglass insulation. The construction 
details of each of the assemblies and their results 
are displayed in the subsequent sections below. 
This project was funded by MBMA and NAIMA, 
with the support of the American Iron and Steel 
Institute. 

Need for These Test Results 
Metal buildings are often used for a variety of 
building types including schools, retail and office 
occupancies. With the development of new 
codes and standards, more stringent Sound 
Transmission Class (STC) (or sometimes Outside- 
Inside Transmission Class (OITC)) ratings are 
coming into play. This is particularly an issue in 
educational and office occupancies where, until 
now, modern wall and roof assemblies did not 
have acoustical testing data available. 

Noise transmission from outdoors is becoming 
an indoor environmental pollution issue as it can 
affect the health and performance of the building 

occupants. Construction techniques to reduce 
sound transmission are becoming increasingly 
important and many builders and architects are 
looking for cost-effective options to further reduce 
sound transmission in metal buildings. 

Metal Building Insulation— 
What Is It? 
Metal building insulation has been used for many 
years to thermally insulate the walls and roofs 
of metal buildings. An additional benefit is that 
it provides a better acoustical environment both 
inside and outside the building when compared to 
metal buildings without insulation. Metal building 
insulation can absorb interior noise to provide a 
quieter work environment. 

Because of the porous nature of metal building 
insulation, it is an excellent absorber of sound. 
It can reduce noise levels in a building up to 
5-6 dB. This same sound-absorbing property 
is used to reduce the amount of sound that is 
transmitted through a wall or roof. Thus, it can 
reduce equipment noise transmitted to neighbors. 
It can also reduce outside noise so that building 
occupants are not disturbed by exterior noise 
sources such as traffic. 

Summary of Strategies to 
Improve Acoustic Performance 
The addition of faced metal building insulation 
to the wall or ceiling assembly alone can reduce 
noise levels in a metal building by 5-6 dB. 
However, additional construction techniques can 
further reduce the sound transmission. 

Acoustical Performance of Insulated Metal Building Roof and Wall Assemblies 1



 

 

  

This document outlines several assemblies that 
the testing demonstrated will achieve improved 
acoustical performance with the addition of 
acoustical ceiling tiles, gypsum board and 
additional fiberglass insulation. 

To maximize a metal building’s acoustical 
performance, the wall and/or roof panels should 
include at least one layer of faced metal building 
insulation and one layer of unfaced metal building 
insulation. Additionally, the construction should 
be tight, with attention to detail such as filling 
gaps with flexible sealants to assure that sound 
does not transmit via air leaks from one space to 
another. 

The target STC values of 45 to 50 and OITC 
values 35 to 40 were easily met by the majority 
of the assemblies tested. STC and OITC were 
calculated by taking the Transmission Loss (TL) 
values tested at 16 standard frequencies over the 
range of 125 Hz to 4000 Hz. 

Key Definitions 
Sound Absorption Coefficients 
The sound absorption properties of a material 
are expressed in terms of sound absorption 
coefficients. The higher the coefficient the 
better the material absorbs sound. Sound 
absorption coefficients are measured at several 
frequencies since the ability of a material to 
absorb sound varies with frequency. A material 
with an absorption coefficient of 0.66 at a single 

frequency means that approximately 66 percent 
of the sound that strikes that material is absorbed, 
or conversely about 34 percent of the sound 
is reflected back into the room. Single-number 
ratings from sound absorption coefficients include 
both the newer sound absorption averages (SAA) 
and noise reduction coefficients (NRC). 

Sound Absorption Average (SAA) The sound 
absorption average for a material is the newer and 
preferred single-number rating that is generated 
using the ASTM C423 test method. The SAA is 
based on the average of sound absorption over 12 
frequencies (200-2500 Hz). The higher the SAA 
rating, the better a material absorbs sound. The 
SAA for faced fiberglass metal building insulation 
typically ranges between 0.75 and 1.15*. 

Noise Reduction Coefficient (NRC) The noise 
reduction coefficient is a single-number rating 
that has been established to express the ability 
of a material to absorb sound at four frequencies 
(250-2000 Hz). Again, the higher the NRC value, 
the better a material absorbs sound. NRC values 
for faced fiberglass metal building insulation range 
from about 0.75 to 1.15*. 

Sound Transmission Loss 
The ability of a wall or roof to reduce the amount 
of sound transmitted through it is called sound 
transmission loss. Sound transmission loss is 
expressed in decibels (dB) and it also varies 
with frequency. Most materials and constructions 
reduce the transmission of high-frequency sounds 

*It is important to note that, because fiberglass metal building insulation is thick, and due to aspects of the ASTM 
C423 test method, it is possible to have an SAA or NRC value of greater than 1.0.  
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more than low-frequency sounds. When building 
a wall or roof it is imperative that there are no air 
(sound) leaks in the construction. Sound leaks can 
drastically reduce the effectiveness of a wall to 
reduce the transmission of sound from one space 
to another. The construction should be as tight as 
possible. Where gaps exist, they should be filled 
with an acoustic caulk, typically a flexible sealant 
such as a non-curing Butyl, siliconized acrylic 
latex or an acrylic latex that does not dry out and 
become brittle over time. 

