
 
 

    

 
  

 
 

    
  

 
  

    
       

          
        

     
  

   
 

 
   

  
    

       
   

     
             

     
      

             
  

   
    

   
   
  

  
    

  

  

    
  

 

CALL TO ORDER 
A meeting of the Southeast Consolidated Zoning Board, Johnson County, Kansas, was convened 
at 6:33 p.m. on Wednesday, February 2, 2022, and was called to order by John Loyd, Chairman, 
with the following members present and participating, to-wit, Kelley Rast, Fred Wingert, Kenneth 
Klingensmith, Dennis Bollin and Emily Coleman de Hidalgo. Andrew Ramos was absent. Also in 
attendance were Sean Pendley, Leslie Davis, Jay Leipzig, Michelle Leininger and Michelle Kriks, 
Planning Department, and Anoush Fardipour, Johnson County Building Official. 
Chairman Loyd: I’m going to call to order the February meeting of the Southeast Consolidated 
Zoning Board. We have a virtual meeting statement. 
Ms. Davis: 
To reduce the spread of COVID 19, the Johnson County Southeast Consolidated Zoning Board 
meeting will be conducted online using Zoom Webinar. The Zoning Board members will not be 
present in the Board meeting room. If you are using Zoom, you may participate in the meeting 
using your computer, phone or other electronic device. If you emailed the Planning Department 
in advance of this evening’s meeting and signed up to speak on one of the agenda items, your 
name will be called by the moderator in the order received. If you were unable to sign up in 
advance, and you would like to speak, then prior to the start of the agenda item that you want to 
speak on, click the “raise hand” function on in the Zoom application. By phone you may raise your 
hand by dialing *9. Once the meeting has begun, the chat will be disabled. If you have any trouble, 
please call 913-715-1700 for assistance. All speakers will be limited to three minutes, unless the 
Chair designates a different time period in order to accommodate all of the speakers desiring to 
speak. When your name is called by the moderator, your microphone will be unmuted. Please 
state your name and address for the record, followed by your comments. Zoning Board members 
and presenters, please state your name every time you begin talking so the notes can be 
transcribed for the record. This is a public meeting. We are presenting live and the meeting is 
being recorded. Thank you. 

SOUTHEAST CONSOLIDATED ZONING BOARD 
Zoom Webinar 

https://www.jocogov.org/dept/planning-and-codes/pln/home 
MINUTES 

Wednesday, February 2, 2022 
6:30 P.M. 

I. 

I. AGENDA ITEMS 
A. Add, Delete, Revise and Approve the Agenda 

Motion by Mr. Klingensmith, seconded by Ms. Rast, to approve the agenda. 

Motion carried, unanimously. 

B. Disclosure of conflicts of interest [None] 
C. Disclosure of external contacts/discussions [None] 
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III. APPROVAL OF MINUTES 
Chairman Loyd: Moving on to approval of the minutes from November 3rd. Seems like years ago. 
Does anybody have anything on the minutes? 
Motion by Mr. Klingensmith, seconded by Mr. Wingert, to approve the minutes from the 
Wednesday, November 3, 2021, Zoning Board meeting. 

Motion passed unanimously. 

IV. BOARD REPORTS 
Chairman Loyd: Board of County Commissioners? 
Mr. Pendley: Good evening, Chairman. I will just note that at the last meeting for the Southeast 
Consolidated Zoning Board on November 3rd , there were two applications that were 
recommended for approval by this Board, the Preliminary Development Plan, Final Plat, and 
Preliminary Plat for Metcalf 211 Project for Phase 2 and 3, and then the Conditional Use Permit 
and Final Development Plan for 20924 Floyd Street. Both of those applications were 
recommended for approval, and they were approved by the Board of County Commissioners on 
December 9th . Those were the only cases for BOCC action at for this Board. 
Chairman Loyd: All right, Planning Commission actions? 
Mr. Pendley: I will note that we had a Planning Commission meeting on January 25th . The 
Planning Commission had a couple of items that they considered – the Annual Comprehensive 
Plan Review was recommended for approval to the Board of County Commissioners. We noted 
that there were some upcoming updates to the Rural Comprehensive Plan and some other items 
that staff is working on in regard to updates to the Airport Compatibility Plans for the Johnson 
County Executive Airport and New Century AirCenter. Those two plans, staff is working with a 
consultant and sending out an RFP for proposals for a consultant to assist with those updates. 
We also had a presentation from a consultant, Mark White, regarding an audit of the Zoning and 
Subdivision Regulations. We have discussed this before, that there are several updates that staff 
is looking at for the Zoning and Subdivision Regulations, so the consultant, Mark White, presented 
an audit and findings to the Planning Commission. We are going to begin looking at those for 
upcoming updates to the Regulations. We’ll be bringing those back to the Planning Commission 
for future updates. So eventually you will probably see some of those, or the Zoning Board, for 
future consideration, but the Planning Commission will review those and ultimately will bring those 
to the Board of County Commissioners for approval. That’s it for Planning Commission updates. 
I’m happy to answer any questions. 
Chairman Loyd: Anybody have any questions on reports? [none] Okay, Stilwell Community Plan? 
Mr. Klingensmith: Under our Community Initiatives with the Stilwell Community Plan is to talk 
about public facilities, services and coordination. One of the items we identified was to increase 
communication between the County and Stilwell property and business owners. We have also, in 
the process of one of the goals related to the sense of community and encouraging organizations 
to work together, the Notify JOCO platform. We had in the prior year established an Aubrey 
Township Stilwell option related to events, public notices and other activities. That is now going 
to have a campaign this spring that we’ll be launching to then encourage further participation in 
that platform, in the southern-southeast Johnson County area to help identify and work toward 
that goal and objective that was outlined as part of those Community Initiatives. So, we have a 
couple volunteers, and that should be launching here this spring. 
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Chairman Loyd: Exciting. Thank you, Ken. 

V. BUSINESS BEFORE THE BOARD 
A. Application No. SE 21-178-CUP (SP) – Conditional Use Permit – 17884 W. 183rd 

Street 
Ronald Janes, applicant/landowner, requesting Conditional Use Permit for an 
oversized accessory building, on 1.4 acres, on property zoned RN1, Residential 
Neighborhood 1 District, in Section 30, Township 14, Range 24. 

Chairman Loyd: Staff presentation? 
Ms.

Street is zoned Rural but developed with 

to show that existing shed since that was part of the original CUP. Something to also note on the 

anticipates the area to remain residential and the current accessory building to remain compatible 
with the neighborhood in the future. 

 Leininger: Good evening. [sharing screen] This is an application for renewal of a Conditional 
Use Permit for an accessory building. The Conditional Use Permit was approved in 2011. This 
aerial shows the location of the parcels, outlined in blue, which is just east of the intersection of 
Ridgeview and 183rd Street. Here is a closer look at the subject property with the aerials. The 
property is approximately 1.4 acres, and it is surrounded and zoned RN-1, Residential 
Neighborhood District. The property south of 183rd 

similar residential uses. As you can see, in the northeast corner of the blue outlined lot, that is the 
accessory building that we’re talking about. This is a 2,400 square-foot accessory building. The 
original CUP was approved for a 10-year term. Just to add in there, since the total accessory 
structure did exceed what was permitted on the lot, there is an additional 320-square-foot shed 
that is just north of the house. Here is the site plan. This is actually a revised site plan from what 
was in the packet. There is an existing shed on the property, the 320-square-foot shed that was 
not originally included on the drawing, so the applicant provided me with a revised drawing, just 

site plan is the landscaping that that the applicant installed around the 40 x 60 building. This was 
part of the stipulations for the original CUP approval. The applicant obviously constructed and 
maintained the site per the CUP in 2011, and Planning staff has not received any complaints 
regarding the building. Staff does find that the use is consistent with the Comprehensive Plan and 

With this, the staff does support the requested 20-year term for the CUP. This is a picture of the 
existing building. Here you can see the size and the landscaping around it. Staff does recommend 
approval of the Conditional Use Permit to allow for the continued use of a 2,400-square-foot 
accessory building and a 324-square-foot shed on the subject property located at 17884 West 
183rd Street, subject to the stipulations outlined in the staff report. Just to note, stipulation one 
was for the applicant to provide a revised site plan to include that shed. That can be removed out 
of the stipulations, just because, as I stated, he has already provided that. Here is a suggested 
motion if you see fit. I can answer any questions, and I know the applicant is on with us tonight. 
Chairman Loyd: Okay, thank you, Michelle. At this time, any questions of the staff from the Board 
members? 
Mr. Klingensmith: I noticed that you made a comment under Department Comments that there 
were no concerns raised by other departments. Were there any comments on issues raised by 
the neighbors? 
Ms. Leininger: I did not have any comments. No phone calls, no emails, no discussions. 
Mr. Klingensmith: And there was no history of issues that you have on record of this property? 
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Ms. Leininger: Correct. 
Mr. Klingensmith: Thank you. 
Chairman Loyd: Thanks, Ken. Any other questions to staff at this time from the Board? [none] 
Okay, at this time we’re going to move on to the applicant presentation portion. The applicant, do 
we have him teed up so that he can speak? 
Ronald James, applicant, appeared before the Zoning Board and made the following comments: 

Chairman Loyd: Welcome, Mr. James. 
Mr. James: Yeah, I just want to renew my application. I don’t believe I’ve done anything to warrant 
not having it renewed. That’s why I’m here tonight. Does anybody have any questions for me? 
Chairman Loyd: Zoning Board members, any questions of Mr. James? [none] All right, I don’t see 
any questions. Do we have anybody to make public comments on this application? 
Ms. Davis: Chairman, we did not have anybody sign up for this agenda item, and I do not have 
any hands raised. 
Chairman Loyd: Okay. Thank you. At this time, any other questions from the Zoning Board of the 
staff, applicant or public? 
Ms. Coleman: I just have a question. In the event that a CUP would not be renewed, how does 
that affect the structure itself? Does it have to be removed? 
Ms. Leininger: Typically, it would either have to be removed, or it would have to no longer be used 
for storage. 
Mr. Pendley: I will also note, I think in some situations whatever the reason would be why it would 
not be renewed, there are some options, as Michelle noted. The structure could be removed, or 
it could theoretically be downsized to meet our permitted requirements. So, there’s other options 
that would be permitted under the Regulations. This is an oversized accessory building, but I think 
there would be other options available if, for whatever reason, if there was a violation or 
something, but otherwise there should be no reason why not to renew it. 
Mr. Klingensmith: I’m ready to make a motion when we’re done with discussion. 
Chairman Loyd: Okay, if there’s no other questions or discussion, we’ll go ahead and close it at 
this time. Anybody have anything else before we entertain a motion? [none] Okay, go ahead, Ken. 
Motion by Mr. Klingensmith, seconded Mr. Wingert, to recommend approval of Application No. 
SE 21-178-CUP, the Conditional Use Permit, for continued use of a 40 ft. x 60 ft., 2,400-square-
foot accessory structure, and 324-square-foot shed on the subject property of 17884 West 183rd 

Street, with stipulations and reasons outlined in the staff report. 

The motion carried unanimously. 

Chairman Loyd: Okay, the motion carries. Michelle, the Commissioner meeting date and time? 
Ms. Leininger: Yes, this item will go before the BOCC at their March 10, 2022, meeting held at 
9:30 a.m. at the County Administration located at 111 South Cherry Street, in Olathe. Make sure 
that you check the County’s website prior to the meeting for information regarding virtual and in-
person meetings. 
Chairman Loyd: Okay. Thank you. 
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actions, so we had to go virtual. Between that and COVID and the weather and the change of 
the meeting location and everybody that wants to participate, it may be that this goes down the 
path of a continuation. I just wanted everybody to…so Board members know that we can make 
a motion to continue this if nothing else changes and this continues until next month. It would 
be an in-person meeting, which might be a much better forum, given all the interest that we 
have. But just everybody be mindful of that, that we don’t have to fully decide this this evening, 
that it can be continued. Is the applicant and the landowner present? 
Mr. Pendley: The owner, Mr. Dickey, is present and attending on Zoom. The applicant, Neil 
Haas, is not attending but obviously the owner will speak to this. I would also note, too, for 
staff, we were aware, as you had mentioned, the confusion with the change from when this 
was originally noticed in the paper for our legal public notice that was sent out in December, at 
that time we were able to meet in person. With the BOCC adoption of that Resolution two 
weeks ago, we had to switch to virtual meetings. We did send out letters with that information 
for this Zoom meeting and also published a new notice in the paper. However, it was after the 
original notice went out, so there is some confusion as to in-person. We are actually having 
staff here at the building just in case anybody does show up. We have security at the door, and 
I’m here, but nobody came in person. We understand the confusion for that in-person and 
virtual attendance. I’ll just note that, too, but we’re happy to handle any of the questions that 
come up for notice as well. Sorry, I think Michelle is wanting to speak, if Michelle wanted to 
add anything else. 
Chairman Loyd: Okay, so we do have the applicant present. We’re ready, then, for the staff 
presentation. 
Ms. Kriks: Thank you and good evening, Mr. Chairman, members of the Zoning Board. This is 
case number SE 21-181-CUP, a request for a Conditional Use Permit for Better Ballgame. On 
this property, the request is for a 10-year Conditional Use Permit for an accessory 
indoor/outdoor baseball/softball training facility for youth baseball and softball athletes on 53.1 
acres. This request includes an existing 15,000-square-foot accessory building. The use of an 
existing baseball diamond, new parking, and this is intended for youth athletes to practice 
softball and baseball skills by appointment only. The property is zoned Rural District, and does 

B. Application No. SE 21-181-CUP (AU) - Conditional Use Permit – 5100 W. 207th 

Street 
Neil Haas, applicant, and Steve Dickey, Jr., BBG LLC, landowner, requesting 
Conditional Use Permit for indoor/outdoor softball/baseball training, Better 
Ballgame, on property zoned RUR, Rural District, on 53.1 acres, in Section 9, 
Township 15, Range 25. 

Chairman Loyd: Okay, before we go any further, we’ve had a lot of people email comment. 
We’ve had a lot of people wanting to speak on this issue tonight. This meeting was originally 
going to be an in-person meeting. That changed because of the County Commissioners’ 

have an existing single-family residential building on it. As I’ve already said, it does have that 
large accessory building, which was previously used as a personal indoor sports training 
facility, a detached garage, a vacant accessory barn, a detention pond and a full-sized outdoor 
baseball field with backstop and fencing. This property is the former home of a professional 
baseball player who had obtained a building permit in 2006 for the large accessory building for 
personal use. According to Google Earth’s historic aerial imagery, the baseball diamond was 
also constructed in the 2006 timeframe. The previous property owner used the field and 
accessory building for his personal baseball practice, as well as for his children, friends and 
other ball players to use the property for practice. 
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The property owner is involved with his children’s softball and baseball teams, and the intent 
of the property owner is to invite the teams of his kids to practice onsite. The property owner 
will expand on this during his presentation. However, since he is inviting others on onto the 
property for practices, the use of the accessory building would change from a personal use to 
a public use, and would require the property owner to modify the accessory building to comply 
with commercial building codes, like fire and other building codes. The primary use of the 
property is and will continue to be single family residential and would continue with the property 
owner to live there. The proposed accessory use with this application, the owner indicates that 
he has established a limited liability for liability insurance purposes, and that this is not a 
baseball/softball

the backstop to the very center of center field, with a four-foot-high chain link fence around the 

County Regulations, the accessory building would be required to be upgraded for a public use. 
Here is an aerial of the subject property, highlighting those existing structures on the property 

diamond, where the residence is and the existing drive. 

drive is at and where the facilities 

 organization like other businesses in the area. Proposed activities would 
include practices, clinics and maybe some controlled scrimmages. No sanctioned games or 
tournaments would be played onsite. Use of the facility would be by appointment only and 
would be supervised. No more than two teams, or 24 players, would be onsite at any time, and 
therefore it could be two teams on the field, or one team would be on the field maybe working 
on running drills, and one team could be in the indoor facility practicing their batting skills. The 
property owner has indicated that no more than one scrimmage with two teams would be 
conducted, one in the morning and one in the afternoon. In addition, practices would be 
staggered by at least 30 minutes to prevent overlap. 
This is the general location of the subject property outlined in blue and then circled in red. You 
can see it’s at the northeast corner of the 207th and Nall Avenue, and the acreage is 53.1 acres. 
Here is the surrounding zoning. The subject property and properties immediately west, north 
and east are zoned Rural. There is another single family residential neighborhood across 207th 

Street, and then of course other little pockets of single family residential in the vicinity. 
Existing infrastructure on the property includes a 300-foot baseball diamond, and that is from 

field and a 20-foot-high chain link backstop. There is a 15,000-square-foot accessory building 
that would be used for training. There are no exterior changes proposed to the building or the 
field, and no additional impervious surface are proposed. As I’ve already mentioned, per 

and showing the location of the training facility that’s already there, existing paving that’s just 
on that left side of that building, the existing detached garage, the location of the baseball 

Here is the site plan provided for this project. As you can see here, you can see where the
 are. The proposed upgrades to the site do include 

demarcating 17 parking spaces on that existing paved area adjacent to the accessory building, 
and an additional parking space that would be van accessible complying with the American 
Disabilities Act would be included. Eight additional parking spaces would be added on a gravel 
parking area and an emergency access drive on a formerly used construction drive along the 
western portion of the property. This is the location of the proposed parking. You can see where 
they demarcated the 17 parking spaces there, right adjacent to the building, and then right 
across from the building you can see an area where it would be gravel, and they would place 
wheel stops to demarcate or show additional eight parking spaces. 
This is an emergency access drive. This would be 20 feet wide. The drive was used by the 
previous property owner for construction access there along the west side of the property line. 
The property owner has resurfaced it with gravel, so it could be used as an emergency-only 
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access drive. This drive would not be used by any players or families. It would be gated off and 
secured and would only be permitted for emergency accesses only. 
This graphic is in your staff report, but it just kind of highlights how far the residential 
neighboring properties are from the baseball field and from the indoor training facility. The 
home as well is more than 700 feet approximately from the baseball field and the indoor training 
facility. This request does not include new baseball fields. It does not include any pole lighting 
around the field. It does not include scoreboards. No concession stands. No bleachers. No 
signage, and no public announcement system. Other activities that would not be included as 
part of the CUP request are games, tournaments or other activities that would be sanctioned 
by any baseball or softball association, such as the United States Specialty Sports Association 
or the Amateur Softball Association; nor would there be any retail sales conducted. The 
proposed hours of operation for the indoor facility would be Monday through Sunday from 3:00 
p.m. to 9:00 p.m., and that would be throughout the year. The outdoor field hours of operation 
proposed are Fridays, Saturdays, and Sundays only, from 8:00 a.m. to no later than 9:00 p.m. 
of course, since there’s no light, it would be contingent on when the sun sets, and it would be 
summer months and other weather-appropriate times during the spring or fall. 
As the Chairman has already indicated, staff has received both verbal and written comments 
from the public regarding this application. All written comments that were received before 
yesterday at 2:00 were posted online as an addendum to this application. Written comments 
received after 2:00 yesterday and before 2:00 today were forwarded to the Zoning Board this 
afternoon, and will be made part of the official public record. Any comments received after 2:00 
today will be made a part of the official public record and will be forwarded on to the BOCC 
with the Zoning Board’s recommendation. 
The list of people that staff has written comments received after 2:00 yesterday include 
comments from Andre Trudell, Callie Laue, Connie Foil, Bernita Engelken, Jim Neiberger, Evan 
Durnal, Don Peterson, Morgan Quick, Chris Godwin, Greg Hadel, Carole Bergh, Gordon 
Obermueller, Darry Denlinger, George Rothwell and Jamie Howell. Those were the additional 
comments that were sent out to the Zoning Board for their review and consideration this 
afternoon. 
Other verbal comments that staff received that weren’t included in the staff report that were 
received after the publication is just highlighted here in front of you, of some of concerns that 
were given by those people that staff spoke to. One owner really didn’t appreciate the way the 
former property owner, with the noise of the bats. He just found it disruptive at that time. Again, 
the noise from the use. Concerns regarding the number of teams and athletes using the 
property at one time. Parking. Significant increase in traffic. Waste and septic. One individual 
didn’t believe that the use was compatible with the neighborhood. One caller had some 
concerns with high schoolers driving to and from the property, like driving fast down 207th or 
squealing their tires, or how use of the field would affect neighbors. 
Staff is recommending approval of this Conditional Use Permit for the accessory indoor/outdoor 
training for youth softball and baseball on 53.1 acres, located at 5100 West 207th Street for a 
term of 10 years, subject to the stipulations outlined in the staff report. This is a recommended 
motion. Thank you. I’m available for questions. 
Chairman Loyd: Thank you, Michelle. Just a quick question. Were you going to, during your 
presentation, were you going to go through any more of the staff analysis? I guess, was the 
traffic study…? I see that’s appended here, but that’s not part of the applicant’s presentation, 
obviously. We have it in the staff report. 
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use is defined as an occupation, employment or enterprise that is carried on for profit by the 
owner, lessee or licensee. 
Ms. Rast: Okay, so is staff looking at this as a commercial business? 
Mr. Pendley: No, this is not a commercial business. The reason why this is held as a 
Conditional Use Permit is the property is zoned RUR. It’s agricultural residential property. The 
uses that are permitted obviously are residential and agricultural. The use that’s requested for 
an athletic training facility is allowed with a Conditional Use Permit in the RUR District. That is 
an accessory to the primary use of the property as residential or agricultural. These are similar 
to other applications that have been approved in the County, similar with both residential 
property and then, with an accessory, to have an athletic training facility. So, it’s an accessory 
use to the property. It’s not a commercial use, because it’s a permitted use by the Zoning 
Regulations that allow this as a Conditional Use Permit. 
Mr. Leipzig: Commissioner Rast, just a quick additional comment on that. Yes, a Conditional 
Use Permit allows uses that are more intense. Certain types of uses like this one that you have 
before you this evening, by having a Conditional Use Permit it does have a limited term, so 
after a certain time period that can either be removed, but it does give us some flexibility to do 
that. It is allowed with a Special Use Permit, but the advantage for that is it does go through a 
staff review, also a review process before the Zoning Board and the Board of County 
Commissioners. That’s what that process is, but staff is viewing it not as commercial property, 
but as a use that’s allowed with a Conditional Use Permit, if that helps explain some of that to 
you. 
Ms. Rast: It does. However, it just seems to stop short of what it actually is. We’re talking about 
the accessory buildings, but we’re not talking about what these accessory buildings are going 
to be really, truly used for, which then opens up a whole other can of worms. That seems like 
an important part of deciding whether this is an appropriate land use. So that’s where I was 
going with that. 
Ms. Kriks: That large 15,000-square-foot accessory building would be used for indoor batting 
practice, some indoor field work, pitching work, if there is inclement weather, some of those 

Ms. Kriks: Yes. The applicant has provided a Level 1 traffic study for review, and they have 
reviewed and accepted that traffic study, and it has been made part of the public record 
attached to the staff report. 
Chairman Loyd: Okay. Thanks again, Michelle. Questions to the staff from the Zoning Board 
at this time? 
Ms. Rast: I have a question. I’d kind of like staff to define what a commercial business is to 
staff. 
Ms. Kriks: According to the Johnson County Zoning and Subdivision Regulations, a commercial 

activities can be moved inside. My understanding is that’s what the previous property owner 
used that for as well, for indoor training activities associated with his profession. The detached 
garage is not part of this application and whatever personal use the property owner would use 
it for, whether its to store more vehicles or personal storage, but that is not part of this 
application. And then there is an accessory old barn that’s out there closer to 207th Street. That 
is also not part of this application, so really, the only accessory building that would have any 
activity associated with this Conditional Use Permit would be that large structure that was 
constructed in 2006. 
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be paying for the services. That’s different than what I understand how it was used previously. 
And then on another note, it doesn’t stipulate how long the scrimmages can go on for, how 
long the practices can go on for. I know there’s a time chunk, but if they have a scrimmage, 
can scrimmage last three hours? 
Mr. Fardipour: [audio interference] …if I can give some light to this for you from a safety…I 
don’t know. Your question is mostly from zoning aspect of the scenario, or just from the safety 
side. When they applied for a building permit, this building we’ll be looking at as a commercial 
use, as you just said. That’s why we call it commercial. It comes out from under residential, 
single family dwelling, and will be reviewed under the International Building Code and 
International Fire Code for all the required aspects for that use, which it is going to be. Before 
it was for private, and it was allowed under the previous CUP, which we look at it as a single 
family dwelling storage, like anybody else. You can have whatever you want to do for yourself. 
In this case, the bring the public and then it’s going to be very important for us, from the life 
safety point of view, that’s why they’re calling for so many…and when the building permit 
application comes, then we look at all the aspects of the safety from the Building and Fire Code 
for this facility. 
Mr. Pendley: I’ll just mention, we look at this very differently from a building code standpoint 
and a zoning standpoint, although the accessory building will be classified as a commercial 
building, per Building Code requirements, since we have public in the building. That doesn’t 
mean that it’s necessarily a commercial use in terms of the zoning. Because again, the zoning 
is still going to stay the same. The applicant is not requesting a rezoning of the property. It will 
still be RUR, Rural Agricultural. However, certain accessory uses are allowed by permit 
according to the Zoning Regulations. One of these uses as identified in Article 23, “Athletic 
complexes for baseball, soccer, football, track, et cetera, and other spectator sport facilities for 
use by schools, universities, professional or amateur recreational league sports are permitted 
with a Conditional Use Permit in the RUR District.” That’s why there’s a difference in the way 
we handle it from a zoning standpoint than a building code, but certainly we can handle both 
those questions, for specific uses. The applicant can certainly provide more details for how 
they intend to use the facility. 

