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STAFF REPORT 

June 30, 2021 

To: Southeast Consolidated Zoning Board 

Fr:  Sean Pendley, AICP, Deputy Planning Director  
            Diane Wicklund, AICP, Senior Planner 
Re: Application No. SE 21-137-CUP (AU) 

 

APPLICATION INFORMATION 

Applicant: Luke Town, Advanced Baseball Academy 

Landowner: Smokehouse Land Partners, LLC 

Engineer: Steven LaCasse, P.E. 

Requested Action: Conditional Use Permit (CUP) – Athletic training complex (baseball 
and softball) 

Purpose: To allow indoor and outdoor baseball and softball training; including 
camps, practice games and competitive games on two outdoor 
fields 

Legal Description: Part of the Northeast Quarter of Section 6, Township 15, Range 25 

Site Location: 19300 Metcalf Avenue 

Existing Land Use and Zoning: Vacant commercial use/ Split Zoning: RUR (Rural District) and PRB 
2 (Planned Residential Neighborhood Retail Business District) 

Existing Improvements: Vacant commercial building, parking lot, detached garage  

Site Area: 10 acres 

 

PROPOSAL 

The applicant is applying for a CUP for an athletic training complex for baseball and softball athletes on 
the subject 10± acre property.  The training complex would be the home of Advanced Baseball 
Academy, with youth athletes being trained by the applicant and his employees.  The applicant 
currently has a CUP for existing outdoor baseball and softball fields at 191st Street and Nall Avenue, 
which expires May 18, 2022. If approved, the proposed CUP will replace the existing athletic facility and 
the applicant will vacate the site on Nall Avenue following completion of the new facility.   
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According to the applicant’s narrative (attached), the proposed facility will allow indoor and outdoor 
training for the Advanced Baseball Academy and Advanced Fastpitch Academy.  Activities include 
classroom instruction, camps, clinics, controlled scrimmages, game simulations, and competitive 
games. The applicant has indicated that there will not be any sanctioned tournaments such as USSSA 
(baseball) or ASA (softball). The hours of operation shall not be earlier than 8:00 am and no later than 
10:00 pm, Monday through Sunday. There will be no lighting for the outdoor fields, no outdoor 
scoreboards, no concession stand, and no public announcement system or outdoor speakers.   The 
applicant is requesting a term of 10 years for the CUP.  
 
The existing site includes a vacant restaurant building (former Stilwell Smokehouse), detached garage, 
and parking area along Metcalf Ave. The remainder of the 10-acre site is undeveloped with floodplain 
on the far western portion of the site.   

Figure 1: Aerial View of Subject property (outlined in blue) 

 
 
Neighborhood Meeting:  The applicant held a neighborhood meeting on June 29th to discuss the CUP 
application with interested county residents.  County Planning Staff was not in attendance.  The 
applicant plans to give an update on the results of the neighborhood meeting at the Zoning Board 
meeting on July 7th.  A summary of the neighborhood meeting is attached. 
 
Neighborhood Correspondence:  Staff has received written correspondence from interested 
residents in the area.  The correspondence is attached.  Any additional correspondence that Staff 
receives after the mailout of this report, will be distributed at the Zoning Board meeting on July 7th. 
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Figure 2: Aerial View of Site  

 

Figure 3: Oblique View of Subject Property and Surrounding Area 
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Proposed Development 
 
The proposed development plan includes an indoor athletic training building (23,040 sq. ft.), storage 
shed (300 sq. ft.), paved parking lot with100 spaces, and two outdoor athletic fields suitable for either 
baseball or softball.  The proposed building is 25-feet tall. The proposed exterior building materials 
include insulated metal panels with a textured finish on the east (front) elevation and it wraps around a 
portion of the north and south elevations.  The remainder of the building materials will consist of pre-
finished metal panels.  Please see attached building elevations and renderings for more details. 
There is an existing parking lot and three driveway approaches along Metcalf in front of the vacant 
restaurant. The existing building, parking area and driveways will be removed with the proposed 
development. 

