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

STAFF REPORT 

January 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 

Landowner: Steve Dickey, Jr and BBG Holdings, LLC 

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

Purpose: To permit an indoor and 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 

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 (Figure 1).  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 
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Figure 1: Vicinity Map (outlined in blue) 

The property is zoned RUR, Rural District, with an existing single-family residential structure, a 15,000-
square-foot accessory structure which was previously used as a personal indoor sports training facility, 
a detached garage, vacant accessory barn, detention ponds, 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 historic aerial imagery, the baseball diamond was also constructed in the 2006 timeframe. Part of 
the review process for this application is the change of use for the indoor and outdoor training facility from 
a personal use to a public use since outside participants would be allowed to train on-site. If the 
application is approved, the property owner would be required to ensure the accessory building complies 
with the Uniform Commercial Building Code (2018). 

Figure 2: Aerial View of Subject property (outlined in blue) 
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The primary use of the property is single-family residential and would continue as such for the property 
owner.  According to the applicant’s narrative (attached), the facility would be used for indoor and outdoor 
training for youth softball and baseball teams for the property owner’s children’s teams and other teams 
in their league. The owner indicates that he established a limited liability company, BBG Holdings LLC, 
for liability and insurance purposes, and this is not a softball/baseball organization like other businesses 
in the area. Proposed activities include practices, clinics, and controlled scrimmages.  The applicant has 
indicated that no sanctioned games or tournaments, such as USSSA (baseball) or ASA (softball), would 
be played on site.  Use of the facility would be by appointment only and would be supervised. According 
to the applicant, there would be no more than two teams, or 24 players, using the facility at one time. 
Therefore, there could be two teams on the field, or one team on the field and one using the indoor facility.  

The property owner has indicated that no more than one scrimmage with two teams would be conducted 
per morning or afternoon.  In addition, practices and/or scrimmages involving two (2) teams would be 
staggered by at least 30 minutes to ensure traffic and parking issues would not occur with two teams 
attempting to arrive while two teams are attempting to leave. 

No illumination, scoreboard, bleachers, concessions or other retail sales, or other public announcement 
system is proposed for the ball field. 

According to the applicant’s narrative, the existing building is total of 15,000 square feet and includes a 
mezzanine level.  The indoor facility was issued a building permit in 2006 for personal use by the previous 
property owner for indoor practice and equipment for baseball skills training.  The dimensions of the 
outdoor field are approximately 340 feet from the backstop to centerfield fence line and there is four-foot-
high chain-link fencing around the field and 20-foot-high chain-link fence for the backstop. 

Access to the training facility would be by an existing 11-foot-wide residential drive from W. 207th St.  
There is a 15-foot-wide bridge over the detention pond on the property. No changes are proposed to the 
driveway.  

Proposed hours of operation include: 

• Indoor Facility: Year-around use proposed between the hours of 3:00 p.m. and 9:00 p.m. by 
appointment only. 

• Baseball Diamond: During summer months and other weather-appropriate times during the 
spring and fall, the outdoor field would be used Fridays, Saturdays, and Sundays.  Use of the field 
would be by appointment only. Hours of operation for the outdoor field shall not be earlier than 
8:00 a.m. and no later than 9:00 p.m. 
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The outdoor field would host practices and/or 
scrimmages for no more than two (2) teams 
at a time. The average team carries 12 
athletes, and one car per family.  That would 
be approximately 24 vehicles at one time on 
the property.  Scrimmage play would be 
separate from training activities.  The 
building would be open only for access to the 
restrooms.  Indoor training would not 
typically coincide with training or scrimmages 
on the outdoor field. 

As discussed in the project narrative, there 
would be no lighting of the outdoor field. No 
new lighting is proposed on the building. 
Wall pack lighting is existing on the building 
for the parking area. No signage is proposed 
on the property. 

An aerial of the property and existing 
infrastructure is depicted on Exhibit 3. 

Proposed Site Changes 

The applicant is proposing to use the existing 
indoor training facility and baseball field for 
youth softball and baseball training.  The 
applicant is not proposing any structural 
changes to the accessory buildings or the 
ball field other than those necessary to 
comply with the building code for commercial 
use. Cosmetic changes are proposed only 
to the existing ball field (i.e., field clean up) 
and the parking area. Adjacent to the 
detached building, there is an existing wide, 
paved area where the applicant will 
demarcate 17 parking spaces.  The applicant 
is also proposing to install eight, six-foot 
wheel stops on the gravel surface.  Total 
parking proposed is 25 (Figure 4); van-
accessible parking included. 

