
Planning, Housing, and Community Development 
111 S Cherry Street Suite 2000 
Olathe, Kansas 66061 

STAFF MEMO 

May 26, 2022 

To: Southeast Consolidated Zoning Board 
Fr: Michelle Kriks, AICP, Planner 
Re: Application No. SE 21-181-CUP (AU) 

APPLICATION INFORMATION 

Applicant: Neil Haas, Bartlett & West 
Curtis Holland, Polsinelli 

Landowner: Steve Dickey, Jr and BBG Holdings, LLC 

Requested Action: Conditional Use Permit (CUP) for an outdoor softball and baseball 
training facility 

Purpose: To permit outdoor softball and baseball training; including camps 
and practice games on one outdoor field 

Legal Description: The West 1/2 of the East 2/3 of the Southwest 1/4 of Section 9, 
Township 15, Range 25, Johnson County, Kansas, except that part 
in streets and roads. 

Site Location: 5100 W. 207th Street 

Existing Land Use and Zoning: Single-Family Residential zoned RUR (Rural District) 

Existing Improvements: Single-Family Residential structure, accessory building (15,000 
square feet), detached garage, vacant accessory barn, detention 
ponds, and a baseball field 

Site Area: 53.1 acres 

Note: This application was continued from the February 4, 2022 Southeast Consolidated Zoning Board 
meeting.  This is an addendum to the original staff report dated January 26, 2022. 

Proposal 

The applicant is requesting approval for a 10-year Conditional Use Permit (CUP) for an accessory 
indoor/outdoor training facility for youth softball and baseball athletes on 53.1 acres. The subject property 
is located on the north side of West (W.) 207th Street (St), and one-quarter mile east of the Nall Avenue 
in the Aubry Township. This is the first request for a CUP for a softball/baseball training facility at this 
location. 

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

https://jocogov.org


  
  
 

History 

This application was originally heard virtually during the February 2, 2022, Southeast Consolidated 
Zoning Board regular meeting via Zoom.  At that time, both the Board and neighbors raised many 
concerns regarding the request.  Some concerns include, but were not limited to: 

• Incompatible Use • Traffic 
• Hours of Operation • Fire Safety 
• Intensity of use 

Due to these concerns, the Board voted to continue to project to the March 2, 2022, regular meeting to 
allow the property owner to circle back with staff and address these concerns. 

On February 21, 2022, the applicant formally requested a continuance to the April 6, 2022, Southeast 
Consolidated Zoning Board meeting to allow additional time to work with his design team. Staff was 
supportive of this request. On February 22, 2022, planning staff mailed courtesy notice letters to property 
owners within 1,000 feet of the subject property informing them of this request. 

At the April 6, 2022, meeting, the applicant, through his attorney, requested a second continuance to the 
June 1, 2022, zoning board meeting to continue to review his options. On April 7, 2022, planning staff 
mailed courtesy notice letter to the property owners within 1,000 feet of the subject property to inform 
them of the continuance. 

Since the February 2, 2022, Zoning Board meeting, staff has received 25 written comments regarding 
the proposed project, which are attached to this staff report and entered into the official public record. 
On May 20, 2022, planning staff received a phone call from a neighbor who received a property owner 
letter in support of the CUP, stating it’s his opinion the request is a “good idea,” and it was a good thing 
because it was keeping kids busy and something positive. 

Proposed Changes to Operations 

Based on comments received at the February 2, 2022, Southeast Zoning Board meeting, the applicant 
is proposing changes to the application to reduce the impact to neighboring properties (see attached 
Narrative for CUP). On the following page, are proposed changes for the athletic practice facility with a 
comparison for the original proposal in February and the revised proposal in May. 
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Operations 

Original CUP proposal: 

1. The building already has indoor practice equipment for softball skills training. 
2. During a typical weekday, the indoor building will be used by appointment between the hours of 

3 p.m. to 9 p.m. 
3. During the summer, training/practices on the field will only ever occur during daylight hours. All 

outdoor and indoor activities will be supervised and monitored. 
4. During Friday, Saturday, and Sunday, the outdoor field may be used for practices and/or 

scrimmages. There will never be more than two (2) teams on the field at any given time (i.e., no 
more than 24 players on the property at the same time). 