Figure 4: Proposed Site Plan with Existing Aerial Photo 

Figure 5: Proposed Site Development Plan 
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There are existing trees on the west portion of the site and along the majority of the north and south 
property lines.  The proposed development plan identifies the existing tree line to remain on the north, 
south and west sides of the outdoor fields.  In addition, the applicant has proposed additional trees along 
the north, south, and east property lines to provide additional buffers for adjacent residential properties.    

                                 View of existing building (East side facing Metcalf Avenue) 

 

View of proposed outdoor field area (looking West) 
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Proposed Athletic Facility 

According to the applicant’s narrative, the proposed building will have a total footprint of 23,040 sq ft and 
the second floor (mezzanine level) will be 4,842 sq ft with a total floor area of 27,882 sq ft. The building 
will have indoor practice equipment for baseball skills training, office space for 10 training staff members, 
small conference room, and restrooms. The outdoor fields include 6-foot high chain-link fencing and poles 
with netting for the backstop areas. 

As proposed, there will be no outdoor lighting of the outdoor fields and training areas or the parking lot.  
The proposed building will have wall mounted lighting to illuminate the building entrances and for security 
around the building.  There will be a new paved driveway and parking lot accessed from Metcalf Avenue.  
The parking lot includes a total of 100 parking spaces with 4 ADA accessible parking spaces.  There is 
one wall sign proposed on the front building elevation.   

During a typical weekday, the facility will operate in the afternoons with a 2 hour rotation of 4 
age groups (12 trainees per group) and a 10 person training staff. During the winter, training will 
take place after school hours (4PM – 8PM) inside the building. During the summer, training will 
use both the building and fields and operate around noon – 8PM. The 10 person staff would stay 
on site the entire training day.  
 
During Saturday and Sunday, the facility will experience peak use as the two practice fields/softball 
fields will be able to be rented out for league play. From 8AM – 8PM, each field would have 2 teams of 
up to 12 players each competing in a double header (2 x 75 minute games = 150 minutes total).  

      The average team carries 12 athletes, and one car per family. For 2 fields, there could be 4 teams 
playing at the same time. That is approximately 48 vehicles, plus 4 vehicles for umpires.  Game play 
would be separate from training activities.  The building would be open only for access to the 
restrooms.  Training will not typically occur over the weekend and would not coincide with game play. 

According to the applicant, the fields are not large enough to conduct USSSA Baseball sanctioned 
competition.  Due to their size, competitive play would be limited to boys aged 12 and under and also 
softball.  Competitive games at the high school age level are not feasible and will not occur, due to the 
size of the fields. 

  The proposed plan shows bleachers on the outdoor fields.  According to the applicant, the primary 
anticipated spectator will be parents and siblings of trainees and players. During the weekday, the 
expected use includes 10 training staff and 4 age groups (12 trainees per group), with groups changing 
over every 2 hours.  The typical weekday parking requirement is 58 stalls if absolutely no carpooling 
occurs, plus some accommodation for extra parking during shift change.  A typical schedule would be 
staggered to reduce the overlap in parking between training sessions, for example:  Team 1 arrives at 
5pm for training. Team 2 Arrives at 5:30pm to start. Team 3 arrives at 6 pm to start, Team 4 arrives at 
6:30 pm to start as team 1 training session is ending and that team is leaving.  Many of the athletes are 
too young to drive, and they will be ‘dropped off’ and ‘picked up’ for practice, making the 30 minute 
stagger useful in reducing parking needs.  See the attached Applicant Narrative for more details 
regarding the athletic facility and its operations. 
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Traffic Study 

The applicant submitted a Level 2 Traffic Study, which analyzed traffic impacts as a result of the 
proposed development.  The Public Works Department has reviewed and accepted the Traffic Study. 
 
The following is a summary of the study scope, trip estimates and traffic analysis.   The main 
intersections reviewed for this study include the following: 

● Metcalf Avenue & W 193rd Street 
○ W 193rd Street is the minor approach with a stop sign and no existing turn lanes. 

● Metcalf Avenue & W 192nd Street 
○ W 192nd Street is the minor approach with a stop sign and no existing turn lanes. 

● Proposed Access to Metcalf Avenue 
○ The centerline of the access driveway will be located 240 ft to the north of the 
intersection of Metcalf Avenue & W 193rd Street. The location of the driveway 
was coordinated with Johnson County staff to maximize separation between the 
driveway and W 193rd Street. 

