PLANNING COMMISSION

City Hall, 32905 W. 84th Street
6:00 PM, March 22nd, 2022

AGENDA
City Hall is open, and individuals can attend in-person. However, we are continuing to
offer participation in a virtual format.
Members of the public who wish to observe the meeting can do so via the City’s YouTube channel at
https://www.youtube.com/user/DeSotoKansas/live.
Members of the public who wish to participate during the meeting may join the video conference at
https://www.gotomeet.me/DeSotoKS

1. Call to Order
2. Roll Call:
3. General Business:
A.
B.
C.
D.

Approve Planning Commission Agenda.
Approve Minutes of the Planning Commission meeting held on February 22, 2022.
Disclosure of conflicts of interest.
Disclosure of outside communications regarding Commission business.

4. Call to Public:
Members of the public who wish to address the Planning Commission regarding items not on
the agenda may do so at this time. Any presentation is for information purposes only. No
action will be taken. There is a four-minute time limit.
5. Public Hearing:
A. Consider Pole sign at the proposed Taco Bell location
B. Consider rezoning for John and Sara Yost near 95th and Waverly
6. Old Business:
A. Consider replat of Hike 10 Commerce Park
7. New Business:
A: Consider preliminary plat for Flint Development at 103rd and Edgerton Road
B: Consider site plan 9150 Lexington Avenue
8. Calendar:
A. April 7th, 2022, City Council 7:00 PM.
B. April 21st, 2022, City Council 7:00 PM.
C. April 26th, 2022, Planning Commission

Planning Commission City Hall,
32905 W. 84th Street

Meeting Minutes

6:00 p.m. February 22, 2022

1. Call to Order; Chairman Bob Garrett called the meeting to order to 6:00 pm.
2. Roll Call:
Roll Call:

Manson
Garrett
Templin
Lane

Present
Present
Present
Present

Milburn
Shultz
Fisher

Present
Present
Present

All are Present
3. General Business:
A. Approve Planning Commission Agenda.
Motion by Commissioner Millburn to approve the agenda for February 22, 2022,
Planning Commission Agenda; Second by Fisher.
Roll Call:

Manson
Garrett
Templin
Lane

Present
Present
Present
Present

Milburn
Shultz
Fisher

Present
Present
Present

Motion Carries
B. Approve Minutes of the Planning Commission meeting held on
January 25th, 2022
Motion by Commissioner Milburn to approve the meeting minutes from January 25th,
2022. Second by Commissioner Templin.
Roll Call:

Manson
Garrett
Templin
Lane

Yea
Yea
Yea
Yea

Milburn
Shultz
Fisher

Yea
Yea
Yea

Motion Carries
C. Disclosure of conflicts of interest.
Seeing none, the chair moved on to the next item.
D. Disclosure of outside communications regarding Commission business.
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Seeing none, the chair moved on to the next item.
4. Call to Public:
Members of the public who wish to address the Planning Commission regarding
items noton the agenda may do so at this time. Any discussion is for information
purposes only. Noaction will be taken. There is a four-minute time limit.
Seeing no one, the chair moved to the next item.
5. Public Hearing:
A. Consider text amendment for Architectural standards.
Mr. Brad Wiesenberger led on this item. He stated that the De Soto architectural standards
were adopted well before the need for the large distribution buildings that are very common
today. Some of the buildings being constructed today are up to 1,000,000 SF (2,000’ x
500’). Mr. Wiesenberger outlined regulations from neighboring communities including
Lenexa, Olathe, and Gardner. He reviewed the suggested revisions by Flint Development.
Commissioner Schultz asked a question about the direction of the loading docks and their
relationship to the streets and residential housing. Mr. Wiesenberger replied that there is a
business case for putting the loading docks near a road. The board discussed setbacks in a
light industrial zoning community.
Commissioner Milburn asked about the landscaping around the district. Commissioner
Garrett asked about the expected heights in the district. Commissioner Fisher discussed the
design and construction of tilt buildings. Commissioner Templin asked about adding
additional setbacks for loading docks in the amendments.
The Commissioners discussed the lighting regulations in the district.
Chairman Bob Garrett opened the public hearing at 6:35 pm.
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Speaker#
1

Name
Melissa Noel

Address
10175 Edgerton Road

2

Holly Barth

37070 w. 95th Street

3

Korb Maxwell

(Flint Development)

Topic
Discussed the setback in the
district. She asked that the
planning commission consider
the whole community when
they review changes to the city
code. She mentioned that
several of her neighbors are
planning on moving. She
expressed her concern and
frustration that lights from a
warehouse loading dock may
be visible from bedrooms in her
home.
Discussed the standard height
of the tilt buildings. She asked
that the commissioner consider
a restriction on building with a
maximum height of 2 stories.
She mentioned that the
restrictions could be specific to
an area. She discussed the
setback requirements for the
loading docks. She discussed
the revisions proposed by Flint.
Specifically, she outlined the
setbacks for loading docks. She
discussed her frustrations with
the lighting requirements and
allowable types of lights in the
district. She discussed her
frustrations with requirements
for screening around the
districts.
He outlined the proposed
changes requested by Flint
development. He discussed the
modern design for large
warehouse buildings and
requirements for cross-loading
docks. He outlined that the
developments would have
significant screenings including
large berms with landscaping
and greenery to hide the
loading docks. He discussed the
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4

Rosemary Male

5

Korb Maxwell

6

Jacob Noel

37265 W. 95th Street

( Flint Development)

10175 Edgerton Road

impacts of the proposed
setbacks for the building.
Discussed her support for 250
feet minimum setbacks. She
discussed the screening at the
Lenexa logicist center. She
discussed her frustration with
the proposed lighting
regulations. She discussed the
entrance and exits for the
development. She asked about
how stormwater and drainage
problems will be handled in the
development.
Stated that a traffic study will
be prepared with the site plan
and the appropriate number of
entrances and exits will be
included.
Discussed his frustration
with cross-docking and the
proposed placement of the
loading docks.