Figure 3: Aerial view of property and existing infrastructure 

Figure 4: Proposed demarcated parking 
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A 20-foot-wide gravel access drive, used by the previous property owner for construction access along 
the west side of the property, has been resurfaced with gravel and would be used as an emergency-only 
drive (Figure 5).  Access to the emergency drive would be by an existing secured gate at the entrance 
from 207th Street with a knox box typically used by fire departments.  This drive would not be used by the 
players or families. 

Figure 5: Emergency access drive 

There is a mix of existing deciduous and evergreen trees along the west property line, between the 
existing baseball field and residential property along Nall Avenue. According to the applicant’s narrative, 
additional landscaping would be installed along the western property line to enhance the vegetative buffer 
and reduce the impact to residents west of the subject site. 

Public Comments 

As of the date of this report, staff received one call from a neighbor regarding the application who voiced 
the following concerns: 

• He indicated that they were impacted by the sound of aluminum bats when the previous property 
owner held outdoor batting practice; 

• That the new property owner formed a Limited Liability Corporation (LLC) for this activity; 
• The potential use of a pitching machine on the baseball field, as he had expressed the constant 

sound of aluminum bats could be heard at his home when the previous property owner would 
conduct batting practice outside; 

• The term of the Conditional Use Permit, if approved; and 
• What would happen if the property owner wanted to conduct other sport activities on the property 

for youth training, such as soccer practice. 

Traffic Impact Study 

The applicant submitted a Level 1 Traffic Impact Study (TIS) which analyzed possible traffic impacts 
resulting from the proposed use (attached to this staff report).  The TIS provided data for expected trip 
generation for the property for the proposed use. During a typical weekday, the indoor facility would 
operate in the afternoons between 3:00 p.m. and 9:00 p.m. The outdoor field would be used Fridays, 
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Saturdays, and Sundays during the summer months and weather-appropriate days in the spring and fall.  
All visitors to the site would be by appointment only. 

According to the TIS, maximum peak volume would be 24 vehicles per hour.  This figure assumes there 
are 12 players per team with one car per player, and a maximum of two teams at a time visiting the site 
for scrimmages. 

Based on the TIS, no additional street improvements are required. The Public Works Department has 
reviewed and accepted the Traffic Impact Study. 

Recommendation Summary 

Based on the analysis set forth in this Staff Report, Staff recommends approval of the Conditional Use 
Permit for the athletic training facility, subject to the recommended stipulations. 

Zoning History 

The subject property has been zoned RUR (Rural District) since March 1982. The RUR (Rural District) 
was established as part of the county-wide rezoning in 1994. 

Existing Infrastructure and Minimum Infrastructure Requirements 

Pursuant to Article 31, Section 2(d) of the Regulations, “The Minimum Infrastructure Requirements in this 
article shall be guidelines for interpretation of the minimum infrastructure required for each Conditional 
Use Permit or Special Permit.” 

A. Public Safety 

There is no Fire Station Service Area requirement for parcels in the RUR zoning district.  However, 
fire protection is provided by Overland Park Fire District. The nearest fire station is located 
approximately three miles northwest, at the intersection of 191st Street and Metcalf Avenue. This 
requirement does not apply to the request. 

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

B. Roads 

Required: Category 1.  External Roads Serving Subdivisions or Development Tracts in the Rural 
District, (RUR), or in the Planned Rural District, (PRUR) (each requirement will be addressed 
collectively at the end of this subsection rather than after each provision). 

a. A minimum of one road, with at least a 20-foot-wide gravel driving surface, shall provide 
continuous access from the subdivision or development tract to a road constructed with at least 
an asphaltic concrete surface. 
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b. All abutting gravel roads shall have at least a 20-foot-wide driving surface. 

c. Lots in new subdivisions with PRUR, Planned Rural District Zoning shall not have access directly 
onto a Highway, onto a CARNP designated Parkway, or onto a CARNP designated Arterial Street. 
Lots with RUR, Rural and PRUR, Planned Rural District Zoning shall comply with the frontage 
and other requirements of Article 30, Section 2(B)(2) of these regulations. 