The traffic study provided data for expected trip generation for the proposed development.  During a 
typical weekday, the facility will operate in the afternoons with a 2 hour rotation of 4 age groups (12 
trainees per group) and a 10 person training staff. The expected traffic to the facility was calculated 
based on 12 trainees x 4 groups which equals 48 vehicles needed for either picking up trainees or 
dropping off trainees. The study estimated that there are 96 total vehicles arriving and departing in an 
hour which is a maximum total of 192 trips. The study also took into account a percentage of parents 
that stay for the training sessions and carpools that are typical for the facility.  The end result is 192 
trips (96 entering and 96 exiting) which is reduced by 31 entering trips and 31exiting trips. Therefore, 
the expected weekday peak hour trips generated by the development is 130 trips (65 entering and 65 
exiting). 
 
For a typical weekend day, recreational league play will produce a different volume of traffic. 
Both softball/practice fields will be used by 2 teams each. The full 10 person staff would not be in the 
facility during the weekends and only a few staff will be present on the weekends. The newly generated 
trips are based on 48 vehicles arriving and the previous 48 vehicles departing the site. Therefore, the 
expected weekend peak hour trips generated by the development is 96 trips (48 entering and 48 
exiting). This conservatively assumes that no one would carpool or be dropped off and picked up. 
 
According to the study, the access point for the development meets the required threshold for stopping 
sight distance, intersection sight distance, width, turning radius, and driveway corner clearance. 
Left-turn and right-turn warrants were performed and did not meet the minimum thresholds 
established by KDOT’s Access Management Policy. 
 
The traffic study identified that the surrounding roadways have the capacity to handle demand without 
significant impact. According to the study, the number of provided parking stalls meets the required 
demand even when one group is arriving before the previous group has departed. No issues with 
vehicle queues are expected to impact traffic on Metcalf Avenue as pick-up vehicles will be directed to 
park in a stall to avoid forming a queue. Based on the layout of the proposed development and existing 
roadway capacity, the surrounding traffic network can easily handle trips generated by the proposed 
development. 
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Recommendation Summary: Based on the analysis set forth in this Staff Report, Staff recommends 
approval of the Conditional Use Permit for the athletic training complex, subject to the recommended 
stipulations.   

Zoning History:  The subject property has had split zoning A (Agricultural) and CP-3 (Planned 
Commercial Zoning District) since March 1982.  The RUR (Rural District) and the PRB2 (Planned 
Residential Neighborhood Retail Business District) zoning on the subject property were established as 
part of the county-wide rezoning in 1994. 

Existing Infrastructure and Minimum Infrastructure Requirements:  The Johnson County Zoning 
and Subdivision Regulations state that the Infrastructure Requirements shall be guidelines for purposes 
of reviewing CUPs.   

Water: The property is located within the WaterOne District service area.  There is an 
existing 6-inch water line along the west side of Metcalf Avenue and a 24-inch 
water main along the east side of Metcalf.  Sufficient water supply for fire protection 
purposes is required in the PRB2 district.  The proposed athletic training building 
will be required to be constructed to meet building and fire code requirements for 
the proposed commercial use and occupancy.  Per the Building Official, installation 
of new fire hydrant(s) will be required prior to issuance of the Certificate of 
Occupancy. 

Wastewater: Sanitary sewers are not available to serve the subject property.  As identified on 
the Utility Plan, the proposed building will utilize either an on-site wastewater 
disposal system or a commercial holding tank in accordance with the 
Environmental Sanitary Code.  

Public Safety: Police protection is provided by the Johnson County Sheriff's Office. 

 Fire protection is provided by Johnson County Fire District #2.  The nearest fire 
station is located one-quarter mile to the north, at the intersection of 191st Street 
and Metcalf Avenue.  

Transportation: Metcalf Avenue provides access to the site.  Metcalf Avenue is a 22 foot wide, 
county-maintained, paved street with shoulders and is designated as a Type II, 4-
lane arterial road in the Comprehensive Arterial Road Network Plan (CARNP).  
The applicant submitted a Level 2 Traffic Study, which analyzed traffic impacts as 
a result of the proposed commercial use.  The Public Works Department has 
reviewed and accepted the Traffic Study.  Based on the Study, no additional street 
improvements are required. 

