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STAFF MEMO 

July 27, 2022 

To: Southeast Consolidated Zoning Board 
Fr:  Michelle Kriks, AICP, Planner  
Re: Application No. SE 22-215-PP/FP (AU) 

 

APPLICATION INFORMATION 

Applicant/Landowners: Domino Acquisitions, LLC 

Application Types: Preliminary Plat and Final Plat 

Requested Actions: Preliminary Plat and Final Plat for four (4) residential lots on 40 
acres 

Location: 18893 Nall Avenue 

 Northeast of 191st Street and Nall Avenue 

Legal Description: Part of the Southwest Quarter of Section 33, Township 14 South, 
Range 25 East, in Johnson County, Kansas  

Existing Land Use/Zoning: Currently vacant; zoned Rural District (RUR) 

Existing Improvements: One, 200-square-foot agricultural building  

Site Size: 40.0 acres 

Note: The Johnson County Board of County Commissioners remanded this application back to the 
Southeast Consolidated Zoning Board on June 30, 2022, to allow the applicant to address comments 
made by the Zoning Board and concerned neighbors.  This is an addendum to the original staff report 
dated May 25, 2022.  The applicant has withdrawn the rezoning request from Rural District, RUR, to 
Planned Rural District, PRUR.   

RECOMMENDATION 
The applicant has modified their proposal to address concerns raised by the Zoning Board, including 
reducing the number of lots from five (5) to four (4) so that each lot is a nominal 10 acres.  Based on the 
findings and conclusions of this report, staff is recommending approval of the requested Preliminary Plat 
and Final Plat subject to the stipulations noted at the end of the report. 

 
ORIGINAL PROPOSAL 

Previously, the applicant requested to rezone the subject property from RUR, Rural District, to PRUR, 
Planned Rural District, and create a five-lot, residential subdivision to be known as Estates of Shadow 
Woods.  The applicant has since withdrawn the rezoning application.   
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Estates of Shadow Woods  
Preliminary and Final Plat 

August 3, 2022 18893 Nall Avenue 
 

HISTORY 

This application was originally heard at the June 2, 2022, Southeast Consolidated Zoning Board regular 
meeting (minutes of that meeting are attached for review).  At that time, both the Zoning Board and 
neighbors raised concerns regarding the request.  Some concerns include: 

• The proposed development with five (5) parcels was not consistent with the existing character of 
the neighborhood. 

• The proposed subdivision was not appropriate for an area that does not have other subdivisions 
and is not consistent with parcels around the subject property.   

• The proposed road connection to the north was an assumption on future development on part of 
the County.   

Due to these concerns, by a vote of 4 to 3, the Zoning Board voted to recommend denial of the project 
to the Board of County Commissioners (BOCC).  This project was scheduled for the June 30, 2022, 
BOCC meeting.   
 
At the June 30, 2022, BOCC meeting, the applicant requested, with staff’s concurrence, the project to be 
remanded back to the Zoning Board for the opportunity to make adjustments to the project.  Three (3) 
members of the public spoke at that meeting expressing their concerns regarding the proposal.  The 
BOCC advised the applicant to make an attempt to discuss the proposal with the neighbors and 
understand their concerns.  The BOCC voted unanimously to remand the project back to the Southeast 
Consolidated Zoning Board for further consideration within 90 days of the date of the BOCC meeting.   
 
Since the June 30, 2022, BOCC meeting, the applicant has indicated they have made attempts to meet 
with the neighbors to discuss the project.  Attempts include both face-to-face and through letters.  At the 
time of this report, staff is not aware whether the applicant has met with the neighbors to discuss their 
concerns.   
 
APPLICANT’S PROPOSED CHANGES TO ADDRESS THE ZONING BOARD’S CONCERNS 

Based on comments received at the June 2, 2022, Southeast Zoning Board meeting, the applicant is 
proposing the following changes to the plan: 

1. The request to rezone the subject property to Planned Rural District (PRUR) is withdrawn, and 
the applicant is keeping the zoning RUR, Rural District.   

2. Reducing the number of lots to four (4), 10-nominal-acre lots.  The original plan showed five (5) 
lots ranging in size from four (4) acres to ten acres.  

3. One internal street (188th Street) is proposed, which is planned to terminate in a cul-de-sac in the 
development.  The original plan depicted a future right-of-way connection (labeled as Rosewood 
Street) to the north lot for future connectivity, should the lot north of the subject property be divided 
and sold in smaller lots.   

4. Access to all four lots would be from 188th Street only.  The original plan showed one lot (Lot 1) 
would have had access from the Rosewood Street connection.   

 
Both the original and revised plan is provided on the following page.  
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Original Plan (May 2022) 

 
 

 
Revised Plan (July 2022) 
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Preliminary and Final Plat 

August 3, 2022 18893 Nall Avenue 
 

MINIMUM INFRASTRUCTURE REQUIREMENTS 

The change to the proposed layout required Planning Staff to reevaluate the project in regard to required 
infrastructure (Article 31).  These categories were originally analyzed by Planning Staff under the Planned 
Rural District zoning application; however, are reanalyzed below with respect to the RUR zoning district, 
and noted if there is a change from the original May 25, 2022, staff report: 
 
A. Fire Station Service Area.  There is not a fire station service area requirement for the RUR zoning 

district; therefore, this requirement does not apply to this request.   