Ms. Rast: No, I understand what’s going to go on there. It’s more the fact the old owners, it 
was for personal use. They are now going to use these buildings for commercial, so the people 
that will be coming there will be paying for a service, which then falls under commercial 
business. To me, that’s a big distinction of what’s going on with the property, which I think we 
need to take seriously regarding the people and the residents that are living in the rural area, 
as far as what buildings or land we’re going to start opening up to running commercial 
businesses. I just don’t see how you can separate the two out as far as what’s going on. 
Because the people there, they’re going to be training there, and they’re going to be paying for 
service. This is just not free. They’re not just coming there and hanging out, and it’s all being 
done…as far as I know. I’ll ask the applicant if the people who are coming there will actually 

Chairman Loyd: More questions for the staff? 
Mr. Klingensmith: Is the 15,000-square-foot building currently under a Conditional Use Permit? 
Ms. Kriks: No. Because it was, first of all…Under the Zoning Regulations, due to the size of 
the property, there is no limit to the size of the accessory building. Normally oversized 
accessory buildings require a Conditional Use Permit such as the previous application. In this 
case, no. It was permitted by right, and they obtained a building permit as a personal use 
facility, not a public use facility. I hope that was clear. 
Mr. Klingensmith: Yeah, that was very clear. Thank you. 
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Ms. Kriks: Okay, sorry. 
Mr. Klingensmith: The 11-foot access drive, which is the primary drive, is that a gravel drive or 
is that an asphalt drive? 
Ms. Kriks: It’s an asphalt paved drive. 
Mr. Klingensmith: So the emergency access drive is gravel. Is it the only gravel access point? 
Ms. Kriks: Yes. 
Mr. Klingensmith: Thank you. I was just concerned on dust control, which is not an issue. 
Mr. Wingert: I had a question. On page six of the staff narrative, it says that a fire service, 
there’s no requirement. The amount of use is going to dramatically increase for this facility. 
Was the Fire Department of Johnson County consulted about servicing the accessory building 
if needed? 
Mr. Pendley: I would probably defer…I think there are stipulations regarding fire and building 
codes. Since we have Anoush Fardipour, the Building Official, he would probably be best to 
answer that question. 
Mr. Fardipour: Fred, I think one of the stipulations from the Planning was that the applicant 
should comply with all building and fire code requirements, which they look at all of the exiting, 
number of occupants, fire protection required, fire access road. For that temporary one they 
have to comply with the Fire Code. Those are the ones; we just look at it at time of application 
when they come. But this is just the zoning and the CUP, but since the applicant applied for 
change of use for residential was before to the commercial use and the building fire code, then 
they apply for a building permit, they have hired a design professional, which actually they’re 
working on that. When they apply for a building permit, then we look at all of those requirements 
as proposed by the design and owner to our office for reviewing the building permit for a new 
use. 
Mr. Wingert: Maybe I missed it in the document. Where does it address that the Fire 
Department looked at this, or it met their requirement? Because what I read on page six was 
it doesn’t have to meet the requirement for public safety. 
Ms. Kriks: What that is referring to is how close a fire station is to the site itself, and in the RUR 
District there is no requirement for how close a property can be within the fire service area. 
That does not mean that the site should not and cannot comply with fire code standards. That’s 
just regarding distance to a fire station. 
Mr. Wingert: Could you bring up the map, the aerial of the property, please? 
Mr. Klingensmith: While you do that, Michelle, I think also a point on page six. I believe fire 
protection is provided by Johnson County, not Overland Park Fire District. I don’t think that 
transaction has occurred yet. 
Ms. Kriks: Thank you. 
Mr. Wingert: The one that zoomed in on the property. I wanted to look at the map because I 
had a question, one more detail like the large map that we got. You showed it. That one works. 
So, I have two questions about the infrastructure. The bridge that goes over the pond, what is 
the capacity of that bridge? 
Mr. Pendley: I think would be a question for the applicant. They did look at that issue for 
capacity with design, all the details for that bridge as part of the analysis that was provided. 
They would be able to provide that, so we can answer that, and as Anoush mentioned, that is 
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something that will be looked at as part of the building permit that will be required for the 
accessory building for a change of use. But the applicant would also be able to provide the 
details. We do not have Public Works staff at this meeting, but they also looked at this 
application. I do not believe we have any comments regarding that private access road. Unless 
Anoush has any other thoughts, or Michelle, the applicant could also provide more details 
regarding that bridge. 
Mr. Fardipour: I’d be glad to just give some input. Actually, City of Overland Park Fire 
Department already took over this area. 
Mr. Pendley: That’s correct. 
Mr. 

m in daily contact with the Fire Department of City 

Mr. Wingert: I guess the reason for the question, it’s a very unique property in that it’s split 

seeking to build the accessory building for a commercial venture, what is the required setback 
from the residence that is there? 

the existing –

in the county, or a residential and accessory building? 

Fardipour: Yeah, we are working, I think it was last, if I remember, September or December, 
if I remember. I don’t have the exact date. I' 
of Overland Park and under the contract with the County, I think, they are providing the services 
out there. They do the review and comments regarding any of these projects. Response to 
question of this bridge, that bridge is just for the residential use of that part, because they 
cannot use it for any larger, heavy trucks. That’s why, during the initial review, which I had with 
the owner, I didn’t know such a site, they call it commercial – I’m sorry, they call it construction 
site entrance – which we had with the previous owner. I told them if they want to use that, then 
they have to meet criteria for the Fire Code, because they cannot sustain 75,000-pound…those 
are criteria which the design team, when they submit the building application, they have to 
submit for us to see if that road meets the minimum width, turn radius, turnaround, sustainable 
outdoors fire trucks at all weather. Those were the ones that will be reviewed at that time when 
the building permit will be submitted. Regarding this bridge, you said this bridge was, when 
they built the house, just for residential use of that facility. 

almost down the middle by a very large lake, so accessibility, if you’re talking about tripling or 
quadrupling the number of people that are going to be using the facility, to me is an issue that’s 
very important. So, for the Planning staff, if this was a commercial venture and they were 

Mr. Pendley: Mr. Wingert, the question is the setback for the existing residential structure and 

Mr. Wingert: No, if the applicant came in and said, “There’s a property and it’s got a house on 
it. We want to make a commercial venture where we’re going to have a commercial business 
doing commercial activity,” what is the required setback from a residence? That’s why I asked 
the question earlier this week. What is the distance between the residence and this building? 
So what would be the requirement? What’s the required setback from two commercial buildings 

Mr. Pendley: I don’t know if there is a…I’m confused, because I think if there were a residential 
structure on a property, it wouldn’t be, if it were rezoned commercial it would just be all one or 
the other. It would be all commercial use and there would be no residential use on the property, 
or we’d have a situation like this, where you have a dwelling with accessory buildings that could 
be used as a Conditional Use Permit. So I’m not sure I follow. I don’t know if there’s a setback 
requirement for structures on a property from one structure to another, other than a fire code 
separation. There may be setbacks for that. 
Mr. Wingert: And what is the fire code separation? 

Southeast Consolidated Zoning Board 11 February 2, 2022 



 
 

    

 
 

     
  

        
 

     
   

    
                

        
           

         
 

   
     

 
   

    
                 

 
            

     
         

     
                

  
  

    
            

           
  

  
         

  
    
    

  
  

      
  

     
        

              
 

protection with no opening between those two. This is very, very restricted. Now when you 
have a facility where they have multiple buildings, building codes has to look at you can 
separate buildings from each other by type of occupancy and type of construction, which is 
combustible or not combustible, or you can combine all those buildings and call it one building, 
and then under allowable area and allow for that type of use and construction, the they give 
you how many square feet of the building, for example, you can have. You can call it…for 
example,  if this is building, the house and that storage building was two different, but code 
allow you call them as one building, you add them together, and you come up with one square 
footage for more restrictive of those two, and then for that use you can have maximum, for 
example, 25,000 square feet. If you come up to 25,000 you’re good. If it’s more than that, it’s 
not allowed. Then you have to provide additional life safety. For example,  you bring a sprinkler 
system, you provide fire separation between those buildings internally to make it smaller. That’s 
how the building and fire code deals with this type of situation. It’s not just one given…for 
example, how many feet is from them? It depends on how the building [inaudible] with the 
setback between two buildings, how much it is. If it is residential then the code is going to be 
minimum three feet from each other, for both of them. That’s all you have to tie them together 
to call it one building. 
Mr. Wingert: Thank you. 
Ms. Rast: I’m just super concerned about the private drive in. Am I understanding that the drive 
is only 11 feet wide? I mean, these are teenagers, they finish practicing, or whatever, the first 
thing they’re going to do, they’re going to be on their phones, checking their texts to see what 
they’ve missed, getting on tic toc, whatever. Is this essentially safe for two-way, one-way? How 
is the traffic going to work with the drive? 
Ms. Kriks: The applicant has indicated that if he has anything back-to-back, he would stagger 
a 30-minute window between the end of one and start of another to make sure he does not 
have any parking or traffic congestion on the property. 
Ms. Rast: Okay, but I mean, is it just a one-way? Is the drive wide enough just for one car going 
one direction? 

Mr. Fardipour: I can respond to that question, Fred. The question you’re bringing, it has two 
ways to look at it. Number one, if it’s going to be zoned as commercial, then they have to have 
a property line separation between those buildings and just call it two parcels. If all of this was 
commercial building, then fire codes and building codes has, you can, depending on type of 
construction, if built from noncombustible material – concrete, steel or any noncombustible – 
from a combustible, and then type of occupancy, which is going to be used, they have from 
zero to ten feet, to 30 feet. When I say zero, it means you can have two buildings next to each 
other, just like downtown, but they have to have very high fire resistant construction, start from 
two, three, four hours from each other. Meaning you can have two different type of occupancy 
and construction next to each other. You call it a zero lot line. Then they have to have fire 

Ms. Kriks: Essentially, yes. 
Ms. Rast: In a perfect world, that sounds great, but people aren’t always on time. Parents might 
have to come pick up their kids. They may come and watch the scrimmage halfway through. 
They may show up early because they don’t want to go home. I mean, that whole drive, with 
the water and the bridge, to me, I wouldn’t want my kid going there. I don’t think that’s right. 
Ms. Kriks: Those are good points that maybe the applicant can address when he has his time 
to talk. 
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Ms. Rast: My understanding is that it’s going to be used as a commercial venture. Just for the 
sake of it, if this was a commercial business – forget it’s in Rural, it’s a commercial business, -
would this type of drive be allowed? 
Mr. Fardipour: Not at all, no. 
Ms. Rast: Thank you. 
Mr. Fardipour: What I’m trying to say is because that fire access road depend on how the 
design team approaching to that. You know what I’m saying? It’s possible they haven’t talked 
to this. Maybe they said this one is going to be just access to the house, but the other one, 
which is going to be provided, which all of the use for that building is going to use that route, I 
don’t know. We haven’t had any of this discussion yet. These are all preliminary and you have 
[crosstalk] – 
Ms. Rast: Didn’t Michelle already say that the other road would be blocked off and it was only 
for emergency vehicles and wouldn’t be for the public? So my understanding is all the traffic is 
going to be utilizing this private drive, which you’re talking teenagers. 
Mr. Pendley: Actually, the applicant can explain this better. The way they are going to use this 
facility, it would be by appointment only, for two teams, maximum, at one time. From what we 
understand with the ages of the youth that will be utilizing the facility, they will have parents 
driving them. These will not be teenagers driving, but we’ll let the applicant describe that 
exactly. By appointment, the way they will have that private driveway set up, it will allow access 
to the facility on that existing paved driveway. However, it would be one-way access, so it 
would have to be accommodated, so that they would have that scheduled out, so that the traffic 
is using it for those people who are designated to use it at that time. The applicant can certainly 
provide that better. The other existing emergency access drive to the west, across the west 
side of the property is for emergency access only, for fire access. That’s correct. 
Chairman Loyd: So, I want to make sure I understand. In the recommendations, stipulation 
number 10 says that they’re going to have to submit a building permit for the building, right? 
And if I understand the process, the building permit process, which is what I think Anoush was 

Chairman Loyd: Yeah, follow-on question to that because those are good questions, and 
legitimate concerns. Is that something like when it goes in for the building permit review, 
Anoush, either barriers or, with the pavement, will that be part of the permitting process? 
Mr. Fardipour: My response is going to be dependent on how the design team is approaching. 
To me, this driveway is just for the private use for that single family dwelling, period, at the 
moment. The design team has to let us know how the property will be used. As you said, the 
drive which is coming to, and how they are going to use that property, for the building permit. 
These are the one, for example,  if they come to me, I just ask all these questions also, through 
the fire review and the building code review. 

saying, that’s when they have to demonstrate how they get traffic back and forth to the building. 
That’s when they demonstrate that they have the proper setbacks from the property line or 
from other building types, and that’s where they would address the capacity of the bridge at 
the time of the actual building permit and code review. Is that right, Anoush? 
Mr. Fardipour: Correct. Yes, because these are all zoning…I cannot review the building now, 
because I have not received anything, documents submitted by the design professional 
registered in the State of Kansas as what type of use. These are coming for change of the use 
from what it was before to whatever it is going to be, and when it is approved, then they have 
to meet the building and the fire code. Those are the one additional information. We’ll ask for 
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that the property owner, Steve Dickey and his family, will live here. They found this property to 
be an opportunity to be able to have baseball practices, softball practices, invite their kids’ 
teams onto the property to use and to scrimmage and to practice. 
Mr. Klingensmith: It’s not a business where they’re going to be exchanging money per usage, 
having folks coming and paying fees to be there as a service and money exchange? 
Ms. Kriks: That is correct. That is my understanding, yes. 
Mr. Klingensmith: So that kind of takes it away, in my mind, from the commercial environment. 
Mr. Pendley: I will note also that the applicant is available for comment and additional 
presentation. Certainly they can provide all of these details for how they will use the business, 
and staff will certainly be able to help answer any other questions as well. 
Chairman Loyd: All right. More questions for staff? [none] Okay, if there’s no more questions 
from the staff, then we’re going to hear from the applicant. Name and address, please. 
Steve Dickey, 5100 West 207th Street, Bucyrus, Kansas, appeared before the Zoning Board 
and made the following comments: 

Mr. Dickey: Mr. Chairman, Board members, neighbors, thank you for the opportunity to address 
you tonight and answer some of your questions. If you’ll bear with me just one second, I’ve got 
a statement prepared. I want to make sure I hit all of the highlights. I hope to provide you with 
a better understanding of how we want to use the ball field and training building that are already 
on the property, a field and building that has been in place and in use for approximately 16 
years and which predates some of the homes that now neighbor our property. Many of the 
neighbors are familiar with the field and the building, as some of their children have enjoyed 
using them in years past by permission of the previous owner. I want you to rest assured that 
I understand the sensitivity to Conditional Use Permits, and I know that the recent racetrack 
initiative has caused a lot of emotional distress and angst; however, I humbly request that we 
focus on facts tonight, and not on fears and feelings. I have made every attempt to proactively 
address questions and concerns by going door-to-door to introduce myself to neighbors. 
Though I know I wasn’t able yet to meet everyone. 

it during the permit submittals, but you have a right to ask any question, forecasting how the 
project will go, but I don’t ask at the moment, because I don’t have anything to look at at the 
moment. 
Mr. Klingensmith: Is this a business, where Kelley commented that they’re going to be 
collecting money from other teams, or folks using the facility? Or is this a single family 
residence that has the property, that their kids’ friends and teams are going to use the property 
for no fees, and only have it incorporated out of Hays, Kansas, because of liability, for liability 
protections? 
Ms. Kriks: That is my understanding is that this will be a single family home. This is a residence 

So tonight, I’d like to begin by sharing some background sentiments that I included in our 
Conditional Use Permit application, because I think the information has either been missed or 
misconstrued, or simply mistrusted. As I indicated in the application, for the teams that I coach, 
we established a limited liability company, BBG Holdings, LLC. This entity is strictly for liability 
and insurance purposes. We are not a baseball/softball org like other businesses in the area, 
such as Advanced Baseball, Building Champions, or Rebels Softball. We do not have a for-
profit motive, so we have no plans to extend the number of teams we support. Our limited 
practices and activities are to help those youth players that are overlooked by bigger, more 
competitive, for-profit organizations. We want to help kids who love the game play it while they 
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that – and training activities. So there will never be large crowds for an event, and the field and 
building will never be leased or rented to teams outside of those associated with our family and 
friends. The conversations I’ve had with the neighbors who were kind enough to speak to me, 
I explained in detail how we intend to use the outdoor field and the training building, and I’m 
happy to summarize those details for all of you now, beginning with the field. 
As noted in the application, we have no plans or intent to add audio systems, scoreboards or 
any other accessories or systems that would create any kind of audible or visual disturbance. 
We simply plan to use the field for practices and training activities in a similar capacity to how 
the field was used by the previous owner, a former major league baseball player who used the 
field for his own training activities and those of other professional baseball players. When 
discussing this with neighbors who were willing to talk to me, I learned that many families in 
the area have actually used the field with their own children. If those activities concerned the 
surrounding neighbors at the time, under the purview of the previous owner, that information 
was not disclosed to me by the previous owner or his listing agent during our purchase 
negotiations. In fact, both the field and the building were featured prominently in the marketing 
materials for the property when it was listed. 
With respect to the field, I’ve seen a few comments related to concerns about “games,” and 
apparently my use of the word scrimmages in the Conditional Use Permit application caused 
at least one person to assume this really meant games, which implies competition and possibly 
spectatorship. I can assure you those assumptions were incorrect. Our use of the field will be 
primarily for defensive training, which means a lot of fielding work and a lot of work on 
controlling base runners. Part of our training drills involved mock game scenarios with runners 
on base. The simulated game scenarios are sometimes referred to us as scrimmages. Is this 
a nuanced point? Yes. But it’s important because of the concerns about cheering and crowd 
noise, which I’ll revisit in just a moment. 
With respect to the building, I’ve explained to neighbors that we’ve spoken with that we intend 
to use the building for infield training when the weather is bad outside, as the existing basketball 
court is large enough for us to conduct a full infield practice. There are two existing netted 
tunnels in the building as well, and we will use them for hitting and pitching/catching activities, 

can and to use the game to teach them life skills, responsibility and discipline, just like I do with 
my own kids. It may sound like a hollow platitude, but we’re trying to make a difference with 
these youth, in hopes that they will make a difference in our community once they’ve reached 
adulthood. 
We understand the sensitivity to Conditional Use Permit applications, both form the perspective 
of the County and of the surrounding neighbors, and we are committed to using the property 
in a way that is beneficial for everyone. We will comply with County Regulations and the wishes 
of our neighbors to the best of our ability at all times. Lastly, there will be no competitive games 
on the field or in the building at any point. Only practices/scrimmages – and I’ll come back to 

so there’s no negative impact to any of our neighbors based on our proposed use of the facility. 
With these comments in mind, everyone has now heard the same message from me that I’ve 
shared with anyone and everyone who’s been willing to listen. 
I would like to now address some of the concerns that some of our neighbors have expressed 
to the County Planning Department. The first area of concern appears to be related to noise. I 
particular, it seems a few neighbors have expressed concerns over the noise of batted balls. I 
feel particularly comfortable addressing these concerns, because I’ve got a bachelor’s and a 
master’s degree in electrical engineering, and I spent over a decade with Motorola as an audio 
test engineer. As you probably already know, sound diminishes with distance. Now, a batted 
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ball can generate pretty high sound pressure levels when you’re close to the point of contact, 
such as sitting near the field at a Little League game. However, the sound level decreases 
exponentially with distance, and at a distance of 700 feet from home plate on our field, the 
sound pressure level of a ball hit off a tee by a collegiate athlete softball player using an 
aluminum bat, it would be well below 60db, which is lower than the volume of a typical 
conversation. I have conducted these kinds of experiments before, and I have sound pressure 
meters, and I’d be happy to test side-by-side with any neighbor who is interested in this kind 
of experiment. As for crowd noise, I believe it’s an impractical concern. We will not have 
competitive games, and our parents do not cheer at our practices. There will not be additional 
spectators or crowds to be concerned about. 
Switching gears, 

directionally. But just to eliminate any potential risk, we plan on staggering our practices by a

to speak with so hopefully this helps for those that I haven’t had a chance to reach yet. 
In closing, I’d like to acknowledge the sentiments that many of the neighbors have expressed 
with respect to the Stilwell/Bucyrus area. It is beautiful. It’s scenic, and I absolutely understand 

that is mutually beneficial for everyone in the community. 