 The minimum infrastructure requirements for the PRB2 zoning district require that 
the section line road (in this case, Metcalf Avenue) be constructed to at least the 
Type B Collector Street standard.  In this location, Metcalf Avenue is considered 
functionally equivalent to a Type B Collector standard, therefore, the application 
meets this requirement. 
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 The applicant also submitted a Sight Distance Study which analyzed the sight 
distance requirements for the new proposed entrance off of Metcalf Avenue, which 
will serve the proposed use (athletic complex).  The Public Works Department has 
reviewed and accepted the Study and the proposed entrance will meet the sight 
distance requirements.  In addition, a driveway entrance permit shall be required 
for the new entrance. Please see the attached Public Works Memo. 

     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. The stormwater study has been submitted and 
reviewed by the Public Works Department.  Public Works has requested some 
revisions to the stormwater study. A stormwater management/water quality shall 
be submitted to Public Works for review and acceptance. 

 In addition, the limits of the Stream Buffer Zone conforming to the requirements of 
APWA 5600, shall be shown on the site plan.   

 If the proposed CUP construction will disturb more than one acre of land, a Land 
Disturbance Permit will be required in accordance with County Regulations. 

 

 Summary:  Given compliance with the recommended stipulations and construction of any 
required infrastructure, the application will meet all of the minimum infrastructure 
requirements for the PRB2 zoning district.    

 

STAFF ANALYSIS 

Athletic training complexes are allowed in the RUR District and the PRB2 District if a Conditional Use 
Permit is first approved.  The Zoning and Subdivision Regulations, the Rural Comprehensive Plan, and 
laws in Kansas indicate that consideration should also be given to whether a proposed conditional use is 
in the interest of the public health, safety, morals, and the general welfare of the community.  Staff has 
considered this conditional use permit with regard to: 

Golden Criteria 

1. Whether the use would be consistent with the zoning and uses of nearby properties.   
NOTE:  The subject property has split zoning – the east portion (closest to Metcalf Avenue) of the 
property has PRB2, Planned Residential Neighborhood Retail Business District zoning and the 
western portion of the property has RUR, Rural zoning.  The property adjacent to the north of the 
subject property has the same split zoning.  Further to the north is PRB2 and RUR zoning.  To the 
south is RN2, Residential Neighborhood 2 zoning (this rezoning was approved in 1996) and PRU1B, 
Planned Residential Urban Single Family 1B zoning. To the east, across Metcalf Avenue, is PRB2 
zoning (adjacent to the street) and then RN1 Residential Neighborhood 1 zoning further to the east.  
To the west is RUR zoning.  Uses to the north are a motel, landscape business, cemetery and fire 
station.  The property adjacent to the south is on a 10-acre lot with Rural zoning and has a single 
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family residence and a home occupation business that is operated out of the accessory building.  
Uses to the south are residential, one-third acre sized lots.   To the west is residential use on parcels 
ranging from 1 to 21 acres in size.  Uses to the east, across Metcalf Avenue, are a church, a 
commercial business and then residential subdivisions with an average of 2-acre sized lots.  The 
majority of the properties fronting Metcalf Avenue between 191st Street and 193rd Street have 
commercial zoning. 

 

 
Zoning in the surrounding area (subject property outlined in blue). The red color represents 

commercial zoning and the yellow color represents residential zoning.  The purple color represents 
light industrial zoning.  The green color represents Rural zoning. 

Training will occur inside the new building and practices and games will be outside on the two 
proposed fields.  The outside activity will occur during good weather and during daylight hours.  There 
is no outdoor lighting proposed around the outdoor fields.  The only lighting proposed is on the exterior 
of the new building (athletic facility).   
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The use of the proposed building would be year-round.  The applicant has submitted details for the 
exterior building materials which includes acoustical performance specifications (see attached) and 
insulation for the proposed building.  This proposed building materials will mitigate noise impacts 
heard outside the building.  It is Staff’s opinion that subject to the proposed stipulations, the proposed 
use is consistent with the commercial zoning and uses of nearby properties.   

