
 

 

 
 

 

 

 

 
 

 

 

 
 

 

 
 

 

 
 

From: Miller, Karen, PLN 
To: Kriks, Michelle, PLN; Pendley, Sean, PLN 
Subject: FW: Better Ballgame, SE 21-181-CUP, conditional use permit section 9, township 15, range 25 
Date: Friday, January 28, 2022 12:21:26 PM 

Here is the e-mail. 

From: dhenke@kc.rr.com <dhenke@kc.rr.com> 
Sent: Thursday, January 27, 2022 7:29 PM 
To: Miller, Karen, PLN <Karen.Miller@jocogov.org> 
Subject: RE: Better Ballgame, SE 21-181-CUP, conditional use permit section 9, township 15, range 
25 

Thank you for the quick response! 

Dave 

From: Miller, Karen, PLN <Karen.Miller@jocogov.org> 
Sent: Thursday, January 27, 2022 4:42 PM 
To: dhenke@kc.rr.com 
Subject: Better Ballgame, SE 21-181-CUP, conditional use permit section 9, township 15, range 25 

David, 

Thank you for sending your below questions and comments.  I've attached Planning staff's report 
regarding this application.  This report has a detailed description of the proposed project as well as 
Planning staff's recommendations. 

If you have further questions, you can contact Michelle Kriks (913.715.2216), who is the planner 
assigned to this application. 

Also, below is a link to Southeast Consolidated Zoning Board page of the Planning's website.  Links to 
the meeting agenda and staff report are located on this page. 

https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-
board 

Thank you. 

Karen Miller 
Senior Planner 

mailto:Karen.Miller@jocogov.org
mailto:Michelle.Kriks@jocogov.org
mailto:sean.pendley@jocogov.org
mailto:Karen.Miller@jocogov.org
mailto:dhenke@kc.rr.com
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-board
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-board
mailto:Karen.Miller@jocogov.org
mailto:dhenke@kc.rr.com
mailto:dhenke@kc.rr.com


 

 

 
 

-----Original Message-----
From: PLN-Planner on Duty <Planner@jocogov.org> 
Sent: Thursday, January 27, 2022 1:40 PM 
To: Miller, Karen, PLN <Karen.Miller@jocogov.org> 
Subject: FW: conditional use permit section 9, township 15, range 25 

Leslie Davis 
Community Development Coordinator 
Planning, Housing, and Community Development 
111 South Cherry, Suite 2000. Olathe, KS 66061 ☏ (913) 715-2200 |  (913) 715-2222 

jocogov.org | @jocogov | F/jocogov 

Please consider the environment before printing this email. 

In office: Jan. 26th, 27th, 28th, 31st, and Feb. 1st Working remotely: Jan. 24th, 25th, Feb. 2nd, 3rd, 
and 4th 

-----Original Message-----
From: dhenke@kc.rr.com <dhenke@kc.rr.com> 
Sent: Thursday, January 27, 2022 12:41 PM 
To: PLN-Planner on Duty <Planner@jocogov.org> 
Subject: conditional use permit section 9, township 15, range 25

 You don't often get email from dhenke@kc.rr.com. Learn why this is important 
<http://aka.ms/LearnAboutSenderIdentification> 

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

Hello, 

This email is in regards to a letter I received from your department.  Conditional Use Permit for 
indoor/outdoor baseball/softball facilities, on property zoned RUR, Rural District, on 53.1 acres, in 
Section 9, Township 15, Range 25, Johnson County, Kansas. 

mailto:Planner@jocogov.org
mailto:Karen.Miller@jocogov.org
mailto:dhenke@kc.rr.com
mailto:dhenke@kc.rr.com
mailto:Planner@jocogov.org
mailto:dhenke@kc.rr.com
http://aka.ms/LearnAboutSenderIdentification
http:jocogov.org


 
 

 
  

 

          

  

As an adjoining landowner, I have questions and comments regarding this permit. 

I am unable to attend the hearing but I would like to have my voice heard. 

1. Will this be a commercial facility?  If so, I would oppose the permit. 
2. Will there be additional fields other than the existing one (1) field?  If so, I would oppose the 
permit. 
3. Are there plans to add lighting?  If so, I would oppose the permit. 
4. Are there plans to have live games?  If so. I would oppose.  I am fine with a practice facility. 
5. I would like greater clarity about the contents of the permit.  “indoor/outdoor 
baseball/softball facilities” is vague at best. 

Thank you. 