No new roads are proposed with this Conditional Use Permit.  The site has direct access to W. 207th 

Street, which is a 22-foot-wide, county-maintained, paved street with shoulders and is designated as 
a Type I, 2-lane arterial road in the Comprehensive Arterial Road Network Plan (CARNP).  The 
applicant submitted a Level 1 TIS, which analyzed traffic impacts as a result of the proposed use 
(discussed in a previous section). The Public Works Department has reviewed and accepted the 
report.  Based on the TIS, no additional street improvements are required. 

Required: Category 6. All Interior, On-Site Roads:  All roads in any subdivision or development tract 
shall be designed and constructed to comply with the then applicable Street Construction and Storm 
Drainage Standards for New Subdivisions, as adopted by the County. This requirement does not 
apply to the request. 

C. Storm Drainage 

Required: Storm drainage systems and facilities shall be available or designed and constructed to 
comply with the then applicable County design criteria, construction standards, policies and 
regulations for storm drainage systems and facilities.  The development shall also comply with the 
then applicable County Floodplain Regulations. 

This infrastructure category has four components as follows: 

1. Storm drainage. Drainage from the property flows to the existing detention ponds on the property. 

2. Storm water quality management. A stormwater management plan complying with American 
Public Works Association (APWA) 5600 was submitted on January 27, 2022.  This plan has been 
reviewed and accepted by Johnson County Public Works. 

3. Floodplain. There is no 100 Year floodplain area on the property. 

4. Storm water systems in conjunction with new streets. No new streets or street-related storm 
water systems are proposed. 

The proposed CUP is in compliance with this requirement subject to approval of stipulations. 

D. Wastewater 

Sanitary sewers are not available to serve the subject property. The existing accessory building does 
not currently have restrooms. The owner has indicated they plan to add them at a later date. 
However, the building shall be improved to comply with commercial building codes which will include 
restroom facilities, prior to occupancy and change of use of the facility for indoor training. Staff has 
recommended a stipulation to address this requirement. 
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E. Water 

The property is located within the WaterOne District service area.  There is an existing 12-inch water 
line along the north side of W. 207th Street.  Sufficient water supply for fire protection purposes would 
be required since the applicant is proposing to change the use from personal to public. The existing 
athletic training building may require to modifications to comply with building and fire code 
requirements as a commercial use facility.  Per the Building Official, installation of new fire hydrant(s) 
would be required within 400 feet of the indoor training facility prior to issuance of the Certificate of 
Occupancy. 

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

STAFF ANALYSIS 

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

Golden Criteria 

1. Whether the use would be consistent 
with the zoning and uses of nearby 
properties. 

The subject property is zoned RUR, 
Rural zoning.  Properties near the 
subject site primarily residential uses, 
zoned a mix of Rural, Residential Low 
Density (RLD) District, Planned 
Residential Low Density (PRLD) District, 
and Residential Neighborhood One 
District (RN1).  Property sizes range 
from over 50 acres east of the subject 
property, to smaller five-acre lots along 
the western property line.  South of W. 
207th St, lot sizes are generally under five 
acres, zoned Planned Residential Low 
Density (PRLD) District (Figure 6).  

Figure 6:  Surrounding Zoning (subject property outlined in blue) 
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Training would occur inside the new building and practices and scrimmages would be outside on the 
field. The use of the existing building would be year-round for indoor individual/group training and 
classroom instruction. Outside activity would occur during good weather and during daylight hours. 
There is no outdoor lighting, sound system, or bleachers proposed around the outdoor field. 

The proposed use is consistent with the zoning and uses of nearby properties with an approved 
Conditional Use Permit.  An indoor and outdoor athletic training facility would be similar to other uses 
typically allowed in residential areas, such as schools, churches, preschools, and in-home day-care, 
with required conditions.  These uses typically have large open space areas that are used for 
recreational or educational purposes.  Ballfields and/or playgrounds associated with these uses are 
often used before, during, and after hours and on weekends depending upon the season and weather. 

2. Whether the use is compatible with the character of the neighborhood. 

The character of the neighborhood is generally characterized as low-density residential and rural. 

The surrounding 
area/neighborhood is 
primarily residential uses. 
Along W. 207th St 
between Nall Ave and 
Mission Rd are primarily 
residential uses. 
Property sizes range 
from over 50 acres east 
of the subject property, to 
smaller five-acre lots 
along the western 
property line, zoned 
RUR. South of W. 207th 

St, lot sizes are generally 
under five acres, zoned 
Planned Residential Low 
Density (PRLD) District. 

