
 
 

                                       
     

         
 

         
      
   

 

 

    
   

   
       

      

 

  

    

       
   

            
      

  

          
  

    

   

   

 

 

  
     

  
        

   
    

 

      
    

 
        

    
 

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

STAFF REPORT 

December 28, 2022 

To: 
From: Michelle Kriks, AICP, Planner 

Southeast Consolidated Zoning Board 

Zoe Brown, Planning Intern 
Re: Application No’s. SE 22-264-REZ (AU) and SE 22-265-PP/FP (AU) 

Estates at Shadow Run 

APPLICATION INFORMATION 

Applicant/Landowner: Domino Acquisitions, LLC 

Application Types: Rezoning, Preliminary Plat, and Final Plat 

Requested Actions: 1) Rezone 30.2 acres of land from Rural District (RUR) to 
Planned Rural District (PRUR); and 

2) A Preliminary and Final Plat for four (4) residential lots, to be 
known as Estates at Shadow Run. 

Location: West of Mission Road, along the south side of 183rd Street 

Legal Description: Part of the Northeast 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: None 

Site Size: 30.2 acres 

RECOMMENDATION 

Based on the findings and conclusions of this staff 
report, Staff is recommending approval of the 
requested Rezoning, Preliminary Plat, and Final Plat 
for four (4) residential lots on 30.2 acres, located 
west of Mission Road along 183rd Street, subject to 
the findings and stipulations in the staff report. 

PROPOSAL 

The subject property is located west of Mission Road 
along 183rd Street (Figure 1). 

The applicant is requesting to rezone the subject 
property from RUR, Rural District, to PRUR, Planned 
Rural District, and create a four-lot, residential Figure 1: Vicinity Map 

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

https://jocogov.org


 

 
         

             

       
          

           
                 

    

 
      

 

  
 

          
   

   

    

    
       

     
    

subdivision to be known as Estates at Shadow Run.  An aerial of the subject property is shown in Figure 
2. The subject property is generally characterized as unimproved and has historically been used for 
agricultural purposes (such as livestock grazing or cultivating hay). Based on topographic imagery, the 
subject property slopes from the east to the west, where water is collected and conveyed to the west to 
Camp Branch Creek located west of the subject property adjacent to the railroad. 

Figure 2: Aerial View of Subject Property 

North of 183rd Street is an agritourism winery and 136 acres of parkland owned by Johnson County Parks 
and Recreation.  To the south, there are residential properties zoned RUR on 10-nominal-acre lots within 
Maple Valley Farms. To the west, there are two properties zoned RN1, Residential Neighborhood 1. 
East of the subject property are two, 10-acre lots zoned RN-1, one of which is owned by the Blue Valley 
School District. 

An excerpt of the Final Plat is shown in Figure 3. 

The proposed lots would have access from a new local street (Delmar Street) from 183rd Street. The 
proposed plat depicts four lots, with the two smaller lots directly adjacent to 183rd Street.  The two larger, 
10-nominal-acre lots would be adjacent to the lots within Maple Valley Farms to the south, where the lots 
are comparable in size to those proposed by the applicant. 
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Figure 3: Proposed Final Plat for Estates at Shadow Run 

TABLE 1 
Estates at Shadow Run 
Lot 
Lot 1 
Lot 2 
Lot 3 
Lot 4 
Right-of-Way Dedication 
Total 

Square Feet 
182,952 
181,210 
407,722 
429,502 
113,256 

1,314,641 

Acres 
4.20 
4.16 
9.36 
9.86 
2.60 
30.2 

Average Lot Size1 300,346.2 6.9 
Notes 
1 “Average Lot Size” does not include right-of-way dedication 

Zoning History: The parcel has been zoned RUR (Rural District) since 1994 as part of county-wide 
zoning.  The property is not platted. 

On July 11, 2022, Planning Staff approved an administrative lot split carving off ten (10) nominal acres at 
the northwest corner of the overall property (SE 22-233-TS [AU]). 
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MINIMUM INFRASTRUCTURE REQUIREMENTS 

The Regulations, Article 9, Section 2(G) requires that all Minimum Infrastructure Requirements, as 
specified in Article 31 of the Regulations, be met prior to the rezoning and platting of any site. The 
infrastructure categories for the PRUR zoning district are reviewed. 

A. Fire Station Service Area 

There is no Fire Station Service Area requirement for parcels in the PRUR zoning district.  However, 
fire protection is provided by the Overland Park Fire District with the nearest fire station located at 
18475 Mission Road, Stilwell, KS, less than one-half a mile away. 

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): 

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. However, this requirement shall not apply to Lot Splits in 
accordance with the provisions of Article 29, Section 5 of these regulations. 

b. All abutting gravel roads shall have at least a 20-foot-wide driving surface.  However, this 
requirement shall not apply to Lot Splits in accordance with the provisions of Article 29, Section 5 
of these regulations. 

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. 

One new public cul-de-sac street is proposed with this request.  The road would be a 26-foot-wide 
asphaltic street with ditches for stormwater drainage. The plat is depicting a right-of-way dedication 
of 70 feet for the local street and a 60-foot right-of-way dedication from the centerline of 183rd Street. 

The Comprehensive Arterial Road Network Plan (CARNP) designates 183rd Street as a Type I 
arterial, and per the infrastructure requirements noted above, direct access onto 183rd Street from 
lots in the PRUR district is prohibited. Therefore, “limits of no access” are depicted on the Final Plat 
along 183rd Street for Lot 1 and Lot 2. 

This requirement is met. 

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. 

The applicant is proposing Type “B” residential, asphaltic streets with a ditch for stormwater runoff, 
an approved street design per the Johnson County Street Construction and Storm Drainage 
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Standards for Subdivisions (2006 Edition). Johnson County Public Works has reviewed the proposed 
street and supports the design. 

This requirement is met. 

C. Stormwater 

Required: According to the Regulations, 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. A final stormwater management plan has been submitted in compliance with the 
Regulations.  This report has been reviewed and accepted by Johnson County Public Works. 

2. Stormwater quality management. A final stormwater quality plan has been submitted in 
compliance with the Regulations. The report has been reviewed and accepted by Johnson 
County Public Works. 

3. Floodplain. According to the Federal Emergency Management Agency floodplain mapping, there 
is no 100-year floodplain area on the subject property (Panel No. 20091C0129G, dated August 
30, 2009). 

4. Stormwater systems in conjunction with new streets.  The applicant is proposing a Type B 
residential street with a ditch to manage stormwater runoff.  The right-of-way is proposed to be 
70 feet wide, which complies with the Johnson County Street Construction and Storm Drainage 
Standards for Subdivisions for this residential street type. The stormwater from the development 
would generally flow from the east into the pond on the neighboring property to the west. From 
the pond, drainage eventually flows southwest underneath the Union Pacific Railroad to Camp 
Branch Creek. 

This application meets all four components of this requirement. 

D. Wastewater 

Required: Category 1.  Wastewater collection and treatment shall be available or provided in 
accordance with the then applicable County policies, regulations and standards for on-site 
wastewater disposal and the Environmental Sanitary Code of the County.  Alternatively, public 
sanitary sewers shall be available or provided with adequate capacity to serve the estimated 
wastewater collection and treatment needs of the proposed development.  Sanitary sewers, when 
provided, shall be designed and constructed to comply with the then applicable County design criteria, 
construction standards, policies and regulations for sanitary sewers. 