Revised CUP proposal: 

1. The field is prepared for field instruction and training. The existing accessory building will not be 
used for organized youth training. 

2. All activities will be supervised and monitored. 
3. There will never be more than two teams on the field at any given time (i.e., no more than 24 

players on the property at the same time). 
4. Hours of operation will be 9:00 a.m. to 8:00 p.m., no more than four (4) hours each weekday, no 

more than 6 hours on either Saturday or Sunday, and no more than 20 hours each week total. 

Activity 

Original CUP proposal: 

• Activity proposed on the property would be limited to outdoor practices on the existing field 
and classroom instruction and individual/group training sessions in the 15,000-square-foot 
accessory building. 

Revised CUP proposal: 

• Activities hosted on the property will be limited to training and field instruction using the 
existing baseball field (no more than two teams at one time). 

Landscaping 

Original CUP proposal: 

• The applicant proposed new landscaping in the form of 1.5-inch caliper trees and other 
plantings along the west property line to provide additional buffer between the field and 
neighbors to the west. 

Revised CUP proposal: 

• No additional landscaping buffer is proposed according to the revised narrative.  
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Staff Comments 

Based on the revised narrative received from the applicant, it appears use of the accessory building is 
no longer part of this application for instructional and organized training purposes. Therefore, staff 
recommends prohibiting use of the 15,000-square-foot accessory building for practices related to this 
CUP or other public use for activities. 

It is staff’s opinion the number of players and practices proposed by the applicant would not ease 
concerns raised at the February meeting.  Therefore, staff recommends the following stipulations to limit 
operational activities: 

• Limit the number of teams on-site to one (1) team per practice, not to exceed 12 players, 
• Limit the number of daily practices during the week (Monday through Friday) to one (1) practice 

per day, not to exceed two (2) hours per practice, and 
• Limit the number of daily practices Saturday and Sunday to two (2) practices per day, not to 

exceed two (2) hours per practice.  

To clarify the time of year practices can be conducted, staff is recommending a timeframe of March 1st 

through October 15th, to coincide with spring, summer, and fall leagues. This will help limit the duration 
of practices throughout the year and minimize impacts to surrounding properties.  

The applicant’s revised narrative does not mention additional landscaping that was initially proposed 
along the western property line. A landscape screen could provide a visual, noise, and dust buffer from 
the use of the field to those properties to the west.  Staff recommends a stipulation for the property owner 
to provide enhanced landscaping along the western property line. 

At the February 2, 2022 Zoning Board meeting, Planning Staff recommended approval of the Conditional 
Use Permit with stipulations. Due to public input and Zoning Board comments, staff recommends 
amendments to the original stipulations to allow the owner to use the property for the requested CUP 
while being sensitive to neighbor concerns.  Please see proposed amendments to the stipulations in red 
below: 

1. The term of this permit shall be for a period not to exceed ten (10) five (5) years commencing 
from the date of Board of County Commissioners approval, for the property located at 5100 W. 
207th St in Stilwell, Kansas. 

2. Permitted use and development on the property shall include those activities shown on the site 
development plan, attached hereto as Exhibit A, except as modified by these stipulations. 
Permitted uses for the athletic training complex shall be limited to include an indoor training (the 
proposed facility/building – which has an approximately 15,000-square-foot footprint) and outdoor 
softball and baseball training only for camps and scrimmages on one (1) outdoor field. No 
additional structures, parking areas, or outdoor practice areas for the athletic field complex shall 
be allowed without the approval of a revised conditional use permit by the Board of County 
Commissioners. 

3. No more than two (2) one (1) teams, or 24 12 players, shall be on-site at one time. 
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3. 4. Practices shall be allowed on the subject property from March 1st through October 15th. 
Hours of operation for the indoor facility shall not be earlier than 3:00 p.m. and no later than 9:00 
8:00 p.m. Monday through Sunday Friday.  Hours of operation Saturday and Sunday for the 
outdoor field shall not be earlier than 8:00 a.m. and no later than 9:00 8:00 p.m., Friday through 
Sunday during the summer months and other weather-appropriate times during the spring and 
fall. 

5. No more than one (1) practice per day, not to exceed two (2) hours per practice, shall be 
conducted on-site Monday through Friday. 

6. No more than two (2) practices per day, not to exceed two (2) hours per practice, shall be 
conducted on-site Saturday and Sunday. 