Figure 7:  Distance of residential from the facility 

Low-density, large lot residential is present east, north, and west of the site.  The closest home is 
over 750 feet from the ball field and the indoor training facility.  Since the applicant is not proposing 
the use for games or tournaments, lighting, score board, or a speaker system, the use for an indoor 
and outdoor training facility should pose minimal impact to neighboring properties. The homes closest 
to the proposed use are identified on Figure 7. 
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3. Suitability of the property for uses to which it has been restricted. 

The property is zoned RUR District which permits rural and agricultural uses. An athletic training 
facility is an allowed use with an approved CUP by the Board of County Commissioners. 

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

The primary anticipated impact to nearby parcels from the proposed conditional use is noise: from 
balls being batted (metal bats); from instruction by coaches; from communication by teams/athletes 
(calling out to each other); and from cars (traveling on the drive and doors being closed).  Although 
already existing, other impacts may include the visual impacts of the chain link fencing and backstops. 
Because the property has direct access from W. 207th St instead of through a neighborhood and the 
location of the field and softball/baseball related activities is more than 750 ft. from the closest 
residence, the use of the property for an indoor/outdoor youth athletic training facility for 
softball/baseball, as requested by the applicant (outdoor activity limited to two teams of youth athletes, 
no outdoor lighting of fields and parking areas, daylight use only, scrimmage games only), and subject 
to the recommended stipulations, would have minimal, detrimental effects to nearby properties.  

5. Length of time the property has remained vacant as zoned. 

The property has been zoned RUR since the countywide zoning in 1994. The existing site 
development includes a single-family residential structure, 15,000-square-foot accessory building, 
detached garage, vacant accessory barn, detention ponds, and baseball field. The single-family home 
was constructed approximately 1990 and the accessory training facility and baseball field was 
constructed in 2006. The construction of the vacant accessory barn is unknown; however, according 
to historical aerial imagery the barn was present in 1941. 

6. Relative gain to the public health, safety, and welfare as opposed to the hardship imposed upon the 
landowner by denying the request. 

The gain to the public in denying this request would be minimal since the use of the athletic fields and 
softball/baseball related improvements is infrequent as described by the applicant, and the property 
has been used in similar manner by the previous property owner since 2006.  The hardship imposed 
on the landowner by denying the request is that the property could not be used for organized 
softball/baseball practices and scrimmage games as requested.  The property could continue its use 
as a single-family residential with accessory building for personal uses. 

7. Whether the use is in keeping with the Comprehensive Plan. 

The Rural Comprehensive Plan: A Plan for the Unincorporated Area of Johnson County (Plan) 
designates this property as the “Rural Policy Area.” While the Plan does not speak directly to the 
proposed use, it suggests orderly, reasonable expansions of existing residential development areas 
if there is adequate infrastructure to support it.  The infrastructure (roads and water systems) is 
present in the vicinity of the subject property is not designed to connect with or expand into the subject 
property.  As an isolated, 50-acre sized parcel, with direct access to the adjacent arterial road, the 
use of the property with an accessory youth, athletic training facility, subject to stipulations limiting 
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the use and intensity, is compatible with the existing very low density, single-family residential uses 
in the area. 

Staff considers the proposed use, with guidance from Article 23 of the Regulations, as one which 
commonly coexists and is appropriate within residential areas with an approved Conditional Use 
Permit.  Other similar uses are: schools, churches, preschools, and day-care homes.  These uses 
typically have large open space areas that are used for recreational or educational purposes. 
Ballfields and/or playgrounds associated with these uses are often used before, during, and after 
hours and on weekends depending upon the season and weather.  They typically involve enrollment, 
membership, or other pre-arranged agreement for users. 

Other examples of uses which can coexist and are often considered an amenity within residential 
development include public and private parks and golf courses.  These uses are not shown on the 
Future Land Use Map of the Plan but are addressed in the Regulations. 

Staff does not believe the proposed use is commercial to the extent that the anticipated impacts are 
similar to those of retail sales or services, or light industrial uses, which the Plan and the Regulations 
do not encourage in rural or residential areas.  The proposed use does not rely on traffic and visibility 
to draw and attract customers from the general public. 

It is planning staff’s opinion that based on the use proposed in the subject application, the zoning of 
the property, and the provision of the land use regulations to allow other uses in rural and residential 
zoning districts, the proposed use does not violate the provisions of the County’s Comprehensive 
Plan. 