Provided further, however, if a subdivision, including resubdivision (hereinafter in this subsection 
“Subdivision”) contains any lots smaller than seven (7) acres in size and is located in any one (1) of 
the following areas: 

(i) The Blue Valley Area Plan, Urban Fringe Area, as designated in the Rural Comprehensive 
Plan; 
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(ii) The Lone Elm Area Plan, with the exclusion, however, of the Rural Cluster area and the 
Rural Fringe area of said plan, as designated in the Rural Comprehensive Plan; 

(iii) The Urban Fringe Policy Area, as designated in the Rural Comprehensive Plan; or 

(iv) Any area where, in the opinion of the Chief Engineer of the Johnson County Unified 
Wastewater District, it is considered likely or reasonable to expect that sanitary sewer 
service would be available for a Subdivision within a fifteen (15) year period of time. 

then the developer of the Subdivision shall provide: 

a) Sanitary sewers if the Subdivision is upstream of and one thousand three hundred twenty 
(1,320) feet or less from the boundary of a sanitary sewer district or a sanitary sewer line 
capable of being connected to and capable of serving the new lots; or 

b) Dry Low-Pressure Sewers or dry gravity sewers if the Subdivision is not in an area where 
sanitary sewers are required by subparagraph a. 

However, if, the Chief Engineer of the Johnson County Unified Wastewater District, considers it 
unlikely or unreasonable to expect that sanitary sewer service would be available within a fifteen (15) 
year period of time to a Subdivision located within an area set forth within subparagraphs (i), (ii) or 
(iii) above, then the Chief Engineer may recommend to the BOCC that a waiver, either full or partial, 
be granted from the requirements set forth in this subsection, as deemed appropriate under the facts 
and circumstances involving the particular Subdivision. 

The subject property is located within the East Aubry-Stilwell Area of the Blue Valley Area Plan, 
recognized as the Urban Fringe Policy Area designated on the Rural Comprehensive Plan, and 
contains two lots smaller than seven acres (approximately 4.2 acres each) and two lots larger than 
seven acres. The nearest dry sewer is more than one mile away. Therefore, the Chief Engineer of 
Johnson County Wastewater considers it unlikely or unreasonable to expect that sanitary sewer 
service would be available within a 15-year period. The Chief Engineer recommends that the Board 
of County Commissioners grant a waiver to the dry sewer policy. 

This proposal does not meet this requirement. Per the recommendation of the Chief Engineer 
of Johnson County Wastewater, the applicant is requesting a waiver to this requirement. 

E. Water 

Highly Recommended: Category 1 / Factor 1. Potable water supply shall be available or provided 
from a public water source. 

Water to the subject site would be provided by WaterOne through a 12-inch main on the north side 
of 183rd Street that runs from Mission Road to just west of the subject property.  However, per 
comments received from WaterOne, due to flow issues along 183rd Street, an upgraded water main 
must be installed between Nall Avenue and Mission Road at the expense of the developer to support 
additional development. 

This requirement is met. 

Summary of Infrastructure Issues: The Rezoning, Preliminary Plat, and Final Plat does not meet all 
of the Minimum Infrastructure Requirements and the applicant has requested a waiver from Article 31, 
Section 3, Paragraph D. Wastewater Disposal, Category 1. 
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MINIMUM INFRASTRUCTURE WAIVER 

Under the Regulations, Article 31, Section 2(E), in the event that an application does not establish the 
availability of minimum required infrastructure and the applicant does not propose to provide the minimum 
facilities and services, approval of the application may occur only upon the express findings by the Zoning 
Board and the Board of County Commissioners that, due to the nature of the proposed development, the 
occupants of a particular facility or service will not be endangered and the insufficiency of a particular 
facility or service will not pose a threat to the health, safety or general welfare of nearby properties or the 
community at large. 

Article 31, Section 3(D). Wastewater Disposal, Category 1 provides criteria for when the Chief Engineer 
may recommend to the BOCC that a waiver, either full or partial, be granted from the requirements set 
forth in this subsection, as deemed appropriate under the facts and circumstances involving the particular 
Subdivision. 
The Chief Engineer of JCW considers it unlikely or unreasonable to expect that sanitary sewer service 
would be available within a 15-year period of time and recommends that a full waiver be granted from 
installing dry sewers on the proposed lots (please see attached JCW comments). In addition, dry sewers, 
when installed for a period of more than 15 years, tend to break down and lose the ability to function 
properly. Staff finds that due to the low density of the proposed subdivision, the future residents would 
not be endangered by the use of on-site septic systems without the installation of dry sewers and the lack 
of dry sewers would not pose a threat to the health, safety or general welfare of nearby properties or the 
community at large. Staff recommends approval of the requested waiver to use on-site septic systems, 
without the installation of dry sewers. 

REZONING REQUEST/GOLDEN ANALYSIS 

The applicant is requesting to rezone approximately 30.2 acres of property from RUR to PRUR. The 
Regulations, the Rural Comprehensive Plan, and Kansas law (Golden Criteria) indicate that consideration 
should be given to whether proposed rezoning is in the interest of the public health, safety, morals, and 
the general welfare of the community. 

Staff has reviewed the application with respect to the “Golden” land use criteria and concluded the 
following: 

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

Surrounding properties are zoned Rural District (RUR) and Residential Neighborhood 1 (RN-1) 
District (Figure 5). Land directly east of the subject property is currently RN-1. Land to the immediate 
south is zoned RUR with 10-acre, single-family residences in a subdivision known as Maple Valley 
Farms. Further south of Maple Valley Farms is a subdivision known as Mission Trails zoned RN-1. 
This subdivision has lots ranging from 4.2 to 10 acres. To the north is Camp Branch Park and 
Serendipity Farm and Vine, zoned RUR. Overall, the surrounding zoning is a mix of RUR and single-
family zoning. The variety of lot sizes in the area would allow the PRUR district to be seamlessly 
integrated with the existing land uses. Considering the neighboring properties, rezoning the subject 
property to PRUR would be consistent with existing zoning and nearby properties. 
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Similarly, the Regulations state that 
the purpose of the PRUR district is 
to maintain the rural character of the 
area while being sensitive to the 
physical characteristics of the site 
and protecting its natural resources. 
The PRUR district should utilize 
existing infrastructure by 
concentrating development around 
existing water lines, roads, and 
wastewater disposal. The proposed 
plat meets the requirements for 
water, roads, and fire protection. 
There is no access to sewer lines in 
this area, but the Chief Engineer of 
Johnson County Wastewater 
recommends that the Board of 
County Commissioners grant a 
waiver to the dry sewer policy. 
Considering the purpose of the 
PRUR district, this proposed plat 
and rezoning is in keeping with the Regulations and would not pose an undue burden on the existing 
infrastructure by the addition of four lots. 

Table 2 identifies the required bulk regulations in the PRUR district.  

Figure 5: Surrounding Zoning 

TABLE 2 
PRUR, Planned Rural District 
Bulk Regulations 
Regulations Required 
Front Yard Setback 50 ft1 

Side Yard Setback 25 ft 
Rear Yard Setback 25 ft 
Maximum Height 
(Main Structure) 40 ft 

Maximum Height 
(Accessory Structures) 30 ft 

Notes: 
1 ft – feet 

Per Article 9, Section 3(E)(4) of the Regulations, lots in the PRUR district shall not have a density 
exceeding one (1) lot per 10 acres, plus one bonus lot for every 30 acres, with a minimum nominal1 

1 “Lot Area, Nominal” is defined as “for purposes of compliance with the minimum lot area requirements in the RUR, Rural 
District, the PRUR, Planned Rural District, or the PRLD, Planned Residential Low-Density District, the lot size that is determined 
by the sum of the lot area and the area of abutting street rights-of-way between the front lot line and the land Section Line or the 
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lot area of four (4) acres. For this application, the PRUR zoning designation would allow four (4) lots 
on 30.2 acres in the development. 

The request would support the low-density, single-family residential development typical for the area.  
The Planned Rural District is intended to provide for single-family areas and rural uses that 1) 
maintain or enhance the rural character of the area; 2) are sensitive to the physical characteristics of 
the sites; 3) protect natural resource areas; 4) place new, permanent, single-family dwellings on 
smaller lots that are in residential groupings to realize greater economics in the provision of 
infrastructure to the new lots, especially with regard to the layout of roads, water, and wastewater; 
and 5) minimize negative impacts on existing roads and the infrastructure in an area. 