David Henke 

20203 Nall Ave. 

Stilwell, KS 

913.515.4945 

<https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-
email&utm_content=emailclient&utm_term=icon> Virus-free. www.avast.com 
<https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-
email&utm_content=emailclient&utm_term=link> 

Virus-free. www.avast.com 

https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient&utm_term=icon
https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient&utm_term=icon
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https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient&utm_term=link
https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient&utm_term=link
https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient&utm_term=icon
https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient&utm_term=link
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From: Michael Foley 
To: PLN-Planner on Duty 
Subject: Request To Comment 
Date: Sunday, January 30, 2022 4:45:52 PM 
Attachments: 5100 W 207th st without staff recommendations.docx 

Steve Dickey Letter .pdf 
Steve Dickey Letter with comment.pdf 

You don't often get email from 4mikefoley@gmail.com. Learn why this is important 

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

Name: Mike Foley 

Address: 
20619 Nall Ave 
Stilwell, KS 66085 

Request to comment on the 2/2/2022 hearing related to agenda item Number 2: 5100 w 207th 
st. Bucyrus, KS 

Can please include these document as part of the record. 

1. Concerns regarding the CUP 
2. A letter Steve Dickey sent to the neighbors. 
3. Comments regarding the letter compared to the CUP. 

Michael Foley 
Vice President of Strategy and Business Development 
Soleran.com 
mfoley@soleran.com 
913.908.1235 
Perfection is not attainable, but if we chase perfection we can catch excellence. - Vince 
Lombardi 

mailto:4mikefoley@gmail.com
mailto:Planner@jocogov.org
http://aka.ms/LearnAboutSenderIdentification

Fact Sheet for: 5100 w 207th St, Bucyrus, KS 66013

· Land Owner is BBG Holdings (Better Ballgames) LLC, Owner address is: 7325 W 161st St, Stilwell, KS 66085



· The Address of BBG Holdings LLC is also the same address of Rebel’s Softball South but, they also have a Rebel’s Softball North (Both located in OP). These are for profit entities. 

· In each facility, there is a relationship/shared address with KC Hitter:

 



These are our concerns:

1. A significant increase in traffic

2. Invasive noise stemming from hitting, constant yelling, and games with many people present (even with a max of 24 players, many more watch games/scrimmages)

3. Reduce Home Values

4. This is not compatible with the neighborhood.

5. This turns into a significant commercial business that operates within the current Staff Report recommendations. 

6. No plan for how a grievance is remedied







Concern 1: Significant Increase In Traffic

· As will be outlined below, there will be a significant increase in traffic on both 207th and Nall Ave, especially on the weekend. While the CUP recommendation states that only 24 players can be using the field at one time, this makes no stipulation on the indoor facility use. Fact is, BBG could have an additional two teams inside the training facility, plus any spectators watching games or practices. When BBG is hosting multiple teams playing on a weekend, you could have up to 48 players, plus spectators, coming and going from the property, exceeding the 50 cars per hour mentioned in the report. This is not considering the current traffic that is already present. 



Concern 2: Invasive noise stemming from hitting, coaching, games being played, and times with many fans present. 

· Even though the Staff Report stipulates that no pitching machine can be use for hitting practice, competitive teams never use a pitching machine for batting practice. Hitting takes place either by live pitching, side toss, or multiple players hitting off a tee into a net or fence. Our home is roughly 770 feet from the field and I can hear every hit and scream, when I’m outside. During batting practice, a player can hit one ball every 10-15 seconds. That’s 4-6 per minute per player. If multiple players are hitting off tees, it could easily be 20 balls a minute. This is between 360 and 1200 balls an hour during hitting practice. When games are being played, crowd noise will be heard at all times during the games. 



Concern 3: Reduce Home Values

· The fact is, most of our neighbors either moved here or have remained here because of the peacefulness of living in Stilwell. One aspect of our properties value is that it’s NOT in Overland Park where you hear constant noise. If anyone would sell their home, they would have to stipulate in the listing that a commercial organization conducts business outside within earshot of the home.  This would not increase a home’s value. 



Concern 4: This is not compatible with the neighborhood

· I’ve not met a neighbor who agrees with this proposal because of the negative impact to the neighborhood. While I advocate for any resident to improve their home and property, this is not an individual homeowner but, rather a commercial enterprise out to increase revenue, at the expense of other’s home values. 





Concern 5: This turns into a significant commercial business that operates within the current Staff Report recommendations. Not unlike MacNSeitz or Building Champions. 



Here are some facts and revenue possibilities under the CUP as stated:



The recommended usage for using the indoor/outdoor training facility per the staff report are as follow:

· Indoors: “Hours of operation for the indoor facility shall not be earlier than 3:00 p.m. and no later than 9:00 p.m., Monday through Sunday.”

· Outdoors: “Hours of operation for the outdoor field shall not be earlier than 8:00 a.m. and no later than 9:00 p.m., Friday through Sunday during the summer months and other weather-appropriate times during the spring and fall.”

· “During Friday, Saturday & Sunday, the outdoor field may be used for practices and/or scrimmages. There will never be more than two teams on the field at any given time (i.e., no more than 24 players on the property at the same time)”

· By recommendation, this is 36 hours of outdoor field time per week, Friday through Sunday. What this allows BBG (Better Ballgames) to do is the following:

· Rent out the field to baseball and softball teams to practice on:

· 36 hours * $100 per hour=$3,600 in weekend revenue.