GENERAL DEVELOPMENT AND PERFORMANCE STANDARDS FOR A CUP (ARTICLE 23) 

The Zoning Board shall not recommend a CUP be granted unless it shall first make a finding, based upon 
the evidence presented to it, that adequate consideration has been given to the following: 

• Is in harmony with the general purpose and intent of the regulations. 

This CUP is in harmony with the general purpose and intent of the regulations because a youth 
athletic training facility, with limited use as requested and subject to the recommended 
stipulations, is consistent and compatible with the residential and agricultural area. 

• Will not impair the adequate supply of light and air to adjacent property. 

The granting of the requested CUP would have no impact on the supply of light and air to adjacent 
properties. 

• Will not increase hazards from fire or other dangers. 

The proposed use would not increase hazards from fire or other dangers because the existing 
accessory building would be required to comply with the Building and Fire Code requirements for 
a commercial use and the site includes an approved emergency access drive. 
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• Will not increase traffic on streets beyond their capacity. 

As stated above, the applicant submitted a Traffic Impact Study, which has been reviewed and 
accepted by the Public Works Department. Based on the Study, no additional street 
improvements are required, and therefore the proposed use would not increase traffic along W. 
207th St beyond its capacity. 

• Will not increase potential for flood damage to adjacent property or lead to additional public 
expense for flood protection, rescue or relief. 

There is no floodplain on the property.  This site would not increase the potential for flooding on 
adjacent property or lead to additional public expense for flood protection, rescue, or relief since 
no additional impervious surfaces are proposed. 

• Will not otherwise unduly impair the public health, safety, comfort, morals, or general welfare of 
the inhabitants of the County, or otherwise create a nuisance or nuisance-like situation. 

A privately operated athletic training complex provides a recreational and educational opportunity 
for the County’s youth. Given the requested use and subject to the recommended stipulations, 
the public health, safety and welfare would not be impaired and the CUP would not create a 
nuisance or nuisance-like situation. 

• Will not pollute the air, land, or water. 

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

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 ten (10) 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 include an indoor training (the proposed facility/building – which 
has an approximately 15,000-square-foot footprint) and outdoor softball and baseball training for 
camps and scrimmages on one 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. No more than two (2) teams, or 24 
players, shall be on-site at one time. 
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3. Hours of operation for the indoor facility shall not be earlier than 3:00 p.m. and no later than 9:00 
p.m., Monday through Sunday. Hours of operation for the outdoor field shall not be earlier than 8:00 
a.m. and no later than 9:00 p.m., Friday through Sunday during the summer months and other 
weather-appropriate times during the spring and fall. 

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

5. 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. A revised site plan or landscape plan shall be 
submitted to County Planning Staff for approval prior to issuance of the building permit. 

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

8. 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. 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. No portable restroom facilities shall be located on site. 

Reasons for Recommendation of Approval of the CUP: 

1. The requested Conditional Use Permit satisfies the "Standards for Issuance of CUP" [Article 23 Sec. 
6 (C)]. 

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

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

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

CUP – Better Ballgame SE 21-181-CUP(AU) Page 13 
February 2, 2022 5100 W. 207th St 



5. The facility is appropriately scaled, in both compatibility and embracing the community’s rural 
traditions and character, while supporting youth activities in the area. 

Proposed Motion: 

“I move the Southeast Consolidated Zoning Board recommend approval of Application No. 
SE 21-181-CUP (AU), Conditional Use Permit (CUP) for an accessory indoor/outdoor training facility for 
youth softball and baseball athletes on 53.1 acres located at 5100 W. 207th Street, Stilwell, Kansas for a 
term of 10 years, for the reasons set forth in the Staff Report and stipulations recommended by Staff.” 

Attachments: Vicinity Map, Site Development Plan, Public Works Memo, CUP Written Narrative, 
Traffic Impact Study, Stormwater Management Plan 
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J8S~TY 
KANSAS 

Memorandum 

To: Michelle Kriks 
Planning Department 

From: Martin Ntonjira P.E., CDT 
Public Works 

Date: January 3, 2022 

Subject: Land Use Application: Better Ballgames - Conditional Use Permit 
SE 21-181 CUP (AU) 

1. The property is currently zoned Rural District (RUR), and no rezoning is proposed with the 
application. For RUR zoning, Article 31 of the Zoning and Subdivision Regulations requires 
that a minimum of one road, with at least a 20-foot-wide gravel driving surface, shall 
provide continuous access from the subdivision or development tract to a road 
constructed with at least an asphaltic concrete surface. Also, all abutting gravel roads 
shall have at least a 20-ft wide driving surface constructed with at least asphaltic concrete 
surface. W 207th Street is a Type I paved surface road. The application meets this 
requirement. 