Permitted uses in the PRUR district include: 

• Single-family residential; 
• Railroad right-of-way; 
• Accessory buildings and uses customarily incidental to single-family (as per Article 18 of the 

Regulations); 
• Supplementary Uses (as per Article 16 of the Regulations); and 
• Passive open space, nature preserve, arboretum, and park areas. 

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

The character of the neighborhood surrounding the subject property is a mix of large- and medium-
sized single-family residential lots, county parkland, and an agritourism winery.  Lots in the general 
vicinity range from one acre (located south of the subject property) to larger than 10 acres. 

The proposed PRUR on 30.2 acres to create four residential lots would permit a single-family 
residential development at a density of one dwelling unit per 7.6 acres.  The proposed PRUR zoning 
and uses allowed in that district, as noted above, would be compatible with the character of the 
neighborhood. 

3. Suitability of the property for uses to which it has been restricted. 

The property is restricted to uses such as agricultural, single-family residential on a minimum of 10-
acre sized parcels, or other uses outlined in Article 9, Section 2.B of the Regulations. The property 
has historically been used for agricultural uses, such as livestock grazing. However, the property is 
also suitable for three, 10-nominal-acre residential lots under the RUR zoning district, as well as to 
be rezoned to the PRUR District to permit residential uses on minimum four-acre sized lots if the 
required infrastructure improvements are made. 

4. Extent of detrimental effects to nearby parcels should the rezoning be approved. 

In the short term, detrimental effects to nearby parcels should the rezoning be approved would include 
temporary noise, dust, and increased traffic on 183rd Street during construction of the infrastructure 
for the subdivision and four (4) new single-family residences.  After construction, there will be minimal 
effects on nearby parcels due to the size of the proposed lots and low-density residential 
development. 

centerline of the street, whichever is the case adjacent to the property.”  (Johnson County Zoning and Subdivision Regulations, 
Article 2 - Definitions) 
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5. Length of time the property has remained vacant as zoned. 

The property is currently vacant. 

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

There would be no gain to public health, safety and welfare should the rezoning request be denied. 
183rd Street, a Type I arterial, has the capacity for the additional four homes proposed. Likewise, 
there would be no hardship imposed upon the landowner by denying the request.  The subject 
property could be developed with a single-family residence and continue to be used for agricultural 
purposes, or, with the construction of a road, the property could be subdivided into three, 10-nominal-
acre-sized residential lots. There should be no detrimental effects to neighboring properties as a 
result of the rezoning, preliminary plat, and final plat for the reasons listed in Criterion No. 4, above. 

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

The Rural Comprehensive Plan: A Plan for the Unincorporated Area of Johnson County (Plan) 
includes this property within the Urban Fringe Policy Area for the Blue Valley Planning Area 
(specifically the East Aubry-Stilwell subarea) and the City of Overland Park.  The Urban Fringe Policy 
Area recognizes the proximity to existing city boundaries, subject to the availability of central water 
service, and the potential to economically expand or connect with planned as well as existing 
improved roads and sanitary sewers and the reasonable expectation that adjacent cities will expand 
their boundaries into the area per their existing comprehensive plans.  The Blue Valley Plan outlines 
the need for transitional spaces between land uses and densities to be implemented.  The proposed 
rezoning also helps to serve as a transitional land use between RN-1 to the east and south and the 
RUR to the west and north. 

Development in the “Growth Policy Area: Agriculture/Residential” should be limited, orderly, and 
controlled.  Under the current RUR zoning designation, the applicant could develop the property with 
three, 10-nominal-acre lots.  The PRUR zoning designation is appropriate in the Urban Fringe Policy 
Area where the PRUR zoning designation would offer the flexibility of a bonus lot and lot size while 
staying consistent with the Plan and the rural character of the area.2 The proposed rezoning would 
allow for intentional development to take place while preserving the rural character of the area. 

SUBDIVISION REGULATIONS (Preliminary and Final Plat Analysis) 

The proposed preliminary and final plats have been reviewed with respect to the Zoning and Subdivision 
Regulations and the Johnson County Rural Comprehensive Plan. The following is the Subdivision 
Regulations review criteria and staff comments, if any, with respect to each: 

A. Protection from Undue Water Pollution: The primary water pollution concerns associated with this 
application involve soil erosion and wastewater disposal. These topics are addressed under the 
respective headings below. 

B. Availability of Water: Please see Item E in the Minimum Infrastructure discussion, above. 

2 The Johnson County Rural Comprehensive Plan. Part 1 – Chapter 2: Section 6.4.3 
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C. Soil Erosion: The circumstances when soil erosion can occur are (i) during grading in preparation 
for construction and, (ii) if vegetative cover is not well maintained on a site. Therefore, erosion shall 
be avoided by minimizing the destruction of vegetative land cover prior to and during any future 
individual lot construction.  The use of structural erosion control devices, such as silt fences and 
basins, among other requirements, shall occur according to County Land Disturbance Requirements. 
Further, all applicable County stormwater, land disturbance and post-construction water quality 
requirements shall be addressed prior to any future construction or land disturbance activities. 

D. Highway or Public Road Congestion: One new local street is proposed with this development to 
prevent direct access onto 183rd Street, a Type I arterial street.  The proposed final plat reflects “Limits 
of No Access” for Lot 1 and Lot 2 to prevent a direct driveway connection. Traffic related to low-
density development would not create a significant impact to traffic on 183rd Street. 

E. Wastewater Disposal: The proposed lots exceed the minimum two-acre lot size required to utilize 
on-site wastewater disposal systems.  A permit from the County Department of Health and 
Environment would be required for the installation of any new on-site wastewater disposal systems 
on the proposed lots. 

Sanitary sewers are required for residential development at the densities found in cities.  Sanitary 
sewers are not anticipated to be available to serve this area within 15 years.  With the exception of 
not installing dry sewers, the applicant is proposing to provide the infrastructure required for the 
density allowed by the PRUR District and the Urban Fringe Policy Area.  The four- to ten-acre size of 
the lots would allow for large open space between residences, characteristic of rural residential 
development. 

Although sanitary sewers to serve this area are not anticipated within 15 years, Article 26, Section 
3(E) of the Regulations requires a note on the final plat which indicates, “Wastewater collection and 
treatment shall be available or provided in accordance with the applicable County policies, regulations 
and standards for on-site wastewater disposal and the Environmental Sanitary Code of the County 
prior to the issuance of a building permit to allow the construction of a dwelling. Alternatively, public 
sanitary sewers shall be available or provided.”  This notice would serve to alert buyers that sanitary 
sewers are not currently available and that there are standards for the use of on-site septic systems. 
This note has been added to the proposed Final Plat. 

F. Scenic, aesthetic, historic, rare, or irreplaceable features: A review of historic aerial photographs 
does not reveal any rare or irreplaceable features on this site. A review of the Historic Sites and 
Historic Trails Maps of the Johnson County Rural Comprehensive Plan reveals that the site is not a 
historic site. 

G. Water Quality: Water quality issues are primarily soil erosion concerns.  Please see Section C, 
above. 

H. Groundwater: The primary groundwater concern is wastewater disposal, as discussed above (in 
Subsection E). 

I. Stormwater Controls: Please see Item C, Stormwater, within the Minimum Infrastructure 
discussion, above. 
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J. Mineral Resources: A note on the final plat indicates that mineral rights, with respect to any mineral 
deposits on the property, will be sold with the land. 

K. Preservation of Public Open Space: Board of County Commissioners Resolution No. 046-94 
enacted policies and procedures to guide the implementation of the Park Land Dedication 
requirements. In the case of this application, the Parkland Dedication requirements will apply since 
the lots are considered to be development projects. Notation of this and calculation of the fee (as a 
percentage of the fair market value determined at the time of the final plat) shall be shown on the final 
plat. Per the Appraiser’s Office, the fair market value for the property is $800,000.00, requiring a 
Parkland Dedication Fee of $7,310.80 due upon the filing of the Final Plat.  A note addressing the 
Parkland Dedication Fee shall be included on the Final Plat. 