· Play non USSSA or ASA tournaments;

· 6 teams @ $400 per team= $2,400 in weekend revenue.

· By recommendation, this is 42 hours of indoor field time, Monday-Sunday. What this allows BBG (Better Ballgames) to do is the following:

· Hitting lessons, using multiple “cages”, at $50 per 1/2 hr, per cage,= revenue of $4200, per “cage” in weekly revenue. 

· 4 cages would $16,800 in potential revenue per week!

· Indoor fielding practice @ $100 per hour, per team= $4200 in weekly revenue. 

· Possible yearly revenue at max capacity (Just for facility use)

· Outdoor field time: (Average $3,000 weekend) * (20 weekends) =$60,000

· Indoor field time*: 40 weeks=$252,000

· *1.5 cages + field time=total revenue 

· Total revenue from using the facilities= $312,000 revenue/per year. 



· In important note, this does not include revenue earned by BBG Holdings for any of the fees paid by players of Rebel’s Softball. These fee’s, just to play, can easily be $1,000 per season, with 2 season a year (Summer and Fall). Currently Rebel’s Softball has 10 teams, each with 12 girls. That’s 120 players paying $2,000 minimum to play. This is revenue of $240,000. This is total revenue capabilities of $552,000 ($312,000 facility usage + $240,000 team fees) There is no difference between BBG business model and either Building Champions or MacNSeitz; both for profit businesses. 

By having this venue, with this CUP,  BBG Holdings could feasibly consolidate all operations to this location. This would eliminate the current rent from 2 separate locations and allow all revenue to flow through this property; $552,000 of possible revenue from BBG operations plus whatever agreement they have with KC Hitter. 

Concern 6: No plan for how a grievance is remedied.

· If a violation of the CUP is committed, what’s the process of filing a grievance and remedy? How is it enforced? What about repeated violations? 









Questions:

· Since many of us moved to Stilwell to get away from the OP traffic and noise, with the expected increase in noise, traffic, and the disturbances to wildlife, explain how this aligns with what a rural neighborhood is wanting? 

· Since there will be a significant increase in noise and traffic, how would this help increase our home values? How are we to be made whole if it decreases our homes value? 

· If BBG Holdings owns the house and Rebels softball, please explain how this is not a commercial venture? Are you prepared to say that $0 revenue will be made by using this facility? Are you going to shut down your other two Rebel Softball locations in Overland Park and shift the activities to this location? 

· If you hold Non-USSA or ABA sanctioned tournaments, how do you plan on handling the increased traffic as teams transition in and out? What about the crowd noise and the sounds of batted balls? 

· How is this CUP any different than Mac N Seitz or Building Champions? BBG Holdings LLC, the owner of the property, is also the owner of Rebel’s Softball, currently a 10 team organization who received fees for players to play on their teams. Can you explain why this is not a commercial organization? 

· If BBG owns the home, the facility, and Rebels Softball, do you plan on using the home and all associated expenses to offset revenue gain from your softball enterprise? 









Suggested Limitations of CUP:

· No scrimmages allowed on premises. 

· Rational: The staff report mentions that no more than 24 players would be using the baseball facility at any one time. While this may be true, when teams scrimmage, parents, siblings, and friends come to watch. There will be more than 50 people at a scrimmage. Also, in my meeting with Steve, he indicated they had no plans for scrimmages, just practices. If they don’t intend to have scrimmages or games, there is no need to offer this in the CUP. 

· Limited hours of operations. 12 Hours of operations for softball related events, with no more than 2 hours on any given day.

· Rational: I was told by Steve Dickey that only 4 teams would be using this property. Even if each team practiced 3 hours a week, that would mean they only need 12 hours of “operations”. Why be open from 8am to 9pm when you only need 12 hours of usage?  

· No practices before 9am, preferably 10am. 

· Rational: Public Nuisance. Having been around competitive baseball for many years I know how loud aluminum bats can be when hitting baseballs and softballs. We still have families, with children, that need quiet in the mornings. 

· Large evergreens need to be planted on the west side. 

· The owner, BBG Holdings, needs to plant large evergreens to act as a noise barrier. There is no stipulation in the report on tree size or type. 
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Michael Foley
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Michael Foley

This property was not purchased by Steve Dickey but, rather BBG Holdings, the parent company of Rebels Softball. A 10 team, for profit, competitive softball organization. 



Michael Foley

Steve states in this letter that no league/competitive games will be played. This language should be added to the CUP, “no games to be played on the outdoor field. Also, the letter mentions that they will only use the field for “family and friends”. This implies that  no team related activities will be conducted on the premises. Again, this language should be added to the CUP language. 