2. Provide a Level 1 traffic study in accordance with County requirements. 

3. Provide sight distance analysis for existing and proposed drive entrance locations in 
accordance with County standards.  A sight-distance drawing and supporting 
documentation shall be sealed and signed and be provided to the Public Works Department 
prior to the Zoning Board Hearing date. 

4. A Stormwater Management plan conforming to APWA 5600 must be submitted and 
accepted by Public Works prior to the issuance of a building permit. 

5. If grading or other land disturbance of one acre or more is going to be performed and any 
impervious surfaces are to be constructed, a Stormwater Quality Management Plan and 
calculations will need to be accepted and a Stormwater Treatment Facility Permit 
(SQMP) issued prior to the issuance of a building permit as defined by Resolution 069-
08. The SQMP and calculations must conform to the Manual of Best Management 
Practices for Stormwater Quality, published by the Mid America Regional Council and 
the Kansas City Metro Chapter of the APWA, 1980 edition. 

6. A Land Disturbance Permit will be required prior to any land disturbing activities. A LD 
Permit is required for any LD activities that are part of a larger, phased, staged, common 
plan of development shall be considered a single site for the purposes of calculating the 
disturbed area. 

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



 

 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

Narrative for Conditional Use Permit 

Purpose 

My family acquired the property at 5100 W 207th Street due to our love of baseball and softball. 
The previous owner, David Segui, installed a full size baseball field and a multi-sport building 
next to the house, to use for himself, his family, and teammates/teams associated with his 
children’s various sports activities (e.g., baseball, softball, basketball, volleyball, weight training, 
etc.). I have five children of my own, ranging in age from 17 to 4, and I coach youth softball. 
Although I believe that our use of the property is completely consistent with how the Segui 
family used the property, I also believe that they were operating outside of the zoning guidelines 
for the property.  So, in an effort to be a good neighbor and community citizen, I am submitting 
my application for a Conditional Use Permit for consideration. 

For the softball 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 
organization like other businesses in the area (e.g., Advanced Baseball/Fastpitch Academy, 
Building Champions, Rebels Softball, etc.). We do not have a “for profit” motive, so we have no 
plans of expanding the number of teams we support. Our limited practices and activities are to 
help those youth players that are overlooked by the bigger, more competitive, for-profit 
organizations.  We want to help kids who love the game play it while they 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 are trying to make a difference with these youth, in 
hopes that they will make a difference in our community once they reach adulthood. 

We understand the sensitivity to Conditional Use Permit Applications, both from the perspective 
of the County and the surrounding neighbors. We are committed to using the property in a way 
that is beneficial for everyone, and 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 training activities. So, there will never be large crowds for an “event”, 
and the field and building will never be leased/rented to teams outside of those associated with 
our family and friends. 



 

 
  

 
 

 
 

 

 
 

 
 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

Property/Site 

Existing Conditions: The existing site is approximately 52 acres in size, located at 5100 W 207th 
Street, Bucyrus, KS 66013. The property is zoned as RUR (Rural, Agricultural uses and single 
family dwellings, 10-acre minimum lot size). The previous owner installed a full-sized baseball 
field on the property at some point, along with a multi-sport training building that is located 
behind the house. Both the field and building were used by the previous owner for his children’s 
sports teams, as well as by amateur and professional athletes that were acquainted with the 
family. 

Future Conditions: Aside from any improvements that may be required for code compliance 
purposes, there are no plans to develop and/or customize the property, the baseball field, and/or 
the multi-sport training building. There will be some cosmetic improvements related to the 
marking of parking spots, and general upkeep of the drives and roads on the property, but there 
are no plans to add any signage, lights, scoreboards, bleachers, loudspeakers, etc. The intent is to 
use the property “as is”, and in ways that are consistent with the uses intended by the previous 
owner. 

Activities: 

Activities hosted on the property will be limited to outdoor practices on the existing field (no 
more than two teams at one time), and classroom instruction and individual/group training 
sessions inside the training building. 

Term of Permit: 

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

Operation: 

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 3pm to 9pm. 