the only other area of concern that I have seen raised is traffic. At first blush 
it seems like a legitimate area of concern, at least until I explain to you the parking constraints 
and the schedule blend of our activities. As is noted on our site plan, parking beside the training 
building and next to the house is somewhat limited, so we really cannot accommodate more 
than 24 vehicles at any given time. This works for us, because we don’t ever plan on having 
more than 24 players at a given practice. In addition, it’s very common for our players to carpool 
and it’s also rare that we have 100 percent attendance at practices, so think we’ll be well below 
24 cars for practices the majority of the time. 
There was a question regarding practices/scrimmages. Our practices typically run anywhere 
from 90 minutes to two hours. We’ve never had a practice over two hours, so we should always 
remain well under 24 cars per hour in generated traffic. Regarding the drive, as you can see, 
the main drive to the property is really about 15 feet wide. The asphalt drive is bordered on 
each side by open field up until the bridge. The bridge itself is right at 16 feet wide. There is 
the ability, not on the bridge, but on the drive, to pass traffic in opposite directions to drive by 

minimum 30 minutes so that we don’t have a lot of traffic on the drive or potentially teams 
coming and going at the same time. I’ve explained this to the neighbors who I’ve had a chance 

wanting to keep it that way. What I think a lot of neighbors are failing to realize that have 
expressed concerns, is that we want the exact same thing. My family has moved onto the 
property. We are living in the residence. We are closer to the field than anyone else, and I have 
five children, teenagers all the way down to a four-year-old. We want our home to be peaceful 
and quiet as much as anyone else in the area, and I’m confident that we can do that in a way 

The other thing that I think a lot of neighbors don’t know who haven’t had a chance to meet 
with me yet is that I grew up in Alabama. I’m a country boy at heart, and I have a deep 
appreciation and love of nature. This property, I thought, was a dream property for multiple 
reasons, and it’s the reason why we pursued it and why we decided to move here. I just wanted 
to share that to illustrate the fact that I’ve got skin in the game as well. We’re not operating this 
as a commercial venture to make money. This is not the day job that feeds my family or puts 
food on our table. This is a labor of love that I feel passionately about, and I want to use the 
property very similar to the way the previous owner used it. Per some of the comments that 
the staff shared, we fully intend to comply with all of the recommended stipulations outlined by 
the County. I have an architect that’s working closely with the Building Code department to 
make sure we comply with every regulation that’s applicable, and we have made every 
opportunity to reach out to neighbors and assure them that if there are any issues or complaints 
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or concerns that they have, that we work collaboratively to address those. With that, I thank 
you for your time. I hope that answered most of your questions, but if I didn’t I welcome the 
opportunity to address any additional questions or concerns. Thank you. 
Chairman Loyd: All right, thank you, Mr. Dickey. At this time, do we have questions of the 
applicant from the Zoning Board? 
Mr. Klingensmith: Mr. Dickey, is The Better Ballgame, is that on your Facebook, letting the kids 
play? 
Mr. Dickey: Yes, sir. That is correct. 
Mr. Klingensmith: And the images that are presented, like in the December postings, from 
inside the building, if I’m not mistaken? 
Mr. Dickey: I would have to go back and look at said postings, but it could be. We have players 
and friends and family visit. We’ve had open houses. So it is possible. 
Mr. Klingensmith: And is your website sites.google.com/betterballgame.com? 
Mr. Dickey: Yes, sir. Correct. 
Mr. Klingensmith: Okay, thank you. 
Ms. Rast: A couple questions. What are the ages of the kiddos or the team? Are they all youth 
14 and under? Or could you give me a representation? 
Mr. Dickey: Yes. Right now, we have players for teams at the 10u, 12u and 14u age groups. 
We have attempted to recruit players for an 8u team, as well as a 16u team. Right now those 
teams haven’t materialized, so the majority of our players are all pre-teen. 
Ms. Rast: Okay, so like when the 14u kiddos, do they all end up going someplace else? You 
don’t plan on continuing to bring them up? 
Mr. Dickey: Oh. Good question, so the hope is that by the time they get to 14u, we’ve kept 
them in the game long enough that if they want to continue, we can help them find other, more 
competitive orgs in the area, but part of the reason why we expressed an interest in fielding a 
16u team was because we’ve got some 14u players that would like to remain with us. They’ve 
had a good experience, so we’re looking to see if that’s something we can accommodate. We 
just haven’t made a firm commitment to that quite yet. 
Ms. Rast: So, you’re saying you are open to where there’s the possibility that you could have 
15u, 16u, 17u at some point? 
Mr. Dickey: Yeah, good question. Given our capacity constraints – and we’re kind of working 
this from multiple angles – there are only so many players and teams that we can 
accommodate from an economic perspective, from a logistical perspective, and then just from 
a total available market perspective. So if you look at Johnson County and you look at a lot of 
those other orgs that we mentioned, there’s high demand for competitive training 
organizations. We’re not trying to compete with those organizations. We’re trying to provide an 
alternative for players that want to play, maybe a little less intensely. Maybe they’ve had bad 
experiences, and they like our model a little better, where we use coaches that don’t have 
players on said teams, for practices and for games. So we’re really niche in terms of the youth 
that we attract. So for multiple reasons, I don’t see us ever going above 16u at the most, and 
the number of teams will probably always be below double digits. 
Ms. Rast: Okay. I just wanted to be clear. I know there’s lots of different things, but you’re not 
ruling out having teams older than 14u? That is a possibility in the future. Okay, I just wanted 
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to make that clear. Then, my other question is, with the sound, I am familiar that with water 
sound can accelerate and travel further. With your expertise, would you agree with that? 
Mr. Dickey: That’s true. Sounds is also muffled by foliage and other objects. So – 
Ms. Rast: Okay, I just wanted to be clear because you’ve got an awful lot of water on the 
property. Then my last question, with being on record and stuff – and I get you’re not trying to 
pay all your bills with being a baseball club or whatever – I respect that. However, I want to be 
really, really clear. On record, are you prepared to say that you or BBG does not accept any 
funds from any of these youth players or parents that will be on the property practicing or 
training, or whatever? 
Mr. Dickey: I don’t know that I would say that exactly in those terms. Let me share with you 
what we do, and then if you have additional questions, maybe we can nail down exactly the 
right level of detail. With the academies in the area, typically there is a monthly membership 
fee. Prior to closing on this property, we implemented the limited liability company. We charge 
our members roughly $150 a month for services. Those services include insurance for the 
teams, registration fees for leagues, tournament fees, coaching overhead, everything that you 
can think of that goes into supporting a youth softball team. Our costs are at cost, so we are 
not making money. I’m willing to provide statements to that effect. So, in a sense, we are 
charging our players. We also have fundraisers to help offset some of their cost, but we are 
not renting or leasing space – tunnel space – we’re not tying those costs to any particular 
facility. That’s somewhat independent of location. Does that help at all? 
Ms. Rast: Yes. I mean, basically you are collecting funds. I appreciate the fact that you are 
maybe a more reasonable organization for people to belong to. I am familiar with baseball. My 
son played baseball, so I’m familiar with the different entities and stuff. However, if you didn’t 
have this property for them to come to, it would be safe to say that you would have to go 
someplace else and rent facilities for your players to practice all of that, so in a sense you can 
say it as nicely as you want, you’ve got a good heart, that’s great. You’re trying to do the best 
with it, but you still are collecting funds for the services. Is that clear? 
Mr. Dickey: Yes, but it’s not related to this property. I think that’s an important point of 
distinction, and this is why I think it’s important. There’s a lot of discussion – and I think a case 
can be made for both perspectives – that our use is different than the previous owner. My 
perspective and position, because I’ve talked at length with the previous owner, is that it’s not. 
The big difference is that we have set up a limited liability company, and we’ve put all of our 
cards on the table, and we’ve approached the process as transparently as we possibly could. 
I believe if you look at the property, a baseball field implies two teams, a minimum of 18 players. 
If you look at the building, it’s got a full-size basketball court, which implies 10 to 12 players. 
So the volume of activity that was here on this property and the way the property was used, I 
argue is completely consistent with our proposed approach. So again, it may be semantics, 
and I don’t want to get hung up on nuanced points that are irrelevant, but I do think that we’re 
not doing anything any differently than what the previous owner did. We’re not introducing any 
more traffic, volume, we’re not drawing more crowds, we’re not generating any more noise. I 
don’t think that anything is significantly different, minus the holding company, which we used 
to purchase the property. 
Mr. Klingensmith: I would question from the former owner’s use if this has got a higher 
frequency, longer days. I think the prior owner was more random in his approach, more 
inconsistent. There wasn’t scheduled times during the day that he used it, and it was really just 
for more personal issue or had friends over. This, to me, seems like it’s going to be more of a 
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non-profit – I understand that – but a non-profit business with traffic coming and going, 
segmented times, and really it will become very populous in that regard. 
Mr. Dickey: I respectfully disagree with that assessment given the traffic study, given our limit 
of 24 cars every two hours or so. I’m not sure that I understand that position, but I respect the 
comments. 
Mr. Klingensmith: Thank you. 
Mr. Wingert: Mr. Dickey, you purchased the property nine months ago, a year ago? 
Mr. Dickey: No, sir, not that long ago. October. I think we closed the end of October. 
Mr. Wingert: Okay, and when you were looking at the property, did you have any meetings with 
the County officials before you purchased the property regarding this venture? 
Mr. Dickey: I did not. I had related conversations with the agents and the owner. The owner, 
we discussed our plans for the property. He was very encouraging. He went on at length about 
how supportive the neighbors were, how the neighbors used the building and the field, and he 
assured me that there wouldn’t be any concerns, given our proposed usage for youth sports. 
He was very supportive and led me to believe that the neighbors would be supportive as well. 
Mr. Wingert: Thank you. Before you closed on the property, did you meet with any of the 
neighbors and talk with any of the neighbors regarding what you wanted to do with the 
property? 
Mr. Dickey: I do not believe I did. 
Mr. Wingert: Okay. You’ve put this plan in place. I’m sure you developed it a month ago, two 
months ago? 
Mr. Dickey: I’m sorry. Which plan? 
Mr. Wingert: The plan that you’ve submitted to the County, submitted back 45 days ago. 
Mr. Dickey: Yeah, I think we submitted in December. 
Mr. Wingert: Okay, so in December or January did you have any meetings where you invited 
the neighbors to come in to learn about what you were going to do with the property? 
Mr. Dickey: I went door-to-door in December right around the time we were preparing our 
application. I received advice that that would be a good thing to do. I had some really cordial 
conversations with many of the neighbors, including some that were adjacent to our property. 
We discussed concerns for the neighbors that I didn’t meet. I left an introductory letter. I believe 
that letter is on file or is available as part of the public record, and I believe that letter is 
completely consistent with the application and with what I’ve shared with everyone verbally 
tonight. Of the neighbors that I met, I only had one neighbor that openly expressed concerns 
about batted ball noise. All other neighbors expressed concerns about lights, PA systems, et 
cetera, and when I assured them that we had no intention to play competitive games or develop 
the property in any way above and beyond what it’s currently equipped for, everyone seemed 
very agreeable with the approach, and very welcoming. 
Mr. Wingert: Okay. The bridge on the property that we’ve been talking about, is that a wood 
bridge? 
Mr. Dickey: Yes, sir. So interesting enough, the property, as you may or may not know, was in 
wide state of disrepair. The previous owner had not lived here for a while. The professional 
baseball players who had come in to use the property for their training purposes – presumably 
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young, single guys – so the property was well-worn and abused, and the bridge was one of the 
areas that had been neglected, including the septic tank. I won’t digress on that at the moment. 
The bridge looked to be the original 30-year-old wooden deck, constructed of 4 x 6’s. The 4 x 
6’s were rotten though-and-through, so just a matter of six weeks ago or so, we replaced all of 
the decking. All of the metal girders and the cement abutments were all in good shape, no 
signs of rust, no signs of any kind of fatigue or deterioration, so with the wood decking now 
replaced, the bridge seems to be as good as new. One last comment on that note, I don’t know 
what the rating is. It’s something that we could probably find out. I do know that we’ve had 
moving trucks, Amazon trucks, really large industrial trucks up and down the bridge, with no 

neighbors. I know a lot of the new neighbors. I also knew the former owner, and I can tell 

problem. 
Mr. Wingert: The last question I have is you obviously have a pond there on your road. Do you 
have guardrails on both sides, so if a driver would veer off they wouldn’t go into the lake? 
Mr. Dickey: Great question. We have actually ordered guardrails and are waiting for those to 
be delivered so that we can have those installed. That is our plan. 
Mr. Wingert: Thank you. 
Chairman Loyd: Any more questions for the applicant at this time? Okay, we’re going to move 
into the public comment section. I don’t know how many people want to speak, but there’s over 
50 people that are participating in the Zoom call, so we’re going to try to give everybody three 
minutes. I want to remind everybody that before you speak to state your name and your 
address, and I would also, because we have so many people potentially that do want to speak, 
if somebody makes your exact points, I would encourage you if you do choose to go ahead 
and take the time to speak, to just mention that you echo or ditto their comments. Several 
people have talked about the bat noise, so I mean, that comment, just a lot of repeat comments 
could keep somebody from making a unique comment, so just want to remind everybody to do 
that. Then, with that, I’m going to turn it over to the moderator who is running the timer on the 
screen, and we’ll be letting people access the microphone. 
Ms. Davis: All right. Thank you, Chairman. Our first person who has signed up to speak is 
Michael Foley. 
[no audio] 
Ms. Davis: Okay, let’s move on to the next person, and then we’ll come right back to Michael 
and hopefully he’s able to talk next. All right, our next person in line is Chris Bramhall. 
Chris Bramhall, 4200 West 207th Street, Stilwell KS, appeared before the Zoning Board and 
made the following comments: 

Mr. Bramhall: Good evening, Chairman and Members of the Board. I am approximately two 
houses from the applicant’s home. I think my statement, I’ve been here for 16 years. I was a 
ten-year member of the Stilwell Community organization and know most of the original 

without a doubt this is absolutely in no way, by any means, the way the property was previously 
used. My children have been down there. My friends’ children have been down there. It was 
entirely for personal use, just as any of us would have a sleep-over where we might have a 
pick-up game of baseball in our front yard. It’s just with David, he had the means to make it a 
really nice experience. But it was in no way what is being presented here. What I have heard 
this evening, even from the applicant using terms such as economic perspective, profit or no-
profit, this is turning into a commercial enterprise, and regardless of how large our land tracts 
are out here, this is a residential neighborhood. We have one of the most respected builders 
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in town building a neighborhood right across from this. The expectations of a residential 
neighborhood should be upheld, and this is not the place for this type of arrangement that they 
are asking for. It is a traffic problem. A lot of people use 207th to walk, to walk a dog, walk a 
horse. Even though it is 45 mph speed limit, it is a residential neighborhood for all respective 
purposes, and this unfortunately does just not belong in this environment. It entirely violates 
the Golden rule that the County has set forth to use. So, I would ask that the planners re-look 
at all of the facts of what this could mean. We’re looking at a ten-year timeframe with possible 
new owners that might not have the same idea that the current applicant has. This is not an 
indication of the applicant. This goes with the property. I think it needs much further look. I am 

asked that when you came out here if you decided you were going to ask the neighbors and 

definitely not in favor of this type of use. Thank you for your time. 
Chairman Loyd: Thank you. 
Ms. Davis: All right, I’m having a little technical difficulty with this timer, and Michael Foley, I 
think, was just trying to call me on my desk phone. Sean, what would you recommend I do? 
Mr. Pendley: I would say let’s go to the next speaker, and we can try to touch base with Mr. 
Foley to see if he has audio. 
Ms. Davis: All right. We’re going to go ahead and unmute Greg Hadel. Greg, if you are one of 
the phone numbers, use *9 to raise your hand. Michael Foley is raising his hand. Let’s try him 
again one more time. Michael you are unmuted. Can you talk now? Still not hearing you, 
Michael. If you call in with the phone number that we have on file, that ends in 1235, I will 
unmute you. The next person in line, Gordon and Sharon 
Gordon P. Obermueller, 20766 Rosewood Drive, Bucyrus, KS, 66013, appeared before the 
Zoning Board and made the following comments: 
Mr. Obermueller: I live right across the street from the property that you’re talking about. I’ve 
never seen Steve. I never saw the letter that he said he put out. My concern is that I moved 
my family out here from Olathe to get away from the noise and the traffic and to watch the 
sunrise and the sunset. I put a letter in. Again, this is a residential area, not a commercial area. 
I hear Steve talk about, kind of dancing around the issue, that he’s not going to make any 
money, but he is pulling in money to provide these services. I worry that if this happens, we’re 
going to have baseball all summer long from early in the morning until late at night. We’re going 
to be hearing that aluminum bat dinging that ball across the area, and there’s going to be 
cheering. People are going to cheer. People are going to be coming and going on 207th, which 
is going to increase the traffic. We have enough problems with the speedway people like to 
use 207th to test out their new hot cars, so I can just see an accident happening. 
The other thing, they’re going to have to put out either portable containers, porta-potties, so 
we’re going to have that, and the trash. Also, he said he moved out here so you can have this, 
but it was your choice when you moved out here to open up this business. It wasn’t ours. You 
never asked any of the neighbors. That was an excellent question that the one gentleman 

ask around. When you’re taking money, you say you’re taking money to provide services to 
these people, but you’re not putting it in the property. That doesn’t make sense. If you’re taking 
money, well then take your money and go somewhere else where there is baseball set up so 
that they can be used, but don’t take the money and say you’re not going to use it here for your 
property. Like the other gentleman had stated, it’s apples and oranges what the other 
gentleman used, what the professional baseball player used and what we did. We’ve lived out 
here for now going on six years. It was very quiet. The only trouble we had last year was when 
they started that whole field on fire, and then we had to wait forever for the fire truck to come. 
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But again, it was a very quiet neighborhood and that’s the way we wanted it, and I think you’re 
being disingenuous with us, Steve, and you’re not telling us you’re making money on this, and 
you’re changing the neighborhood from what it’s supposed to be, a nice quiet thing, and I don’t 
appreciate that. That’s all. Thank you. 
Chairman Loyd: Thank you. 
Ms. Davis: All right, Mike Foley is hitting us up again. Let’s try one more time, and then I’m 
going to move on to the next person, and we’ll come back to Mike. All right, Mr. Foley. We’re 
still not hearing you. If you can call in, I will be more than happy to unmute you again. I’m going 
to move on to the next person. Oh, there we go. 
Michael Foley,

to the Rebels softball team, that is 

teams by invitation; live hitting practice utilizing the outdoor field hitting up to 360 balls an hour; 

rent out the pitching tunnels to other instructors. 

with two teams playing each other and two teams that are warming up, getting ready for the 
next game. That would put the allotment way over 50 cars per hour. Constant noise all the time 

 20619 Nall Avenue, Stilwell, Kansas, appeared before the Zoning Board and 
made the following comments: 
Mr. Foley: First I’d like to thank you guys for hearing us out tonight. We appreciate it. Many of 
us received a letter from Steve Dickey, the owner of the property in question. He mentioned 
wanting to be a good neighbor in offering his plans to use the property. The plan was to use 
the property to help train family and friends, a couple of softball teams, and his daughter that 
plays on teams, but he told me only on Sundays, at least that’s what he said to me when I 
visited him. Come to find out, this property is owned by BBG. We’ve talked about that, but his 
family also owns Flemington [phonetic] Enterprises, a corporation that owns two businesses in 
Johnson County, both renting their infrastructure 
competitive. A couple of weeks ago we received the official notice from the County, and after 
looking at the CUP recommendations, it is clear that BBG has more plans than what Steve led 
the community to believe. With the current recommendations, BBG Holdings can do the 
following: Play 18 non-sanctioned games every weekend; rent out their outdoor facility to other 

provide hitting, pitching and fielding lessons indoors daily; rent out the infield to other teams; 

But this is the impact to our families. Up to 100 individuals on this property at any given time, 

will make it virtually impossible to enjoy any outdoor time for the 11 homes who are within 
1,000 of this commercial operation. Home prices would be reduced. This is a sound nuisance. 
Any home within 1,000 feet is going to be impacted. At the end of the day, the Dickeys are in 
the business of buying properties that rent to baseball/softball organizations. They can bring 
any club to this location as it provides more options for the teams and more revenue for the 
Dickeys. Or, using current club pricing, BBG could generate roughly half a million dollars in 
revenue at a minimum. But they win, and our families really lose. 
Finally, I’ve heard some compare this CUP to what was approved on 192 and Nall, but there 
are differences. This commercial operation is within 1,000 of 11 homes, and the other has only 
two homes. This property is the land use classification of single family residence, where that 
that other property was basically a land use. It was a residential, highest use. This property is 
a home, but then has amenities, and the other, like I said, was just the land, but the biggest 
thing is this CUP as proposed has very few limitations. The other more rural CUP had many 
restrictions. Finally, I just have five questions. What prevents the applicant from gaining this 
CUP approval and then immediately selling the property to any club baseball team? What’s to 
stop the applicant from relocating any softball/baseball competitive organization to this property 
and charging rent? I just have three more questions, if you can take them. 
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Chairman Loyd: Yeah, also, you’re out of time. 
Mr. Foley: I’m sorry. You want me to read the three questions, or am I out? 
Chairman Loyd: Read them very quickly. 
Mr. Foley: Got it. Why is the applicant asking for a minimum restriction to the CUP when he’s 
only wanting the property to be used for family and friends, per his letter? The CUP should be 
more restrictive. And how can traffic be regulated, when the CUP as written would allow 18 
separate games over a weekend, plus baseball-related activities on the premises? The final 
question, how does this not qualify for re-zoning to commercial? That’s all I have, guys. Thank 
you very much. 
Chairman Loyd: Thank you. 
Ms. Davis: I actually have Linda. I’m assuming that’s Linda and Greg Hadel. 
Greg Hadel, 4850 West 207th Street, Bucyrus, Kansas, appeared before the Zoning Board and 
made the following comments: 
Mr. Hadel: I'm immediately to the east of Steve Dickey’s ball field and the property. Let me first 
start by saying I’ve lived here and owned this property for 15 years, and I know David Segui 
very well. He was a very wealthy baseball player, and he did not use this in a commercial way. 
Steve Dickey plans on using it in a commercial way. He has applied for a commercial permit, 
and he plans on bringing in large numbers of teams, as he stated. He has five teams already. 
So my concern is, Steve seemed very cordial. He sent out a letter that said he planned on 
using it for his family, and my concern is that it might be more than that, because he has applied 
for a commercial permit. The second thing is – and I you guys have noted it – the fire hazard. 
There’s no way a fire truck that weighs 75,000 pounds can make it across that bridge. In fact, 
up until six weeks ago, I called Steve and said, “I’m concerned about your bridge, because I 
hear the noise of your regular cars going over that bridge and it was very loud.” It would pop. 
He did replace some lumber on it. But they’re 2 x 6’s. This is a residence, and it’s not designed 
to accommodate a commercial use. That bridge is a small bridge, and a fire truck would cave 
it in. In fact, I was worried about a car caving it in. 
The other thing is, I don’t know, Sean Pendley mentioned that this is not a business. Sean, I 
don’t know what your definition of a business is, but the bottom line is this is a facility designed 
to take in revenue, and they’re coaching and working with the kids. I don’t fault him for doing 
that, but a commercial facility does not belong in the middle of a residential area, and that’s 
what we’re trying to fit in. A commercially-used business belongs in a commercially-zoned area. 
The other thing is that the Conditional Use Permit  as stated, it has no constraints. There are 
no constraints on the number of teams. It has hardly any constraints on the hours. If you look, 
they’re saying 3pm to 9pm, and then on Friday, Saturday, Sunday, you can from 8am to 9pm. 
That’s 13 hours in that day. You add that up, that’s 63 hours. Imagine how much traffic could 
be added to this area. If you have just two teams, and they come and go, they’re gone, and 
then two more teams can come and go, and two more teams can go. Where is the constraint 
on the CUP on how many teams can come and go? There is none. So, the bottom line is this 
thing is a hazard for safety. It doesn’t belong in a residentially-zoned area. Everybody that 
owns a home around this, they bought out here for the peace and serenity and for the 
residential community. They didn’t buy so they could be next to a commercially-zoned area. 
Thank you guys for your time and appreciate your consideration. 
Chairman Loyd: Thank you. 
Ms. Davis: Our next speaker that signed up is Kay Slezak. 
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in the future. Right now, they will use porta-potties for restrooms. The Planning staff has, on 
page 13, number 12, in their report, in their recommendations, said, “No portable restroom 
facilities shall be located onsite.” I would like to know where everybody is going to go to the 
restroom. On page 10, number 4 of the report, “The primary anticipated impact to nearby 
parcels from the proposed conditional use’s 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’s part of its charm. We have already gotten burned by the Planning board that seems it’s 
okay to put loud things in Stilwell, like racetracks. Page number 10, number 7, of the report, 
this is not an isolated 50-acre parcel. It’s surrounded by homes on all sides, and this is not 
where a training facility should be. On page 11 it says, “Staff does not believe the proposed 
use is commercial.” Well, I’d like to inform staff the Better Ballgame actively recruits on their 
Facebook page and their website. I disagree with staff, and I think more needs to be asked of 
that question. Page 12, “It will not otherwise unduly impair public health, safety, morals, comfort 
or general welfare of the inhabitants of the county, or otherwise create a nuisance or nuisance-
like situation.” I think it will create a nuisance for the rest of us. 
I just want Steve to know that I’m a baseball and softball lover. I have three children, and 
they’ve all played baseball and softball when they were younger. I support children’s sports, 
but I can’t support your CUP next to my backyard. I hope that the Planning board will please 
take the residents’ that surround this property, their views very seriously. I have no ill will, but 
I just don’t want the noise that will be created, and the traffic. If this could happen and I didn’t 
have to hear anything, I wouldn’t really care, but it does affect everyone surrounding this 
property. Thank you for your time. I’m done. 
Chairman Loyd: Thank you. 
Ms. Davis: Our next speaker is Jim and Sandy Wadella. You are able to speak at any time. 
Jim and Sandy Wadella  5299 W. 208th Street, Bucyrus, KS, appeared before the Zoning 
Board and made the following comments: 
Mr. Wadella: We live just to the south of the property, in the Oak Leaf Ridge Subdivision. Just 
want to say thank you to the Board and to the Planning committee. I know you guys volunteer, 