See no one else waiting to speak, the chair closed the public hearing at 7:04 pm.
The commissioners discussed several changes including setbacks, lighting, and screening
requirements.
Motion by Commissioner Templin to recommend the amended text amendment with
the changes mentioned below for approval for Architectural standards. Second by Lane.
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Roll Call:

Manson
Garrett
Templin
Lane

Yea
Yea
Yea
Yea

Milburn
Shultz
Fisher
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Motion Carries
Chairmen Garrett called for a 2-minute recess at 7:21 pm chairman. Chairman
Garret called the meeting back into order at 7:23.
B. Consider text amendment for Architectural standards.
Mr. Brad Weisenburger led on this item. He announced that a request has been made by
Joe Bisogno owner of Mr. Goodscents to have restaurant sales in the M-1 zoning district.
Mr. Weisenburger stated that the zoning code of allowable food services is inconsistent.
He stated that it could be beneficial to allow limited food sales in the M1 district. The
commission discussed the need for the changes. The commission discussed the food truck
regulations in the community. Mr. Brungardt stated that Mayor Walker had talked with
Mr. Bisogno, and his understanding is that he would like to run a “ghost kitchen” in the
district. He explained that a ghost kitchen is a professional food preparation and cooking
facility set up for the preparation of delivery-only meals. The commission discussed ghost
kitchens.
Chairman Bob Garrett opened the public hearing at 7:32 pm.
Seeing no one waiting to speak, the Chair moved to close the public hearing at 7:33 pm.
Motion by Commissioner Lane to recommend approval of the text amendment for restaurant
sales in the M-1, C-2 and C-1 zoning districts; Second by Commissioner Templin.
Roll Call:

Manson
Garrett
Templin
Lane

Yea
Yea
Yea
Yea

Milburn
Shultz
Fisher

Yea
Yea
Yea

Motion Carries
6. Old Business
None
7. New Business:
Commissioner Milburn discussed the need for further discussion regarding lighting in the
M1 district.
8.

Calendar:
March 3rd, 2022, City Council 7:00 PM.
March 17th, 2022, City Council 7:00 PM.
March 22nd, 2022, Planning Commission

9.

Motion by Commissioner Templin to adjourn at 7:35 pm; second by Fisher.
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All Council approved by "yeas."
Respectfully Submitted by
______________________________
Brandon Mills, MPA, City Clerk
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Agenda Item 5A

ITEM:

Hold a public hearing for a Special Use Permit to consider a Pole sign
at the future Taco Bell location in the C-2 zoning district.

Hearing DATE:

March 22, 2022

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger - Planning and Capital Projects Director

CC:

City Staff via Electronic Packet Distribution

EXHIBITS:

Exhibit A: Ordinance for Pole Signs
Exhibit B: Application Materials
Exhibit C: Site Plan

Summary: A special use permit (SUP) application has been submitted on behalf of owner of Taco Bell (FSD De
Soto LLC) by Marti Palmer of View Sign and Light of Lenexa for a pole sign. Per our regulations pole signs (such
as the McDonalds, Casey’s and Phillips 66) are required to submit a SUP for approval. Exhibit A contains the
regulations for pole signs. There are actually 2 signs, one for Taco Bell and the other for Jakes. The aggregate for
these signs do not exceed 200 SF.

I.

Application Background
A.

The application materials are attached as Exhibit B, and include the following:
1. A Special Use Permit application dated 02/01/22 requesting a permit for a pole sign at 34070
92nd Terrace.
2. A narrative outlining the intended use characteristics.
3. A site plan of the with the pole sign location is included.
4. Proof of ownership affidavit indicating that the applicant is the owner of the property.

II.

B.

Notification letters to the owners of the properties within the 200-foot buffer were sent by certified
mail. Public hearing notification was posted in the paper on February 16th. A sign has been posted
on the property notifying the general public about the public hearing on March 22nd, 2022.

C.

Since the notifications were distributed, Staff has heard no feedback from any member of the public
relating to this application.

Review of General Zoning Requirements

Zoning: The subject property is currently zoned C2 – Business General. Pole signs are allowed in C2 with a SUP
but also must be within the K-10 corridor. A site plan is included and shown with the application.
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“C2” Business General
1. Intent: The intent of this district is to provide a zone for those commercial uses which are
intensive in nature and which require a large area with direct access to major streets. Drive thru
food service is permitted by right.

Special Use Permit Review: Article 10 of De Soto’s Zoning Regulations contains the procedures and criteria for
the review and approval of Special Use Permits. The balance of this report gives staff findings on those criteria.

III.

Review of Matters to be Considered.
In recommending approval or disapproval of a Special Use Permit, the Planning Commission is charged
with determining whether the proposed use is found to be generally compatible with surrounding area
and is in the best interest of the City as a whole. In making such determination, the Planning Commission
may consider all factors they deem relevant to the questions of compatibility and the best interest of the
City. Specific topics to consider are set out by state statute and are included in the following list of
considerations found in the Zoning Regulations.

A. Character of the neighborhood, including but not limited to: zoning, existing and approved
land use, platting, density (residential), natural features, and open space.

The surrounding area includes commercial uses north and west with light industrial tracts to
the east. K-10 highway is due south.
The pole sign location is appropriate for
commercial/retail sales and is within the K-10 corridor. The requested use is found to be
compatible with the nearby uses in the area.
Finding: Positive, in favor of granting the SUP request.

B.

Compatibility of the proposed zoning and uses permitted therein with the zoning and uses
of nearby properties.