Sound Transmission Class (STC) 
A single-number rating system used to express the 
sound transmission loss properties of a wall or roof 
is the sound transmission class (STC). The higher 
the STC value, the better a construction reduces 

the transmission of sound. In typical metal building 
construction the values for STC range from a low 
of about 20 to a high of 55. The STC rating has 
been in existence for many years and is based on 
speech sounds. 

Outdoor-Indoor Transmission Class 
(OITC)
Recently, a new single-number rating has 
been introduced. It is called the outdoor-indoor 
transmission class (OITC). It is used to specify 
the sound transmission loss properties of exterior 
building elements such as walls and windows. The 
OITC uses outside noise sources such as traffic, 
aircraft and trains to calculate a single-number 
rating. The OITC is the preferred rating for exterior 
walls and roofs of metal buildings. 

TABLE 1 - Tested Roof Assemblies 
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R-1 X X R-2.5 R-19+R-11 - 0 37 26 -

R-2 X X R-2.5 R-19+R-11 X 0 45 30 -

R-3 X X R-2.5 R-19+R-11 - 1 56 43 -

R-4 X X R-2.5 R-19+R-11 - 2 58 46 1 hr. 
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Test A, Drawing R-1, Test Date 05/31/17 

Data File No. G9721.01 

STC: 37 OITC: 26 

Drawing R-1 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Roof Panel 24 Gauge Standing Seam Roof Panel, 2.5” rib height 

Spacer Block R-2.5 Thermal Spacer Block 

Steel Purlin 8” x 16 Gauge Steel Purlin 

Insulation (Top Layer) R-ll Fiberglass Insulation 

Insulation (Bottom Layer) R-19 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 
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Test B, Drawing R-2, Test Date 05/31/17 

Data File No. G9721.02 

STC: 45 OITC: 30 

Drawing R-2 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Roof Panel 24 Gauge Standing Seam Roof Panel, 2.5” rib height 

Spacer Block R-2.5 Thermal Spacer Block 

Steel Purlin 8” x 16 Gauge Steel Purlin 

Insulation (Top Layer) R-ll Fiberglass Insulation 

Insulation (Bottom Layer) R-19 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Main Beams Main Beams 

Cross Tees 4’ Cross Tees 

Cross Tees 2’ Cross Tees 

Ceiling Tiles Textured Square Edge Ceiling Tiles 
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Test C, Drawing R-3, Test Date 05/31/17 

Data File No. G9721.03 

STC: 56 OITC: 43 

Drawing R-3 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Roof Panel 24 Gauge Standing Seam Roof Panel, 2.5” rib height 

Spacer Block R-2.5 Thermal Spacer Block 

Steel Purlin 8” x 16 Gauge Steel Purlin 

Insulation (Top Layer) R-ll Fiberglass Insulation 

Insulation (Bottom Layer) R-19 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Main Beams C-Channel Cold Rolled Steel Channel, spaced 48” o.c. 

Cross Beams Steel Furring Channel, spaced 24” o.c. 

Ceiling 5/8” Type X Gypsum Board 

Acoustical Performance of Insulated Metal Building Roof and Wall Assemblies 6



Test D, Drawing R-4, Test Date 05/31/17 

Data File No. G9721.04 

STC: 58 OITC: 46 

Drawing R-4 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Roof Panel 24 Gauge Standing Seam Roof Panel, 2.5” rib height 

Spacer Block R-2.5 Thermal Spacer Block 

Steel Purlin 8” x 16 Gauge Steel Purlin 

Insulation (Top Layer) R-ll Fiberglass Insulation 

Insulation (Bottom Layer) R-19 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Main Beams C-Channel Cold Rolled Steel Channel, spaced 48” o.c. 

Cross Beams Steel Furring Channel, spaced 24” o.c. 

Ceiling First Layer 5/8” Type X Gypsum Board 

Ceiling Second Layer 5/8” Type X Gypsum Board 
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TABLE 2 - Tested Wall Assemblies 

Test Specimen 24
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W-1 X X R-0.375 R-25 x - - 0 34 23 - 0.059 