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

5. 8. The existing tree line on the west property line shall remain and the site plan shall be revised 
to show the additional vegetation to enhance the buffer. Prior to the Board of County 
Commissioners meeting, a revised site plan or landscape plan shall be submitted to County 
Planning Staff for approval prior to issuance of the building permit enhancing the landscape buffer 
along the western property line. 

6. 9. All landscaping and fencing materials shall be adequately maintained and landscaping 
materials shall be replaced when dead for the duration of the term of the conditional use permit 
and shall be installed in accordance with the site plan or landscape plan. 

7. 10. There shall be no pole mounted light fixtures on the property. 

8. 11. There shall be no scoreboard, bleachers, concession stand, retail sales, or outdoor public 
announcement system or other voice amplification system or device used on the property. 

9. 12. No signage shall be installed, other than required by the County’s Building and Fire Codes, 
on the property. 

10. A building permit application shall be submitted for the indoor training facility and prior to 
occupancy the facility shall comply with all applicable codes. 

11. The facility shall comply with the Johnson County Fire Code, including, but not limited to, fire 
flow, hydrants, sprinkler system, fire truck access, etc. 

12. 13.No portable restroom facilities shall be located on site. Portable restroom facilities shall be 
screened from public view and neighboring properties. 

14. Use of the 15,000-square-foot accessory building for practices related to this CUP or other 
public use for activities shall be prohibited. 
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RECOMMENDATION 

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

1. The term of this permit shall be for a period not to exceed five (5) years commencing from the 
date of Board of County Commissioners approval, for the property located at 5100 W. 207th St in 
Stilwell, Kansas. 

2. Permitted use and development on the property shall include those activities shown on the site 
development plan, attached hereto as Exhibit A, except as modified by these stipulations. 
Permitted uses for the athletic training complex shall be limited to outdoor softball and baseball 
training only for camps and scrimmages on one (1) outdoor field. No additional structures, parking 
areas, or outdoor practice areas for the athletic field complex shall be allowed without the approval 
of a revised conditional use permit by the Board of County Commissioners. 

3. No more than one (1) team, or 12 players, shall be on-site at one time. 
4. Practices shall be allowed on the subject property from March 1st through October 15th.  Hours of 

operation shall not be earlier than 3:00 p.m. and no later than 8:00 p.m. Monday through Friday. 
Hours of operation Saturday and Sunday shall not be earlier than 8:00 a.m. and no later than 8:00 
p.m. 

5. No more than one (1) practice per day, not to exceed two (2) hours per practice, shall be 
conducted on-site Monday through Friday. 

6. No more than two (2) practices per day, not to exceed two (2) hours per practice, shall be 
conducted on-site Saturday and Sunday. 

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

8. The existing tree line on the west property line shall remain and the site plan shall be revised to 
show additional vegetation to enhance the buffer.  Prior to the Board of County Commissioners 
meeting, a revised site plan or landscape plan shall be submitted to County Planning Staff 
enhancing the landscape buffer along the western property line. 

9. All landscaping and fencing materials shall be adequately maintained and landscaping materials 
shall be replaced when dead for the duration of the term of the conditional use permit and shall 
be installed in accordance with the site plan or landscape plan. 

10. There shall be no pole mounted light fixtures on the property. 
11. There shall be no scoreboard, bleachers, concession stand, retail sales, or outdoor public 

announcement system or other voice amplification system or device used on the property. 
12. No signage shall be installed, other than required by the County’s Building and Fire Codes, on 

the property. 
13. Portable restroom facilities shall be screened from public view and neighboring properties.  
14. Use of the 15,000-square-foot accessory building for practices related to this CUP or other public 

use for activities shall be prohibited. 
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Suggested Motion: 

“I move to recommend approval of Application No. SE 21-181-CUP (AU), Conditional Use Permit (CUP) 
for an accessory outdoor training facility for youth softball and baseball located at 5100 W. 207th Street, 
Stilwell, Kansas for the reasons and subject to the stipulations in the Staff Report.” 

Attachments: Site Plan, Applicant’s Revised Narrative for CUP, Public Comments received since 
February 2, 2022, Approved minutes from the February 2, 2022 Southeast Consolidated 
Zoning Board Meeting, January 26, 2022 Staff Report 
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