L. The Comprehensive Plan: The Plan includes this property in the Urban Fringe Policy Area for the 
City of Overland Park.  The subject property meets the boundary criteria for The Urban Fringe Policy 
Area which recognizes the proximity to existing city boundaries, the availability of central water 
service, the potential to economically expand or connect with planned as well as existing improved 
roads and sanitary sewers and the reasonable expectation that adjacent cities will expand their 
boundaries into the area per their existing comprehensive plans. 

The City of Overland Park Comprehensive Plan denotes this area as appropriate for low-density, 
large-lot residential development. 

M. Uses and Character of nearby properties: The surrounding uses are residential in character.  The 
request is consistent with surrounding parcels and the Johnson County Rural Comprehensive Plan. 
The subdivision would have no effect on the other residential uses and the character of the 
neighborhood. 

COUNTY DEPARTMENT AND OTHER AGENCY COMMENTS 

Public Works Department: See attached memo. 

Johnson County Wastewater: See attached. 

City of Overland Park: On December 13, 2022, the City of Overland Park provided comments on the 
proposed project, addressing connectivity to neighboring properties.  A copy of the comments is attached 
to this report. 

RECOMMENDATION 

Staff recommends approval of the rezoning of 30.2 acres from Rural District (RUR) to Planned Rural 
District (PRUR); a Preliminary Plat, including a Minimum Infrastructure Waiver to not install dry sewers; 
and a Final Plat for four (4) residential lots, located along 183rd Street west of Mission Road, to be known 
as Estates at Shadow Run. 
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In addition, staff recommends the following stipulations: 

1. Prior to the recording of the Final Plat, a Parkland Dedication Fee of $7,310.80 shall be paid to 
Johnson County. The note on the plat shall be updated to reflect this amount. 

2. The following note shall be added to the Final Plat prior to recording: 

a. “No construction or disturbance of any type, including clearing, grubbing, stripping, fill, 
excavation, linear grading, paving, or building is allowed in the stream buffer zone, except 
by permission of the County Engineer.” 

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. 

Staff Reasons for Recommendation of Approval of the Rezoning, Preliminary Plat, and Final Plat: 

1. The PRUR zoning designation is consistent with other low-density and rural zoning designations in 
the area. 

2. The PRUR zoning designation is consistent with the goals and policies of the Urban Fringe Policy 
Area of the Johnson County Rural Comprehensive Plan. 

3. The use is consistent with other large-lot, single-family residential uses in the area.  

4. Subject to compliance with the recommended stipulations and minimum infrastructure waiver, the 
proposed Preliminary Plat and Final Plat is consistent with the requirements for the PRUR Zoning 
district and the Johnson County Zoning and Subdivision Regulations. 

Reasons to Approve the Minimum Infrastructure Waiver (Wastewater Disposal): 

1. The Chief Engineer of the Johnson County Wastewater District considers it unlikely or unreasonable 
to expect that sanitary sewer service would be available within a 15-year period of time. 

2. The waiver to not install dry sewers would not endanger the occupants or pose a threat to the health, 
safety, or general welfare of nearby properties or the community at large because dry sewers, or the 
community at large because dry sewers, when installed for a period more than 15 years, tend to break 
down and lose the ability to function properly. 

SE 22-264-REZ (AU) and SE 22-265-PP/FP (AU) Estates at Shadow Run Page 13Meeting Date: January 4, 2023 183rd Street and Mission Road, Stilwell, KS 

https://7,310.80


 

 
         

             

 
 
     

    
           

   

 

          
       

 

SUGGESTED ZONING BOARD MOTION 

I move to approve the rezoning of 30.2 acres from Rural District (RUR) to Planned Rural District 
(PRUR); a Preliminary Plat, including a Minimum Infrastructure Waiver to not install dry sewers; 
and Final Plat for four (4) residential lots, located along 183rd Street, west of Mission Road, to be 
known as Estates at Shadow Run. 

Enclosures: Preliminary and Final Plat Drawings, Public Works Memo, Project Narrative, Minimum 
Infrastructure Waiver Request, Johnson County Wastewater Comments, City of Overland 
Park comments. 

SE 22-264-REZ (AU) and SE 22-265-PP/FP (AU) Estates at Shadow Run Page 14Meeting Date: January 4, 2023 183rd Street and Mission Road, Stilwell, KS 







         

      

     

  
 

  

 

 

  

   

 

  

 

      

     

   

                 

                 

              

             

                

              

            

     

  

        

   

   

   

  

 

 

      

  

    

 

   

   

    

   

   

  

Memorandum 

To: Michelle Kriks 

Planning Department 

From: Martin Ntonjira P.E., CDT 

Public Works 

Date: December 5, 2022 

Subject: Application: Estates at Shadow Run – Rezoning, Preliminary & Final Plat 

SE 22-264 REZ (AU) & SE 22-265-PP/FP (AU) 

1. Articles 30 and 31 of the Zoning and Subdivision Regulations require all lots to take access 

from a Local or Collector Street. Proposed Delmar Street is classified as a local street and 

therefore the requirement in Articles 30 and 31 of the Zoning and Subdivision Regulations 

to take access from a Local or Collector Street appears to be met. 

2. 183rd Street is a CARNP Type 1/ 2lanes 120ft ROW. The preliminary plat appears to 

dedicate an additional 20 feet of Right-of-Way to meet its total half-street Right-of-Way of 

60 feet. This requirement appears to be met with the proposed plats. 

3. Provide a Level 1 Traffic Impact memorandum. This shall be required prior to the zoning 

board hearing date. 

4. Intersection sight distance analysis dated November 15, 2022, for the proposed Delmar 

Street location has been submitted, reviewed, and accepted by Public Works. 

5. A driveway entrance permit will be required for the proposed entrances. The entrance 

shall conform to County standards for residential entrances. An entrance permit 

application and construction standards may be obtained from the Public Works 

Department. Verification of adequate sight distance for proposed entrance locations shall 

be provided to the Public Works Department by the applicant’s engineer prior to the 

issuance of the building permit. The Standards for entrance sight distance are included in 

the Street Construction and Storm Drainage Standards for Subdivisions. 

6. This subdivision has a new street to be constructed by the developer. All streets shall be 

designed and constructed in conformance with the Johnson County Street Construction and 

Storm Drainage Standards for Subdivisions including all aspects regulatory. Prior to filing 

the final plat approved street plans, bonds guaranteeing the work, and an improvement 

agreement must be furnished. 

7. The Preliminary & Final Stormwater Management Plan dated November 15, 2022, has 

been submitted, reviewed, and accepted by Public Works. 

8. If the proposed construction will disturb more than one acre of land, a Land Disturbance 

Permit will be required prior to any land-disturbing activities. A Land Disturbance Permit 

is required for any land disturbance activities that are part of a larger, phased, staged, 

Johnson County (913) 715-8300 phone 1800 W. Old Highway 56 

Public Works and Infrastructure (913) 715-2453 fax Olathe, Kansas 66061 



         

      

     

    

 

  

 

 

 
 

 

 

 

 

 

common plan of development that will disturb a cumulative total of more than one acre 

over the life of the development. 

9. If FEMA Floodway, Zone AE, and Zone X exist on the lots, they shall be shown on the 

Plat and the following note shall be included on the Final Plat: “Floodplains depicted on 

the plat are based on the best information available at the time the plat was prepared and 

recorded, and that building permit applications will be reviewed with respect to 

floodplain information available when each such application is reviewed.” 

10. If streams meeting the requirements of APWA 5600 for stream buffers exist on the lots, 

the limits of the Stream Buffer Zone shall be shown on the Plat and the following note 

shall be included on the Final Plat: “No construction or disturbance of any type including 

clearing, grubbing, stripping, fill, excavation, linear grading, paving, or building is 

allowed in the buffer zone except by permission of the County Engineer.” 