2. Whether the use is compatible with the character of the neighborhood. 
The surrounding area/neighborhood is a mix of commercial and residential uses.  Along Metcalf 
Avenue between 191st Street and 199th Street are non-residential uses such as a church, and retail 
and commercial businesses.  In addition, there are residential subdivisions to the south and east of 
the subject property.  US-69 Highway is about one-quarter mile to the west.  The subject property 
has been zoned commercial since March 1982.  In addition, about one mile (by roads) to the 
southeast, are existing outdoor ball fields (these fields have outdoor pole lighting) that are used in 
conjunction with the elementary school.  An athletic training complex for baseball and softball with 
two outdoor fields, subject to the recommended stipulations, is compatible with the character of the 
neighborhood because the majority of the properties along Metcalf Avenue between 191st Street and 
193rd Street are zoned commercial.   

3. Suitability of the property for uses to which it has been restricted. 
The property has split zoning (RUR and PRB2) and therefore is suited for commercial and 
residential (1 dwelling per 10 acres) uses and agricultural uses to which it has been restricted.  An 
athletic training complex, with two outdoor fields, subject to the recommended stipulations, will also 
be a suitable use of the property.  

 
4. Extent of detrimental effects to nearby parcels should the conditional use permit be approved. 

The primary anticipated impact to nearby parcels from the proposed conditional use is noise: from 
balls being batted (metal bats), vocal instruction by trainers , vocal communication by teams/athletes, 
cars traveling/parking and car doors opening and closing and noise of spectators of practices and 
competitive games played on the two outdoor fields.  Other impacts include the visual impacts of the 
chain link fencing and backstops (associated with the two outdoor fields), the large size of the 
proposed 23,040 sq. ft. building (footprint of the building - athletic training facility), and parking areas.  
These impacts can be mitigated due to the 10± acre size of the property and its setback from Metcalf 
Avenue.  The closest residence is located about 164 feet to the south on the adjacent parcel.  The 
commercial zoning on the subject property was established in 1982 and the property has had 
commercial uses on site (including a restaurant) dating back to 1957.  The existing building and 
garage are located closer to the residential property to the south and those will be removed as part 
of the proposed development, if approved.  The proposed development locates the new building and 
driveway entrance further to the north, which provides a buffer from the existing residence to the 
south. The following reasons are why the proposed use will have minimal detrimental effects to 
nearby parcels:  (1) the proposed building for indoor training will have insulation in the building walls 
which will reduce the noise heard from outside the building, (2) the two outdoor fields will have no 
outdoor lighting and will only be used during good weather and daylight hours which reduce noise 
impacts to daylight hours, (3) limited outdoor batting practice, (4) no outdoor lighting of parking areas 
is proposed, (5) no scoreboard is proposed, (6) no voice amplification system is proposed, (7) the 
proposed site plan is showing screening and buffering along the north and south property lines and 
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screening along the front of the property along the street side (Metcalf Avenue) which will break up 
the view of the proposed use, (8) the proposed building materials consist of textured metal panels on 
the front façade and wraps around to part of the north and south sides of the building.  This building 
material has a visual appearance of stucco.  The front façade also has some architectural features 
that will blend in with the architectural features of other existing non-residential buildings nearby, and 
(9) the western portion of the property has floodplain and treed areas that will naturally buffer the 
proposed use from adjacent parcels to the west.   Therefore, for the reasons stated in this Report, 
and subject to the recommended stipulations, the proposed athletic training facility will have minimal, 
detrimental effects to nearby parcels.   

5. Length of time the property has remained vacant as zoned.   
The subject property has been zoned commercial since March 1982.  The property includes a vacant 
commercial building (a former restaurant) and a vacant detached shed, which would be demolished 
if the CUP is approved.  The subject property is not vacant.  The existing vacant building on site was 
constructed in 1960. 