Michael Foley

This letter was give to us AFTER submission of the CUP. When comparing this letter to the CUP, it’s evident that this letter was not written in good faith nor good will was not extended to the community, in fact its evident that the intention was to mislead in order to get the CUP approved. There is an evident alternative use of the property that BBG Holdings has in mind.  





mailto:mfoley@soleran.com
http:Soleran.com
mailto:4mikefoley@gmail.com
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Fact Sheet for: 5100 w 207th St, Bucyrus, KS 66013 
• Land Owner is BBG Holdings (Better Ballgames) LLC, Owner address is: 7325 W 161st St, 

Stilwell, KS 66085 

• The Address of BBG Holdings LLC is also the same address of Rebel’s Softball South but, 
they also have a Rebel’s Softball North (Both located in OP). These are for profit entities. 

o In each facility, there is a relationship/shared address with KC Hitter: 

These are our concerns: 
1. A significant increase in traffic 
2. Invasive noise stemming from hitting, constant yelling, and games with many 

people present (even with a max of 24 players, many more watch 
games/scrimmages) 

3. Reduce Home Values 
4. This is not compatible with the neighborhood. 
5. This turns into a significant commercial business that operates within the current 

Staff Report recommendations. 
6. No plan for how a grievance is remedied 



 
   

        
       
      

     
   

   
    
      

    
 

    
    

     
      
     

     
  

  
      

    
    

 

  
    

   
     

  
       

    
 

     
     

    
     

    
 

 
 

Concern 1: Significant Increase In Traffic 
 As will be outlined below, there will be a significant increase in traffic on both 

207th and Nall Ave, especially on the weekend. While the CUP recommendation 
states that only 24 players can be using the field at one time, this makes no 
stipulation on the indoor facility use. Fact is, BBG could have an additional two 
teams inside the training facility, plus any spectators watching games or 
practices. When BBG is hosting multiple teams playing on a weekend, you could 
have up to 48 players, plus spectators, coming and going from the property, 
exceeding the 50 cars per hour mentioned in the report. This is not considering 
the current traffic that is already present. 

Concern 2: Invasive noise stemming from hitting, coaching, games 
being played, and times with many fans present. 

 Even though the Staff Report stipulates that no pitching machine can be use for 
hitting practice, competitive teams never use a pitching machine for batting 
practice. Hitting takes place either by live pitching, side toss, or multiple players 
hitting off a tee into a net or fence. Our home is roughly 770 feet from the field 
and I can hear every hit and scream, when I’m outside. During batting practice, a 
player can hit one ball every 10-15 seconds. That’s 4-6 per minute per player. If 
multiple players are hitting off tees, it could easily be 20 balls a minute. This is 
between 360 and 1200 balls an hour during hitting practice. When games are 
being played, crowd noise will be heard at all times during the games. 

Concern 3: Reduce Home Values 
 The fact is, most of our neighbors either moved here or have remained here 

because of the peacefulness of living in Stilwell. One aspect of our properties 
value is that it’s NOT in Overland Park where you hear constant noise. If anyone 
would sell their home, they would have to stipulate in the listing that a 
commercial organization conducts business outside within earshot of the home. 
This would not increase a home’s value. 

Concern 4: This is not compatible with the neighborhood 
 I’ve not met a neighbor who agrees with this proposal because of the negative 

impact to the neighborhood. While I advocate for any resident to improve their 
home and property, this is not an individual homeowner but, rather a 
commercial enterprise out to increase revenue, at the expense of other’s home 
values. 



  
    

     
 

    
 

     
 

      
    

      
   

  
       

     
       
       

      
     

    
  

   
     

  
      

    
    

     
    

    
   

   
     

 

   
      

     
      

    
      

    

Concern 5: This turns into a significant commercial business that 
operates within the current Staff Report recommendations. Not unlike 
MacNSeitz or Building Champions. 

Here are some facts and revenue possibilities under the CUP as stated: 

The recommended usage for using the indoor/outdoor training facility per the staff report are 
as follow: 

• Indoors: “Hours of operation for the indoor facility shall not be earlier than 3:00 p.m. and no 
later than 9:00 p.m., Monday through Sunday.” 

• Outdoors: “Hours of operation for the outdoor field shall not be earlier than 8:00 a.m. and no 
later than 9:00 p.m., Friday through Sunday during the summer months and other weather-
appropriate times during the spring and fall.” 

• “During Friday, Saturday & Sunday, the outdoor field may be used for practices and/or 
scrimmages. There will never be more than two teams on the field at any given time 
(i.e., no more than 24 players on the property at the same time)” 

o By recommendation, this is 36 hours of outdoor field time per week, Friday 
through Sunday. What this allows BBG (Better Ballgames) to do is the following: 
 Rent out the field to baseball and softball teams to practice on: 

• 36 hours * $100 per hour=$3,600 in weekend revenue. 
 Play non USSSA or ASA tournaments; 

• 6 teams @ $400 per team= $2,400 in weekend revenue. 
o By recommendation, this is 42 hours of indoor field time, Monday-Sunday. What this 

allows BBG (Better Ballgames) to do is the following: 
 Hitting lessons, using multiple “cages”, at $50 per 1/2 hr, per cage,= revenue of 

$4200, per “cage” in weekly revenue. 
• 4 cages would $16,800 in potential revenue per week! 