Johnson County (913) 715-8300 phone 1800 W. Old Highway 56 

Public Works and Infrastructure (913) 715-2453 fax Olathe, Kansas 66061 



 

 

  
 

 
 

 
 

 
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

          

 
     

 
      

  
  

  
  

  
    

    
       

   
  

             
          

   
    

  
 

   

   

         
 

            
  

     
    

    

   
      

 

  

  
 

           
 

  
 

 

 

 

 

 

 

 

 

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 at Shadow Run Preliminary Plat Analysis Report 

A. The proposed “Estates at Shadow Run” site is 30.18 acres, is currently 
zoned RUR, and is currently open space used for agriculture. The 
proposed plat would subdivide the property into 4 residential lots. 

The site slopes generally east to west to an existing pond and its discharge 
channel that exits the west property line. The entire site falls in “Zone X, 
Areas determined to be outside the 0.2% annual chance floodplain” per 
FEMA FIRM number 20091C0129G. The site has slopes generally 
between 4% and 25%. Soils vary between “Moderately well drained,” “Well 
drained,” and “Somewhat excessively drained.” The site is generally open, 
with stands of trees along the south and west lines of the property, and just 
east of the pond. At this time, the property is unimproved. 

B. 183
rd 

Street, a 26 feet wide asphalt road, runs along the north side of the 
property. An internal public street system is proposed to provide access to 
the lots, consisting of proposed Delmar Street running to the south from 
183

rd 
Street. It will be 26’ wide asphalt with ditches, terminating in a cul-de-

sac. The existing road system should adequately support this 
development. 

C. This property is in WaterOne’s service area. 

D. There is no access to a public sanitary sewer system. 

E. No percolation tests have conducted at this time. Future owners will 
provide them to the County if apply for building permit. 

F. This property is in the Kansas Gas Service service area, but there are no 
gas lines immediately available. 

G. As noted in B above, Delmar Street will be 26’ wide asphalt streets with 
th 

ditches. A culvert will be installed under 188 Terrace about 560 feet South 
of 183

rd 
Street. No improvements are proposed to existing streets. 

H. Earth moving will consist of grading and construction of the proposed 
Delmar Street. Erosion control will be provided downhill of all earth moving 
operations, and will include silt fence and rock ditch checks. 

I. This is a single phase project. 

J. A stormwater study is currently being conducted and will be provided when 
completed. 

K. No common areas, public open space, or facilities are proposed as a part 
of this project. 

L. A stormwater study is currently being conducted and will be provided when 
completed. 

Sincerely, 

Matt Cox 

Professional Surveyor 

Allenbrand-Drews 

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


 

 

  
 

 
 

 
 

 
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 
        

 

 

   
     

  
 

  
  

 

   
   

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 

December 12, 2022 

Michelle Kriks 
Johnson County Planning 

RE: Estates at Shadow Run 

As the proposed Estates at Shadow Run site is in the Urban fringe area and 
contains lots smaller than 7 acres, it is subject to the Planning Department’s Dry 
Sewer policy. However, per the Chief Engineer of Johnson County Wastewater, 
the proposed Estates at Shadow Run site is unlikely or unreasonable to expect 
that sanitary sewer service would be available with a 15-year period of time. 
Therefore, the Chief Engineer recommends that a waiver be granted to the dry 
sewer policy. 

On behalf of Domino Acquisitions, an infrastructure waiver is requested from 
the dry sewer requirement for Estates at Shadow Run. 

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


 

 
 

 
 

   
 

 
 

 
 

 

 
 

From: Kriks, Michelle, PLN 
To: Leininger, Michelle, PLN 
Subject: Fwd: SE 22-264-REZ (AU) and SE 22-265-PP/FP (AU) Estates at Shadow Run - Zoning Application Notice 
Date: Thursday, December 8, 2022 10:55:35 AM 
Attachments: ZAP_Estates at Shadow Run.pdf 

image002.png 
image003.png 

Sent from my T-Mobile 5G Device 
Get Outlook for Android 

From: Rames, Gordon, JCW <Gordon.Rames@jcw.org> 
Sent: Wednesday, November 30, 2022 11:20:28 AM 
To: Kriks, Michelle, PLN <Michelle.Kriks@jocogov.org> 
Cc: Lord, Stuart, JCW <Stuart.Lord@jcw.org>; Witt, Aaron, JCW <Aaron.Witt@jcw.org> 
Subject: FW: SE 22-264-REZ (AU) and SE 22-265-PP/FP (AU) Estates at Shadow Run - Zoning 
Application Notice 

Ms. Kriks: 
It appears that the proposed platted properties are located in the Blue Valley Area Plan and therefor 
classified Urban Fringe.  Additionally, since there are lots smaller than 7 acres (4.16 & 4.20 acres), 
the proposed platting is subject to the Planning Department’s Dry Sewer Policy. 

The tributary drainage distance to the nearest Johnson County Sewers is approximately 1.7 miles. 
There is approximately only 24 acres tributary to the proposed plated properties. 

The Chief Engineer of Johnson County Wastewater considers it unlikely or unreasonable to expect 
that sanitary sewer service would be available within a 15-year period of time. 

The Chief Engineer of Johnson County Wastewater recommends to the Board of County 
Commissioners to grant a waiver to the dry sewer policy. 

Please let me know if there are any questions. 

Gordon 

From: Kriks, Michelle, PLN <Michelle.Kriks@jocogov.org> 
Sent: Wednesday, November 30, 2022 8:18 AM 
To: Cross, Sherry, PLN <Sherry.Cross@jocogov.org>; Anderson, Jeff, PLN 
<Jeff.Anderson3@jocogov.org>; Fardipour, Anoush, PLN <Anoush.Fardipour@jocogov.org>; Beverly, 
Mary, DHE <Mary.Beverly@jocogov.org>; Callahan, Rob, PWK <Rob.Callahan@jocogov.org>; EMC-
EM-Planning <EMC-EM-Planning@jocogov.org>; EPollom@bluevalleyK12.org; Ford, Robert, LGL 
<Robert.Ford@jocogov.org>; Speer, Gayla, EXC <Gayla.Speer@jocogov.org>; Jack Messer 
(jack.messer@opkansas.org) <jack.messer@opkansas.org>; John Sullivan Spectrum Charter 

mailto:Michelle.Kriks@jocogov.org
mailto:michelle.leininger@jocogov.org
https://aka.ms/AAb9ysg
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Planning, Housing, and Community Development 
111 S Cherry Street Suite 2000 


Olathe, Kansas 66061 


 
 


ZONING APPLICATION NOTICE 
SOUTHEAST CONSOLIDATED ZONING BOARD 


 
November 29, 2022 
 
Jay Leipzig, PLN 
Sean Pendley, PLN 
Brian Pietig, PWK 
Geoffrey Vohs, PWK 
Rob Callahan, PWK 
Martin Ntonjira, PWK 
Robert Ford, LGL 
Ryan Haga, LGL 


Zack Millbern, DHE 
Mary M. Beverly, DHE 
Aaron Witt, JCW 
Stuart Lord, JCW 
Gordon Rames, JCW 
Susan Pekarek, JCW 
Anoush Fardipour, PLN 
Jeff Anderson, PLN 


Bill Maasen, PRK 
Mike Casey, Overland Park Fire Department 
Leslie Karr, City of Overland Park 
Jack Messer, City of Overland Park 
Erik Pollom, Blue Valley Schools 
Kiel Johnson, WaterOne 
Gayla Speer, JCCD 
Dan Robeson, EMC 
EMC Planning  
Raquel Walters, Sheriff 
Carla Polfer Blaylock, TTV 
Paul Null, TTV 
Tierce Weaver, Tallgrass Energy 
Shawn Bates, Tallgrass Energy 
Britt Smith, SUG/Panhandle, Eastern 
John Sullivan, Spectrum/Charter 


 
 
From: Michelle Kriks, AICP, Johnson County Planning Department, michelle.kriks@jocogov.org    


 
Re: Notice of Pending Land Use Application and Zoning Board Public Hearing – Estates at Shadow 


Run 
 
We appreciate your timely review of this application.  Your comments should be returned to the Planning 
Department by December 6, 2022.  Should you have any questions or require additional information 
please contact me. 
 