 
 

   
 

 

 

 

 

 
 

 
 

 

 
 

 

 

 

 

 

 
 

 

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. 

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

Structures: 

No additional structures are planned or anticipated. 

Outdoor Athletic Training: 

1. No outdoor scoreboards or public announcement system, or any other voice amplification 
device used on the property. 

2. Outdoor pitching machines will only be used for catching practice and defensive training. 
Machine pitch will not be used for batting practice outdoors. 

Fields and Fencing: 

1. The fencing on the outdoor field is in good condition and adequately covers the entire 
field. 

2. All fencing shall be maintained. 

Lighting: 

1. There shall be no pole mounted outdoor lighting. 

2. No additional lighting on the training building is planned or anticipated. 

Access: 

1. Driveways: There shall be one access driveway to the site, as depicted on the site plan 
accompanying this application. The applicant shall keep the sight triangles exhibited on 
the graphics in this packet clear of brush and other obstructions. 



 

 
 

 

 
 

 

 
 

 
 

 

 

 
 
 

 

Sanitary Waste: 

Waste disposal on the property shall be accomplished with two portable units located next to the 
training building. 

Environmental Impacts: 

No environmental impact is anticipated. There will be no impact with respect to noise or light 
pollution. 

Landscaping: 

New trees (1 ½” minimum caliper) and other plantings shall be planted along the property line 
on the west side of the baseball field, as shown on the Preliminary Development Plan graphics. 
All landscaping shall be maintained and replaced when dead. Between this new landscaping 
and the existing trees and foliage along the property line, there will be no visual disturbances for 
the adjacent neighbors to the west. 

Codes: 

The applicant has hired an Architect to assess the training building with respect to 
compliance with Johnson County’s Building Code, Fire Code and  Environmental Safety 
Code. All findings will be addressed, as will any other related recommendations, and all 
relevant documentation will be provided for confirmation and review. 
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Section 1: Introduction 

Better Ballgame- Johnson County, Kansas 

Section 1: Introduction 

This Traffic Impact Study (TIS) presents information related to the proposed Better Ballgame Conditional 
Use permit for a property located at 5100 W 207th Street, Bucyrus, KS. The TIS has been developed 
based on the Level 1 threshold of site-generated trip of 0-50 vehicles per hour (vph), as defined by the 
Johnson County Transportation Impact Study Requirements. 

1.1: Location Description 

The project is located in Bucyrus, Kansas in Johnson County, as shown in the figure below. 

The project site is located on the north side of 207th Street, approximately 0.5 miles east of the 

intersection of W 207th Street and Nall Avenue, as shown in the figure below. 

Page 2 of 5 January 2022 
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Sectio 1: I troductio 

Better Ba  game- Johnson County, Kansas 

The study area is shown in the figure be ow. 
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Section 2: Site Development Data 

Better Ballgame- Johnson County, Kansas 

Section 2: Site Development Data 

2.1: Land Use – Existing and Proposed 

The property in question is a 53.12 acre parcel, with a current zoning designation of RUR (Rural, 

Agricultural uses and single family dwellings, 10-acre minimum lot size). The property includes a 

single family residence, an indoor sports training facility, a baseball/softball field, multiple wet ponds, 

a 1 lane asphalt entrance, and a 20’ wide gravel emergency vehicle entrance. This study is being 

prepared as part of an application for a Conditional Use Permit, which will allow the owner to 

operate a non-profit baseball/softball business on the property. With the exception of some cosmetic 

improvements to the parking area and playing field, the property will not physically change from 

existing to proposed conditions, rather just the anticipated use of the facilities. Anticipated activities 

to take place on site will be limited to outdoor practices and scrimmages on the existing field (no 

more than two teams at one time), and classroom instruction and individual/group training sessions 

in the indoor facility. There will be no games, tournaments, or spectators on the property. The 

attached Site Plan (Appendix A) shows the location of all the facilities. 

2.2: Site Access 

Existing and Proposed: 

As mentioned previously, the site accesses W 207th street at two separate locations, a 1 lane asphalt 

entrance near the center of the property and an emergency vehicle access gravel road near the 

western property line. These entrances are shown on the attached site plan (Appendix A). During the 

application process, it has been confirmed by Johnson County Public Works that the emergency 

access road driveway is properly permitted. Upon permit approval the gated asphalt entrance will 

serve as the primary access to the property for both residential and commercial uses. 