C2 zoning district allows for commercial/retail sales which is consistent with the area. There are
several pole signs nearby. The proposed pole sign should not affect the compatibility with
existing or anticipated uses within adjacent areas.
Finding: Positive, in favor of granting the SUP request.

C. The extent to which there is a need in the community for the uses allowed in the
proposed zoning.
The Goals and Objectives section of the Comprehensive Plan places high importance on
promoting and encouraging new business activity. It is difficult to ascertain how much if any
additional business activity will be generated by the installation of the sign. The applicant clearly
believes the sign is extremely important for business attraction.
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Finding: Neutral, in favor of granting the SUP request.

D. The availability and adequacy of required utilities and services to serve the uses allowed in
the proposed zoning. These utilities and services include, but are not limited to, sanitary and
storm sewers, water, electrical and gas service, police and fire protection, schools, parks and
recreation facilities and services, and other similar public facilities and services.
No impacts to other services are anticipated with potential pole sign.
Finding: Positive, in favor of granting the SUP request.

E. The adequacy of ingress and egress to and within the site of the proposed use, traffic flow
and control, the adequacy of off-street parking and loading areas, the adequacy of required
yard and open space requirements and sign provisions.
No impacts to other services are anticipated with potential pole sign.
Finding: Positive, in favor of granting the SUP request.

F. The extent to which the proposed use would adversely affect the capacity or safety of that
portion of the road network influenced by the proposed use, or present parking problems in the
vicinity of the property.
The surrounding road network can adequately support the intended use of the property with or
without the pole sign.
Finding: Positive, in favor of granting the SUP request.

G. The environmental impacts that the proposed use would create (if any) including, but not
limited to, excessive storm water runoff, water pollution, air pollution, noise pollution,
excessive nighttime lighting or other environmental harm.
The environmental impacts of the proposed increase to this use are negligible. Stormwater
runoff will be minimal. The purpose of the sign is not to illuminate ground areas or provide any
type of security lighting. The sign will be interior lit and will only provide a visual que to
motorists that a Taco Bell is nearby. While the existing pole signs are scattered in the area there
is some credence to additional pole signs causing visual clutter. Based upon our city code it is
possible that each lot along the newly platted Commerce Drive area could have a pole sign. This
is unlikely but the potential is present.

Finding: Positive, in favor of granting the SUP request.
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The economic impact of the proposed use on the community.
The new Taco Bell does provide additional value to the City in terms of property tax, sales tax
and provides residents an additional food service item. The proposed sign will provide limited
value to the community.
Finding: Neutral, in favor of granting the rezoning request.

H. The extent to which the proposed use may detrimentally affect nearby property.
This proposed expansion will not detrimentally affect nearby properties as there are several
pole signs nearby.
Finding: Positive, in favor of granting the SUP request.

I.

The relative gain (if any) to the public health, safety, and welfare from a denial of the
application as compared to the hardship imposed upon the special use permit applicant from such
denial.
Staff has determined that there would be little gain (or lose) to adjacent neighborhoods
or the public in general in denying the change in the application.
Finding: Neutral, in favor of granting the rezoning request.

J. Consistency with Comprehensive Plan, Utilities & Facilities Plans, Capital Improvement Plan,

Area Plans, ordinances, policies, and applicable City Code of the City of De Soto, and the general
safety, health, comfort and general welfare of the community.
The proposed pole sign at this location is in keeping with the Comprehensive Plan and future land
use plan.
Finding: Positive, in favor of granting the Special Use Permit request.
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IV.

Technical Review of SUP Submittal.

A full technical review of the zoning and subdivision regulations that apply to this SUP application was conducted
by Staff.
1. The pole sign is shown to be no more than 60’ in height from the base.
2. The surface area is 200 SF, 400 SF total for both sides. There are actually 2 signs, one for Taco
Bell and the other for Jakes. The aggregate for these signs do not exceed 200 SF.
3. There will be only 1 pole sign on the Taco Bell property with the principle business use
specific to the property.
4. The sign as shown meets the set-back requirements.
5. The sign uses typical colors for Taco Bell/Jake are not loud or flashy. Neither sign is an LED
message board type sign.

Conclusion
Staff conclusions on the matters to be generally are positive, in favor of granting the application. Staff
recommends recommending approval to the City Council the Special Use Permit for with a term of 20 years with
1 year annual renewals.
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Exhibit A

Article 10 – Item L. Pole Signs - Permitted

Specific Considerations for Pole Sign Permits. The following items shall serve as general, non-binding standards
in conjunction with a Special Use Permit application for a pole sign. Other issues may also need to be examined
depending upon the specific sign proposed.
a.

Height shall be no more than 60 feet from grade, including all logos, symbols, extensions, or extrusions.

b.

Sign face area shall be no more than 400 square feet. This shall include all sign faces on one side of a single,
double or V-faced sign;

c.

Each parcel or lot is limited to having one pole sign. In the event that a single business venture occupies
more than one parcel or lot, that business is limited to one pole sign.

d.

Each lot is limited to having one pole sign and the lot must contain at least one principal use. This pole sign
allowance is in addition to all other signs allowed on the lot.

e.

Setbacks & Location:
i.

Pole signs should generally observe a minimum setback of 10 feet from front and rear property lines.

ii.

No sign shall be allowed within a public utility, or drainage easement or, public right-of-way;

iii. The side yard setback for a pole sign generally should equal the height of the sign.
f.

Color and type of materials: Loud, fluorescent or unusual colors or flashy materials should be avoided.

g.

Illumination:
i.

Type of illumination is limited to LED and must conform to the standards set forth on the ISA
Electronic Message Display Brightness Guide published by the International Signage Assn.

ii.

Signs shall automatically dim at night or during other low-light situations.

iii. Illuminated signs must be internally lit.