The public hearing on this application will be held on January 4, 2023, at 6:30 p.m., at the Johnson 
County Administration Building, Third Floor Board Hearing Room, 111 South Cherry Street, Olathe, 
Kansas. 
 
PLEASE TAKE NOTICE the meeting will be held in-person in the Board Hearing room as listed above 
with an option for virtual attendance by the public.  For those attending virtually, the meeting will be 
conducted online by a medium of interactive communication (Zoom Webinar) for the public, as further 
detailed in the participation section below. 
 
PARTICIPATION:  The public may participate in the hearing by attending in person in the Board Hearing 
Room at the time listed above, or the public may participate virtually by joining the Zoom Webinar with 
the link that is posted on the website below.  Details and instructions regarding how the public can 
participate in the Zoom online meeting will be posted on the County website one week prior to the Zoning 
Board meeting at the following online address. 
 
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-
board 



mailto:michelle.kriks@jocogov.org

https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-board
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800-766-3777 TDD f/jocogov 
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Please check the website at least two (2) business days prior to the meeting for any updates.  
 
 
Summary of Applications 
 
Application Numbers: SE 22-264-REZ (AU) and SE 22 265-PP/FP (AU) Estates at Shadow Run 
Application Types: Rezoning and Preliminary and Final Plat   
Applicant(s) Name: Domino Acquisition, LLC 
General Location: 4605 W. 183rd Street   
Legal Description: Part of Section 33, Township 14, Range 25 
Project Description: Requesting rezoning from RUR, Rural District, to PRUR, Planned Rural District, 


and Preliminary and Final Plat for four residential lots, on 30.18 acres, in Section 
33, Township 14, Range 25. 


 
Attachments: Applications, Vicinity Map, Preliminary Plat Analysis, Site Plan. 
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Johnson County assumes no liability whatsoever associated with
the use or misuse of such data, and disclaims any representation
or warranty as to the accuracy and currency of the data.
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Estates at Shadow Run Preliminary Plat Analysis Report 


 
A. The proposed “Estates at Shadow Run” site is 30.18 acres, is currently 


zoned RUR, and is currently open space used for agriculture. The 
proposed plat would subdivide the property into 4 residential lots. 


The site slopes generally east to west to an existing pond and its discharge 
channel that exits the west property line. The entire site falls in “Zone X, 
Areas determined to be outside the 0.2% annual chance floodplain” per 
FEMA FIRM number 20091C0129G. The site has slopes generally 
between 4% and 25%. Soils vary between “Moderately well drained,” “Well 
drained,” and “Somewhat excessively drained.” The site is generally open, 
with stands of trees along the south and west lines of the property, and just 
east of the pond. At this time, the property is unimproved. 


B. 183
rd


 Street, a 26 feet wide asphalt road, runs along the north side of the 
property. An internal public street system is proposed to provide access to 
the lots, consisting of proposed Delmar Street running to the south from 
183


rd
 Street. It will be 26’ wide asphalt with ditches, terminating in a cul-de-


sac. The existing road system should adequately support this 
development. 


C. This property is in WaterOne’s service area. 


D. There is no access to a public sanitary sewer system.  


E. No percolation tests have conducted at this time. Future owners will 
provide them to the County if apply for building permit. 


F. This property is in the Kansas Gas Service service area, but there are no 
gas lines immediately available. 


G. As noted in B above, Delmar Street will be 26’ wide asphalt streets with 
ditches. A culvert will be installed under 188


th
 Terrace about 560 feet South 


of 183
rd


 Street. No improvements are proposed to existing streets. 


H. Earth moving will consist of grading and construction of the proposed 
Delmar Street. Erosion control will be provided downhill of all earth moving 
operations, and will include silt fence and rock ditch checks. 


I. This is a single phase project. 


J. A stormwater study is currently being conducted and will be provided when 
completed. 


K. No common areas, public open space, or facilities are proposed as a part 
of this project. 


L. A stormwater study is currently being conducted and will be provided when 
completed. 


 


Sincerely, 


 


 


Matt Cox 


Professional Surveyor 


Allenbrand-Drews 


 



http://www.allenbrand-drews.com/
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From: Michelle Kriks, AICP, Johnson County Planning Department, michelle.kriks@jocogov.org    


 
Re: Notice of Pending Land Use Application and Zoning Board Public Hearing – Estates at Shadow 


Run 
 
We appreciate your timely review of this application.  Your comments should be returned to the Planning 
Department by December 6, 2022.  Should you have any questions or require additional information 
please contact me. 
 
The public hearing on this application will be held on January 4, 2023, at 6:30 p.m., at the Johnson 
County Administration Building, Third Floor Board Hearing Room, 111 South Cherry Street, Olathe, 
Kansas. 
 
PLEASE TAKE NOTICE the meeting will be held in-person in the Board Hearing room as listed above 
with an option for virtual attendance by the public.  For those attending virtually, the meeting will be 
conducted online by a medium of interactive communication (Zoom Webinar) for the public, as further 
detailed in the participation section below. 
 
PARTICIPATION:  The public may participate in the hearing by attending in person in the Board Hearing 
Room at the time listed above, or the public may participate virtually by joining the Zoom Webinar with 
the link that is posted on the website below.  Details and instructions regarding how the public can 
participate in the Zoom online meeting will be posted on the County website one week prior to the Zoning 
Board meeting at the following online address. 
 
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-
board 
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Please check the website at least two (2) business days prior to the meeting for any updates.  
 
 
Summary of Applications 
 
Application Numbers: SE 22-264-REZ (AU) and SE 22 265-PP/FP (AU) Estates at Shadow Run 
Application Types: Rezoning and Preliminary and Final Plat   
Applicant(s) Name: Domino Acquisition, LLC 
General Location: 4605 W. 183rd Street   
Legal Description: Part of Section 33, Township 14, Range 25 
Project Description: Requesting rezoning from RUR, Rural District, to PRUR, Planned Rural District, 


and Preliminary and Final Plat for four residential lots, on 30.18 acres, in Section 
33, Township 14, Range 25. 


 
Attachments: Applications, Vicinity Map, Preliminary Plat Analysis, Site Plan. 
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Estates at Shadow Run Preliminary Plat Analysis Report 


 
A. The proposed “Estates at Shadow Run” site is 30.18 acres, is currently 


zoned RUR, and is currently open space used for agriculture. The 
proposed plat would subdivide the property into 4 residential lots. 


The site slopes generally east to west to an existing pond and its discharge 
channel that exits the west property line. The entire site falls in “Zone X, 
Areas determined to be outside the 0.2% annual chance floodplain” per 
FEMA FIRM number 20091C0129G. The site has slopes generally 
between 4% and 25%. Soils vary between “Moderately well drained,” “Well 
drained,” and “Somewhat excessively drained.” The site is generally open, 
with stands of trees along the south and west lines of the property, and just 
east of the pond. At this time, the property is unimproved. 


B. 183
rd


 Street, a 26 feet wide asphalt road, runs along the north side of the 
property. An internal public street system is proposed to provide access to 
the lots, consisting of proposed Delmar Street running to the south from 
183


rd
 Street. It will be 26’ wide asphalt with ditches, terminating in a cul-de-


sac. The existing road system should adequately support this 
development. 


C. This property is in WaterOne’s service area. 


D. There is no access to a public sanitary sewer system.  


E. No percolation tests have conducted at this time. Future owners will 
provide them to the County if apply for building permit. 


F. This property is in the Kansas Gas Service service area, but there are no 
gas lines immediately available. 


G. As noted in B above, Delmar Street will be 26’ wide asphalt streets with 
ditches. A culvert will be installed under 188


th
 Terrace about 560 feet South 


of 183
rd


 Street. No improvements are proposed to existing streets. 