Kay Slezak, 4893 W. 201st Street Stilwell, KS 66085, appeared before the Zoning Board and 
made the following comments: 

Ms. Slezak: My property is situated directly to the northeast of the property. It seems as though 
the Board is recommending approval. This CUP is asking to make public use of an indoor and 
outdoor baseball training facility. I’m just highlighting my email that I already sent to the 
planners. Here’s why I’m opposed to this. This property is surrounded by residential homes. 
Yes, they are not spaced together as in a neighborhood, but they are still all residential. We 
moved to Stilwell for open spaces and peace and quiet. I don’t want to hear the noise. The 
owners say that they are going to put restroom facilities in the large indoor structure sometime 

and it’s late night and everything, so I really appreciate all you’ve done to keep this place great 
that we live in down here. I’m a little bit behind. We did not receive a formal letter for some 
reason. I guess we’re not close enough, but literally we can see the property, I think, from our 
house. So we just got this yesterday and just started hearing from neighbors literally the last 
day-and-a-half, so I’m a little bit behind. We were able to read the application though and come 
up to speed somewhat there. We have not met Mr. Dickey, nor have we had him knock at the 
door, I don’t think, in December. Definitely appreciate the cause as far as the use of the 
property for the business, or the use of the thought process of taking care of kids and serving 
for baseball. However, I’m totally in agreement with Michael Foley and Chris Bramwell and 
Gordon and Sharon and Kay and others that have expressed concern. We’re all concerned 
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that it’s a commercial business, basically, and will drive the traffic up in this area, and not why 
we bought here. We have been here for 12 years in this neighborhood and this is anecdotal, 
but I can’t tell you that I’ve seen a car driving into their driveway. I don’t think I’ve ever noticed 
anybody in there. With this traffic, I think we’re going to see a lot more cars back and forth, 
people waiting for the one-way streets, that type of thing. Finally, I am an electrical engineer 
with an MBA, and I kind of know when you collect money, and even if you call it a nonprofit, 
that’s a commercial business. So, it’s not semantics, it’s for real. I just want to have that noted 
for the record. Pretty much, thank you for all your time and your attention tonight. 
Chairman Loyd: Thank you. 
Ms. Davis: Our next person in line to speak is Kyle Titterington. 

I’ll be honest with you, for what he’s charging. On that, there’s a lot of false information that’s 
been portrayed out there that should be corrected by some individuals that are on this call. I 
believe that Steve is trying to do it the right way, and that he will better the community with this 
organization and there are kids in this area that do have affiliation with BBG, and I think it 
should continue and that we will be a better area for this area. And also, there’s other facilities 
already coming in this area, so I don’t understand why people are so negative on this. It’s just 
amazing to me. You could also have somebody buy that property and put a bunch of cattle in 
for just a feedlot. I mean, we want…One thing, it seems like we just – 
Chairman Loyd: Your time is up. 

Kyle Titterington, 21140 Oakley Drive, Bucyrus, Kansas, appeared before the Zoning Board 
and made the following comments: 
Mr. Titterington: Thanks a lot, everybody. I have two children that live here in this area, less 
than a mile from the property. I don’t believe that this facility will really affect the area homes 
or their values. To be honest, the property was in disrepair before it was bought, and there are 
some improvements being made to improve the community and the area. You know, I mean 
the CUP says that there’s no added scoreboards or sound systems, so the noise levels should 
be minimal. The bats that everybody is talking about, most people that play sports nowadays 
are using composite bats. They don’t put out that loud noise. It’s not obnoxious. You know, 
people are talking about the traffic. I would imagine it would be negligible. We have the park 
down the street that was just put in a few years ago, right? There’s a lot of traffic that goes in 
and out of that. I drive by it on a daily basis. I do truly believe that there is more traffic in and 
out of that park than you would see out of this facility. 
I do believe that the organization would be good for the community. I’ll be honest. My daughter 
has been coached by Steve Dickey, and some of his coaches, and it’s been a very good, 
positive atmosphere for her. This organization takes in kids that may not have the skill level or 
ability, and they train them to be better. I think this is something that the Stilwell community, 
Bucyrus area, could really use. It’s meant a lot to our daughter. I understand there’s been a lot 
of talk about cost. I’ll be honest with you; we have been in organizations. It’s a wash for Steve, 

Mr. Titterington: Could I have, like, 15 seconds, like you gave the other guy? 
Chairman Loyd: Ten seconds, let’s go. 
Mr. Titterington: So my fear is that we limit the potential good things and end up with worse 
than we ever wanted. The property is zoned as rural agricultural. Someone could have bought 
the land and turned it into just a feedlot. There could be a whole lot of things worse for this 
community than what Steve Dickey is proposing, so I would really like people to have an open 
mind of what he is doing and to understand that. 
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Chairman Loyd: All right, thank you. 
Ms. Davis: Our next speaker signed up is Andre Trudell. 
Andre Trudell, 5595 West 207th Street, Bucyrus, Kansas, appeared before the Zoning Board 
and made the following comments: 
Andre Trudell: Thank you all. For those that don’t know, I live on the corner of Nall and 207th 

Street, so I can definitely attest to traffic issues, which I’ll address a little bit later on. I want to 
start by talking about some misleading narratives and omissions that should question the 
integrity of this application. First of all, the environmental impact that was put together by 
Bartlett and West states no noise. I live on the corner. I know every vehicle that moves up and 
down this roadway. The more cars that take off from that line, trucks, et cetera, I know. To say 
that there won’t be noise from the baseball field. I’ve got young family. Have you ever had five 
or ten people get together with young kids? A lot of screaming. A lot of noise. My neighbors 
out here can tell you. Secondly, the speed limit. You say its 35. That’s wrong. It’s 45 out here. 
Twenty-four cars per hour. Not happening, not if you’re dropping these kids off and coming 
back. That’s 48 cars per hour. The website states that BBG does charge fees, so unfortunately 
we’re getting some non-truths. And why would an LLC that’s a non-profit for protection buy a 
property for a single family home? They also violate use by posting on Facebook they’ve 
already had scrimmage games and had people even said in the statements given, that they’re 
already using the facility. Also on Facebook it says they’ve got a 16-youth scrimmage when he 
just said they don’t have anything past 14, posted on 12-5-21. 
By the way, related to the drive, the fire trucks in the past park on 207th Street. Other safety 
issues, there’s only one way out – 25 cars seems a little excessive, going to back up on 207th 

Street. If you don’t know, there’s a lot of walking. There’s actually a million-dollar charity event 
called “Running With Cows” out here, a lot of agricultural equipment, and unfortunately no 
concern of my friends across the street, but the construction has gotten so rampant in racing 
through, up and down 207th , not stopping for signs. We won’t even let our daughter play out 
front anymore. And by the way, I can’t get in and out of my driveway many times, so what is 
that going to happen? Evaluations, this is a $2.2 million property bought by a not-for-profit LLC, 
and should raise a lot of flags. 
By the way, looking at the property next door, it’s $2.5 million. No offense to anybody here on 
the Planning commission, that’s between two and nine times the value of all your personal 
homes. If you didn’t know, a hospital decreases the value of a home by 3.2 percent, and a bad 
school by 22 percent. This is not a blighted area that needs development, and again, 25 parking 
spaces. The Community Plan for Stilwell wants to promote the heritage of the city and its quiet 
space. Did you not know in that Community Plan it also required quiet zones along the Union 
Pacific railroad tracks? Here we are talking about putting noise right in the middle of 18 homes 
that touch it directly or indirectly. The population of Stilwell is 11,000; there are 350 in Bucyrus. 
Why do we need a second facility here at this point in time in the middle of a residential 
neighborhood set for low density? This is about the fiduciary responsibility of the board, and 
it’s wrong to bring this into our community at this point in time. Especially, what about the 13 
landowners in Oak Ridge that don’t know about this? Thank you. 
Chairman Loyd: Thank you. 
Ms. Davis: Our next person to speak is Dawn Christy 
Dawn Christy, [no street address] Stilwell, Kansas, appeared before the Zoning Board and 
made the following comments: 
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Ms. Christy: I had a script written out, but now I’ve taken so many notes. First of all, Steve, I 
welcome you to Stilwell.  I have lived in Stilwell since 1995, and I purchased my lot that built 
my house here in Mulberry Estates adjacent to, north of his property line. My property line 
backs up to his property line. At the time of purchase in this area, this is a rural area with nature 
zoning and planned this rural, so we anticipate a close nature experience. The property was 
limited to individual housing and/or agricultural, without business intervention. Since living 
here, me and my kids have enjoyed the country nature of the area, including the wildlife, as we 
do hunt on my property with crossbows. Fish, and we have pond. It’s a safe area for my kids 
to play. A commercial use of this area would distract from the nature of that area, as well as 
create a safety hazard due to increased traffic congestion, as well as I’m thinking of all the cars 

your name and address for the record. They just put their hand down. So 

Luke Killman, [no address provided] appeared before the Zoning Board and made the following 

coming in and out with lights on their cars, facing into our property, and you’re asking seven 
days a week from 8 to 9, with multiple teams in and out. 
I was really good friends with the prior owner, and he was the coach of my son’s team. We 
went out there two nights a week. We would go and use the building facility just for extra 
practice on our own. He always had it unlocked for us. Never did he ever have seven days a 
week with these kind of hours from 8 to 9. The gravel road you’re talking about has not been 
there for years. Grass has grown up, and the entryway to that house is very narrow, and I’m 
very skeptical to ride my four-wheeler over that bridge. I believe that this is a great opportunity 
for the youth, but it’s not a good opportunity for a rural area, and I’m just flabbergasted that we 
can have an outdoor building and have it for a conditional use for a not-for-profit organization 
where you are making money. I just think that this isn’t a good idea, and I’m opposed to it. I’m 
sorry, Steve, that I have to meet you this way, because we are close family out here in Stilwell. 
It’s a best-kept secret, but the secret’s gotten out, and we’re trying to do our best to keep it the 
way it is, so we can feel like we’re still in the country but yet close to the city. So that is all I 
have to say. Thank you. 
Ms. Davis: Our next speaker has their hand up, and they are identified as Sloan. Please state

  our next speaker 
with their hand up was Luke Killman. 

comments: 

Mr. Killman: Hey guys. I’m speaking from Manhattan, Kansas, right now. My family has 
property at 191st and Mission. Just to speak to a couple of points on the commercial use. A 
business makes money, and from what Steve mentioned, he’s just covering cost. Any true 
business makes a profit. I think his costs are set, independent of the property. It doesn’t take 
a property to have to pay tournament fees and uniform fees, which he’s not making money on. 
Second thing, with the traffic, Stilwell is being developed currently. There’s neighborhoods and 
developments popping up, so with that there’s going to be inherent traffic with that. I’ve met 
Steve multiple times. He’s a great dude. I really like what he’s doing for the community, and 
unlike other organizations, he is doing it to help the kids and not to make a profit, as he has 
mentioned to me personally and publicly. He’s in it just to make them better and to keep kids 
in the game longer. A lot of these for-profit organizations are brutal. They have coaches that 
are demeaning. They have a lot of negative effects that push them out of the game, and Steve’s 
mission is to help the youth stay in the game. Speaking from a former collegiate athlete, I know 
how important sports are to development. There’s a lot of aspects, there’s competition, there’s 
hard work, there’s all these things, so I really appreciate these things he is doing. To the traffic, 
again, having a couple teams won’t cause that much traffic. It’s been mentioned before, people 
carpool, they’re in and out, parents drop them off a minute or two in and out. So, in summary, 
I support what he’s doing. There’s already multiple facilities in the Stilwell area that are doing 
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way more than him and getting away with it without much complaint from the public. Bottom 
line for me is he’s doing it for the youth, which speaks to his character. Thank you for having 
me, guys. 
Chairman Loyd: Thank you. 
Ms. Davis: Our next speaker with their hand up, Sean Isabel. 
Sean Isabel, 5290 West 209th Street, Stilwell, Kansas, appeared before the Zoning Board and 
made the following comments: 
Mr. 

John, I’m going to leave that up to you. He already had three minutes. 

Ms. Howell: I am significantly outside of the 1,000-foot boundary. However, I do live off of 207th

Street, and just in general have a heart or a passion for protecting what we have down here in 
Stilwell. Stilwell is absolutely the best place, in my opinion, to live in Kansas City. I feel like it’s 

Isabel: Thanks for having me. Appreciate your time. We’re building a house at 5290 West 
209th Street. We were attracted to the area because when we drove out there, there’s hardly 
any traffic. You see tons of people just kind of walking around, walking their dog. It’s super 
quiet. That’s why we moved out there. This will definitely increase the traffic, as many other 
people have said. Whether your business makes money or it doesn’t make money, it can still 
be considered a business. I did some quick numbers. I think Steve mentioned that it was $150 
per membership. Well, $150 times 20 members, that’s $3,000, and if you have 10 teams, that’s 
$30,000. It’s $360,000 a year, and we’re calling this, “Oh well, we’re not going to make that 
much money.” That’s quite a bit of money to me. So I just, I really, truly feel like this is not the 
appropriate place for this business. I mean, it is truly a residential area. Why are we putting a 
business right in the middle of a residential area? It’s just baffling. I didn’t really have any 
prepared remarks. I just listened through the meeting and just wanted to make may comments 
heard, and I thank you for your time. 
Chairman Loyd: Thank you. 
Ms. Davis: Our next person is Jamie Howell. I will note, Michael Foley has his hand up, but 

Jamie Howell, 20828 Walmer, Stilwell, Kansas, appeared before the Zoning Board and made 
the following comments: 

owning a lottery ticket down here. As soon as you own a house here, you have access to the 
best neighborhood around. And I’m sure that Steve is a good guy, but that’s not what we’re 
here to talk about. From what I can understand, all supportive calls are either parents of players 
on his team, or maybe close friends, and actually some of the people and some of the parents, 
and we are working together on other stuff, and I highly respect them. We’ve had conversations 
over this, and they are actually more supportive of my position on this than I would have 
expected going into our conversations. My third point is – or kind of a question – how many of 
the connecting houses are in favor of this facility? I believe it’s somewhere between 11 and 18. 
I don’t know the exact number, but I would love to know what percentage are in favor of this. 
Another question I have is where is the protection for the families of those adjoining lots? We 
did move out here for peace and for a certain lifestyle, and certainly living next to a commercial 
baseball facility – which this is with him owning a club team which has at least four teams and 
seems to be growing based on recruitment – I would just like to see where their protection is 
because I think that commercial facilities belong in commercial areas. 
My next question, is the County surprised by anything that the applicant has tonight? Because 
it seems to be a lot counter to what they had understood coming in. I think Michelle’s comments 
were that she thought it was for his family, which I also think a lot of the surrounding neighbors 
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thought as well was that it was for his personal family, and it seems that it is not actually the 
case. My next question, or point, is this Conditional Use Permit  does not reflect the letter or 
conversations that he did have with the surrounding neighbors. I am running out of time. I echo 
what Chris Bramhall said. It’s not consistent with the current use of the neighborhood. I will 
finish with, I live 1,035 feet from a personal field which the previous owner used for just private 
use and had teams over once in a while. It highly affected my house. So that’s outside of the 
notification zone here. I could hear the bats. There were people wandering the facility, or not 
the facility but just the grounds. I loved those people. We had no problem with it. It was kind of 
a here-and-there use. There was no issue; however, it did affect my lifestyle and did affect my 

respect. Again, I’m willing to do what is reasonable to mitigate those concerns. My family lives 

house. I can see I’m out of time. That’s all I have to say. 
Chairman Loyd: Thank you. 
Ms. Davis: Chairman, that was our last public speaker. 
Chairman Loyd: Okay, everybody that spoke, thank you. Thank you for generally sticking to 
the time limit and following our rules. There was a lot of questions, a lot of comments. We’re 
going to take time here. We’re going to go back and we’re going to give Mr. Dickey five minutes. 
Hopefully he took some notes there, or at least heard some things he might want to respond 
to, but we’re give Mr. Dickey, give you five minutes to kind of hit the high points of any 
responses that you’d like to make. 
Mr. Dickey: Okay. 
Ms. Davis: I’m sorry. Please note, that I can’t change the timer at five minutes, so I’m going to 
start it at three, and then restart it for two or three, and then keep time. Go ahead. 
Mr. Dickey: I respect a lot of concerns that were shared. I did take notes. There were a couple 
of themes that I would like to address. Number one, with respect to Greg Hadel’s comments, 
Mike Foley’s comments, Chris Bramhall’s and some others, it sounds like there’s a lot of 
concern over CUP governance.” So what can we do if Steve doesn’t do what he says he’s 
going to do?” And I respect those questions and concerns. I do think that the rhetoric behind 
some of the worst case scenarios was a little overboard and inflated, but given what’s 
happened in the area, especially with the racetrack situation, I’m sensitive to those fears. I 
think those questions regarding limitations, or “what-ifs” are fine to ask. I’ve indicated to Mike, 
to Greg, to everyone that will listen, including those on this call, I’m more than willing to sit 
down and discuss concerns and try to find ways that we can mutually address those concerns. 
I don’t plan on operating a business 24/7, running I don’t know how many games that Mike 
said were possible. We’re not running practices Monday through Friday, Saturday and Sunday. 
So a lot of the concern I think is understandable but yet I think it’s also overblown. 
Just a point of contention or clarification – Mr. Hadel said they were 2 x 6’s. they are 4 x 6’s on 
the bridge, and not some of them were replaced. All of them were replaced. He knows that. 
We’ve had that conversation and it’s well-documented. The questions about traffic and noise I 

here. I have five children. They all play ball. I have not misled anyone with respect to may 
intentions. I want my family and friends to use the field. I want them to use the facility. The 
teams that I coach, I consider to be family and friends. I want them to use the property. I will 
say again for the record that David Segui told me that professional baseball players used his 
facility, and I know the previous occupant, Landon Lucansky [phonetic] who is now one of our 
coaches, he and his friends used the facility while they were pursuing professional careers. 
So, I don’t want to make enemies with respect to the neighbors. I don’t want to use the property 
in ways that are inconsistent with the tranquility that is prized by all of the neighbors. And I offer 
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this up as just a counterpoint – it would be very easy for me to drop the limited liability company. 
I could easily reconfigure the business model, and service our players, and use this property 
as a residential property without a Conditional Use Permit and still do the same things we’re 
discussing. So I’m a little baffled by some of the angst. Again, I think I understand it on one 
level, because the community is passionate about its environment and I respect that. But on 
the other level, there are other ways to do the same thing. 
Lastly, conversely, I could be doing a million different things on this property that would more 
negatively impact the neighbors, and I wouldn’t have to pursue a Conditional Use Permit. So 
whether it was private outdoor shooting range for my family; whether it was agricultural usage, 
there are a million different things that we could be pursuing that would be much more harmful 
to our neighbors. So I really am just a little bit taken aback by some of the pushback. Again, I 
encourage anybody that’s got concerns or anybody that doesn’t believe my intentions are pure 
to have a conversation with me. I will put guarantees in writing. I look people in the eye, and I 
make statements that I believe are factual and true. I’m not trying to mislead or trick anybody, 
so I really take some umbrage at some of those comments. But with that said, I again, 
appreciate the dialogue. I appreciate the opportunity to engage everyone, and I’ll answer 
questions to the best of my ability, and I’ll do whatever I can to make this venture satisfactory 
to everyone involved. Thank you. 
Chairman Loyd: Thank you. So, Board members, any other questions of the staff or of the 
applicant or the public commentors? 
Ms. Coleman: I just wanted to confirm that the property in question and the properties around 
are zoned Rural, correct? 
Ms. Kriks: That is correct. The properties immediately east, north and west are zoned Rural. 
Properties south of 207th are zoned single family residential. 
Ms. Rast: I have a question for the applicant. Is he still on? Mr. Dickey, are you still on? So 
now hearing with, I think Ms. Howell brought up a good point as far as it seemed like the 
majority of neighbors surrounding you are not necessarily for this for one reason or another. 
Now after you hearing this, I guess my first question would be, where are your teams practicing 
now? 
Mr. Dickey: Right now, we’re not practicing. This is our off-season. 
Ms. Rast: Okay, but when they practice, where do they practice? 
Mr. Dickey: When they do practice, we’ve practicing at 161st . I have a commercial property on 
161st that Mike Foley referenced earlier. 
Ms. Rast: So, knowing, and you respecting your neighbors and all that, and you saying this 
isn’t a for-profit thing, you’re not really doing it for a business, would you be willing to not run 
all these practices and scrimmages and continue to just stay at the other facility? Is that 
something that you would be willing to consider? 
Mr. Dickey: I would discuss it, but it doesn’t make sense why I would concede any rights that I 
might have for the property that I own, given that I followed the process, and I’m doing 
everything per County guidelines. 
Ms. Rast: No, I agree. I was just asking from, since you now know how your neighbors feel, 
how important that was to you. 
Mr. Dickey: Kelley, I feel that feelings are part of the problem. I don’t think that the neighbors 
have looked at this logically, and that’s why I really appreciate the hearing tonight. Hopefully, 
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in favor. Many of the neighbors who have now gone on record with concerns, verbally gave 
me their support, and I have not done anything to mislead them, and everything that we’ve 
shared tonight is consistent with the conversations that had with them in person, face-to-face. 
So, I believe feeling has changed, but I don’t’ believe it changed based on fact. I believe it 
changed based on fear. I’m willing to address fears. 
Ms. Rast: That’s fine. Everybody has feelings. Everybody has fears, but you’re right. Most of it 
is all irrelevant. To me, I think it just comes down to a commercial business in a residential 
area, and that’s pretty factual, so thank you. 
Mr. Klingensmith: I agree with Kelley. I mean, we have zoning regulations intended to allow 
different land uses we have located and organized. I see this project using the RUR zoning for 
commercial business that houses a private residence. So, to me, we’ve got a business on a 
single family residence land use and zoning site. So relative to batting and noises and all of 
that, I think for me it comes down to the fact that we have the private use for family and friends 
is understandable, but the scope of this from the applicant’s presentation, from the staff notes, 
the parking spots on the property, it’s putting a commercial business on established residential 
property. So I don’t see this as compatible for the use and character of the neighborhood of a 
residential RUR zoning. It’s adjacent to a single family three-acre PRLD zoned property, and I 
really think it’s moving us away from the original use of the private family and friends’ usage to 
housing a non-profit consumer-based business. 
Zoning regulations are used to put things, located and organized, and it’s done to promote and 
safety and comfort and welfare, and facilitate adequate transportation and public services, and 
this to me is putting a business on a residential property. I’m supportive of what Steve and the 
Better Ballgame is doing for the kids. It appears he has a great program. His approach is 
focused not only on baseball, but how to be responsible and create positive life experiences 
for the kids. I think that’s great. I think his objective approach is super positive, and Steve 
should be proud of what he has created, but I just don’t see this, sitting on this from a pure 
zoning perspective, not is it right? Is it noisy? Is it loud? But just zoning. We have zoning to 
create different land uses and organize them. I also think that as a Board we move forward 
with this application that I’m not necessarily in favor of, I don’t feel the infrastructure of an 11-