End of Memo
Exhibits to follow.
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PROOF OF OWNERSHIP AFFIDAVIT
STATE OF t::c.,,.....cfJLr-1
COUNTYOFC�

) ss.

(1) (FILL IN IF APPLICANT IS THE LEGAL OWNER OR OWNER'S REPRESENTATIVE)
________ ____________(print name), being first duly sworn upon
his/her oath, deposes and states he/she is the legal owner or the authorized official of the legal owner
of the property that is the subject of a Special Use Permit application.
Signature of Owner:/4.f,cZ

..,--�-,-c:s;; ====-----=- _
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Name & Title: �t�Li11:,f l.A,'l.._r�t"1 �"-MY',
/,,,bS1---y {,,I,.(_
(Name of� signing Affidavit. If owner is a corporation or CJ·1
business-exact name of individual signing Affidavit, capacity
and exact name and legal status of said corporation or
business)
(2) (FILL IN ONLY IF APPLICANT IS A CONTRACT PURCHASER)
That:.______________ __________
is/are the holder of a contract to purchase the property that is the subject of a Rezoning or
Special Use Permit application from the owner(s) and is therefore a "landowner" within the
meaning of the Zoning Code. (IF APPLICATION IS BEING FILED BY AN AGENT, THE AGENT'S
PORTION OF THE AFFIDAVIT MUST BE COMPLETED ALSO.)
Signature: _________ ________ __
Title:-,,-,---:------,-----,-----,----,----,----
(Name of contract purchaser signing Affidavit. If owner Is a
corporation or business--exact name of individual signing
Affidavit, capacity and legal status of said corporation or
business)
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(EACH OWNER OF RECORD MUST FILE AN AFFIDAVIT)
IMPORTANT: Review Zoning Regulations, Articles 10 & 11 and Procedures Manual,
Articles 12 & 14 available at www.desotoks.us, Online Documents and Regulations

NOTE:
No ﬂashing or
electronic messaaging.

Taco Bell

33'-9"

34065 Commerce St, DeSoto, KS 66012

Pole Sign Location

Agenda Item 5b

ITEM:

Public Hearing to Consider Rezoning Request from Rural Agriculture
to RO – Residential Suburban

DATE:

March 22, 2022

TO:

De Soto Planning Commission

FROM:

Brad Weisenburger, Planning and Capital Projects Director

CC:

City Staff via Electronic Packet Distribution

EXHIBITS:

Exhibit A: Application

Summary: The Yost Living Trust is requesting a rezoning from Rural AG (RUR) to RO Residential
Suburban. The property was recently annexed into De Soto and needs to be re-zoned to an appropriate
De Soto category. It is a 10-acre tract that is vacant. The intent is to build a single-family residence on
the lot.
I.

Application Background
A.

The application materials are attached as Exhibit A, and include the following:
1. A rezoning application dated 1/4/2022 requesting the zoning change from RUR (Johnson
County) to RO (De Soto)
2. The site is currently zoned RUR - Rural Agriculture.

II.

B.

The current De Soto zoning map showing nearby zoning is on page 2 and an aerial photo of the
surrounding area land use and tracts is shown on page 3.

C.

Notification letters to the owners of the properties within the 200-foot buffer by Staff. The Public
Hearing notification was also posted in the paper on 03/1/2022. In addition, a sign has been posted
on the property notifying the public about the public hearing on March 22, 2022.

D.

As of the date of this memo no comments have been received about this property.

Review of General Zoning Requirements
A.

Existing Zoning: The subject property is currently zoned RUR – Rural Agriculture under Johnson
County’s jurisdiction. The intent of this district is to provide opportunities for agriculture uses that
promote the family farm and development of rural areas.

B.

Proposed Zoning: There are only 3 primary uses allowed by right in the RO district, these include
single family homes, in-home day care and nursing care/convalescent facilities. The Residential
Suburban district intent is to regulate uses that cannot be connected to a public sewer. Other uses
such as a Bed and Breakfast, cemeteries or religious facilities are allowed by special use permit.
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Existing Zoning Map

C. Existing Land Uses: Within 200 feet of the subject property the existing land uses are residential or

agricultural. This proposed re-zoning would continue with a land use which is compatible with the
existing and proposed future land use for the area.
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III.
Surrounding Aerial Photo Land Use
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Review of Zoning Compatibility Factors.
In recommending approval or disapproval of this rezoning request, the Planning Commission is charged
with determining whether the proposed zoning is found to be generally compatible with surrounding
area and is in the best interest of the City as a whole. In making such determination, the Planning
Commission may consider all factors they deem relevant to the questions of compatibility and the best
interest of the City. Specific topics to consider are set out by state statute, and are included in the
following list of considerations found in the Zoning Regulations. It is important to keep in mind that the
rezoning decision must consider all the uses that would be allowed in the proposed zoning category, and
not just the use that is expected to be developed by the current applicant.
A. Character of the neighborhood, including but not limited to: zoning, existing and approved
land use, plating, density (residential), natural features, and open space.
The surrounding area land use includes agriculture to the north across 95th Street. West and east
are Johnson County zoning of RUR- Agriculture. To the south is De Soto Rural Suburban RO
zoning. The change in zoning will be appropriate for this area.
Finding: Positive, in favor of granting the rezoning request.
B. Compatibility of the proposed zoning and uses permitted therein with the zoning and uses of
nearby properties.
The proposed zoning is consistent with the surrounding zoning.
Finding: Positive, in favor of granting the rezoning request.
C.

Suitability of the uses to which the property has been restricted under its existing zoning.
This consideration criteria questions if the property can be put to use under its existing zoning
designation without the need to rezone, or if the existing zoning on the property is somehow so
restrictive that it cannot be put to use. The tract needs to be rezoned to a De Soto category.

Finding: Positive, in favor of granting the rezoning request.
D.