W-2 X X R-0.375 R-25 x x - 1 52 33 - 0.059 

W-3 X X R-0.375 R-25 x x - 2 53 37 1 hr 0.059 

W-4A X X R-0.375 R-25 x x x 1 54 35 - 0.059 

W-4B X X R-0.375 R-25 x x x 2 57 39 - 0.059 

W-6 X X R-0.75 R-30 x - - 0 34 23 - 0.052 

W-7 X X R-0.75 R-30 x x - 1 49 33 - 0.052 

W-8 X X R-0.75 R-30 x x - 2 54 37 1 hr 0.052 

W-9 X X R-0.75 R-30 x x x 2 54 36 - 0.052 

W-10 X X R-0.75 R-30 x x - 2 53 39 1 hr 0.052 

W-11 X X - R-25+R-10 x - - 0 35 24 - 0.047 

W-12 X X - R-25+R-10 x x - 1 51 34 - 0.047 

W-13 X X - R-25+R-10 x x - 2 53 38 1 hr 0.047 

W-17 X X - R-25+R-10 x x - 4 57 42 2 hr 0.047 

W-18 X X -
6” Mineral 

Wool + 
R-10 

- x - 3 55 41 2 hr -
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Test A, Drawing W-1, Test Date 05/1/17 

Data File No. G9722.01A 

STC: 34 OITC: 23 

Drawing W-1 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.375 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 
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Test B, Drawing W-2, Test Date 05/1/17 

Data File No. G9722.01B 

STC: 52 OITC: 33 

Drawing W-2 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.375 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, spaced 24” o.c. 

Gypsum Board 5/8” Type X Gypsum Board 
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Test C, Drawing W-3, Test Date 05/1/17 

Data File No. G9722.01C 

STC: 53 OITC: 37 

Drawing W-3 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.375 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, spaced 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 
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Test D1, Drawing W-4A, Test Date 05/2/17 

Data File No. G9722.01D1 

STC: 54 OITC: 35 

Drawing W-4A Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.375 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, spaced 24” o.c. 

Resilient Channel 0.025” thick, spaced 24” o.c. 

Gypsum Board 5/8” Type X Gypsum Board 
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Test D2, Drawing W-4B, Test Date 05/2/17 

Data File No. G9722.01D2 

STC: 57 OITC: 39 

Drawing W-4B Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.375 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, spaced 24” o.c. 

Resilient Channel 0.025” thick, spaced 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 
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Test I, Drawing W-6, Test Date 05/3/17 

Data File No. G9722.01I 
STC: 34 OITC: 23 

Drawing W-6 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.75 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-30 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 
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Test H, Drawing W-7, Test Date 05/3/17 

Data File No. G9722.01H 

STC: 49 OITC: 33 

Drawing W-7 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.75 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-30 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board 5/8” Type X Gypsum Board 
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Test F, Drawing W-8, Test Date 05/2/17 

Data File No. G9722.01F 

STC: 54 OITC: 37 

Drawing W-8 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.75 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-30 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 
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Test E, Drawing W-9, Test Date 05/2/17 

Data File No. G9722.01E 

STC: 54 OITC: 36 

Drawing W-9 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.75 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-30 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Resilient Channel 0.025” thick, spaced 24” o.c. 

Gypsum Board 5/8” Type X Gypsum Board 
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Test G, Drawing W-10, Test Date 05/2/17 

Data File No. G9722.01G 

STC: 53 OITC: 39 

Drawing W-10 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Foam Isolator R-0.75 Foam Tape 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-30 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 
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Test J, Drawing W-11, Test Date 05/3/17 

Data File No. G9722.01J 
STC: 35 OITC: 24 

Drawing W-11 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Insulation R-10 Fiberglass Insulation 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 
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Test K, Drawing W-12, Test Date 05/3/17 

Data File No. G9722.01K 

STC: 51 OITC: 34 

Drawing W-12 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Insulation R-10 Fiberglass Insulation 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board 5/8” Type X Gypsum Board 
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Test L, Drawing W-13, Test Date 05/3/17 

Data File No. G9722.01L 

STC: 53 OITC: 38 

Drawing W-13 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Insulation R-10 Fiberglass Insulation 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 
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Test M, Drawing W-17, Test Date 05/3/17 

Data File No. G9722.01M 

STC: 57 OITC: 42 

Drawing W-17 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Insulation R-10 Fiberglass Insulation 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation R-25 Fiberglass Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 

Gypsum Board Third Layer 5/8” Type X Gypsum Board 

Gypsum Board Fourth Layer 5/8” Type X Gypsum Board 
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Test N Drawing W-18, Test Date 05/3/17 

Data File No. G9722.01N 

STC: 55 OITC: 41 

Drawing W-18 Assembly Description 

Test Specimen Identification (Source Room to Receive Room) 

Steel Wall Panel 26 Gauge R-Panel 

Insulation R-10 Fiberglass Insulation 

Steel Girt 8” x 16 Gauge Steel Girt, spaced 60” o.c. 

Insulation 6” Mineral Wool Insulation 

Vapor Retarder Polypropylene with tri-directional fiberglass reinforcement 

Steel Banding 0.02” thick, spaced 30” o.c. 

Steel Hat Channel 20 MSG Galvanized, 24” o.c. 

Gypsum Board First Layer 5/8” Type X Gypsum Board 

Gypsum Board Second Layer 5/8” Type X Gypsum Board 

Gypsum Board Third Layer 5/8” Type X Gypsum Board 
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