my perspective has helped somewhat. There may still be concerns, but I also hope that my 
desire to find a mutually agreeable solution is clear and unquestionable. And I will say that I’ve 
had conversations with Greg Hadel, in particular, and Greg was in favor of what we were doing. 
I have texts to that extent. I may even have other conversations or other forms of digital 
communication, and I think that, again, it’s semantics where we get crossed up with respect to 
what’s a business and what’s commercial. So, until I started seeing messages from friends and 
family that there was some misstatements on the Next Door app – and I’m not saying there 
were opinions or concerns. I’m saying there were factual misstatements about what we were 
doing and who we were – I had not received any negative feedback except from Mike Foley, 
who had expressed concern over batted ball noise. Greg Hadel was in favor. Connie Foil was 

foot driveway, a 15-foot bridge, that supports a seven-day-a-week, six hours a day, 13 hours 
a day on the weekends type operation. I think, again, to me this is putting a business on a 
single family residence, single land use zoning site, that, to me, is the foundation of that’s why 
this doesn’t make sense to me. Mr. Chair – 
Mr. Wingert: I have a question for the applicant. Could you clarify what you meant? I 
understood part of what you said. You said you could do what you’ve asked for, the CUP, 
anyway. Could you clarify that? 
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Mr. Dickey: Yes. I’m just thinking – and I’m not saying that this would be something that would 
be worth doing, - but hypothetically, if I dissolved the LLC, and I don’t charge my teams to 
come out to practice, and I invite them as my friends and family, and there’s no money that 
exchanges hands, is there anything that would prevent me from using my private residence to 
host my family and friends on the ballfield and in the building at no cost? So there, I don’t 
believe there’s anything that – 
Mr. Wingert: In all transparency, Mr. Dickey, I’m taken aback by your comments, but – 
Mr. Dickey: I’m sorry, Mr. Wingert, how so? I’m just asking…I’m trying to understand the 
difference 

Mr. Dickey: Mr. Wingert, I guess what I’m not clear about is if I use the property like I want to 

those concerns. But the field is there. The building is there, so if I want to use it for friends and 
family, just like the previous owner did, then the definition of friends and family is what we could 
discuss. I don’t have any restrictions on the friends and family that I could have over. So I’m 

between the objection over commercial usage if its money…I’m still just not able to 
wrap my head around what the limited liability company has to do with the Conditional Use 
Permit. 
Mr. Wingert: I don’t believe that the limited liability company has anything to do with it. I think 
it’s what’s happening on the property. We had an application come in front of this Board four 
or five months ago. There were a lot of concerns, some of the similar concerns from neighbors, 
and that applicant pulled the application. The applicant moved the property – it was Luke Town 
– he moved his property to a commercial property based on the concerns that we had about 
infrastructure and concerns that we had about noise, concerns that we had on a number of 
those things, so I have all of those concerns about this property and others. I think the mission 
of youth sports is awesome. My kids are involved in that. I think the mission is fine. I think the 
location is the wrong location. 
Mr. Dickey: Mr. Wingert – 
Mr. Wingert: So, that’s, Mr. Chairman, that’s where I’m at on it. 

use it and money doesn’t exchange hands, have I violated the intent of the process? This is 
where I’m struggling. There’s a ballfield, which again, I think implies two teams playing ball. 
Schedule? I understand concerns. Noise? I understand concerns. Public safety? I understand 

just trying to understand from a practical perspective if there are concerns about us using the 
Conditional Use Permit process, I don’t know what a better approach would be. I guess I’m 
trying to figure that out. I’m not moving. I’m not leaving. I didn’t invest in this property as a 
commercial investment. I invested in it for my family. So I’m here regardless, for whatever that’s 
worth, with or without anything else going on with respect to the organization. My family lives 
here. 
Ms. Rast: Mr. Dickey, I don’t think anybody has a problem with your family living there. I think 
they welcome you to Stilwell and stuff, but I don’t believe that’s the issue at hand. It’s the 
business, or I guess we’d have to look into it and something that staff, we might have…and 
maybe that’s a good reason maybe to just do a contingency to look into your questions, but 
you have to admit that if you’re saying that you’re going try and still do it without, then you’re 
basically just disregarding what all the concerns are. 
Mr. Dickey: No, ma’am, please. 
Ms. Rast: But your single residency is totally fine, and you’re welcome to that. 
Mr. Dickey: Please, I am not saying that at all. I’m just asking hypothetical questions to try to 
understand logically what the concerns are with respect to us using the Conditional Use Permit 
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process. Because as Mr. Pendley articulated earlier, it seems like this is exactly the process to 
use. I sounds like, based on the Planning department’s recommendations, we addressed all 
of the potential concerns. I understand the neighbor concerns, and whether or not this is a fit 
for the area. My argument is that it must be a fit for the area because the amenities are already 
there. The only question must be frequency of use, and if frequency of use is the question, 
then I think there are things that we could do collectively to address those concerns. 
Chairman Loyd: So, we’ve kind of melded our public comments within the staff discussion. So, 
I’d like to move on from the abstract of friends and family versus business and see if we have 
any more questions of the applicant, and then we can move – or questions of anybody, whether 
it be the applicant or staff – and then we can move to Board discussion. 
Ms. Davis: John, can I just interrupt really quick and make sure that we recognize that there 
are people with their hands up, wanting to speak from public comments? And I want to remind 
some of those people that they cannot speak if they’ve already spoken, but I do have one 
person that has not, so just keep that in mind, please. 
Chairman Loyd: Okay, we will let that person speak. We’ll make one more quick round around 
the Board members for questions, and then we’ll go to Board discussion, so if you can put that 
other person on, please. 
Ms. Davis: Yes, sir. Holly, you are now able to speak. Please say your name and address for 
the record. 
Holly Johnson, 23880 West 125th Street, Olathe, Kansas, appeared before the Zoning Board 
and made the following comments: 

Ms. Johnson: My daughter plays for the Halos. I don’t have anything super formal, because I 
just joined last minute around this, but I collected some notes just listening to the conversation 
that I wanted to share. I have lots of friends that play softball on programs, and $150 a month 
is a very modest cost for a softball program. Traffic is going to increase as the city builds out 
and grows out. I live in West Olathe, so I can attest to that. It’s an organic city growth thing. My 
ten-year-old daughter was going to quit softball before she became a Halo. It's been a profound 
experience that has changed her confidence for the better. I hope that tonight won’t change 
any of that. Use of facilities, when we travel there, when we travel for practice, we always 
carpool. A lot of families carpool, because we’re coming from Olathe, or we’re coming from 
Blue Springs or whatever, and the practices are scheduled as such so they’re back-to-back, 
so that we’re not going back and forth. It benefits you all, too, and it benefits us, gas money, 
time, all that. Anyways, I just wanted to share a couple things from my perspective. I do respect 
what I’m hearing, but I just wanted to share a couple things from my point of view. Thank you. 
Chairman Loyd: All right, thank you. Okay, so before we move on I have one last question for 
the staff, because I maybe have misunderstood, and I’d like a clarification. So some of the 
things on our…So you can have a business on RUR, is that correct? 
Mr. Pendley: The Conditional Use Permit is allowed under Article 23 of the Zoning Regulations 
allows for certain uses as accessory to the primary use for the zoning, in this case, RUR. 
Obviously, a residential use is the primary use here. As an accessory use, an athletic training 
facility is permitted with a Conditional Use Permit, so that’ something that’s allowed, with 
stipulations and terms, as noted. So that’s something that is allowed, and we do have other 
examples similar to this where there’s a residential use on the property on RUR, with a 
Conditional Use Permit for athletic training facilities that are open to the public. 
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Chairman Loyd: Without getting too far down the rabbit hole, what other kind of accessory uses 
are on RUR? 
Mr. Pendley: Yeah, we could certainly pull that up. I was looking through that article. Other 
Conditional Use Permits that are allowed with a Conditional Use Permit - bed and breakfast 
establishments in which the landowner resides on the premises. Business retreats, executive 
conference centers and similar uses. Cemeteries, mausoleums, crematories, archery ranges, 
camps, campgrounds, et cetera. Daycare homes, childcare centers, all these are similar uses 
that would be allowed in the RUR District with a Conditional Use Permit. So these Conditional 
Use Permits allow for accessory uses such as this in addition to the residential, the dwelling, 
that is on the property. So the key is the business or the use, the owner of that use, that 
accessory, has to reside on the property and get a Conditional Use Permit for the additional 
use. 
Mr. Klingensmith: Those uses, though, would not be permitted on, again, a PRLD that’s 
adjacent to the property, an LRD or an RN-1? Would that be an accurate statement? 
Mr. Pendley: That is correct. Yeah, if they have certain requirements in the RUR District, and I 
think there are certain standards that apply if you are in a PRLD or a Residential District. That’s 
correct. But for this RUR District, I think the thought process being for the RUR because it is a 
larger property and has a larger area these uses may be allowed in addition as an accessory 
to the residential use. 
Ms. Coleman: I was just going to elaborate on that. I’m actually looking at the zoning section 
of Article 23- [gap in audio]. 
Ms. Davis: Emily, you’re cutting out. 
Ms. Coleman: Yeah, these virtual meetings are killing me. I’ll just have to move on. 
Chairman Loyd: Okay, thank you. 
Ms. Davis: Chairman, I did just want to let you know that we do have one additional hand up 
from a new speaker if you are still allowing public comments. 
Chairman Loyd: All right, let them go, and then we’re going to close this and we’re going to go 
to…We’re not even going to do any more questions. We’re going to go straight to Board 
discussion. 
Ms. Davis: All right, Carol Bergh, 
Carol Bergh, 7900 West 183rd Street, Stilwell, Kansas, appeared before the Zoning Board and 
made the following comments: 

Ms. Bergh: I’m just a bit of a throw from the property that Steve Dickey owns. I’ve written a 
letter to the Board. My daughter also is part of the 12u Halo team. I’ve known Steve for a year, 
and I know no one is questioning himself as a person, but when he says he is willing to work 
with people on a CUP I guess that’s where my question is. I know there was a concern about 
the CUP being transferred with the property if Steve were to build up a big business and then 
want to sell it, but I don’t know if there’s legalities that can be written in a CUP that it’s for his 
ownership of the property, and it’s untransferable. That would seem to put a lot of peoples’ 
mind to rest, since it is a ten-year CUP. The other thing is, I do know when he says he’s willing 
to work with everyone, all the neighbors, he’s willing to work with everyone, all the neighbors, 
on the time, on the berms, on the trees, on the drives, on the gates, on the entrance, on 
anything. And he’s really reasonable, and I also would really encourage both the Board and all 
his neighbors to reach to him, because this is a quiet organization. We won’t be loud. There’s 
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Ms. Rast: My concern is that we just be really, really careful about these CUPs and businesses. 
It’s been said many times that Stilwell is growing but Stilwell also is a unique area where people 
tend to want to be more quiet and use the residential streets to walk on, or have their dogs or 
their horses, or whatever, and so we have to be very mindful of this slippery slope we’re 
somewhat on. And yes, Stilwell is growing so there’s going to be development. That’s normal, 
but we have to be very careful, and Ken is right about the zoning of how things are zoned and 
what is better. I mean, we can re-look…I guess as of right now I’m a no. I think it’s too much 
for the area. I would maybe entertain cutting everything in half as far as what’s allowed on the 
property and having stricter guidelines, but I think we have to be very mindful of how many 
businesses we allow under these CUPs coming into the Stilwell area. 
Chairman Loyd: Right, so I get what everybody is saying. I mean, it may well be out of character 
for the area, but I…You know, he’s not asking for a favor. He’s within reason. And I agree, we 
can talk about hours and numbers, but I think we’re sitting here looking at a zoning anomaly, 
because it’s a pretty large piece of property that was zoned that way quite some time ago, and 
it’s getting chewed up by zoning changes around it with single family dwellings. So I just see 
this as another, perhaps, one of these anomalies where they’re not…At least the hours could 
be different and the frequency of use and the load, but what he is proposing is what’s written 
in the use. 
Mr. Klingensmith: I was going to comment. He seems flexible and willing to work with everyone. 
I would support a continuance to address things like the seven days a week, six hours a day, 
13 hours a day on Friday, Saturday and Sunday type hours that just seems excessive for the 
compatibility to the character. I still don’t see this as necessarily compatible. We’ve got a PRLD 
right across the street that’s just single family three-acre home. I know we’ve got conditional 
use permits for oversized structures on properties. But I still question the infrastructure. We 
have an 11-foot drive, a 15-foot bridge, and I would just question the cars and traffic that where 
we are with what’s in front of us, I’m just not sure I’m there. 
Chairman Loyd: No, I agree, and I would suggest to the applicant, that if we do a continuance 
that he circle up again with his design team and address some of these things perhaps, and 

no lights. There’s no scoreboards. There’s no games. The facilities, the girls come and go, I 
would say 100 percent of them right now are driven by their parents, because they can’t drive. 
I really do feel like it would not in any way, shape or form, negatively affect both the price of 
the homes in the neighborhood or the noise. I understand the traffic concerns, and I do feel 
like Steve is willing to work with people on how and when people come and go, and how many. 
I’m done. 
Chairman Loyd: All right. Thank you. Okay, lots of good discussion. We appreciate everybody 
who took the time to join and comment. That’s what the process is all about. We’re going to 
move on to the Zoning Board discussion. We can discuss. We can continue. We can motion 
up or down. Let’s start and see if there’s any discussion. 

bring them to the next meeting, so that they can understand and help differentiate. So yeah, 
as a zoning board and looking at the conditional use permit, we can question the width of the 
drive, but that shouldn’t be a make-or-break thing because that’s going to get addressed when 
he has to get the permit. But it is beneficial to have his design team tell us how that’s going to 
work, how they’re going to address that, and I also  think that when you start looking at what’s 
going to have to be done to meet the permit threshold, I mean, they’re going to be spending a 
lot of money, and I think that we want the applicant to understand that also, so I think that… A 
question for staff, so if we do a continuance and we’re talking about making adjustments, is 
the normal procedure that if the applicant would like to, you would meet with the applicant 
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again, help walk them back through that process, and then also at least suggest that they get 
their actual licensed professionals that are going to be addressing the code requirements, like 
the road width, the bridge, the fire sprinkler, the restrooms, all of those things, so there’s a little 
more flesh…? Even though it’s not part of this process, the permit is a requirement, so that is 
at least, it may not change the fact that we have this big monster thing that’s surrounded by all 
of this PRLD stuff now, but it does allow us to get answers to questions about the road, the fire 
sprinkler, the toilets, and all of those things, along with maybe diminished frequency and head 
counts and all of those things. 
Mr. Pendley: Yes, thank you, Chairman. I think that’s a good idea. I think we had talked with 
the applicant about that, some of those details that would be required with a building permit if 
the CUP was approved. The owner has been working with a design professional, both on the 
building, with an architect, and also a civil engineer on other site improvements. I think that is 
a good idea for them to consider those to get the additional details for those, although a lot of 
the details go with the building permit. It is still relevant, you’re correct. As some of the 
discussion has been, it is relevant to the CUP for some of that information, and they could 
provide additional details. Also, I think it’s worthwhile to consider a continuance to allow the 
applicant to prepare a different approach as to the use of the facility if they are looking at 
different hours. I think that is relevant. We also did advise and encourage Mr. Dickey to reach 
out to the neighbors. It’s certainly worthwhile for them to continue looking at other options for 
operation issues, changes that may be warranted for the stipulations if it’s appropriate, so I 
think it’s all worth doing. Staff would support that. I will note that the next meeting, also, for the 
Southeast Consolidated Zoning Board, is March 2nd . We anticipate at that time that our 
meetings will return to in-person meetings, which will help also, so you could if you decide, if 
the Board wants to continue this, we could keep the hearing open if you wanted to allow that 
additional comment and response from the applicant at that next meeting. 
Mr. Wingert: Sean, my question would be, if there are going to be material changes, shouldn’t 
we have a new CUP so we know…I hate to bring it up, but we’ve had a little ambiguity with 
previous CUPs that are in the Stilwell area that things were done on the fly. I mean, if there’s 
going to be changes, shouldn’t those be resubmitted? 
Mr. Pendley: That’s what would need to happen. There is no CUP approved for this property 
today, so this is a new CUP, so any of these changes, absolutely, the applicant would have to 
provide that information and that would be forwarded on to the Board for consideration. The 
Board would, prior to that next meeting, additional information would have to be provided for 
anything that may change, and that would all need to be considered as part…That’s why I 
would recommend keeping the hearing open, so that there’s an opportunity for the Board to 
review any new information, and before a recommendation is forwarded on to the BOCC, you 
have all of that information in front of you, so certainly that would be appropriate. 
Mr. Wingert: Would the neighbors be re-notified? 
Mr. Pendley: The neighbors would be re-notified. If there is a continuance, the re-notice is 
happening here. What we’re saying, if we’re continuing this to a date certain, say March 2nd, 
that is the notice. We could send out a courtesy letter to all of the property owners within 1,000 
feet, just as we do with our normal notice, letting them know that this case was continued. But 
the legal chain of notice is intact by the Board making a recommendation to continue this to a 
certain date. 
Mr. Klingensmith: I also, when we look at this, Michelle, I just want to look, they were talking 
about the property and two portable toilet units next to the training facility. I think we should 
look at more of how frequently are they going to be emptied? Are they going to fence those in? 
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I don’t’ want those blowing through the neighborhood type thing, so I think some of that, sort 
of like if we looked at this as a commercial application, I think some of those criteria of what 
we look at for a commercial applicant almost need to apply at some level here if this is going 
to be looked at as a business. 
Mr. Leipzig: If I may make just a brief comment. Just in support of having a continuance on a 
couple of different levels. I think just because of the virtual format that you heard this evening, 
the virtual, the hearing works moderately well when you have an item that’s not controversial. 
You saw tonight firsthand what happens when you’re having items where the public wants to 
speak, and there’s all kind of issues that we run into, if people have follow-up questions or if 
they want additional clarification, it’s just impossible to do that, so I would also concur that I 
would continue the hearing and have additional public comments next time. I also think it would 
highly behoove the property owner to listen to some of the comments tonight and try to address 
those. Mr. Wingert’s comments, all of that is the benefit of the Special Use Permit, is all of 
those stipulations are collected and stipulated as part of the approval resolution that would be 
sent forward, or the denial resolution, whatever the case might be, but those are stipulated and 
very clearly stated. So it also would give staff time to review those and work with the applicant. 
I believe the applicant should reach out to his neighbors, as well, I think, and certainly listen to 
some of the concerns and try to address some of those concerns that were brought up this 
evening. It’s a lot of points that were discussed. 
Ms. Rast: Can I just say one quick thing? Sorry. For one thing, I’m not in favor of CUPs that 
continually change along the way. We need to nail down CUPs from the get-go and they need 
to stay consistent, but I do think we have a unique situation here where the facility was used 
where it was with friends and family on a random basis, and none of the neighbors had an 
issue with that. The ones that were there were fine with that, and for that purpose, it fit within 
the Golden criteria and the character of the residential neighborhood and the area. So if you 
look at how the property was used at one time, the neighbors that were here at that time, they 
were totally fine with it. Now we have somebody new coming in, and they’re changing what 
they’re planning on doing, and it’s not fitting with the Golden criteria and the character of the 
residential area. So we do have something to compare, and the neighbors aren’t saying this is 
the same. And I do think that’s a valid point, because you’ve had the neighbors say they didn’t 
have a problem with how the land and the accessory buildings were used before, so if we want 
to stay consistent with that, and that fit under the Golden criteria, it was not a business, it was 
just truly personal, a neighborhood community thing, because he was gracious to share with 
his friends. I guess maybe he had one team, but it was not truly a business. So I think we do 
need to look at that, and that’s a very valid point from a previous perspective of how the land 
was utilized, and there was no issues, compared with how the land is wanting to be utilized 
now with the same structures, but it’s not in the criteria of the residential area. Thank you. 
Chairman Loyd: Thank you, Kelley. Does anybody have any more points to make or would 
somebody like to make a motion for a continuance? 
Mr. Fardipour: John, can I make an additional comment following with Kelley exactly what it 
says. The way that we look at it before was residential use. We never bring any fire code and 
commercial or anything like that. Same use as it goes now, then we can just…I pull out all of 
these requirements which is going to be looked at as a commercial building, life safety. When 
you bring people, public into the property, is liability for us. Us means our department, fire and 
building codes. We have responsibility, and then if it’s going to be just for friends, family just 
like anybody else, there is no issue and everything is moot. It just goes back as property was 
used before. 
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Chairman Loyd: Right. 
Mr. Fardipour: Thank you. 
Chairman Loyd: Thanks, Anoush. 
Motion by Mr. Wingert to continue Southeast Johnson County Zoning Board Application No. 
SE 21-181-CUP. 