Length of time property has remained vacant as zoned.
The site is vacant and has been used for hay operations.

Finding: Finding: Positive, in favor of granting the rezoning request.
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E. The extent to which there is a need in the community for the uses allowed in the proposed
zoning.
There will be ability to support additional needs of one potential residence.
Finding: Positive, in favor of granting the rezoning request.
F. The availability and adequacy of required utilities and services to serve the uses allowed in
the proposed zoning. These utilities and services include, but are not limited to, sanitary
and storm sewers, water, electrical and gas service, police and fire protection, schools,
parks and recreation facilities and services, and other similar public facilities and services.
The subject property is in an area of the City with access to utilities and infrastructure. Public
service accommodations including Sheriff, fire, parks and schools will see no change from
previous conditions.
Finding: Positive, in favor of granting the rezoning request.
G. The extent to which the uses allowed in the proposed zoning would adversely affect the
capacity or safety of that portion of the street network influenced by the uses, or present
parking problems near the property.
There will no impact the street network by allowing this request.
Finding: Positive, in favor of granting the rezoning request.
H. The environmental impacts that the uses allowed in the proposed zoning would create (if
any) including, but not limited to, excessive storm water runoff, water pollution, air
pollution, noise pollution, excessive nighttime lighting or other environmental harm.
Re-zoning the property from RUR to RO will not have a significant impact on the environment.
Finding: Neutral, in favor of granting the rezoning request.
I.

The economic impact on the community from the uses allowed in the proposed zoning.
Re-zoning the property from RUR to RO will not have a significant impact on the community.

Finding: Positive in favor of granting the rezoning request.
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The extent to which the zoning amendment may detrimentally affect nearby property.

J.

There is no anticipated detrimental effect on nearby properties.
Finding: Positive in favor of granting the rezoning request.

K. The relative gain (if any) to the public health, safety, and welfare from a denial of the
rezoning application as compared to the hardship imposed upon the rezoning applicant from
such denial.
L.

Staff has determined that there would be little gain to adjacent neighborhoods or the public in
general in denying the change in the application.

Finding: Positive in favor of granting the rezoning request.
M. Consistency with the Comprehensive Plan, Utilities and Facilities Plans, Capital Improvement
Plan, Area Plans, ordinances, policies, and applicable City Code of the City of De Soto.
De Soto’s comprehensive plan contains policy recommendations relating to the general nature
and intensity of future development within and surrounding the City. It also includes an analysis of
the maintenance and expansion of public infrastructure including water, sewer and street
networks. The plan makes recommendations relating to the following areas:
• Planning for expansion of services to accommodate development opportunities;
•

Economic Development—to keep and attract businesses;

•

Quality of Life—improving the character and image of the City;

•

Future Land Uses – to establish future land development densities, uses, and
greenspace, and transportation networks;

•

Implementation – to suggest methods for putting the plan into effect.

The proposed use is consistent with the Future Land Use Plan.
Finding: Positive, in favor of granting the rezoning request.
N.

Recommendation of professional staff.
The results of the individual analysis of the above-listed criteria are positive. These criteria are
set out by state statute and by the Zoning Regulations to serve as a basis for decision. They are
not intended to be a score card to tally upon completion. One of these criteria could outweigh all
the others on any particular issue.
The requested rezoning is consistent with the Future Land Use Plan. Any potential negative
impacts to the immediate neighbors and surrounding area would be minimal provided the
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applicant adheres to the De Soto City Code. Staff therefore recommends approval of the
rezoning request.
Finding: Positive, in favor of granting the rezoning request.

Conclusion:
As with all rezoning actions, the Planning Commission makes a recommendation to the City Council, who
makes the final decision on the issue. Staff recommends approval of the rezoning request based upon the
Golden criteria, consistency with comprehensive plan and surrounding land use.

End of Memo
Exhibits to follow.
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Item 6a – Consider re-plat for Hike 10
ITEM:

Consider Re-Plat for Hike 10 Commerce Park Lot 4 Block 2

Meeting DATE:

March 22, 2022

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger, Planning and Capital Projects Manager

CC:

City Staff via Electronic Packet Distribution

EXHIBITS:

Exhibit A: Hike 10 Commerce Park Re-Plat

Summary: An error in the survey has required an adjustment of the ROW and the utility easement for
Lot 2 of Hike 10 Commerce Park Lot 4 Block 2 because the building intruded upon the utility easement
and road ROW. The location of the Jakes Fireworks is on Lot 2.
Attached as Exhibit A is the final re-plat submitted by the applicant. Staff has performed a review the
document with the corrected survey information. Therefore it is recommended to approval the re-plat for
Hike 10 Commerce Park Lot 4 Block 2. If the Planning Commission is in agreement with this recommendation,
please make a motion for recommending approval of the re-plat and recommending to the city council to
accept the revised easements and ROW’s.

End of Memo
Exhibits to Follow
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Checked

REPLAT OF LOT 4, BLOCK 2, CORRIDOR 10 COMMERCE PARK,

Drawn

Final Plat of:
N

A SUBDIVISION IN THE CITY OF DE SOTO, JOHNSON COUNTY, KANSAS
A PART OF SAID LOT 4, BLOCK 2

Description

PROJECT
LOCATION

SECTION MAP
SECTION 33-T12S-R22E
(NOT TO SCALE)

Lot 1 contains 26,688 square feet or 0.6127 acres.
Lot 2 contains 42,764 square feet or 0.9817 acres.
R/W contains 15,456 square feet or 0.3548 acres.
Total =
84,908 square feet or 1.9492 acres.

4.

Closure Summary
Precision:
Error Distance:
Error Direction:
Perimeter:

Rev.

3.