 Indoor fielding practice @ $100 per hour, per team= $4200 in weekly revenue. 
o Possible yearly revenue at max capacity (Just for facility use) 

 Outdoor field time: (Average $3,000 weekend) * (20 weekends) =$60,000 
 Indoor field time*: 40 weeks=$252,000 

• *1.5 cages + field time=total revenue 
 Total revenue from using the facilities= $312,000 revenue/per year. 

o In important note, this does not include revenue earned by BBG Holdings for any of 
the fees paid by players of Rebel’s Softball. These fee’s, just to play, can easily be 
$1,000 per season, with 2 season a year (Summer and Fall). Currently Rebel’s Softball 
has 10 teams, each with 12 girls. That’s 120 players paying $2,000 minimum to play. 
This is revenue of $240,000. This is total revenue capabilities of $552,000 ($312,000 
facility usage + $240,000 team fees) There is no difference between BBG business 
model and either Building Champions or MacNSeitz; both for profit businesses. 



    
   

    
      

     
       

  
 
 
 
 

 
        

    
   

    
   

  
   

        
  

     
    

    
  

       
     

        
   

      
  

 
 
 
 

   
    

     
     

     
    

By having this venue, with this CUP, BBG Holdings could feasibly consolidate all 
operations to this location. This would eliminate the current rent from 2 separate 
locations and allow all revenue to flow through this property; $552,000 of possible 
revenue from BBG operations plus whatever agreement they have with KC Hitter. 

Concern 6: No plan for how a grievance is remedied. 
 If a violation of the CUP is committed, what’s the process of filing a grievance and 

remedy? How is it enforced? What about repeated violations? 

Questions: 
• Since many of us moved to Stilwell to get away from the OP traffic and noise, with the 

expected increase in noise, traffic, and the disturbances to wildlife, explain how this 
aligns with what a rural neighborhood is wanting? 

• Since there will be a significant increase in noise and traffic, how would this help 
increase our home values? How are we to be made whole if it decreases our homes 
value? 

• If BBG Holdings owns the house and Rebels softball, please explain how this is not a 
commercial venture? Are you prepared to say that $0 revenue will be made by using 
this facility? Are you going to shut down your other two Rebel Softball locations in 
Overland Park and shift the activities to this location? 

• If you hold Non-USSA or ABA sanctioned tournaments, how do you plan on handling the 
increased traffic as teams transition in and out? What about the crowd noise and the 
sounds of batted balls? 

• How is this CUP any different than Mac N Seitz or Building Champions? BBG Holdings 
LLC, the owner of the property, is also the owner of Rebel’s Softball, currently a 10 team 
organization who received fees for players to play on their teams. Can you explain why 
this is not a commercial organization? 

• If BBG owns the home, the facility, and Rebels Softball, do you plan on using the home 
and all associated expenses to offset revenue gain from your softball enterprise? 

Suggested Limitations of CUP: 
• No scrimmages allowed on premises. 

o Rational: The staff report mentions that no more than 24 players would be using 
the baseball facility at any one time. While this may be true, when teams 
scrimmage, parents, siblings, and friends come to watch. There will be more 
than 50 people at a scrimmage. Also, in my meeting with Steve, he indicated 



     
       

      
   
     

    
  
    

  
    

  
   

       
   

     
 
 
 
 

they had no plans for scrimmages, just practices. If they don’t intend to have 
scrimmages or games, there is no need to offer this in the CUP. 

• Limited hours of operations. 12 Hours of operations for softball related events, with no 
more than 2 hours on any given day. 

o Rational: I was told by Steve Dickey that only 4 teams would be using this 
property. Even if each team practiced 3 hours a week, that would mean they 
only need 12 hours of “operations”. Why be open from 8am to 9pm when you 
only need 12 hours of usage? 

• No practices before 9am, preferably 10am. 
o Rational: Public Nuisance. Having been around competitive baseball for many 

years I know how loud aluminum bats can be when hitting baseballs and 
softballs. We still have families, with children, that need quiet in the mornings. 

• Large evergreens need to be planted on the west side. 
o The owner, BBG Holdings, needs to plant large evergreens to act as a noise 

barrier. There is no stipulation in the report on tree size or type. 



Dear Neighbor: 

My name is Steve, and my family and I just purchased the property at 5100 W 207th Street (this is the 

former Segui residence). We love the Bucyrus areal It is really beautiful and peaceful, and we are 

excited to be moving into the area. I haves kids (17, 15, 8, 6, and 4), so I know this is going to be a really 

wonderful move for them as well. 