6. Relative gain to the public health, safety, and welfare as opposed to the hardship imposed upon the 
landowner by denying the request.   
The gain to the public in denying this request would be minimal since the proposed facility would have 
minimal detrimental effects to nearby parcels and the development would be constructed to comply 
with County Regulations.  The applicant is not the landowner.  There would be no hardship to the 
landowner if this request is denied as the subject property could be used for the variety of 
neighborhood retail sales/service and associated personal service business uses allowed in the PRB-
2 District and any permitted uses in the RUR District.  If the application is denied, the applicant would 
likely renew the CUP for the existing athletic facility at 191st Street and Nall Avenue, or find a different 
location. 

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 part of the Blue Valley Area 
Plan. The Blue Valley Area Plan designates this property for both Commercial/Neighborhood Use 
(the front/east portion of the property) and Growth Policy Area: Planned Residential (the west portion 
of the property).   Neither of the Plans speak directly to the proposed use.  The Growth Policy Area: 
Planned Residential designation suggests infill development of low density residential uses that 
complement existing residential development and promote compatibility of existing and future uses.  
The Commercial/Neighborhood designation supports commercial uses in this area along Metcalf 
Avenue, given that minimum infrastructure is provided for the use.   

The proposed use is allowed in the PRB2 and RUR district, given a CUP is granted for this use.  Upon 
review and analysis of the Comprehensive Plan, the proposed athletic facility/complex is appropriate 
with the recommended stipulations. 

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 proposed building is being designed as a large metal 
building but with an architectural style and elements (on the front façade and wrapping around to the 
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sides of the building) that will blend in with the architectural features of other existing non-residential 
buildings nearby.  It is Staff’s opinion that the proposed use is compatible with existing uses in the 
area and along Metcalf Avenue, and the proposed building is scaled and designed to embrace the 
rural traditions of the Stilwell Community and supporting new businesses in the area, and is therefore, 
in keeping with the Plan.  

Zoning and Subdivision Regulation Standards 

Article 23, Sec. 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.  This CUP is in harmony with 
the general purpose and intent of the regulations because an athletic training complex, subject to the 
recommended stipulations, is consistent and compatible with the area, given the required 
infrastructure is provided.  In addition, the proposed building will meet the requirements for the PRB2 
Zoning district in regard to setbacks, height, size, and parking.  

2) Will not impair the adequate supply of light and air to adjacent property.  The granting of the requested 
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.  The proposed use will not increase hazards 
from fire or other dangers because the proposed building will comply with the Building and Fire Code 
requirements. 

4) Will not increase traffic on streets beyond their capacity.  As stated above, the applicant submitted a 
Traffic Study and the Study was reviewed and accepted by the Public Works Department.  Based on 
the Study, no additional street improvements are required, and therefore, the proposed use will not 
increase traffic along Metcalf Avenue beyond its capacity. 

5) Will not increase potential for flood damage to adjacent property or lead to additional public expense 
for flood protection, rescue or relief.  There are floodplain areas on the subject property. However, 
the proposed building and outdoor fields are not located in the floodplain areas.  In addition, 
stormwater plans have been submitted and accepted by Public Works, which will provide for 
stormwater management and stormwater quality management. Therefore, the proposed CUP will not 
increase potential for flood damage or 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.  A privately 
operated athletic training complex provides a recreational and educational opportunity for the 
County’s youth.  Given the requested use and subject to the recommended stipulations, the public 
health, safety and welfare will not be impaired and the CUP will not create a nuisance or nuisance-
like situation. 

7) Will not pollute the air, land, or water.  Given compliance with the recommended stipulations, the CUP 
should not significantly add to pollution of the air, land, or water. 
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RECOMMENDATION 

Planning staff recommends approval of a Conditional Use Permit (CUP) to allow an athletic training 
complex (for baseball and softball) on the subject property, subject to the following stipulations: 

1. 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.  Permitted 
uses for the athletic training complex include: indoor training (the proposed facility/building – which 
has an approximately 23,040 square foot footprint) and outdoor baseball and softball training, 
including camps, practice games and competitive games on two outdoor fields.   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.   

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

3. Hours of operation for the indoor facility shall not be earlier than 8:00 am and no later than 10:00 pm, 
Monday through Sunday. Hours of operation for the outdoor fields shall not be earlier than 8:00 am 
and no later than 9:00 pm, Monday through Sunday. 