HL I N
G
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CENSED
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MC L A

1 part in 361,618.31'
0.003'
South 02° 04' 50.76" East
1,194.53'

This property appears to lie within Flood Zone "X" (Areas
determined to be outside the 0.2% annual chance floodplain) OR
Flood Zone "D" (Areas in which flood hazards are undetermined,
but possible), as shown on the JOHNSON COUNTY, KANSAS AND
INCORPORATED AREAS Flood Insurance Rate Map (F.I.R.M.).

T
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L
E
R

M
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D

N

M
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PUBLIC STREET / ROAD RIGHT-OF-WAY DEDICATION
GRAPHIC SCALE

SURVEYOR'S CERTIFICATION
THIS IS TO CERTIFY that on the "Field Date" shown in the title block of this document, this survey
was completed by me or under my direct supervision and was executed in accordance with the
"KANSAS MINIMUM STANDARDS" for boundary surveys pursuant to KAR 66-12-1.
(See Title Block for date, seal and signature)

CONSENT AND AGREEMENT
The undersigned proprietor of the above described tract of land hereby consents and agrees that
the Board of County Commissioners of Johnson County, Kansas, and the City of De Soto,
Johnson County, Kansas, shall have the power to release such land proposed to by dedicated for
public ways and thoroughfares, or part thereof, for public use, from the lien and affect of any
special assessments, and that the amount of unpaid special assessments on such land dedicated,
shall become and remain a lien on the remainder of this land fronting or abutting on said
dedicated public ways or thoroughfares.

EXECUTION

ACKNOWLEDGEMENT

APPROVALS:

IN TESTIMONY WHEREOF: Michael S. Marietta, Manager of Fireworks Leasing, LLC., a Kansas
limited liability company, has caused this instrument to be executed this ____ day of
_____________________, 2022.

STATE OF
COUNTY OF

Planning Commission:
APPROVED by the planning commission of the City of De Soto, Johnson County, Kansas this ____
day of
, 2022.

Building & Codes:
APPROVED by the building official of the City of De Soto, Johnson County, Kansas this ____
day of
, 2022.

Robert Garrett, City Planning Commission Chairman

Cameron Maughmer, Building Official

Mayor:
APPROVED by the governing body of the City of De Soto, Johnson County, Kansas this ___ day of
, 2022.

City Engineer:
APPROVED by the city engineer of the City of De Soto, Johnson County, Kansas this ___ day
of
, 2022.

Fireworks Leasing, LLC.

By: _________________________
Michael S. Marietta, Manager

On this ____ day of
, 2022, before me, a Notary Public, personally
appeared Michael S. Marietta, Manager of Fireworks Leasing, LLC., a Kansas limited liability
company, to me personally known to be the same person who executed the forgoing instrument of
writing, and acknowledged said instrument to be a free act and deed of said company.
IN WITNESS THEREOF: I have hereunto set my hand and affixed my Notorial Seal on the date last
above written.
______________________________________________
Notary Public

Rick Walker, Mayor

Attest:
Brandon Mills, City Clerk

Project:

BHC, KS CLS-175
Joseph H. McLaughlin, LS-1625

PUBLIC EASEMENT DEDICATION
An easement or license to enter upon, locate, construct and maintain or authorize the location,
construction or maintenance and use of conduits, water, gas, sewer pipes, poles, wires, drainage
facilities, ducts and cables, and other similar facilities, upon, over and under those areas outlined
and designated on the plat as "Utility Easement" or "U/E" is hereby granted to the City of De
Soto, Johnson County, Kansas, with subordinate use of the same by other government entities
and public utilities as may be authorized by State Law to use such easement for said purposes.
All areas designated on the plat as drainage easement shall remain free of fences, shrubs and
other obstacles that would restrict the flow of drainage.

Calculated from Record
Calculated from Found Monuments
Book
Page
Radius
Arc Length
Chord Bearing
Chord Distance

C

The undersigned proprietor of said property shown on the plat does
hereby dedicated for public use and public ways and thoroughfares, all
parcels and parts of land indicated on said plat as streets, terraces,
places, roads, drives, lanes, avenues and alleys not heretofore dedicated.
Where prior easement rights have been granted to any person, utility or
corporation on said parts of the land so dedicated, and any pipes, lines,
poles and wires, conduits, ducts or cables heretofore installed thereupon
and therein are required to be relocated, in accordance with proposed
improvements as now set forth, the undersigned proprietor hereby
absolves and agrees to indemnify the City of De Soto, Johnson County,
Kansas, from any expense incident to the relocation of any such existing
utility installations within said prior easement.

BHC is a trademark of Brungardt, Honomichl & Company, P.A.

P

0
1
P
E
M

Set Survey Monument
(1/2" Reinforcing Rod
w/cap: KS CLS 175) unless
otherwise noted
Found Survey Monument
Origin Unknown
Center Line
Right-of-Way
Measured
Record
Plat

Client:

RIGHT-OF-WAY & PUBLIC EASEMENT VACATION

LEGEND

C

M

The undersigned representatives for the owner of the above described
land have caused the same to be subdivided in the manner shown on the
accompanying plat, which subdivision and plat shall hereafter be known
as "REPLAT OF LOT 4, BLOCK 2, CORRIDOR 10 COMMERCE PARK".