Sight Distance: 

The required clear sight triangle was determined using Table 4-14 of the KDOT Access Management 

Policy using the posted speed of 35 mph. The required distances were determined to be 390 ft for a 

left turn, and 335 feet for a right turn. The Clear Sight Triangles for both the primary and secondary 

entrances are attached in Appendix A. 

Access Point Analysis: 

The proposed access point(s) appears to be compliant with all CARNP and zoning regulations based 

on the following (tables attached in Appendix B): 

Entrance Spacing- The minimum driveway spacing for a Type 1 Roadway is 400 feet (per CARNP) 

Corner Clearance: 600 feet (per CARNP) 

Number of access points allowed (based on +/- 900 ft of frontage): 2 

The image below illustrates these access point requirements. 
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Sectio 3: Co clusio s 

Better Ba  game- Johnson County, Kansas 

2.3: Adjace t Street Characteristics- W 207th street 

Information from Johnson County AIMS attached in Appendix B. 

CARNP C assification: Type 1 Minor Arteria  

Width: 22 feet 

Pavement Type: Aspha t 

Shou ders: n/a 

Speed Limit: 35 mph 

ADT: 179 

2.4: Site Ge erated Traffic 

Existing 

The site is current y on y used by the property owners as their primary residence. There is no 

notab etraffic generated from the site beyond expected residentia use. 

Proposed: 

As previous ystated, the property’s intended use is to host practices and scrimmages for 

youth baseba  and softba  teams. There wi  be no games, tournaments, or spectators at the 

faci ity. With a maximum of two teams attending, and an assumed 12 p ayers per team, it can 

be conc uded that a maximum peak hour traffic vo ume wi  be 24 vehicles per hour if every 

p ayer were to arrive in their own vehic e. Since the faci ity wi  not be in use outside of these 

designated practice times, it wi  not generate any traffic to/from the property during off 

hours beyond the property owners coming/going from the residence. 

Sectio 3: Co clusio s 

Based on the information provided above, no additiona traffic mitigation is needed to maintain 

satisfactory operations at the site driveway or adjacent intersections. 
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Appendices 

Better Ballgame- Johnson County, Kansas 

Appendices 

Appendix A: Site Drawings and Exhibits 

A.1: Site Layout Drawing 

A.2: Clear Sight Traingles 

Appendix B: Background and Traffic Data 

B.1: Traffic Volumes 

B.2: Roadway Functional Classification Maps and Data 

B.3: Johnson County Driveway Limitations 

B.4: ITE Trip Generation Data 
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Appendices 

Better Ballgame- Johnson County, Kansas 

Appendix A: Site Drawings and Exhibits 

• A.1: Site Layout Drawing 

• A.2 Clear Sight Triangles 
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Appendix B: Background and Traffic Data 

B.1: Traffic Volumes 

B.2: Roadway Functional Classification Maps and Data 

B.3: Johnson County Driveway Limitations 
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Better Ballgame- Johnson County, Kansas 

B.2: Roadway Functional Classification Maps and Data 

Applicable Data from Comprehensive Arterial Road Network Plan- Johnson County KS 
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B.3: Johnson County Driveway Limitations 
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10895 Grandview Drive, Suite 110 

Overland Park, KS 66210 

ph (888) 200-6464 

www.bartlettwest.com 

1/27/2022 

Martin Ntonjira P.E, CDT 

Urban Services Division 

Johnson County Public Works & Infrastructure 

913-715-8335 

Land Use Application: Better Ballgame- Conditional Use Permit 

SE 21-181 CUP (AU) 

5100 W 207th Street, Bucyrus, KS 

Dear Mr. Ntonjira, 

This memo is in response to a comment received from Johnson County Public Works 
regarding a Conditional Use Permit Application submitted to Johnson County for Better 
Ballgame LLC. The applicant received a comment stating that a Stormwater 
Management Plan conforming to APWA 5600 shall be submitted for permit approval. 

As stated in the CUP Application, there are no proposed improvements to the property 
that will impact the drainage conditions of the site or the surrounding areas. There are 
no soil disturbing activities or proposed areas of new impervious surface as part of this 
application. All drainage patterns will remain the same as existing, and downstream 
collection systems shall not be impacted by the proposed use of the property. 

Accordingly, this memo shall serve as the required Stormwater Management Plan for 
the CUP application for Better Ballgame LLC. 

Sincerely, 

Neil Haas, PE 

http:www.bartlettwest.com

	Structure Bookmarks