4. There shall be no tournaments or games sanctioned by outside organizations such as the United 
States Specialty Sports Association (USSSA) or Amateur Softball Association (ASA) held on the 
outdoor fields. 

5. Evergreen trees and deciduous trees shall be planted on the north and south property lines as 
identified on the proposed landscape plan to provide screening and to help buffer noise from the 
outside activity and parking area.   

6. Additional trees and/or shrubs shall be provided on the north side of parking lot to provide additional 
screening on the north property line.    

7. The existing tree lines on the north and south property lines shall remain and the site plans shall be 
revised to show the existing tree line on the north property line to be preserved west of the parking 
lot. 

8. There shall be no 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 color (filtered to remove 
blue light emissions). 

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

10. The development plan/site plan shall be revised as follows:  

a) The exterior walls and roof of the building shall include insulated panels to buffer sound as 
proposed by the applicant and shown on the building elevations. 
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b) The new parking lot 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.  

c) The building elevations shall be revised to show glass panels for the overhead doors on the 
north and south elevations to match the building renderings. 

11. 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, outdoor fields, driveway on Metcalf Avenue, etc.).    

12. A revised Stormwater Management/Water Quality Management Report shall be submitted for 
review by Public Works prior to the Zoning Board meeting. 

 
13. The proposed grading is more than one acre of land disturbance, therefore for the CUP 

construction and any impervious surfaces to be constructed, a Stormwater Quality Management 
Plan and calculations will need to be approved and a Stormwater Treatment Facility Permit (SQMP) 
issued prior to the issuance of a building permit as defined by Resolution 069-08.  The SQMP and 
calculations must conform to the Manual of Best Management Practices for Stormwater Quality, 
published by the Mid America Regional Council and the Kansas City Metro Chapter of the APWA, 
2008 edition. 

  
14. The driveway entrance from Metcalf Avenue shall be improved in accordance with the adopted Street 

Construction and Storm Drainage Standards, after submittal of plans and issuance of a driveway 
permit by the Johnson County Public Works Department.   

15. The existing driveway entrances along Metcalf Avenue shall be removed and only one new entrance 
shall be allowed to the property for this development. 

16. All landscaping and fencing materials shall be adequately maintained and landscaping materials shall 
be replaced when dead for the duration of the term of the conditional use permit and shall be installed 
in accordance with the Landscape Plan. 

17. 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 to be approved by the Johnson County 
Planning Department. 

18. The development shall comply with all applicable codes including, but not limited to, Johnson 
County’s Building Code, Fire Code, and Environmental Sanitary Code. 

19. No portable restroom facilities are allowed on site. 

20. Revised site development plans shall be submitted to the Planning Department prior to approval by 
the Board of County Commissioners (BOCC). 

 

 



 

 
SE 21-137-CUP(AU) Page 16 CUP – Advanced Baseball Academy 

June 30, 2021 
 

19300 Metcalf Avenue 
 

Reasons for Recommendation of Approval of the CUP: 

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

2. Subject to compliance with the recommended stipulations, the use is consistent and compatible with 
the surrounding zoning and land uses.   

3. With the recommended stipulations, the use will cause minimal detrimental effects to nearby 
properties. 

4. The use is in keeping with the Stillwell Community Plan and the Rural Comprehensive Plan for 
Johnson County.  

5. The proposed building is appropriately scaled and designed to be compatible with and embrace the 
community’s rural traditions and character, while also supporting new businesses in the area. 

 
Proposed Motion: 

     “I move that the Board approve Application No. SE 21-137-CUP (AU), for a Conditional Use Permit for  
an athletic training complex with an indoor building and two outdoor fields for softball and baseball 
training, practice games, and competitive games, for the reasons and stipulations recommended by 
Staff and set forth in the Staff Report.” 

 
 
Attachments: Vicinity Map, Site Development Plans and Drawings, Public Works Memo, CUP Written 
Narrative, Neighborhood Meeting Summary, Neighbor Correspondence, Wall Panel Information, and 
“The Facts About the Acoustical Performance of Metal Building Insulation” Fact Sheet. 
 


	APPLICATION INFORMATION
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