H. Earth moving will consist of grading and construction of the proposed 
Delmar Street. Erosion control will be provided downhill of all earth moving 
operations, and will include silt fence and rock ditch checks. 


I. This is a single phase project. 


J. A stormwater study is currently being conducted and will be provided when 
completed. 


K. No common areas, public open space, or facilities are proposed as a part 
of this project. 


L. A stormwater study is currently being conducted and will be provided when 
completed. 


 


Sincerely, 


 


 


Matt Cox 


Professional Surveyor 


Allenbrand-Drews 
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From: Michelle Kriks, AICP, Johnson County Planning Department, michelle.kriks@jocogov.org    


 
Re: Notice of Pending Land Use Application and Zoning Board Public Hearing – Estates at Shadow 


Run 
 
We appreciate your timely review of this application.  Your comments should be returned to the Planning 
Department by December 6, 2022.  Should you have any questions or require additional information 
please contact me. 
 
The public hearing on this application will be held on January 4, 2023, at 6:30 p.m., at the Johnson 
County Administration Building, Third Floor Board Hearing Room, 111 South Cherry Street, Olathe, 
Kansas. 
 
PLEASE TAKE NOTICE the meeting will be held in-person in the Board Hearing room as listed above 
with an option for virtual attendance by the public.  For those attending virtually, the meeting will be 
conducted online by a medium of interactive communication (Zoom Webinar) for the public, as further 
detailed in the participation section below. 
 
PARTICIPATION:  The public may participate in the hearing by attending in person in the Board Hearing 
Room at the time listed above, or the public may participate virtually by joining the Zoom Webinar with 
the link that is posted on the website below.  Details and instructions regarding how the public can 
participate in the Zoom online meeting will be posted on the County website one week prior to the Zoning 
Board meeting at the following online address. 
 
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-
board 
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Please check the website at least two (2) business days prior to the meeting for any updates.  
 
 
Summary of Applications 
 
Application Numbers: SE 22-264-REZ (AU) and SE 22 265-PP/FP (AU) Estates at Shadow Run 
Application Types: Rezoning and Preliminary and Final Plat   
Applicant(s) Name: Domino Acquisition, LLC 
General Location: 4605 W. 183rd Street   
Legal Description: Part of Section 33, Township 14, Range 25 
Project Description: Requesting rezoning from RUR, Rural District, to PRUR, Planned Rural District, 


and Preliminary and Final Plat for four residential lots, on 30.18 acres, in Section 
33, Township 14, Range 25. 


 
Attachments: Applications, Vicinity Map, Preliminary Plat Analysis, Site Plan. 
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Estates at Shadow Run Preliminary Plat Analysis Report 


 
A. The proposed “Estates at Shadow Run” site is 30.18 acres, is currently 


zoned RUR, and is currently open space used for agriculture. The 
proposed plat would subdivide the property into 4 residential lots. 


The site slopes generally east to west to an existing pond and its discharge 
channel that exits the west property line. The entire site falls in “Zone X, 
Areas determined to be outside the 0.2% annual chance floodplain” per 
FEMA FIRM number 20091C0129G. The site has slopes generally 
between 4% and 25%. Soils vary between “Moderately well drained,” “Well 
drained,” and “Somewhat excessively drained.” The site is generally open, 
with stands of trees along the south and west lines of the property, and just 
east of the pond. At this time, the property is unimproved. 


B. 183
rd


 Street, a 26 feet wide asphalt road, runs along the north side of the 
property. An internal public street system is proposed to provide access to 
the lots, consisting of proposed Delmar Street running to the south from 
183


rd
 Street. It will be 26’ wide asphalt with ditches, terminating in a cul-de-


sac. The existing road system should adequately support this 
development. 


C. This property is in WaterOne’s service area. 


D. There is no access to a public sanitary sewer system.  


E. No percolation tests have conducted at this time. Future owners will 
provide them to the County if apply for building permit. 


F. This property is in the Kansas Gas Service service area, but there are no 
gas lines immediately available. 


G. As noted in B above, Delmar Street will be 26’ wide asphalt streets with 
ditches. A culvert will be installed under 188


th
 Terrace about 560 feet South 


of 183
rd


 Street. No improvements are proposed to existing streets. 


H. Earth moving will consist of grading and construction of the proposed 
Delmar Street. Erosion control will be provided downhill of all earth moving 
operations, and will include silt fence and rock ditch checks. 


I. This is a single phase project. 


J. A stormwater study is currently being conducted and will be provided when 
completed. 


K. No common areas, public open space, or facilities are proposed as a part 
of this project. 


L. A stormwater study is currently being conducted and will be provided when 
completed. 


 


Sincerely, 


 


 


Matt Cox 


Professional Surveyor 


Allenbrand-Drews 
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From: Michelle Kriks, AICP, Johnson County Planning Department, michelle.kriks@jocogov.org    


 
Re: Notice of Pending Land Use Application and Zoning Board Public Hearing – Estates at Shadow 


Run 
 
We appreciate your timely review of this application.  Your comments should be returned to the Planning 
Department by December 6, 2022.  Should you have any questions or require additional information 
please contact me. 
 
The public hearing on this application will be held on January 4, 2023, at 6:30 p.m., at the Johnson 
County Administration Building, Third Floor Board Hearing Room, 111 South Cherry Street, Olathe, 
Kansas. 
 
PLEASE TAKE NOTICE the meeting will be held in-person in the Board Hearing room as listed above 
with an option for virtual attendance by the public.  For those attending virtually, the meeting will be 
conducted online by a medium of interactive communication (Zoom Webinar) for the public, as further 
detailed in the participation section below. 
 
PARTICIPATION:  The public may participate in the hearing by attending in person in the Board Hearing 
Room at the time listed above, or the public may participate virtually by joining the Zoom Webinar with 
the link that is posted on the website below.  Details and instructions regarding how the public can 
participate in the Zoom online meeting will be posted on the County website one week prior to the Zoning 
Board meeting at the following online address. 
 
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-
board 
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Please check the website at least two (2) business days prior to the meeting for any updates.  
 
 
Summary of Applications 
 
Application Numbers: SE 22-264-REZ (AU) and SE 22 265-PP/FP (AU) Estates at Shadow Run 
Application Types: Rezoning and Preliminary and Final Plat   
Applicant(s) Name: Domino Acquisition, LLC 
General Location: 4605 W. 183rd Street   
Legal Description: Part of Section 33, Township 14, Range 25 
Project Description: Requesting rezoning from RUR, Rural District, to PRUR, Planned Rural District, 


and Preliminary and Final Plat for four residential lots, on 30.18 acres, in Section 
33, Township 14, Range 25. 


 
Attachments: Applications, Vicinity Map, Preliminary Plat Analysis, Site Plan. 



















Johnson Co AIMS Map


Estates at Shadow Run 
Rezoning, Preliminary Plat, Final Plat 


SE 22-264-REZ (AU) & SE 22-265-PP/FP (AU)


LEGEND


Parcel Line
Plat Lot Line


Original Lot


Disclaimer: No person shall sell, give, reproduce, or receive for
the purpose of selling or offering for sale, any portion of the data
provided herein. Johnson County makes every effort to produce
and publish the most current and accurate information possible.
Johnson County assumes no liability whatsoever associated with
the use or misuse of such data, and disclaims any representation
or warranty as to the accuracy and currency of the data.


11/23/2022
0 0.1 0.2mi ©2022 Johnson Co. AIMS - aims.jocogov.org







 


 


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 at Shadow Run Preliminary Plat Analysis Report 


 
A. The proposed “Estates at Shadow Run” site is 30.18 acres, is currently 


zoned RUR, and is currently open space used for agriculture. The 
proposed plat would subdivide the property into 4 residential lots. 