Mr. Klingensmith: Before we second that, I would like to hear what Dennis had to say, as well 
as Emily. 
Mr. Bollin: Yeah, I believe we need to continue, because of the location and the change of the 
use of structure, going from a private use to a public use. I think we need to have a deeper 
look into the situation, so I agree with a continuance. 
Chairman Loyd: All right. Thank you, Dennis. Emily? She was having connectivity problems 
earlier. 
Mr. Klingensmith: That’s fine. 
Chairman Loyd: Sean, you were about ready to say something. I think we need, the motion, 
we need some guidance for the applicant to reconvene with staff. 
Mr. Pendley: That’s correct. That would be helpful just to provide – 
Ms. Coleman: I'm trying to talk, but I just don’t have good internet here. The only thing that I 
was adding earlier was simply that the conditional use permits do allow for retail activity on the 
property. Something like a greenhouse could generate a huge amount of traffic throughout the 
day, so those are allowable conditional uses. 
Chairman Loyd: Right. Yeah. 
Mr. Pendley: Yes, Chairman. I would agree. It would be helpful if the Board could just provide 
a couple of items that would be requested for the applicant to address, and staff would be 
happy to meet with them and then also the applicant would need to provide that additional 
information prior to the next meeting. Also, when we note this continuance, we’ll state the date 
– that is, for March 2nd – and then staff can note some details at the end about how the meeting 
is going to happen the next month. 
Mr. Wingert: One of the things I would like to see is the bridge, and the road in and out should 
be a lot wider with safety concerns being that there’s water on both sides, and it seems like the 
bridge would need to be redone, so that the access…I think even the gate in and out is pretty 
narrow, so in terms of traffic backing up and then understanding how close the building is to 
the residence. Can fire trucks get around the building? Or if there was a building collapse or 
other issues like that, those would be my concerns. 
Chairman Loyd: So, we can just include with the motion that the applicant meet again with the 
staff, address some of the actual CUP items like frequency, traffic counts and hours, and then 
Fred, to your point, they need to provide specifics on code compliance. Because all those 
things, the road width, the fire sprinklers, the setback, that’s all in Anoush’s department and 
that just can all be wrapped up in code compliance. So based on those grounds, can we just 
go ahead and vote for a continuance then? Fred made the base motion. Does somebody want 
to make a second? 
Ms. Davis: I think Ken made the base motion. 
Mr. Klingensmith: No, the base motion was Fred. 
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Ms. Davis: I’m so sorry. I apologize. 
Mr. Klingensmith: Since we’ve had additional discussion, I’ll go ahead and second that motion. 
Chairman Loyd: And the continuance will be on March 2nd, right Sean? 
Mr. Pendley: Correct. 
Chairman Loyd: All right, perfect. All in favor of the continuance until March 2nd, say aye . 
The motion carried unanimously. 
Chairman Loyd: Okay, so it’s going to be continued to March 2nd . The applicant is going to 
circle back up with the staff, address hours and counts of bodies and cars and then going to 
look at actual code compliance issues as far as fire and setbacks and roads and bridges and 
toilets and all of those things. Okay. 
Mr. Pendley: I will just note, the details for that next meeting, as you indicated, this item will be 
continued to the next Zoning Board meeting on March 2nd , at 6:30 p.m. We anticipate at this 
time that the Board will resume in-person meetings, so we will expect the meeting to be at the 
Johnson County Administration Building, 111 South Cherry Street, and the Board meeting 
room is on the third floor. We do encourage the public to check the website for updates for 
public meetings. We can also send a courtesy letter out, too, to all property owners within 1,000 
feet with the details for this continuance, so we’ll try to keep everybody up to date. 
Chairman Loyd: Perfect. All right. Okay, thanks again, everybody onboard, everybody at the 
staff, the applicant, everybody that participated in the process and we’ll see a lot of people 
back March 2nd . 
VI.  OTHER BUSINESS 
VII.  ADJOURNMENT 
Motion by Ms. Coleman, seconded by Ms. Rast, for adjournment. 

Motion passed unanimously. 

Thereupon, with no further business to come before the Southeast Consolidated Zoning Board, 
Chairman Meier, at 9:43 p.m., declared the meeting to be Adjourned. 

Southeast Consolidated Zoning Board 39 February 2, 2022 


	Structure Bookmarks
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	SOUTHEAST CONSOLIDATED ZONING BOARD 
	SOUTHEAST CONSOLIDATED ZONING BOARD 
	Zoom Webinar 
	Zoom Webinar 
	https://www.jocogov.org/dept/planning-and-codes/pln/home 



	MINUTES Wednesday, February 2, 2022 6:30 P.M. 
	MINUTES Wednesday, February 2, 2022 6:30 P.M. 
	I. 
	I. 
	I. 
	AGENDA ITEMS 

	A. Add, Delete, Revise and Approve the Agenda Motion by Mr. Klingensmith, seconded by Ms. Rast, to approve the agenda. Motion carried, unanimously. 
	B. Disclosure of conflicts of interest [None] 
	C. Disclosure of external contacts/discussions [None] 
	III. 
	APPROVAL OF MINUTES 

	: Moving on to approval of the minutes from November 3. Seems like years ago. Does anybody have anything on the minutes? 
	Chairman Loyd
	rd

	Motion by Mr. Klingensmith, seconded by Mr. Wingert, to approve the minutes from the Wednesday, November 3, 2021, Zoning Board meeting. 
	Motion passed unanimously. 
	IV. BOARD REPORTS Chairman Loyd: Board of County Commissioners? Mr. Pendley: Good evening, Chairman. I will just note that at the last meeting for the Southeast Consolidated Zoning Board on November 3rd , there were two applications that were recommended for approval by this Board, the Preliminary Development Plan, Final Plat, and Preliminary Plat for Metcalf 211 Project for Phase 2 and 3, and then the Conditional Use Permit and Final Development Plan for 20924 Floyd Street. Both of those applications were 
	about public facilities, services and coordination. One of the items we identified was to increase communication between the County and Stilwell property and business owners. We have also, in the process of one of the goals related to the sense of community and encouraging organizations to work together, the Notify JOCO platform. We had in the prior year established an Aubrey Township Stilwell option related to events, public notices and other activities. That is now going to have a campaign this spring tha
	: Exciting. Thank you, Ken. 
	Chairman Loyd

	V. BUSINESS BEFORE THE BOARD 
	A. 
	Application No. SE 21-178-CUP (SP) – Conditional Use Permit – 17884 W. 183
	rd 
	Street 

	Ronald Janes, applicant/landowner, requesting Conditional Use Permit for an oversized accessory building, on 1.4 acres, on property zoned RN1, Residential Neighborhood 1 District, in Section 30, Township 14, Range 24. 
	: Staff presentation? 
	Chairman Loyd

	: Good evening. [sharing screen] This is an application for renewal of a Conditional Use Permit for an accessory building. The Conditional Use Permit was approved in 2011. This aerial shows the location of the parcels, outlined in blue, which is just east of the intersection of Ridgeview and 183Street. Here is a closer look at the subject property with the aerials. The property is approximately 1.4 acres, and it is surrounded and zoned RN-1, Residential Neighborhood District. The property south of 183simila
	Ms.
	Figure
	Street is zoned Rural but developed with to show that existing shed since that was part of the original CUP. Something to also note on the anticipates the area to remain residential and the current accessory building to remain compatible with the neighborhood in the future. 

	 Leininger
	rd 
	rd 

	site plan is the landscaping that that the applicant installed around the 40 x 60 building. This was part of the stipulations for the original CUP approval. The applicant obviously constructed and maintained the site per the CUP in 2011, and Planning staff has not received any complaints regarding the building. Staff does find that the use is consistent with the Comprehensive Plan and 
	With this, the staff does support the requested 20-year term for the CUP. This is a picture of the existing building. Here you can see the size and the landscaping around it. Staff does recommend approval of the Conditional Use Permit to allow for the continued use of a 2,400-square-foot accessory building and a 324-square-foot shed on the subject property located at 17884 West 183Street, subject to the stipulations outlined in the staff report. Just to note, stipulation one was for the applicant to provide
	rd 

	: Okay, thank you, Michelle. At this time, any questions of the staff from the Board members? 
	Chairman Loyd

	: I noticed that you made a comment under Department Comments that there were no concerns raised by other departments. Were there any comments on issues raised by the neighbors? 
	Mr. Klingensmith

	: I did not have any comments. No phone calls, no emails, no discussions. 
	Ms. Leininger

	: And there was no history of issues that you have on record of this property? 
	Mr. Klingensmith

	: Correct. 
	Ms. Leininger

	: Thank you. 
	Mr. Klingensmith

	: Thanks, Ken. Any other questions to staff at this time from the Board? [none] Okay, at this time we’re going to move on to the applicant presentation portion. The applicant, do we have him teed up so that he can speak? 
	Chairman Loyd

	Ronald James, applicant, appeared before the Zoning Board and made the following comments: 
	: Welcome, Mr. James. 
	Chairman Loyd

	Mr. James: Yeah, I just want to renew my application. I don’t believe I’ve done anything to warrant not having it renewed. That’s why I’m here tonight. Does anybody have any questions for me? Chairman Loyd: Zoning Board members, any questions of Mr. James? [none] All right, I don’t see any questions. Do we have anybody to make public comments on this application? Ms. Davis: Chairman, we did not have anybody sign up for this agenda item, and I do not have any hands raised. Chairman Loyd: Okay. Thank you. At 
	: Okay, the motion carries. Michelle, the Commissioner meeting date and time? 
	: Okay, the motion carries. Michelle, the Commissioner meeting date and time? 
	Chairman Loyd
	Chairman Loyd


	: Yes, this item will go before the BOCC at their March 10, 2022, meeting held at 
	Ms. Leininger
	Ms. Leininger


	9:30 a.m. at the County Administration located at 111 South Cherry Street, in Olathe. Make sure that you check the County’s website prior to the meeting for information regarding virtual and in-person meetings. 
	: Okay. Thank you. 
	Chairman Loyd
	Chairman Loyd




	actions, so we had to go virtual. Between that and COVID and the weather and the change of the meeting location and everybody that wants to participate, it may be that this goes down the path of a continuation. I just wanted everybody to…so Board members know that we can make a motion to continue this if nothing else changes and this continues until next month. It would be an in-person meeting, which might be a much better forum, given all the interest that we have. But just everybody be mindful of that, th

	B. 
	B. 
	Application No. SE 21-181-CUP (AU) -Conditional Use Permit – 5100 W. 207
	th 
	Street 

	Neil Haas, applicant, and Steve Dickey, Jr., BBG LLC, landowner, requesting Conditional Use Permit for indoor/outdoor softball/baseball training, Better Ballgame, on property zoned RUR, Rural District, on 53.1 acres, in Section 9, Township 15, Range 25. 
	: Okay, before we go any further, we’ve had a lot of people email comment. We’ve had a lot of people wanting to speak on this issue tonight. This meeting was originally going to be an in-person meeting. That changed because of the County Commissioners’ 
	Chairman Loyd

	have an existing single-family residential building on it. As I’ve already said, it does have that large accessory building, which was previously used as a personal indoor sports training facility, a detached garage, a vacant accessory barn, a detention pond and a full-sized outdoor baseball field with backstop and fencing. This property is the former home of a professional baseball player who had obtained a building permit in 2006 for the large accessory building for personal use. According to Google Earth
	The property owner is involved with his children’s softball and baseball teams, and the intent of the property owner is to invite the teams of his kids to practice onsite. The property owner will expand on this during his presentation. However, since he is inviting others on onto the property for practices, the use of the accessory building would change from a personal use to a public use, and would require the property owner to modify the accessory building to comply with commercial building codes, like fi
	the backstop to the very center of center field, with a four-foot-high chain link fence around the County Regulations, the accessory building would be required to be upgraded for a public use. Here is an aerial of the subject property, highlighting those existing structures on the property diamond, where the residence is and the existing drive. drive is at and where the facilities 

	This is the general location of the subject property outlined in blue and then circled in red. You can see it’s at the northeast corner of the 207and Nall Avenue, and the acreage is 53.1 acres. Here is the surrounding zoning. The subject property and properties immediately west, north and east are zoned Rural. There is another single family residential neighborhood across 207Street, and then of course other little pockets of single family residential in the vicinity. 
	th 
	th 

	Existing infrastructure on the property includes a 300-foot baseball diamond, and that is from 
	field and a 20-foot-high chain link backstop. There is a 15,000-square-foot accessory building that would be used for training. There are no exterior changes proposed to the building or the field, and no additional impervious surface are proposed. As I’ve already mentioned, per 
	and showing the location of the training facility that’s already there, existing paving that’s just on that left side of that building, the existing detached garage, the location of the baseball 
	Here is the site plan provided for this project. As you can see here, you can see where the
	 are. The proposed upgrades to the site do include demarcating 17 parking spaces on that existing paved area adjacent to the accessory building, and an additional parking space that would be van accessible complying with the American Disabilities Act would be included. Eight additional parking spaces would be added on a gravel parking area and an emergency access drive on a formerly used construction drive along the 
	western portion of the property. This is the location of the proposed parking. You can see where they demarcated the 17 parking spaces there, right adjacent to the building, and then right across from the building you can see an area where it would be gravel, and they would place wheel stops to demarcate or show additional eight parking spaces. 
	This is an emergency access drive. This would be 20 feet wide. The drive was used by the previous property owner for construction access there along the west side of the property line. The property owner has resurfaced it with gravel, so it could be used as an emergency-only 
	This is an emergency access drive. This would be 20 feet wide. The drive was used by the previous property owner for construction access there along the west side of the property line. The property owner has resurfaced it with gravel, so it could be used as an emergency-only 
	access drive. This drive would not be used by any players or families. It would be gated off and secured and would only be permitted for emergency accesses only. 

	This graphic is in your staff report, but it just kind of highlights how far the residential neighboring properties are from the baseball field and from the indoor training facility. The home as well is more than 700 feet approximately from the baseball field and the indoor training facility. This request does not include new baseball fields. It does not include any pole lighting around the field. It does not include scoreboards. No concession stands. No bleachers. No signage, and no public announcement sys
	by any baseball or softball association, such as the United States Specialty Sports Association or the Amateur Softball Association; nor would there be any retail sales conducted. The proposed hours of operation for the indoor facility would be Monday through Sunday from 3:00 p.m. to 9:00 p.m., and that would be throughout the year. The outdoor field hours of operation proposed are Fridays, Saturdays, and Sundays only, from 8:00 a.m. to no later than 9:00 p.m. of course, since there’s no light, it would be 
	Staff is recommending approval of this Conditional Use Permit for the accessory indoor/outdoor training for youth softball and baseball on 53.1 acres, located at 5100 West 207Street for a term of 10 years, subject to the stipulations outlined in the staff report. This is a recommended motion. Thank you. I’m available for questions. 
	th 

	: Thank you, Michelle. Just a quick question. Were you going to, during your presentation, were you going to go through any more of the staff analysis? I guess, was the traffic study…? I see that’s appended here, but that’s not part of the applicant’s presentation, obviously. We have it in the staff report. 
	Chairman Loyd

	use is defined as an occupation, employment or enterprise that is carried on for profit by the owner, lessee or licensee. Ms. Rast: Okay, so is staff looking at this as a commercial business? Mr. Pendley: No, this is not a commercial business. The reason why this is held as a Conditional Use Permit is the property is zoned RUR. It’s agricultural residential property. The uses that are permitted obviously are residential and agricultural. The use that’s requested for an athletic training facility is allowed 
	: Yes. The applicant has provided a Level 1 traffic study for review, and they have reviewed and accepted that traffic study, and it has been made part of the public record attached to the staff report. 
	Ms. Kriks

	: Okay. Thanks again, Michelle. Questions to the staff from the Zoning Board at this time? 
	Chairman Loyd

	: I have a question. I’d kind of like staff to define what a commercial business is to staff. 
	Ms. Rast

	: According to the Johnson County Zoning and Subdivision Regulations, a commercial 
	Ms. Kriks

	activities can be moved inside. My understanding is that’s what the previous property owner used that for as well, for indoor training activities associated with his profession. The detached garage is not part of this application and whatever personal use the property owner would use it for, whether its to store more vehicles or personal storage, but that is not part of this application. And then there is an accessory old barn that’s out there closer to 207Street. That is also not part of this application, 
	th 

	be paying for the services. That’s different than what I understand how it was used previously. And then on another note, it doesn’t stipulate how long the scrimmages can go on for, how long the practices can go on for. I know there’s a time chunk, but if they have a scrimmage, can scrimmage last three hours? Mr. Fardipour: [audio interference] …if I can give some light to this for you from a safety…I don’t know. Your question is mostly from zoning aspect of the scenario, or just from the safety side. When 
	: No, I understand what’s going to go on there. It’s more the fact the old owners, it was for personal use. They are now going to use these buildings for commercial, so the people that will be coming there will be paying for a service, which then falls under commercial business. To me, that’s a big distinction of what’s going on with the property, which I think we need to take seriously regarding the people and the residents that are living in the rural area, as far as what buildings or land we’re going to 
	Ms. Rast

	: More questions for the staff? 
	Chairman Loyd

	: Is the 15,000-square-foot building currently under a Conditional Use Permit? 
	Mr. Klingensmith

	: No. Because it was, first of all…Under the Zoning Regulations, due to the size of the property, there is no limit to the size of the accessory building. Normally oversized accessory buildings require a Conditional Use Permit such as the previous application. In this case, no. It was permitted by right, and they obtained a building permit as a personal use facility, not a public use facility. I hope that was clear. 
	Ms. Kriks

	: Yeah, that was very clear. Thank you. 
	Mr. Klingensmith

	: Okay, sorry. 
	Ms. Kriks

	: The 11-foot access drive, which is the primary drive, is that a gravel drive or is that an asphalt drive? : It’s an asphalt paved drive. : So the emergency access drive is gravel. Is it the only gravel access point? : Yes. : Thank you. I was just concerned on dust control, which is not an issue. 
	Mr. Klingensmith
	Ms. Kriks
	Mr. Klingensmith
	Ms. Kriks
	Mr. Klingensmith

	Mr. Wingert: I had a question. On page six of the staff narrative, it says that a fire service, there’s no requirement. The amount of use is going to dramatically increase for this facility. Was the Fire Department of Johnson County consulted about servicing the accessory building if needed? Mr. Pendley: I would probably defer…I think there are stipulations regarding fire and building codes. Since we have Anoush Fardipour, the Building Official, he would probably be best to answer that question. Mr. Fardipo
	: Thank you. 
	Ms. Kriks

	: The one that zoomed in on the property. I wanted to look at the map because I had a question, one more detail like the large map that we got. You showed it. That one works. So, I have two questions about the infrastructure. The bridge that goes over the pond, what is the capacity of that bridge? 
	Mr. Wingert

	: I think would be a question for the applicant. They did look at that issue for capacity with design, all the details for that bridge as part of the analysis that was provided. They would be able to provide that, so we can answer that, and as Anoush mentioned, that is 
	: I think would be a question for the applicant. They did look at that issue for capacity with design, all the details for that bridge as part of the analysis that was provided. They would be able to provide that, so we can answer that, and as Anoush mentioned, that is 
	Mr. Pendley

	something that will be looked at as part of the building permit that will be required for the accessory building for a change of use. But the applicant would also be able to provide the details. We do not have Public Works staff at this meeting, but they also looked at this application. I do not believe we have any comments regarding that private access road. Unless Anoush has any other thoughts, or Michelle, the applicant could also provide more details regarding that bridge. 

	: I’d be glad to just give some input. Actually, City of Overland Park Fire Department already took over this area. 
	Mr. Fardipour

	: That’s correct. 
	Mr. Pendley

	: Yeah, we are working, I think it was last, if I remember, September or December, if I remember. I don’t have the exact date. I' of Overland Park and under the contract with the County, I think, they are providing the services out there. They do the review and comments regarding any of these projects. Response to question of this bridge, that bridge is just for the residential use of that part, because they cannot use it for any larger, heavy trucks. That’s why, during the initial review, which I had with 
	Mr. 
	Figure
	m in daily contact with the Fire Department of City Mr. Wingert: I guess the reason for the question, it’s a very unique property in that it’s split seeking to build the accessory building for a commercial venture, what is the required setback from the residence that is there? the existing –in the county, or a residential and accessory building? 