In lieu of the Right-of-Way and General Utility Easements dedicated by
this plat and pursuant to K.S.A. 12-512-b, all public reservations within
the boundary of this subdivision and previously granted to the City of De
Soto, Johnson County, Kansas, are hereby vacated.
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Thence North 01° 41' 17" West, 364.00 feet, parallel with and 50.00 East
of the West line of said Lot 4, to the North line of said Lot 4;

C

R

Thence South 88° 04' 03" West, 234.00 feet, on the South line of said
Lot 4, to a point lying on line, 50.00 feet East of the Southwest corner of
said Lot 4;

C

K

P
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Thence South 01° 55' 10" East, 364.00 feet, on the East line of said Lot
4, to the Southeast corner of said Lot 4, monumented by a found
1/2-inch reinforcing rod;

E

A

2

I

BEGINNING at the Northeast corner of said Lot 4, Block 2, CORRIDOR 10
COMMERCE PARK, monumented by a found 1/2-inch reinforcing rod with
a cap marked CLS 263;

DEDICATION

R

O
D

(Note: For course orientation the bearings in this description are based
on the North Line of said Lot 4 having a bearing North 88° 04' 03" East,
referenced to the Kansas State Plane Coordinate System, North Zone,
NAD83.)

Thence North 88° 04' 03" East, 232.53 feet, on said North line, to the
POINT OF BEGINNING, said Tract containing 84,908 square feet or
1.9492 acres.

K

R

A Tract of land being a part of Lot 4, Block 2, CORRIDOR 10 COMMERCE
PARK, a subdivision of land recorded March 29, 1991, as Document
Number 2012412, in Plat Book 78 at Page 10, in the City of De Soto,
Johnson County, Kansas, said Tract as surveyed by Joseph H.
McLaughlin, PS 1625, with BHC, CLS 175, being more particularly
described as follows:

A

C

SUBDIVISION DESCRIPTION

LA

FINAL PLAT OF
REPLAT OF LOT 4, BLOCK 2,
FIRST STREET DEVELOPMENT
CORRIDOR 10 COMMERCE PARK 4700 BELLEVIEW AVENUE, SUITE 415
A SUBDIVISOIN IN THE CITY OF DE SOTO
KANSAS CITY, MO, 64112
712 State Avenue, Kansas City, KS 66101
Phone: (913) 371-5300
JOHNSON COUNTY, KASNAS

1

20091C0043G
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AUGUST 3, 2009
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Map Number:
Panel No:
Effective Date:
Map Revised Date:

J OS E P

5.

K
N D A N S AS Y
S U RV E

This survey is based on field work completed on or before the date
shown in the title block or the following plats:
- The plat of "CORRIDOR 10 COMMERCE PARK" recorded March
29, 1991 and filed as Instrument Number 2012412 in Book 78,
Page 10.
-The plat of "HIKE 10 COMMERCE PARK REPLAT" recorded
October 16, 2019 and filed in Book 201910, Page 005474.

LS-1625

2.

R

Basis of Bearings: North 88° 04' 03" East along the North line of
Block 2, CORRIDOR 10 COMMERCE PARK, referenced to the
Kansas State Plane Coordinate System, North Zone (NAD83).
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Agenda Item 7a- Discuss Preliminary Plat
for Flint Commerce Center

ITEM:

Discuss Preliminary Plat for Flint Commerce Center

DATE:

March 23rd, 2022

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger, Planning and Capital Projects Director

CC:

City Staff via Electronic Packet Distribution

Exhibits:

Exhibit A:
Exhibit B:
Exhibit C:
Exhibit D:

Application
Staff comments by 3rd party civil engineer (Gary Spehar)
Respondent comments by BHC
Proposed Preliminary Plat

Summary: A preliminary plat has been submitted for Flint Commerce Center at the corner of 103rd Street and
Edgerton Road. This property was subject to a rezoning at the December planning commission meeting.
Notification letters to the owners of the properties within the 200-foot buffer were sent by the applicant. In
addition, a sign has been posted on the property notifying the public about the preliminary plat to be discussed
by the Planning Commission on March 22, 2022.
There is also a development agreement that is being negotiated by staff and will be presented to the city
council when all the terms have been completed. While the development agreement is not part of the planning
commission’s duties, the terms within in the agreement will likely impact infrastructure that is on the
preliminary plat.
The preliminary plat for Flint Commerce Center is comprised of 2 lots that will have multiple pad sites and
currently shows 6 big box distribution type buildings. There are also 2 detention/streamway tracts dedicated to
stormwater and open space. There currently is a proposed road network on-site that is now considered to be
a private road, this could become a public road and is still under discussion. The utilities on-site are also
considered to be privately owned but is also under consideration. This layout is consistent with what has been
expected for the Gabriel property and is allowed by right in the M1 Light industrial zoning category.
Additionally, a grading permit has been submitted that is under review which can be issued by city staff that is
not connected to the approval of the preliminary plat.
Staff has had multiple discussions with Flint Development, the design engineer (BHC), and our 3rd party review
engineer, (Gary Spehar). Included in the staff report are several exhibits regarding the preliminary plat. The
purpose of this topic is to show the planning commission the current state of the Flint project, allow for
comments, ask questions, and familiarize the Planning Commission with the information that has been
discussed by all parties involved.
Staff is not asking the Planning Commission to approve the preliminary plat at this meeting but to rather be
updated on all the proposed infrastructure improvements, potential building layouts, tract lines and associated
items needed to meet De Soto’s city code for preliminary plats.
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Flint Commerce Center - Discuss Preliminary Plat

Discussion: The planning commission has not been asked to review and approve a preliminary plat for well over
a year. I have included the pertinent points that are contained within the city code about what governs the
approval/disapproval process and what standards are necessary for Planning Commission action. I have
highlighted the items for discussion.

Section 4.03

Preliminary Plat.

Intent. The Preliminary Plat contains accurate preliminary planning and engineering. Although not a survey,
the accuracy and design is such that only minor changes are to be expected in the Final Plat. Only minor
revisions warranted by final engineering, surveying or other required changes are expected following approval
of the Preliminary Plat. Unless part of a Planned Development district zoning or otherwise specified, the
Preliminary Plat is not recorded. Rather it serves as a benchmark for reviewing and approving the Final
Plat. A revised Preliminary Plat may be required for any subdivision that proposes a major deviation from a
previously approved Preliminary Plat at the time of Final Plat application.
Preliminary Plat Features. All Preliminary Plats shall contain:
1.