I wanted to let you know that we are going to apply for a Conditional Use Permit with the county, so that 

we can hopefully use the field and the training building (both constructed by Mr. Segui) for some limited 

youth practices and lessons. All of my kids play ball, and I coach a few youth softball teams. Please 

know that we are NOT going to do any development on the field or the building ... we have no plans to 
make this a big commercial venture. We will not add lights, scoreboards, speakers, etc. There will not 

be any league/competitive games, tournaments, etc. We will only use the field and building for practices 

for family and friends, very much like the Segui family used the property. It will not be open to the 
"general public". We wouldn't even pursue a conditional use permit under normal circumstances, but 

since we have the youth softball teams set up under a limited liability company for insurance and 
accounting purposes, we've been advised that a Conditional Use Permit is required. 

We are confident that there will be no impact on any of our neighbors regarding noise and/or traffic. If 

anything, we believe that having a Conditional Use Permit for the property may actually increase the 

property values for the surrounding neighbors. Regardless, we want to make sure we understand any 

concerns you may have, and we're willing to address them in detail. Please feel free to call or text me at 

(913) 401 6770. I'd love to chat with you over the phone, or drop by and meet in person. We want to be 
the best neighbors we can be, and I look forward to hearing from you soon! 

Regards, 

Steve Dickey 



This property was not purchased by Steve Dickey but, rather 
BBG Holdings, the parent company of Rebels Softball. A 10 team, for profit , competitive softball 

organization. 

Dear Neighbor: 

My name is Steve, and my family and I just purchased the property at 5100 W 207th Street (this is the 
former Segui residence). We 10"0 +1- - - • - --~. ' 

1 :.rid we are 

excited to be mov;- Steve states in this letter that no league/competitive games will be played . --,llv 
wonderful fT This language should be added to the CUP, "no games to be played on the outdoor field . Also, 

the letter mentions that they will only use the field for "family and friends" . This implies that no team 
t d t t related activities will be conducted on the premises. Again , this language should be added to the 

1 wan e O I e )~ CUP language. 
we can hopefully use the 11c, ... _ _. - 11ir11ted 
youth practices and lessons. All of my kids play ball, ; .:oacn a rew youth softball teams. Please 
know that we are NOT going to do any developmer . 1 the field or the building ... we have no plans to 
make this a big commercial venture. We will not, j lights, scoreboards, speakers, etc. There will not 
be any league/competitive games, tournaments, , (C. We will only use the field and building for practices 
for family and friends, very much like the Segui family used the property. It will not be open to the 
"general public". We wouldn't even pursue a conditional use permit under normal circumstances, but 
since we have the youth softball teams set up under a limited liability company for insurance and 
accounting purposes, we've been advised that a Conditional Use Permit is required. 

We are confident that there will be no impact on any of our neighbors regarding noise and/or traffic. If 
anything, we believe that having a Conditional Use Permit for the property may actually increase the 
property values for the surrounding neighbors. Regardless, we want to make sure we understand any 
concerns you may have, and we're willing to address them in detail. Please feel free to call or text me at 
(913) 401 6770. I'd love to chat with you over the phone, or drop by and meet in person. We want to be 
the best neighbors we can be, and I look forward to hearing from you soon! 

Regards, 

Steve Dickey This letter was give to us AFTER submission of the CUP. 
When comparing this letter to the CUP, it 's evident that this letter was 

not written in good faith nor good will was not extended to the community, in 
fact its evident that the intention was to mislead in order to get the CUP 
approved . There is an evident alternative use of the property that BBG 

Holdings has in mind . 
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From: Chris Bramhall 
To: PLN-Planner on Duty 
Subject: Zoning Board Meeting Better Ball Game CUP 
Date: Monday, January 31, 2022 3:24:49 AM 

You don't often get email from chris@ccdservicesinc.com. Learn why this is important 

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

Planners and Zoning Board 

Chris Bramhall, 4200 West 207th Street, Stilwell KS 

Agenda Item: Steve Dickey and his baseball and softball organization, Better Ball Game or BBG LLC. 
Steve has filed for a commercial use permit to use the baseball field and training facility on his 
property. 

Although our community has larger home tracts it is still a residential neighborhood. The field that 
was built on the property was done decades ago before many of the neighborhoods even existed. 
Commercial use such as this has no place in our neighborhood nor does it serve anyway in our 
immediate community. The applicant advertises doing this for his kids but states on his own website 
that his children do not even participate. 

The main issue is one of traffic and associated problems. The engineering report fails to address the 
dropping off and picking up of participants. The applicant states he only has 5 teams so far but there 
is no limit. Even at 5 teams and 12 players per team that is 60 vehicles each practice coming and 
going on a two lane 45 mph road with countless single neighbor driveways. This equates to over 300 
vehicles per week based on the applicants statements. This could possibly double on weekends. 

There are no constraints on traffic, the number of teams, types of activities or additions over a ten 
year permit period. 