	Fardipour

	almost down the middle by a very large lake, so accessibility, if you’re talking about tripling or quadrupling the number of people that are going to be using the facility, to me is an issue that’s very important. So, for the Planning staff, if this was a commercial venture and they were 
	Mr. Pendley: Mr. Wingert, the question is the setback for the existing residential structure and 
	Mr. Wingert: No, if the applicant came in and said, “There’s a property and it’s got a house on it. We want to make a commercial venture where we’re going to have a commercial business doing commercial activity,” what is the required setback from a residence? That’s why I asked the question earlier this week. What is the distance between the residence and this building? So what would be the requirement? What’s the required setback from two commercial buildings 
	: I don’t know if there is a…I’m confused, because I think if there were a residential 
	Mr. Pendley

	structure on a property, it wouldn’t be, if it were rezoned commercial it would just be all one or the other. It would be all commercial use and there would be no residential use on the property, or we’d have a situation like this, where you have a dwelling with accessory buildings that could be used as a Conditional Use Permit. So I’m not sure I follow. I don’t know if there’s a setback requirement for structures on a property from one structure to another, other than a fire code separation. There may be s
	: And what is the fire code separation? 
	Mr. Wingert

	protection with no opening between those two. This is very, very restricted. Now when you have a facility where they have multiple buildings, building codes has to look at you can separate buildings from each other by type of occupancy and type of construction, which is combustible or not combustible, or you can combine all those buildings and call it one building, and then under allowable area and allow for that type of use and construction, the they give you how many square feet of the building, for examp
	: I can respond to that question, Fred. The question you’re bringing, it has two ways to look at it. Number one, if it’s going to be zoned as commercial, then they have to have a property line separation between those buildings and just call it two parcels. If all of this was commercial building, then fire codes and building codes has, you can, depending on type of construction, if built from noncombustible material – concrete, steel or any noncombustible – from a combustible, and then type of occupancy, wh
	Mr. Fardipour

	: Essentially, yes. 
	Ms. Kriks

	: In a perfect world, that sounds great, but people aren’t always on time. Parents might have to come pick up their kids. They may come and watch the scrimmage halfway through. They may show up early because they don’t want to go home. I mean, that whole drive, with the water and the bridge, to me, I wouldn’t want my kid going there. I don’t think that’s right. 
	Ms. Rast

	: Those are good points that maybe the applicant can address when he has his time to talk. 
	Ms. Kriks

	Ms. Rast: My understanding is that it’s going to be used as a commercial venture. Just for the sake of it, if this was a commercial business – forget it’s in Rural, it’s a commercial business, -would this type of drive be allowed? Mr. Fardipour: Not at all, no. Ms. Rast: Thank you. Mr. Fardipour: What I’m trying to say is because that fire access road depend on how the design team approaching to that. You know what I’m saying? It’s possible they haven’t talked to this. Maybe they said this one is going to b
	: Yeah, follow-on question to that because those are good questions, and legitimate concerns. Is that something like when it goes in for the building permit review, Anoush, either barriers or, with the pavement, will that be part of the permitting process? 
	Chairman Loyd

	: My response is going to be dependent on how the design team is approaching. To me, this driveway is just for the private use for that single family dwelling, period, at the moment. The design team has to let us know how the property will be used. As you said, the drive which is coming to, and how they are going to use that property, for the building permit. These are the one, for example, if they come to me, I just ask all these questions also, through the fire review and the building code review. 
	Mr. Fardipour

	saying, that’s when they have to demonstrate how they get traffic back and forth to the building. That’s when they demonstrate that they have the proper setbacks from the property line or from other building types, and that’s where they would address the capacity of the bridge at the time of the actual building permit and code review. Is that right, Anoush? 
	: Correct. Yes, because these are all zoning…I cannot review the building now, because I have not received anything, documents submitted by the design professional registered in the State of Kansas as what type of use. These are coming for change of the use from what it was before to whatever it is going to be, and when it is approved, then they have to meet the building and the fire code. Those are the one additional information. We’ll ask for 
	: Correct. Yes, because these are all zoning…I cannot review the building now, because I have not received anything, documents submitted by the design professional registered in the State of Kansas as what type of use. These are coming for change of the use from what it was before to whatever it is going to be, and when it is approved, then they have to meet the building and the fire code. Those are the one additional information. We’ll ask for 
	Mr. Fardipour

	it during the permit submittals, but you have a right to ask any question, forecasting how the project will go, but I don’t ask at the moment, because I don’t have anything to look at at the moment. 

	that the property owner, Steve Dickey and his family, will live here. They found this property to be an opportunity to be able to have baseball practices, softball practices, invite their kids’ teams onto the property to use and to scrimmage and to practice. Mr. Klingensmith: It’s not a business where they’re going to be exchanging money per usage, having folks coming and paying fees to be there as a service and money exchange? Ms. Kriks: That is correct. That is my understanding, yes. Mr. Klingensmith: So 
	: Is this a business, where Kelley commented that they’re going to be collecting money from other teams, or folks using the facility? Or is this a single family residence that has the property, that their kids’ friends and teams are going to use the property for no fees, and only have it incorporated out of Hays, Kansas, because of liability, for liability protections? 
	Mr. Klingensmith

	: That is my understanding is that this will be a single family home. This is a residence 
	Ms. Kriks

	So tonight, I’d like to begin by sharing some background sentiments that I included in our Conditional Use Permit application, because I think the information has either been missed or misconstrued, or simply mistrusted. As I indicated in the application, for the teams that I coach, we established a limited liability company, BBG Holdings, LLC. This entity is strictly for liability and insurance purposes. We are not a baseball/softball org like other businesses in the area, such as Advanced Baseball, Buildi
	So tonight, I’d like to begin by sharing some background sentiments that I included in our Conditional Use Permit application, because I think the information has either been missed or misconstrued, or simply mistrusted. As I indicated in the application, for the teams that I coach, we established a limited liability company, BBG Holdings, LLC. This entity is strictly for liability and insurance purposes. We are not a baseball/softball org like other businesses in the area, such as Advanced Baseball, Buildi
	can and to use the game to teach them life skills, responsibility and discipline, just like I do with my own kids. It may sound like a hollow platitude, but we’re trying to make a difference with these youth, in hopes that they will make a difference in our community once they’ve reached adulthood. 

	that – and training activities. So there will never be large crowds for an event, and the field and building will never be leased or rented to teams outside of those associated with our family and friends. The conversations I’ve had with the neighbors who were kind enough to speak to me, I explained in detail how we intend to use the outdoor field and the training building, and I’m happy to summarize those details for all of you now, beginning with the field. As noted in the application, we have no plans or
	We understand the sensitivity to Conditional Use Permit applications, both form the perspective of the County and of the surrounding neighbors, and we are committed to using the property in a way that is beneficial for everyone. We will comply with County Regulations and the wishes of our neighbors to the best of our ability at all times. Lastly, there will be no competitive games on the field or in the building at any point. Only practices/scrimmages – and I’ll come back to 
	so there’s no negative impact to any of our neighbors based on our proposed use of the facility. With these comments in mind, everyone has now heard the same message from me that I’ve shared with anyone and everyone who’s been willing to listen. 
	I would like to now address some of the concerns that some of our neighbors have expressed to the County Planning Department. The first area of concern appears to be related to noise. I particular, it seems a few neighbors have expressed concerns over the noise of batted balls. I feel particularly comfortable addressing these concerns, because I’ve got a bachelor’s and a master’s degree in electrical engineering, and I spent over a decade with Motorola as an audio test engineer. As you probably already know
	I would like to now address some of the concerns that some of our neighbors have expressed to the County Planning Department. The first area of concern appears to be related to noise. I particular, it seems a few neighbors have expressed concerns over the noise of batted balls. I feel particularly comfortable addressing these concerns, because I’ve got a bachelor’s and a master’s degree in electrical engineering, and I spent over a decade with Motorola as an audio test engineer. As you probably already know
	ball can generate pretty high sound pressure levels when you’re close to the point of contact, such as sitting near the field at a Little League game. However, the sound level decreases exponentially with distance, and at a distance of 700 feet from home plate on our field, the sound pressure level of a ball hit off a tee by a collegiate athlete softball player using an aluminum bat, it would be well below 60db, which is lower than the volume of a typical conversation. I have conducted these kinds of experi

	Switching gears, the only other area of concern that I have seen raised is traffic. At first blush it seems like a legitimate area of concern, at least until I explain to you the parking constraints and the schedule blend of our activities. As is noted on our site plan, parking beside the training building and next to the house is somewhat limited, so we really cannot accommodate more than 24 vehicles at any given time. This works for us, because we don’t ever plan on having more than 24 players at a given 
	directionally. But just to eliminate any potential risk, we plan on staggering our practices by ato speak with so hopefully this helps for those that I haven’t had a chance to reach yet. In closing, I’d like to acknowledge the sentiments that many of the neighbors have expressed with respect to the Stilwell/Bucyrus area. It is beautiful. It’s scenic, and I absolutely understand that is mutually beneficial for everyone in the community. 

	There was a question regarding practices/scrimmages. Our practices typically run anywhere from 90 minutes to two hours. We’ve never had a practice over two hours, so we should always remain well under 24 cars per hour in generated traffic. Regarding the drive, as you can see, the main drive to the property is really about 15 feet wide. The asphalt drive is bordered on each side by open field up until the bridge. The bridge itself is right at 16 feet wide. There is the ability, not on the bridge, but on the 
	minimum 30 minutes so that we don’t have a lot of traffic on the drive or potentially teams coming and going at the same time. I’ve explained this to the neighbors who I’ve had a chance 
	wanting to keep it that way. What I think a lot of neighbors are failing to realize that have expressed concerns, is that we want the exact same thing. My family has moved onto the property. We are living in the residence. We are closer to the field than anyone else, and I have five children, teenagers all the way down to a four-year-old. We want our home to be peaceful and quiet as much as anyone else in the area, and I’m confident that we can do that in a way 
	The other thing that I think a lot of neighbors don’t know who haven’t had a chance to meet with me yet is that I grew up in Alabama. I’m a country boy at heart, and I have a deep appreciation and love of nature. This property, I thought, was a dream property for multiple 
	reasons, and it’s the reason why we pursued it and why we decided to move here. I just wanted to share that to illustrate the fact that I’ve got skin in the game as well. We’re not operating this as a commercial venture to make money. This is not the day job that feeds my family or puts food on our table. This is a labor of love that I feel passionately about, and I want to use the property very similar to the way the previous owner used it. Per some of the comments that the staff shared, we fully intend to
	reasons, and it’s the reason why we pursued it and why we decided to move here. I just wanted to share that to illustrate the fact that I’ve got skin in the game as well. We’re not operating this as a commercial venture to make money. This is not the day job that feeds my family or puts food on our table. This is a labor of love that I feel passionately about, and I want to use the property very similar to the way the previous owner used it. Per some of the comments that the staff shared, we fully intend to
	or concerns that they have, that we work collaboratively to address those. With that, I thank you for your time. I hope that answered most of your questions, but if I didn’t I welcome the opportunity to address any additional questions or concerns. Thank you. 

	: All right, thank you, Mr. Dickey. At this time, do we have questions of the applicant from the Zoning Board? 
	Chairman Loyd

	: Mr. Dickey, is The Better Ballgame, is that on your Facebook, letting the kids play? 
	Mr. Klingensmith

	: Yes, sir. That is correct. 
	Mr. Dickey

	Mr. Klingensmith: And the images that are presented, like in the December postings, from inside the building, if I’m not mistaken? Mr. Dickey: I would have to go back and look at said postings, but it could be. We have players and friends and family visit. We’ve had open houses. So it is possible. Mr. Klingensmith: And is your website sites.google.com/betterballgame.com? Mr. Dickey: Yes, sir. Correct. Mr. Klingensmith: Okay, thank you. Ms. Rast: A couple questions. What are the ages of the kiddos or the tea
	those other orgs that we mentioned, there’s high demand for competitive training organizations. We’re not trying to compete with those organizations. We’re trying to provide an alternative for players that want to play, maybe a little less intensely. Maybe they’ve had bad experiences, and they like our model a little better, where we use coaches that don’t have players on said teams, for practices and for games. So we’re really niche in terms of the youth that we attract. So for multiple reasons, I don’t se
	: Okay. I just wanted to be clear. I know there’s lots of different things, but you’re not ruling out having teams older than 14u? That is a possibility in the future. Okay, I just wanted 
	: Okay. I just wanted to be clear. I know there’s lots of different things, but you’re not ruling out having teams older than 14u? That is a possibility in the future. Okay, I just wanted 
	Ms. Rast

	to make that clear. Then, my other question is, with the sound, I am familiar that with water sound can accelerate and travel further. With your expertise, would you agree with that? 

	: That’s true. Sounds is also muffled by foliage and other objects. So – 
	Mr. Dickey

	: Okay, I just wanted to be clear because you’ve got an awful lot of water on the property. Then my last question, with being on record and stuff – and I get you’re not trying to pay all your bills with being a baseball club or whatever – I respect that. However, I want to be really, really clear. On record, are you prepared to say that you or BBG does not accept any funds from any of these youth players or parents that will be on the property practicing or training, or whatever? 
	Ms. Rast

	Mr. Dickey: I don’t know that I would say that exactly in those terms. Let me share with you what we do, and then if you have additional questions, maybe we can nail down exactly the right level of detail. With the academies in the area, typically there is a monthly membership fee. Prior to closing on this property, we implemented the limited liability company. We charge our members roughly $150 a month for services. Those services include insurance for the teams, registration fees for leagues, tournament f
	not doing anything any differently than what the previous owner did. We’re not introducing any more traffic, volume, we’re not drawing more crowds, we’re not generating any more noise. I don’t think that anything is significantly different, minus the holding company, which we used to purchase the property. 
	: I would question from the former owner’s use if this has got a higher frequency, longer days. I think the prior owner was more random in his approach, more inconsistent. There wasn’t scheduled times during the day that he used it, and it was really just for more personal issue or had friends over. This, to me, seems like it’s going to be more of a 
	Mr. Klingensmith

	non-profit – I understand that – but a non-profit business with traffic coming and going, 
	segmented times, and really it will become very populous in that regard. : I respectfully disagree with that assessment given the traffic study, given our limit of 24 cars every two hours or so. I’m not sure that I understand that position, but I respect the comments. 
	Mr. Dickey

	: Thank you. : Mr. Dickey, you purchased the property nine months ago, a year ago? : No, sir, not that long ago. October. I think we closed the end of October. 
	Mr. Klingensmith
	Mr. Wingert
	Mr. Dickey

	Mr. Wingert: Okay, and when you were looking at the property, did you have any meetings with the County officials before you purchased the property regarding this venture? Mr. Dickey: I did not. I had related conversations with the agents and the owner. The owner, we discussed our plans for the property. He was very encouraging. He went on at length about how supportive the neighbors were, how the neighbors used the building and the field, and he assured me that there wouldn’t be any concerns, given our pro
	cetera, and when I assured them that we had no intention to play competitive games or develop the property in any way above and beyond what it’s currently equipped for, everyone seemed very agreeable with the approach, and very welcoming. 
	: Okay. The bridge on the property that we’ve been talking about, is that a wood bridge? 
	Mr. Wingert

	: Yes, sir. So interesting enough, the property, as you may or may not know, was in wide state of disrepair. The previous owner had not lived here for a while. The professional baseball players who had come in to use the property for their training purposes – presumably 
	: Yes, sir. So interesting enough, the property, as you may or may not know, was in wide state of disrepair. The previous owner had not lived here for a while. The professional baseball players who had come in to use the property for their training purposes – presumably 
	Mr. Dickey

	young, single guys – so the property was well-worn and abused, and the bridge was one of the areas that had been neglected, including the septic tank. I won’t digress on that at the moment. The bridge looked to be the original 30-year-old wooden deck, constructed of 4 x 6’s. The 4 x 6’s were rotten though-and-through, so just a matter of six weeks ago or so, we replaced all of the decking. All of the metal girders and the cement abutments were all in good shape, no signs of rust, no signs of any kind of fat

	neighbors. I know a lot of the new neighbors. I also knew the former owner, and I can tell 
	problem. Mr. Wingert: The last question I have is you obviously have a pond there on your road. Do you have guardrails on both sides, so if a driver would veer off they wouldn’t go into the lake? Mr. Dickey: Great question. We have actually ordered guardrails and are waiting for those to be delivered so that we can have those installed. That is our plan. Mr. Wingert: Thank you. Chairman Loyd: Any more questions for the applicant at this time? Okay, we’re going to move into the public comment section. I don’
	without a doubt this is absolutely in no way, by any means, the way the property was previously used. My children have been down there. My friends’ children have been down there. It was entirely for personal use, just as any of us would have a sleep-over where we might have a pick-up game of baseball in our front yard. It’s just with David, he had the means to make it a really nice experience. But it was in no way what is being presented here. What I have heard this evening, even from the applicant using te
	without a doubt this is absolutely in no way, by any means, the way the property was previously used. My children have been down there. My friends’ children have been down there. It was entirely for personal use, just as any of us would have a sleep-over where we might have a pick-up game of baseball in our front yard. It’s just with David, he had the means to make it a really nice experience. But it was in no way what is being presented here. What I have heard this evening, even from the applicant using te
	in town building a neighborhood right across from this. The expectations of a residential neighborhood should be upheld, and this is not the place for this type of arrangement that they are asking for. It is a traffic problem. A lot of people use 207to walk, to walk a dog, walk a horse. Even though it is 45 mph speed limit, it is a residential neighborhood for all respective purposes, and this unfortunately does just not belong in this environment. It entirely violates the Golden rule that the County has se
	th 


	asked that when you came out here if you decided you were going to ask the neighbors and 
	definitely not in favor of this type of use. Thank you for your time. Chairman Loyd: Thank you. Ms. Davis: All right, I’m having a little technical difficulty with this timer, and Michael Foley, I think, was just trying to call me on my desk phone. Sean, what would you recommend I do? Mr. Pendley: I would say let’s go to the next speaker, and we can try to touch base with Mr. Foley to see if he has audio. Ms. Davis: All right. We’re going to go ahead and unmute Greg Hadel. Greg, if you are one of the phone 
	ask around. When you’re taking money, you say you’re taking money to provide services to these people, but you’re not putting it in the property. That doesn’t make sense. If you’re taking money, well then take your money and go somewhere else where there is baseball set up so that they can be used, but don’t take the money and say you’re not going to use it here for your property. Like the other gentleman had stated, it’s apples and oranges what the other gentleman used, what the professional baseball playe
	But again, it was a very quiet neighborhood and that’s the way we wanted it, and I think you’re being disingenuous with us, Steve, and you’re not telling us you’re making money on this, and you’re changing the neighborhood from what it’s supposed to be, a nice quiet thing, and I don’t appreciate that. That’s all. Thank you. 
	: Thank you. 
	Chairman Loyd

	: All right, Mike Foley is hitting us up again. Let’s try one more time, and then I’m going to move on to the next person, and we’ll come back to Mike. All right, Mr. Foley. We’re still not hearing you. If you can call in, I will be more than happy to unmute you again. I’m going to move on to the next person. Oh, there we go. 
	Ms. Davis

	Michael Foley, 20619 Nall Avenue, Stilwell, Kansas, appeared before the Zoning Board and made the following comments: 
	to the Rebels softball team, that is teams by invitation; live hitting practice utilizing the outdoor field hitting up to 360 balls an hour; rent out the pitching tunnels to other instructors. with two teams playing each other and two teams that are warming up, getting ready for the next game. That would put the allotment way over 50 cars per hour. Constant noise all the time 

	: First I’d like to thank you guys for hearing us out tonight. We appreciate it. Many of us received a letter from Steve Dickey, the owner of the property in question. He mentioned wanting to be a good neighbor in offering his plans to use the property. The plan was to use the property to help train family and friends, a couple of softball teams, and his daughter that plays on teams, but he told me only on Sundays, at least that’s what he said to me when I visited him. Come to find out, this property is own
	Mr. Foley

	provide hitting, pitching and fielding lessons indoors daily; rent out the infield to other teams; 
	But this is the impact to our families. Up to 100 individuals on this property at any given time, 
	will make it virtually impossible to enjoy any outdoor time for the 11 homes who are within 1,000 of this commercial operation. Home prices would be reduced. This is a sound nuisance. Any home within 1,000 feet is going to be impacted. At the end of the day, the Dickeys are in the business of buying properties that rent to baseball/softball organizations. They can bring any club to this location as it provides more options for the teams and more revenue for the Dickeys. Or, using current club pricing, BBG c
	Finally, I’ve heard some compare this CUP to what was approved on 192 and Nall, but there are differences. This commercial operation is within 1,000 of 11 homes, and the other has only 
	two homes. This property is the land use classification of single family residence, where that that other property was basically a land use. It was a residential, highest use. This property is a home, but then has amenities, and the other, like I said, was just the land, but the biggest thing is this CUP as proposed has very few limitations. The other more rural CUP had many restrictions. Finally, I just have five questions. What prevents the applicant from gaining this CUP approval and then immediately sel
	: Yeah, also, you’re out of time. 
	Chairman Loyd

	: I’m sorry. You want me to read the three questions, or am I out? 
	Mr. Foley

	: Read them very quickly. 
	Chairman Loyd

	: Got it. Why is the applicant asking for a minimum restriction to the CUP when he’s only wanting the property to be used for family and friends, per his letter? The CUP should be more restrictive. And how can traffic be regulated, when the CUP as written would allow 18 separate games over a weekend, plus baseball-related activities on the premises? The final question, how does this not qualify for re-zoning to commercial? That’s all I have, guys. Thank 
	Mr. Foley

	you very much. Chairman Loyd: Thank you. Ms. Davis: I actually have Linda. I’m assuming that’s Linda and Greg Hadel. Greg Hadel, 4850 West 207th Street, Bucyrus, Kansas, appeared before the Zoning Board and made the following comments: Mr. Hadel: I'm immediately to the east of Steve Dickey’s ball field and the property. Let me first start by saying I’ve lived here and owned this property for 15 years, and I know David Segui very well. He was a very wealthy baseball player, and he did not use this in a comme
	on the CUP on how many teams can come and go? There is none. So, the bottom line is this thing is a hazard for safety. It doesn’t belong in a residentially-zoned area. Everybody that owns a home around this, they bought out here for the peace and serenity and for the residential community. They didn’t buy so they could be next to a commercially-zoned area. Thank you guys for your time and appreciate your consideration. 
	: Thank you. 
	Chairman Loyd

	: Our next speaker that signed up is Kay Slezak. 
	Ms. Davis

	in the future. Right now, they will use porta-potties for restrooms. The Planning staff has, on page 13, number 12, in their report, in their recommendations, said, “No portable restroom facilities shall be located onsite.” I would like to know where everybody is going to go to the restroom. On page 10, number 4 of the report, “The primary anticipated impact to nearby parcels from the proposed conditional use’s noise,” I just really don’t want to hear anything. It seems as though people that don’t live in S
	Kay Slezak, 4893 W. 201st Street Stilwell, KS 66085, appeared before the Zoning Board and made the following comments: 
	: My property is situated directly to the northeast of the property. It seems as though the Board is recommending approval. This CUP is asking to make public use of an indoor and outdoor baseball training facility. I’m just highlighting my email that I already sent to the planners. Here’s why I’m opposed to this. This property is surrounded by residential homes. Yes, they are not spaced together as in a neighborhood, but they are still all residential. We moved to Stilwell for open spaces and peace and quie
	Ms. Slezak

	and it’s late night and everything, so I really appreciate all you’ve done to keep this place great that we live in down here. I’m a little bit behind. We did not receive a formal letter for some reason. I guess we’re not close enough, but literally we can see the property, I think, from our house. So we just got this yesterday and just started hearing from neighbors literally the last day-and-a-half, so I’m a little bit behind. We were able to read the application though and come up to speed somewhat there
	and it’s late night and everything, so I really appreciate all you’ve done to keep this place great that we live in down here. I’m a little bit behind. We did not receive a formal letter for some reason. I guess we’re not close enough, but literally we can see the property, I think, from our house. So we just got this yesterday and just started hearing from neighbors literally the last day-and-a-half, so I’m a little bit behind. We were able to read the application though and come up to speed somewhat there
	that it’s a commercial business, basically, and will drive the traffic up in this area, and not why we bought here. We have been here for 12 years in this neighborhood and this is anecdotal, but I can’t tell you that I’ve seen a car driving into their driveway. I don’t think I’ve ever noticed anybody in there. With this traffic, I think we’re going to see a lot more cars back and forth, people waiting for the one-way streets, that type of thing. Finally, I am an electrical engineer with an MBA, and I kind o

	: Thank you. 
	Chairman Loyd

	: Our next person in line to speak is Kyle Titterington. 
	Ms. Davis

	I’ll be honest with you, for what he’s charging. On that, there’s a lot of false information that’s been portrayed out there that should be corrected by some individuals that are on this call. I believe that Steve is trying to do it the right way, and that he will better the community with this organization and there are kids in this area that do have affiliation with BBG, and I think it should continue and that we will be a better area for this area. And also, there’s other facilities already coming in thi
	Chairman Loyd: Your time is up. 
	Kyle Titterington, 21140 Oakley Drive, Bucyrus, Kansas, appeared before the Zoning Board and made the following comments: Mr. Titterington: Thanks a lot, everybody. I have two children that live here in this area, less than a mile from the property. I don’t believe that this facility will really affect the area homes or their values. To be honest, the property was in disrepair before it was bought, and there are some improvements being made to improve the community and the area. You know, I mean the CUP say
	: Could I have, like, 15 seconds, like you gave the other guy? 
	Mr. Titterington

	: Ten seconds, let’s go. 
	Chairman Loyd

	: So my fear is that we limit the potential good things and end up with worse than we ever wanted. The property is zoned as rural agricultural. Someone could have bought the land and turned it into just a feedlot. There could be a whole lot of things worse for this community than what Steve Dickey is proposing, so I would really like people to have an open mind of what he is doing and to understand that. 
	Mr. Titterington

	: All right, thank you. 
	Chairman Loyd

	: Our next speaker signed up is Andre Trudell. 
	Ms. Davis

	Andre Trudell, 5595 West 207Street, Bucyrus, Kansas, appeared before the Zoning Board and made the following comments: 
	th 

	: Thank you all. For those that don’t know, I live on the corner of Nall and 207Street, so I can definitely attest to traffic issues, which I’ll address a little bit later on. I want to start by talking about some misleading narratives and omissions that should question the integrity of this application. First of all, the environmental impact that was put together by 
	Andre Trudell
	th 

	Bartlett and West states no noise. I live on the corner. I know every vehicle that moves up and down this roadway. The more cars that take off from that line, trucks, et cetera, I know. To say that there won’t be noise from the baseball field. I’ve got young family. Have you ever had five or ten people get together with young kids? A lot of screaming. A lot of noise. My neighbors out here can tell you. Secondly, the speed limit. You say its 35. That’s wrong. It’s 45 out here. Twenty-four cars per hour. Not 
	neighborhood set for low density? This is about the fiduciary responsibility of the board, and it’s wrong to bring this into our community at this point in time. Especially, what about the 13 landowners in Oak Ridge that don’t know about this? Thank you. 
	: Thank you. 
	Chairman Loyd

	: Our next person to speak is Dawn Christy 
	Ms. Davis

	Dawn Christy, [no street address] Stilwell, Kansas, appeared before the Zoning Board and made the following comments: 
	: I had a script written out, but now I’ve taken so many notes. First of all, Steve, I welcome you to Stilwell. I have lived in Stilwell since 1995, and I purchased my lot that built my house here in Mulberry Estates adjacent to, north of his property line. My property line backs up to his property line. At the time of purchase in this area, this is a rural area with nature zoning and planned this rural, so we anticipate a close nature experience. The property was limited to individual housing and/or agricu
	Ms. Christy
	your name and address for the record. They just put their hand down. So Luke Killman, [no address provided] appeared before the Zoning Board and made the following 

	I was really good friends with the prior owner, and he was the coach of my son’s team. We went out there two nights a week. We would go and use the building facility just for extra practice on our own. He always had it unlocked for us. Never did he ever have seven days a week with these kind of hours from 8 to 9. The gravel road you’re talking about has not been there for years. Grass has grown up, and the entryway to that house is very narrow, and I’m very skeptical to ride my four-wheeler over that bridge
	: Our next speaker has their hand up, and they are identified as Sloan. Please state
	Ms. Davis

	  our next speaker with their hand up was Luke Killman. 
	comments: 
	Mr. Killman: Hey guys. I’m speaking from Manhattan, Kansas, right now. My family has property at 191and Mission. Just to speak to a couple of points on the commercial use. A business makes money, and from what Steve mentioned, he’s just covering cost. Any true business makes a profit. I think his costs are set, independent of the property. It doesn’t take a property to have to pay tournament fees and uniform fees, which he’s not making money on. Second thing, with the traffic, Stilwell is being developed cu
	st 

	mentioned to me personally and publicly. He’s in it just to make them better and to keep kids in the game longer. A lot of these for-profit organizations are brutal. They have coaches that are demeaning. They have a lot of negative effects that push them out of the game, and Steve’s mission is to help the youth stay in the game. Speaking from a former collegiate athlete, I know how important sports are to development. There’s a lot of aspects, there’s competition, there’s hard work, there’s all these things
	mentioned to me personally and publicly. He’s in it just to make them better and to keep kids in the game longer. A lot of these for-profit organizations are brutal. They have coaches that are demeaning. They have a lot of negative effects that push them out of the game, and Steve’s mission is to help the youth stay in the game. Speaking from a former collegiate athlete, I know how important sports are to development. There’s a lot of aspects, there’s competition, there’s hard work, there’s all these things
	way more than him and getting away with it without much complaint from the public. Bottom line for me is he’s doing it for the youth, which speaks to his character. Thank you for having me, guys. 