B. Roads.  Category 1 roads are requiring external roads serving subdivisions or development tracts in 
the RUR or PRUR to be either: at least a 20-foot-wide gravel road, lots in the PRUR are not permitted 
direct access onto a CARNP-designated arterial street, or lots in the RUR zoning district must meet 
lot frontage requirements as prescribed in Article 30, Section 2(B)(2) of the Regulations, which would 
require a minimum of 330 feet of frontage per driveway along Nall Avenue.  However, corner lots with 
less than 600 feet of frontage are restricted to access along the lesser-designated route if there is a 
lesser-designated route.  In this case, 188th Street is the lesser-designated route.  Therefore, all lots 
in this subdivision would have direct access to the proposed local road of 188th Street.  This 
requirement is met.   

C. Stormwater.  This application continues to meet all four components of the stormwater requirement.  
This requirement is met.   

D. Wastewater.  At the June zoning board meeting, the applicant requested a waiver of required 
wastewater infrastructure to install dry sewers because the project originally proposed met both the 
minimum lot size of seven (7) acres and is located within Blue Valley Area Plan as designated by the 
Johnson County Rural Comprehensive Plan.  The Chief Engineer of Johnson County Wastewater 
determined that it was unlikely sanitary sewer service would be provided in the next 15 years and 
recommended an infrastructure waiver to dry sewer installation for the project.  

However, since the applicant is amending the plan to four 10-nominal-acre lots, the request no longer 
is required to comply with the County’s Dry Low-Pressure Sewer Policy.  The lots would have on-site 
sewer systems.  Therefore, an infrastructure waiver is no longer necessary.  This requirement does 
not apply to this request.   

E. Water (Category 2).  It is recommended the project have a potable water supply be available and 
provided from a public water source.  As discussed in the May 25, 2022 staff report, water to the 
subject property would be provided by WaterOne.  This requirement is met.   

 

Summary of Infrastructure Issues:  The Preliminary Plat and Final Plat now meet all the Minimum 
Infrastructure Requirements prescribed in Article 31, Section 3 of the Regulations.  No Infrastructure Waivers 
are requested. 
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PLAT EXCEPTION 

Due to the reconfiguration of the plan, the applicant is asking for one (1) plat exception for Lot 2.   

In the Rural District (RUR), the minimum width of a lot shall be 300 feet.  The minimum lot width required 
shall be provided at the front building setback line (Article 30; Section 3(B)(3)).   

The applicant is proposing a lot width of approximately 200 feet for Lot 2 at the 50-foot build line.  
This is due to the adjusted common lot line between Lots 2 and 3, so both lots comply with the 
minimum nominal lot area of 10 acres required in the RUR zoning district.  Rather than the lot line 
be straight east from the bulb of the cul-de-sac, it’s adjusted to the northeast to ensure Lot 3 would 
be a nominal 10 acres.  And although the width of the lot is 100 feet less than the standard, access 
to the lot would not be hindered and not impact the other three lots in the development.   

 

It is staff’s opinion the Plat Exception requested by the applicant is not contrary to the public 
interest or would unnecessarily burden the County or does not annul the intent and purpose of 
the Regulations.  The reduction request is an approximate 33 percent decrease from the standard.   
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RECOMMENDATION 

Planning staff recommends approval of a Preliminary Plat; a Plat Exception to the lot width for Lot 2, and 
a Final Plat for four (4) residential lots, located northeast of 191st Street and Nall Avenue, to be known as 
Estates of Shadow Woods.   

In addition, staff recommends the following stipulations: 

1. Prior to the recording of the Final Plat, a Parkland Dedication Fee of $8,639.27 shall be paid to 
Johnson County.  

2. Prior to the recording of the Final Plat, the following note shall be included on the plat: “Plat Exception 
Authorization Number 09-08-22 to permit a lot width of 200 feet for Lot 2, less than permitted by the 
Johnson County Zoning and Subdivision Regulations, was approved by the Board of County 
Commissioners on September 8, 2022.”  

3.  All applicable County code and regulation requirements, including but not limited to building code, 
fire code, wastewater, stormwater, land disturbance, and post-construction water quality shall be met 
prior to any future construction or land disturbance activities on the property. 

4. If construction would disturb less than one acre of land, then the developer shall satisfy County 
requirements by following the Erosion and Sediment Control Standards for Building Construction that 
Disturbs Less than One Acre for the Unincorporated Area of Johnson County (2008).  However, 
should more than one acre of land be disturbed for construction, the applicant shall obtain a Land 
Disturbance Permit from Johnson County Department of Public Works at least 60 days prior to the 
start of construction.   

  

Suggested Motion: 

“I move to approve a Preliminary Plat, including a Plat Exception to the lot width of Lot 2, and 
Final Plat for four (4) residential lots, located northeast of 191st Street and Nall Avenue, to be 
known as Estates of Shadow Woods.” 

 

Attachments: Preliminary Plat, Final Plat, Applicant’s Revised Narrative, Approved minutes from the 
June 2, 2022 Southeast Consolidated Zoning Board Meeting, May 25, 2022 Staff Report. 
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Distance Measurement
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122 N. Water St. 
Olathe, Kansas 66061 
Ph: 913-764-1076 
Fx: 913-764-8635 
 
14 W. Peoria 
Paola, Kansas 66071 
Ph: 913-557-1076 
Fx: 913-557-6904 
 
www.allenbrand-drews.com 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

          

 
Estates of Shadow Woods 

Revised Plan Narrative 
 
Due to concerns from neighboring property owners and the Zoning Board, 
the proposed layout for Estates of Shadow Woods has been revised to 
reduce the number of lots from five to four. The proposed street 
connection to the north was also removed. All lots will have a nominal 
area of 10 acres. 

Also, a plat exception is requested for the frontage requirement for Lot 2. 
The width of Lot 2 as measured at the front building line is 200’. 

Finally, the owner/applicant is withdrawing the rezoning request, so the 
property will remain RUR. 

 

http://www.allenbrand-drews.com/