Regardless of how many restraints it is STILL a commercial business in a residential neighborhood 
with almost no way to enforce any of it. 

Commercial facilities belong in commercially zoned areas not residential. Why even have zoning if 
you are just going to let anyone get special permits to override the zoning. 

The applicant wants to operate from 8:00 A.M. to 9:00 P.M on weekends. NO ONE purchased 
property out here to live next to a sports venue. Calling endless games a scrimmage does not change 
the fact that they might as well be tournaments. 

mailto:chris@ccdservicesinc.com
mailto:Planner@jocogov.org
http://aka.ms/LearnAboutSenderIdentification
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From: PLN-Planner on Duty 
To: Wadella, Jim 
Cc: Sandy Wadella (swadella@gmail.com); Kriks, Michelle, PLN; Cross, Sherry, PLN 
Subject: RE: Planning meeting subject for Weds, Feb 2 session 
Date: Tuesday, February 1, 2022 11:28:45 AM 
Attachments: image001.png 

Thank you for your comments. We will forward these to the Zoning Board members this afternoon 
and have added you as a speaker for tomorrow’s meeting. You can find the Zoom Procedures here: 
Southeast Consolidated Zoning Board | Johnson County Kansas (jocogov.org) 

From: Wadella, Jim <Jim.Wadella@corecatalysts.com> 
Sent: Tuesday, February 1, 2022 11:01 AM 
To: PLN-Planner on Duty <Planner@jocogov.org> 
Cc: Sandy Wadella (swadella@gmail.com) <swadella@gmail.com> 
Subject: Planning meeting subject for Weds, Feb 2 session 

You don't often get email from jim.wadella@corecatalysts.com. Learn why this is important 

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

February 1, 2022 

Subject: 

Public hearing for Neil Haas and Steve Dickey Jr. requesting conditional use permit for 
indoor/outdoor baseball/softball facilities on property zoned RUR, Rural District, on 53.1 acres, in 
Section 9, Township 15, Range 25, Johnson County. 

Dear Planning Committee, 

We were just made aware of this public hearing by a neighbor of ours yesterday.  We live at 5299 W. 

208th Street, Bucyrus, KS 66013.  Our subdivision is across the street from the above named 
property. 

A few things to point out: 

1. For some reason we did not receive a notice in the mail about this hearing.  We received a 
copy of a planning letter from Michelle Kriks dated January 19, 2022 that came to another 
nearby resident of our sub division.  We would request that letters like this be sent out to all 
nearby homeowners for this type of hearing. 

2. As we read to request for conditional use, we have several major concerns: 
a. A significant increase to traffic in the area. 

mailto:jim.wadella@corecatalysts.com
http://aka.ms/LearnAboutSenderIdentification
mailto:Planner@jocogov.org
mailto:Jim.Wadella@corecatalysts.com
mailto:swadella@gmail.com
mailto:Michelle.Kriks@jocogov.org
mailto:Sherry.Cross@jocogov.org
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-board

mailto:swadella@gmail.com
mailto:swadella@gmail.com
mailto:Planner@jocogov.org
mailto:Jim.Wadella@corecatalysts.com


 

 

 

 
 
 

 

 

 

 

 

b. Invasive noise from ball games and traffic. 
c. Potential invasives nighttime lights (if installed) that detract from the country feel and 

the reasons we moved to the area. 
d. Potential for reduced home values. 
e. This is not compatible with the residential neighborhoods around this area. 
f. This can turn into a significant commercial business that operates within the current 

staff report recommendation. 

We do plan on attending the hearing on Weds, Feb 2 at 6:30pm for this application and would like to 
register to have our concerns voiced. 

Sincerely, 

Jim and Sandy Wadella 

Jim Wadella 
Managing Member 
Core Catalysts, LLC 

jim.wadella@corecatalysts.com 
913.752.9406 Office 
913.219.3611 Cell 

10500 Barkley, Suite 225 
Overland Park, KS 66212 

Disclaimer: This message contains information that may be privileged or confidential and is the 
property of Core Catalysts LLC and its subsidiaries. It is intended only for the person to whom it is 
addressed. If you are not the intended recipient, you are not authorized to read, print, retain, copy, 
disseminate, distribute, or use this message or any part thereof. If you receive this message in error, 
please notify the sender immediately and delete all copies of this message. 

Disclaimer: This message contains information that may be privileged or confidential and is the 
property of Core Catalysts LLC and its subsidiaries. It is intended only for the person to whom it is 
addressed. If you are not the intended recipient, you are not authorized to read, print, retain, copy, 
disseminate, distribute, or use this message or any part thereof. If you receive this message in error, 
please notify the sender immediately and delete all copies of this message. 

mailto:jim.wadella@corecatalysts.com
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From: PLN-Planner on Duty 
To: smokedad@aol.com 
Cc: O"Hara, Charlotte, BOC; Kriks, Michelle, PLN 
Subject: RE: application no. SE21-181-CUP (AU) 
Date: Tuesday, February 1, 2022 11:31:59 AM 

Thank you for your comments. These will be sent to the Zoning Board members this afternoon and 
entered into the record. 