	: Thank you. 
	Chairman Loyd

	: Our next speaker with their hand up, Sean Isabel. 
	Ms. Davis

	Sean Isabel, 5290 West 209Street, Stilwell, Kansas, appeared before the Zoning Board and made the following comments: 
	th 

	: Thanks for having me. Appreciate your time. We’re building a house at 5290 West 209Street. We were attracted to the area because when we drove out there, there’s hardly any traffic. You see tons of people just kind of walking around, walking their dog. It’s super quiet. That’s why we moved out there. This will definitely increase the traffic, as many other people have said. Whether your business makes money or it doesn’t make money, it can still be considered a business. I did some quick numbers. I think 
	Mr. 
	Figure
	John, I’m going to leave that up to you. He already had three minutes. Ms. Howell: I am significantly outside of the 1,000-foot boundary. However, I do live off of 207thStreet, and just in general have a heart or a passion for protecting what we have down here in Stilwell. Stilwell is absolutely the best place, in my opinion, to live in Kansas City. I feel like it’s 

	Isabel
	th 

	: Thank you. 
	Chairman Loyd

	: Our next person is Jamie Howell. I will note, Michael Foley has his hand up, but 
	Ms. Davis

	Jamie Howell, 20828 Walmer, Stilwell, Kansas, appeared before the Zoning Board and made the following comments: 
	owning a lottery ticket down here. As soon as you own a house here, you have access to the best neighborhood around. And I’m sure that Steve is a good guy, but that’s not what we’re here to talk about. From what I can understand, all supportive calls are either parents of players on his team, or maybe close friends, and actually some of the people and some of the parents, and we are working together on other stuff, and I highly respect them. We’ve had conversations over this, and they are actually more supp
	Another question I have is where is the protection for the families of those adjoining lots? We did move out here for peace and for a certain lifestyle, and certainly living next to a commercial baseball facility – which this is with him owning a club team which has at least four teams and seems to be growing based on recruitment – I would just like to see where their protection is because I think that commercial facilities belong in commercial areas. 
	My next question, is the County surprised by anything that the applicant has tonight? Because it seems to be a lot counter to what they had understood coming in. I think Michelle’s comments were that she thought it was for his family, which I also think a lot of the surrounding neighbors 
	My next question, is the County surprised by anything that the applicant has tonight? Because it seems to be a lot counter to what they had understood coming in. I think Michelle’s comments were that she thought it was for his family, which I also think a lot of the surrounding neighbors 
	thought as well was that it was for his personal family, and it seems that it is not actually the case. My next question, or point, is this Conditional Use Permit does not reflect the letter or conversations that he did have with the surrounding neighbors. I am running out of time. I echo what Chris Bramhall said. It’s not consistent with the current use of the neighborhood. I will finish with, I live 1,035 feet from a personal field which the previous owner used for just private use and had teams over once

	respect. Again, I’m willing to do what is reasonable to mitigate those concerns. My family lives 
	house. I can see I’m out of time. That’s all I have to say. Chairman Loyd: Thank you. Ms. Davis: Chairman, that was our last public speaker. Chairman Loyd: Okay, everybody that spoke, thank you. Thank you for generally sticking to the time limit and following our rules. There was a lot of questions, a lot of comments. We’re going to take time here. We’re going to go back and we’re going to give Mr. Dickey five minutes. Hopefully he took some notes there, or at least heard some things he might want to respon
	here. I have five children. They all play ball. I have not misled anyone with respect to may intentions. I want my family and friends to use the field. I want them to use the facility. The teams that I coach, I consider to be family and friends. I want them to use the property. I will say again for the record that David Segui told me that professional baseball players used his facility, and I know the previous occupant, Landon Lucansky [phonetic] who is now one of our coaches, he and his friends used the fa
	here. I have five children. They all play ball. I have not misled anyone with respect to may intentions. I want my family and friends to use the field. I want them to use the facility. The teams that I coach, I consider to be family and friends. I want them to use the property. I will say again for the record that David Segui told me that professional baseball players used his facility, and I know the previous occupant, Landon Lucansky [phonetic] who is now one of our coaches, he and his friends used the fa
	this up as just a counterpoint – it would be very easy for me to drop the limited liability company. I could easily reconfigure the business model, and service our players, and use this property as a residential property without a Conditional Use Permit and still do the same things we’re discussing. So I’m a little baffled by some of the angst. Again, I think I understand it on one level, because the community is passionate about its environment and I respect that. But on the other level, there are other wa

	Lastly, conversely, I could be doing a million different things on this property that would more negatively impact the neighbors, and I wouldn’t have to pursue a Conditional Use Permit. So whether it was private outdoor shooting range for my family; whether it was agricultural usage, 
	there are a million different things that we could be pursuing that would be much more harmful to our neighbors. So I really am just a little bit taken aback by some of the pushback. Again, I encourage anybody that’s got concerns or anybody that doesn’t believe my intentions are pure to have a conversation with me. I will put guarantees in writing. I look people in the eye, and I make statements that I believe are factual and true. I’m not trying to mislead or trick anybody, so I really take some umbrage at
	something that you would be willing to consider? 
	: I would discuss it, but it doesn’t make sense why I would concede any rights that I might have for the property that I own, given that I followed the process, and I’m doing everything per County guidelines. 
	Mr. Dickey

	: No, I agree. I was just asking from, since you now know how your neighbors feel, how important that was to you. 
	Ms. Rast

	: Kelley, I feel that feelings are part of the problem. I don’t think that the neighbors have looked at this logically, and that’s why I really appreciate the hearing tonight. Hopefully, 
	: Kelley, I feel that feelings are part of the problem. I don’t think that the neighbors have looked at this logically, and that’s why I really appreciate the hearing tonight. Hopefully, 
	Mr. Dickey

	my perspective has helped somewhat. There may still be concerns, but I also hope that my desire to find a mutually agreeable solution is clear and unquestionable. And I will say that I’ve had conversations with Greg Hadel, in particular, and Greg was in favor of what we were doing. I have texts to that extent. I may even have other conversations or other forms of digital communication, and I think that, again, it’s semantics where we get crossed up with respect to what’s a business and what’s commercial. So

	in favor. Many of the neighbors who have now gone on record with concerns, verbally gave me their support, and I have not done anything to mislead them, and everything that we’ve shared tonight is consistent with the conversations that had with them in person, face-to-face. So, I believe feeling has changed, but I don’t’ believe it changed based on fact. I believe it changed based on fear. I’m willing to address fears. Ms. Rast: That’s fine. Everybody has feelings. Everybody has fears, but you’re right. Mos
	foot driveway, a 15-foot bridge, that supports a seven-day-a-week, six hours a day, 13 hours a day on the weekends type operation. I think, again, to me this is putting a business on a single family residence, single land use zoning site, that, to me, is the foundation of that’s why this doesn’t make sense to me. Mr. Chair – 
	: I have a question for the applicant. Could you clarify what you meant? I understood part of what you said. You said you could do what you’ve asked for, the CUP, anyway. Could you clarify that? 
	Mr. Wingert

	: Yes. I’m just thinking – and I’m not saying that this would be something that would be worth doing, -but hypothetically, if I dissolved the LLC, and I don’t charge my teams to come out to practice, and I invite them as my friends and family, and there’s no money that exchanges hands, is there anything that would prevent me from using my private residence to host my family and friends on the ballfield and in the building at no cost? So there, I don’t believe there’s anything that – 
	Mr. Dickey

	: In all transparency, Mr. Dickey, I’m taken aback by your comments, but – 
	Mr. Wingert

	: I’m sorry, Mr. Wingert, how so? I’m just asking…I’m trying to understand the difference between the objection over commercial usage if its money…I’m still just not able to wrap my head around what the limited liability company has to do with the Conditional Use Permit. 
	Mr. Dickey
	Mr. Dickey: Mr. Wingert, I guess what I’m not clear about is if I use the property like I want to those concerns. But the field is there. The building is there, so if I want to use it for friends and family, just like the previous owner did, then the definition of friends and family is what we could discuss. I don’t have any restrictions on the friends and family that I could have over. So I’m 

	: I don’t believe that the limited liability company has anything to do with it. I think it’s what’s happening on the property. We had an application come in front of this Board four or five months ago. There were a lot of concerns, some of the similar concerns from neighbors, and that applicant pulled the application. The applicant moved the property – it was Luke Town 
	Mr. Wingert

	– he moved his property to a commercial property based on the concerns that we had about infrastructure and concerns that we had about noise, concerns that we had on a number of those things, so I have all of those concerns about this property and others. I think the mission of youth sports is awesome. My kids are involved in that. I think the mission is fine. I think the location is the wrong location. 
	: Mr. Wingert – 
	Mr. Dickey

	: So, that’s, Mr. Chairman, that’s where I’m at on it. 
	Mr. Wingert

	use it and money doesn’t exchange hands, have I violated the intent of the process? This is where I’m struggling. There’s a ballfield, which again, I think implies two teams playing ball. Schedule? I understand concerns. Noise? I understand concerns. Public safety? I understand 
	just trying to understand from a practical perspective if there are concerns about us using the Conditional Use Permit process, I don’t know what a better approach would be. I guess I’m trying to figure that out. I’m not moving. I’m not leaving. I didn’t invest in this property as a commercial investment. I invested in it for my family. So I’m here regardless, for whatever that’s worth, with or without anything else going on with respect to the organization. My family lives here. 
	Ms. Rast: Mr. Dickey, I don’t think anybody has a problem with your family living there. I think they welcome you to Stilwell and stuff, but I don’t believe that’s the issue at hand. It’s the business, or I guess we’d have to look into it and something that staff, we might have…and 
	maybe that’s a good reason maybe to just do a contingency to look into your questions, but you have to admit that if you’re saying that you’re going try and still do it without, then you’re basically just disregarding what all the concerns are. 
	: No, ma’am, please. 
	Mr. Dickey

	: But your single residency is totally fine, and you’re welcome to that. 
	Ms. Rast

	: Please, I am not saying that at all. I’m just asking hypothetical questions to try to understand logically what the concerns are with respect to us using the Conditional Use Permit 
	: Please, I am not saying that at all. I’m just asking hypothetical questions to try to understand logically what the concerns are with respect to us using the Conditional Use Permit 
	Mr. Dickey

	process. Because as Mr. Pendley articulated earlier, it seems like this is exactly the process to use. I sounds like, based on the Planning department’s recommendations, we addressed all of the potential concerns. I understand the neighbor concerns, and whether or not this is a fit for the area. My argument is that it must be a fit for the area because the amenities are already there. The only question must be frequency of use, and if frequency of use is the question, then I think there are things that we c

	: So, we’ve kind of melded our public comments within the staff discussion. So, I’d like to move on from the abstract of friends and family versus business and see if we have any more questions of the applicant, and then we can move – or questions of anybody, whether 
	Chairman Loyd

	it be the applicant or staff – and then we can move to Board discussion. Ms. Davis: John, can I just interrupt really quick and make sure that we recognize that there are people with their hands up, wanting to speak from public comments? And I want to remind some of those people that they cannot speak if they’ve already spoken, but I do have one person that has not, so just keep that in mind, please. Chairman Loyd: Okay, we will let that person speak. We’ll make one more quick round around the Board members
	: The Conditional Use Permit is allowed under Article 23 of the Zoning Regulations allows for certain uses as accessory to the primary use for the zoning, in this case, RUR. Obviously, a residential use is the primary use here. As an accessory use, an athletic training facility is permitted with a Conditional Use Permit, so that’ something that’s allowed, with stipulations and terms, as noted. So that’s something that is allowed, and we do have other examples similar to this where there’s a residential use 
	Mr. Pendley

	: Without getting too far down the rabbit hole, what other kind of accessory uses are on RUR? 
	Chairman Loyd

	: Yeah, we could certainly pull that up. I was looking through that article. Other Conditional Use Permits that are allowed with a Conditional Use Permit -bed and breakfast establishments in which the landowner resides on the premises. Business retreats, executive conference centers and similar uses. Cemeteries, mausoleums, crematories, archery ranges, camps, campgrounds, et cetera. Daycare homes, childcare centers, all these are similar uses that would be allowed in the RUR District with a Conditional Use 
	Mr. Pendley

	that is on the property. So the key is the business or the use, the owner of that use, that accessory, has to reside on the property and get a Conditional Use Permit for the additional use. Mr. Klingensmith: Those uses, though, would not be permitted on, again, a PRLD that’s adjacent to the property, an LRD or an RN-1? Would that be an accurate statement? Mr. Pendley: That is correct. Yeah, if they have certain requirements in the RUR District, and I think there are certain standards that apply if you are i
	with people on a CUP I guess that’s where my question is. I know there was a concern about the CUP being transferred with the property if Steve were to build up a big business and then want to sell it, but I don’t know if there’s legalities that can be written in a CUP that it’s for his ownership of the property, and it’s untransferable. That would seem to put a lot of peoples’ mind to rest, since it is a ten-year CUP. The other thing is, I do know when he says he’s willing to work with everyone, all the ne
	with people on a CUP I guess that’s where my question is. I know there was a concern about the CUP being transferred with the property if Steve were to build up a big business and then want to sell it, but I don’t know if there’s legalities that can be written in a CUP that it’s for his ownership of the property, and it’s untransferable. That would seem to put a lot of peoples’ mind to rest, since it is a ten-year CUP. The other thing is, I do know when he says he’s willing to work with everyone, all the ne
	no lights. There’s no scoreboards. There’s no games. The facilities, the girls come and go, I would say 100 percent of them right now are driven by their parents, because they can’t drive. I really do feel like it would not in any way, shape or form, negatively affect both the price of the homes in the neighborhood or the noise. I understand the traffic concerns, and I do feel like Steve is willing to work with people on how and when people come and go, and how many. I’m done. 

	Ms. Rast: My concern is that we just be really, really careful about these CUPs and businesses. It’s been said many times that Stilwell is growing but Stilwell also is a unique area where people tend to want to be more quiet and use the residential streets to walk on, or have their dogs or their horses, or whatever, and so we have to be very mindful of this slippery slope we’re somewhat on. And yes, Stilwell is growing so there’s going to be development. That’s normal, but we have to be very careful, and Ke
	: All right. Thank you. Okay, lots of good discussion. We appreciate everybody who took the time to join and comment. That’s what the process is all about. We’re going to move on to the Zoning Board discussion. We can discuss. We can continue. We can motion up or down. Let’s start and see if there’s any discussion. 
	Chairman Loyd

	bring them to the next meeting, so that they can understand and help differentiate. So yeah, as a zoning board and looking at the conditional use permit, we can question the width of the drive, but that shouldn’t be a make-or-break thing because that’s going to get addressed when he has to get the permit. But it is beneficial to have his design team tell us how that’s going to work, how they’re going to address that, and I also  think that when you start looking at what’s going to have to be done to meet th
	bring them to the next meeting, so that they can understand and help differentiate. So yeah, as a zoning board and looking at the conditional use permit, we can question the width of the drive, but that shouldn’t be a make-or-break thing because that’s going to get addressed when he has to get the permit. But it is beneficial to have his design team tell us how that’s going to work, how they’re going to address that, and I also  think that when you start looking at what’s going to have to be done to meet th
	again, help walk them back through that process, and then also at least suggest that they get their actual licensed professionals that are going to be addressing the code requirements, like the road width, the bridge, the fire sprinkler, the restrooms, all of those things, so there’s a little more flesh…? Even though it’s not part of this process, the permit is a requirement, so that is at least, it may not change the fact that we have this big monster thing that’s surrounded by all of this PRLD stuff now, 

	: Yes, thank you, Chairman. I think that’s a good idea. I think we had talked with 
	Mr. Pendley

	the applicant about that, some of those details that would be required with a building permit if the CUP was approved. The owner has been working with a design professional, both on the building, with an architect, and also a civil engineer on other site improvements. I think that is a good idea for them to consider those to get the additional details for those, although a lot of the details go with the building permit. It is still relevant, you’re correct. As some of the discussion has been, it is relevant
	: The neighbors would be re-notified. If there is a continuance, the re-notice is happening here. What we’re saying, if we’re continuing this to a date certain, say March 2, that is the notice. We could send out a courtesy letter to all of the property owners within 1,000 feet, just as we do with our normal notice, letting them know that this case was continued. But the legal chain of notice is intact by the Board making a recommendation to continue this to a certain date. 
	Mr. Pendley
	nd

	: I also, when we look at this, Michelle, I just want to look, they were talking about the property and two portable toilet units next to the training facility. I think we should look at more of how frequently are they going to be emptied? Are they going to fence those in? 
	Mr. Klingensmith

	I don’t’ want those blowing through the neighborhood type thing, so I think some of that, sort of like if we looked at this as a commercial application, I think some of those criteria of what we look at for a commercial applicant almost need to apply at some level here if this is going to be looked at as a business. 
	: If I may make just a brief comment. Just in support of having a continuance on a couple of different levels. I think just because of the virtual format that you heard this evening, the virtual, the hearing works moderately well when you have an item that’s not controversial. You saw tonight firsthand what happens when you’re having items where the public wants to speak, and there’s all kind of issues that we run into, if people have follow-up questions or if 
	Mr. Leipzig

	they want additional clarification, it’s just impossible to do that, so I would also concur that I would continue the hearing and have additional public comments next time. I also think it would highly behoove the property owner to listen to some of the comments tonight and try to address those. Mr. Wingert’s comments, all of that is the benefit of the Special Use Permit, is all of those stipulations are collected and stipulated as part of the approval resolution that would be sent forward, or the denial re
	: John, can I make an additional comment following with Kelley exactly what it says. The way that we look at it before was residential use. We never bring any fire code and commercial or anything like that. Same use as it goes now, then we can just…I pull out all of these requirements which is going to be looked at as a commercial building, life safety. When you bring people, public into the property, is liability for us. Us means our department, fire and building codes. We have responsibility, and then if 
	Mr. Fardipour

	: Right. : Thank you. : Thanks, Anoush. 
	Chairman Loyd
	Mr. Fardipour
	Chairman Loyd

	Motion by Mr. Wingert to continue Southeast Johnson County Zoning Board Application No. SE 21-181-CUP. 
	: Before we second that, I would like to hear what Dennis had to say, as well as Emily. 
	Mr. Klingensmith

	Mr. Bollin: Yeah, I believe we need to continue, because of the location and the change of the use of structure, going from a private use to a public use. I think we need to have a deeper look into the situation, so I agree with a continuance. Chairman Loyd: All right. Thank you, Dennis. Emily? She was having connectivity problems earlier. Mr. Klingensmith: That’s fine. Chairman Loyd: Sean, you were about ready to say something. I think we need, the motion, we need some guidance for the applicant to reconve
	staff, address some of the actual CUP items like frequency, traffic counts and hours, and then Fred, to your point, they need to provide specifics on code compliance. Because all those things, the road width, the fire sprinklers, the setback, that’s all in Anoush’s department and that just can all be wrapped up in code compliance. So based on those grounds, can we just go ahead and vote for a continuance then? Fred made the base motion. Does somebody want to make a second? 
	: I think Ken made the base motion. 
	Ms. Davis

	: No, the base motion was Fred. 
	Mr. Klingensmith

	: I’m so sorry. I apologize. : Since we’ve had additional discussion, I’ll go ahead and second that motion. : And the continuance will be on March 2, right Sean? : Correct. : All right, perfect. All in favor of the continuance until March 2, say aye . The motion carried unanimously. 
	Ms. Davis
	Mr. Klingensmith
	Chairman Loyd
	nd
	Mr. Pendley
	Chairman Loyd
	nd

	Chairman Loyd: Okay, so it’s going to be continued to March 2nd . The applicant is going to circle back up with the staff, address hours and counts of bodies and cars and then going to look at actual code compliance issues as far as fire and setbacks and roads and bridges and toilets and all of those things. Okay. Mr. Pendley: I will just note, the details for that next meeting, as you indicated, this item will be continued to the next Zoning Board meeting on March 2nd , at 6:30 p.m. We anticipate at this t