The site slopes generally east to west to an existing pond and its discharge 
channel that exits the west property line. The entire site falls in “Zone X, 
Areas determined to be outside the 0.2% annual chance floodplain” per 
FEMA FIRM number 20091C0129G. The site has slopes generally 
between 4% and 25%. Soils vary between “Moderately well drained,” “Well 
drained,” and “Somewhat excessively drained.” The site is generally open, 
with stands of trees along the south and west lines of the property, and just 
east of the pond. At this time, the property is unimproved. 


B. 183
rd


 Street, a 26 feet wide asphalt road, runs along the north side of the 
property. An internal public street system is proposed to provide access to 
the lots, consisting of proposed Delmar Street running to the south from 
183


rd
 Street. It will be 26’ wide asphalt with ditches, terminating in a cul-de-


sac. The existing road system should adequately support this 
development. 


C. This property is in WaterOne’s service area. 


D. There is no access to a public sanitary sewer system.  


E. No percolation tests have conducted at this time. Future owners will 
provide them to the County if apply for building permit. 


F. This property is in the Kansas Gas Service service area, but there are no 
gas lines immediately available. 


G. As noted in B above, Delmar Street will be 26’ wide asphalt streets with 
ditches. A culvert will be installed under 188


th
 Terrace about 560 feet South 


of 183
rd


 Street. No improvements are proposed to existing streets. 


H. Earth moving will consist of grading and construction of the proposed 
Delmar Street. Erosion control will be provided downhill of all earth moving 
operations, and will include silt fence and rock ditch checks. 


I. This is a single phase project. 


J. A stormwater study is currently being conducted and will be provided when 
completed. 


K. No common areas, public open space, or facilities are proposed as a part 
of this project. 


L. A stormwater study is currently being conducted and will be provided when 
completed. 


 


Sincerely, 


 


 


Matt Cox 


Professional Surveyor 


Allenbrand-Drews 
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From: Michelle Kriks, AICP, Johnson County Planning Department, michelle.kriks@jocogov.org    


 
Re: Notice of Pending Land Use Application and Zoning Board Public Hearing – Estates at Shadow 


Run 
 
We appreciate your timely review of this application.  Your comments should be returned to the Planning 
Department by December 6, 2022.  Should you have any questions or require additional information 
please contact me. 
 
The public hearing on this application will be held on January 4, 2023, at 6:30 p.m., at the Johnson 
County Administration Building, Third Floor Board Hearing Room, 111 South Cherry Street, Olathe, 
Kansas. 
 
PLEASE TAKE NOTICE the meeting will be held in-person in the Board Hearing room as listed above 
with an option for virtual attendance by the public.  For those attending virtually, the meeting will be 
conducted online by a medium of interactive communication (Zoom Webinar) for the public, as further 
detailed in the participation section below. 
 
PARTICIPATION:  The public may participate in the hearing by attending in person in the Board Hearing 
Room at the time listed above, or the public may participate virtually by joining the Zoom Webinar with 
the link that is posted on the website below.  Details and instructions regarding how the public can 
participate in the Zoom online meeting will be posted on the County website one week prior to the Zoning 
Board meeting at the following online address. 
 
https://www.jocogov.org/department/planning/zoning-boards/southeast-consolidated-zoning-
board 
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Please check the website at least two (2) business days prior to the meeting for any updates.  
 
 
Summary of Applications 
 
Application Numbers: SE 22-264-REZ (AU) and SE 22 265-PP/FP (AU) Estates at Shadow Run 
Application Types: Rezoning and Preliminary and Final Plat   
Applicant(s) Name: Domino Acquisition, LLC 
General Location: 4605 W. 183rd Street   
Legal Description: Part of Section 33, Township 14, Range 25 
Project Description: Requesting rezoning from RUR, Rural District, to PRUR, Planned Rural District, 


and Preliminary and Final Plat for four residential lots, on 30.18 acres, in Section 
33, Township 14, Range 25. 


 
Attachments: Applications, Vicinity Map, Preliminary Plat Analysis, Site Plan. 
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Estates at Shadow Run Preliminary Plat Analysis Report 


 
A. The proposed “Estates at Shadow Run” site is 30.18 acres, is currently 


zoned RUR, and is currently open space used for agriculture. The 
proposed plat would subdivide the property into 4 residential lots. 


The site slopes generally east to west to an existing pond and its discharge 
channel that exits the west property line. The entire site falls in “Zone X, 
Areas determined to be outside the 0.2% annual chance floodplain” per 
FEMA FIRM number 20091C0129G. The site has slopes generally 
between 4% and 25%. Soils vary between “Moderately well drained,” “Well 
drained,” and “Somewhat excessively drained.” The site is generally open, 
with stands of trees along the south and west lines of the property, and just 
east of the pond. At this time, the property is unimproved. 


B. 183
rd


 Street, a 26 feet wide asphalt road, runs along the north side of the 
property. An internal public street system is proposed to provide access to 
the lots, consisting of proposed Delmar Street running to the south from 
183


rd
 Street. It will be 26’ wide asphalt with ditches, terminating in a cul-de-


sac. The existing road system should adequately support this 
development. 


C. This property is in WaterOne’s service area. 


D. There is no access to a public sanitary sewer system.  


E. No percolation tests have conducted at this time. Future owners will 
provide them to the County if apply for building permit. 


F. This property is in the Kansas Gas Service service area, but there are no 
gas lines immediately available. 


G. As noted in B above, Delmar Street will be 26’ wide asphalt streets with 
ditches. A culvert will be installed under 188


th
 Terrace about 560 feet South 


of 183
rd


 Street. No improvements are proposed to existing streets. 


H. Earth moving will consist of grading and construction of the proposed 
Delmar Street. Erosion control will be provided downhill of all earth moving 
operations, and will include silt fence and rock ditch checks. 


I. This is a single phase project. 


J. A stormwater study is currently being conducted and will be provided when 
completed. 


K. No common areas, public open space, or facilities are proposed as a part 
of this project. 


L. A stormwater study is currently being conducted and will be provided when 
completed. 


 


Sincerely, 


 


 


Matt Cox 


Professional Surveyor 


Allenbrand-Drews 
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From: Karr, Leslie 
To: Kriks, Michelle, PLN 
Subject: Re: SE 22-264-REZ (AU) and SE 22-265-PP/FP (AU) Estates at Shadow Run - Zoning Application Notice 
Date: Tuesday, December 13, 2022 3:55:58 PM 
Attachments: image002.png 

image003.png 

*** This email originated from outside the organization. Use caution when 
opening attachments, clicking links, or performing any actions requested in 

this message. *** 

Michelle -

Overland Park would recommend better overall connectivity for the applicant's full ownership 
and the adjacent property to the west.  Modifying the street location and changing the 
orientation of lots 1 & 2 to an east/west orientation would provide at least some future 
connectivity to adjacent properties. Stormwater information should be provided in advance 
so it can be reviewed prior to hearing. 

Leslie 

On Wed, Nov 30, 2022 at 8:20 AM Kriks, Michelle, PLN <Michelle.Kriks@jocogov.org> 
wrote: 

My apologies, everyone.  The ZAP sent out yesterday did not have the attachments.  That 
has been corrected. 

Please let me know if you have any questions. 

Thank you, 

Michelle Kriks, AICP 
Planner 

111 South Cherry, Suite 2000 Olathe, KS 66061 

Direct (913) 715-2216 | Office (913) 715-2209 

jocogov.org | @jocogov | F/jocogov 

mailto:leslie.karr@opkansas.org
mailto:Michelle.Kriks@jocogov.org
mailto:Michelle.Kriks@jocogov.org
https://www.google.com/maps/place/111+S+Cherry+St,+Olathe,+KS+66061/@38.8815329,-94.8220956,17z/data=!3m1!4b1!4m5!3m4!1s0x87c0bdfa6eb8a16b:0x25e493036696c8a7!8m2!3d38.8815287!4d-94.8199069?hl=en
http://www.jocogov.org/
http://www.twitter.com/jocogov
http://www.facebook.com/jocogov
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