From: smokedad@aol.com <smokedad@aol.com> 
Sent: Tuesday, February 1, 2022 11:29 AM 
To: PLN-Planner on Duty <Planner@jocogov.org> 
Cc: O'Hara, Charlotte, BOC <Charlotte.OHara@jocogov.org> 
Subject: application no. SE21-181-CUP (AU) 

You don't often get email from smokedad@aol.com. Learn why this is important 

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

Dear Planning Board, 

I am responding to the request for a CUP application no. SE21-181-CUP. My property is situated directly 
to the Northeast of the property in question. 
It seems as though the Board is recommending approval. I have some questions I would like answers to, 
and would like to state my opposition, and my reasons why. 

This CUP is asking to make public use of an indoor and outdoor baseball training facility. The property is 
the former home of a professional baseball player and it has a large indoor structure and 1 outdoor 
baseball field. 

Here is why I am opposed: 

1. This property is surrounded by residential homes. Yes, they are not spaced close together as in a 
neighborhood, but they are still all residential. We moved to Stilwell for open spaces and peace and 
quiet. I do not want to hear the ping of baseball bats, yelling of coaches, whistles, car doors opening and 
closing. Owner indicates there will be scrimmages from 8am to 9pm, every day of the week, not limited to 
any time of the year when weather is compatible.  Scrimmages are games that are not scored. They are 
the same thing. They indicate 24 players. I am guessing that they're parents will watch and I'm not taking 
into account siblings. That is 72 people per scrimmage. This is only for the scrimmage games. They 
also have training activities. The owner's are a baseball/softball club, who are actively recruiting. I have 
no issues with the indoor facility. 

2. The owner's say they are going to put restroom facilities in the large indoor structure sometime in the 
future?? Right now they will use Port-a-potties for restrooms. The planning staff has, on page 13, 
number 12, in their recommendations, said "no portable restroom facilities shall be located on site. 
would like to know where people are going to go to the restroom? 

3. On page 8, number 1, Golden Criteria. This is a neighborhood. The proposed use is not consistent 
or compatible with the current, quiet, residential neighborhoods. 

4. on page 10, number 4, "the primary anticipated impact to nearby parcels from the proposed 

 I 
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conditional use is noise." I just really don't want to hear anything. It seems as though people that don't 
live in Stilwell, don't understand how quiet it is here and that is part of it's charm. We have already gotten 
burned by the planning board that seems it's ok to put loud things in Stilwell. Please consider this as if 
you will be living next door to it. 

5. page 10, number 6. The hardship imposed on the landowner?? I don't care. They can go 
somewhere else. 

6. page 10, number 7, This is not an isolated 50-acre, parcel. It is surrounded by homes on all sides. 
This is not where a training facility should be. 

7. page 11, "Staff does not believe the proposed use is commercial to the extent that the anticipated 
impacts are similar to those of retail sales or services, or light industrial uses, which the Plan and 
Regulations do not encourage in rural or residential areas." I would like to inform staff that Better 
Ballgame actively recruits on its Facebook page and website. I disagree with staff. This is a question 
that should be asked of the applicant. 

8. Page 12, "Will not otherwise unduly impair public health, safety, comfort, morals, or general welfare of 
the inhabitants." I do believe it will unduly impair our comfort. 

9. Who is enforcing all the "recommendations?" Hours of operation, no tournaments or games, no 
portable restrooms, no scoreboard, bleachers, concessions, retail sales, outdoor public announcement or 
other voice amplification systems or device (whistles)? 

10. Page 13, number 3. "With the recommended stipulations, the use would cause minimal detrimental 
effects to nearby properties". I disagree, I don't think anyone wants to have our current peace and quiet 
disturbed. 

11. page 14, number 5. "The facility is appropriately scaled, in both compatibility and embracing the 
community's rural traditions and character." Our community is rural and quiet. We would like to keep it 
that way. This is absolutely not compatible with our rural traditions and character. 

I am a child and baseball/softball lover. I have 3 children and they played softball and baseball when they 
were younger. I support children's sports. I cannot support this CUP next to my backyard. I hope that 
the planning board will please take the residents that surround this property views very seriously. I have 
no ill will, but I just don't want the noise that will be created. If this could happen and I didn't have to hear 
it, I really wouldn't care, but this absolutely affects me. 

Please let me know if you have any questions. I have lived here for 9 years and I love it. I want to protect 
my "little piece of heaven" here in Stilwell. 

Sincerely, 
Kay Slezak 
4893 W. 201st Street 
Stilwell, KS 66085 
913-205-9200 
smokedad@aol.com 

mailto:smokedad@aol.com
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