Scale of the plat, 1” = 100' or larger.

2. A vicinity map at a scale of 1” = 1000' or larger, showing streets and street names within 500 feet of
the boundaries of the proposed subdivision.
3. The proposed name of the subdivision. The name shall not duplicate or too closely resemble the name
or names of an existing subdivision(s).
4. The location of the boundary lines of the subdivision and reference to the section or quarter section
lines.
5. The names and addresses of the subdivider, developer, owner, and the engineer or land surveyor who
prepared the plat.
6.

Date of preparation and north point.

7.

Existing conditions:

a.

Current zoning classification, existing, projected and proposed land use.

b. Location, width and name of platted streets or other public ways, railroads and utility rights-of-way,
parks and other public open spaces and permanent buildings within or adjacent to the proposed subdivision.
c. All existing sewers, water mains, gas mains, culverts, or other underground installations, within or
adjacent to the proposed subdivision, with pipe size and manholes, grades and location.
d. Names of adjacent subdivisions together with arrangement of streets and lots, and owners of adjacent
tracts of unsubdivided land.
e. Topography with contour intervals of not more than two feet, referred to City or U.S.G.S. datum;
where the ground is too flat for contours, spot elevations shall be provided.
f.
Location of watercourses, bridges, wooded areas, lakes, ravines, floodplain, and such other features as
may be pertinent to the subdivision.
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g. Soil types and location for all subdivisions proposed to be developed without access to public sanitary
sewer.
8.

Proposed improvements:

a. The general arrangements of lots and their approximate size. All preliminary plats shall show the
proposed gross lot size which is the area contained within the property lot lines or tract boundaries. On
subdivision plats where an on-site waste treatment system will be used, the net lot area for each lot shall
also be shown. The net lot area is defined as the gross lot area less any existing or proposed rights-of-way
or easements on the lot. (# 2183) Staged subdivisions shall indicate lots to be developed initially as well as
future lots. Additional sheets may be warranted based upon the size of the proposed development or to
show staged development plans.
b. Location and width of proposed streets, alleys, and pedestrian ways and easements, including
easements required for staged subdivision as applicable.
c. The general plan of sewage disposal, water supply and drainage, including a map showing the drainage
area of each major drainage way.
d. Location and size of proposed parks, playgrounds, churches, school sites or other special uses of land
to be considered for reservation or dedication for public use. Including calculations for required open space
dedication. For condominium subdivisions, locate and dimension all areas to be held in common or limited
common use and any convertible land. (#2202)
e. General street layout of adjacent property within 200 feet to show how streets and other public
facilities in the proposed subdivision relate to the adjacent property.
f.

Approximate gradient of streets.

g.

Relation to adjacent unsubdivided land.

h. A table showing gross acreage of the subdivision; acreage of each applicable zoning district; acreage
dedicated to streets and other public uses; total number of buildable lots for each use proposed; maximum,
minimum and average lot sizes for each use proposed; and overall density.
E. Supplemental Data: The following additional information shall be submitted with the Preliminary Plat
at the time of application:
1. Review by Public Utilities: The subdivider shall have the proposed plat reviewed by all affected utility
companies or agencies to ensure that adequate easements are provided and shall submit a letter from each
utility or agency regarding their review and comments on the plat.
2. Preliminary Grading Plan: The subdivider shall submit a preliminary grading plan including, existing
and proposed land elevations, contours, and slopes. This plan shall be forwarded to the City
Engineer. These plans are not intended to be detailed suitable for construction.
3. Preliminary Landscaping Plan: The subdivider shall submit a preliminary landscaping plan, showing at
a minimum landscaping easements required per the City of De Soto Zoning Regulation requirements for
landscaping and buffering. This plan is not intended to be detailed suitable for construction.
4. Drainage Study: The subdivider shall submit a drainage study for the proposed site. The content of
said drawings is set out in Section 4.05.
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F. Preliminary Plat Action: After the Planning Commission has reviewed the Preliminary Plat, applicable
reports submitted, and any additional materials submitted, the Planning Commission shall approve,
conditionally approve, or disapprove the Preliminary Plat within sixty (60) days from the Official
Submission date. If the Preliminary Plat is approved conditionally or tabled for further consideration, the
applicant shall be advised of any required changes and/or additions necessary for approval.
G. Action by the Planning Commission shall be conveyed to the subdivider in writing within seven (7)
working days after the meeting at which the plat was considered. One (1) copy of the Preliminary Plat shall
be returned to the developer with the date of approval, conditional approval, or disapproval and the reasons
therefore accompanying the plat. The approval of the Preliminary Plat does not constitute an acceptance of
the subdivision, but is deemed to be an authorization to proceed with the platting process.
H. Standards for Approval of a Preliminary Plat: No Preliminary Plat of a proposed subdivision shall be
approved by the Planning Commission unless the applicant proves by clear and convincing evidence that:
1. Provisions have been made for adequate public facilities. The water supply system shall be sufficient
in terms of quantity, dependability and quality to provide an appropriate supply of water for the type of
subdivision proposed. If a public sewage system is proposed, adequate provision has been made for such a
system and if other methods of sewage disposal are proposed, that such systems will comply with federal
and state laws and regulations in addition the requirements of these regulations;
2. All areas of the proposed subdivision that may involve soil or topographic conditions presenting
hazards or special precautions have been identified by the subdivider and that the proposed uses of these
areas are compatible with such conditions;
3. The proposed subdivision will not result in the scattered subdivision of land that leaves undeveloped
tracts of land lacking urban services between developed areas; and
4. The subdivider has taken every effort to mitigate the impact of the proposed subdivision on the public
health, safety and welfare.
The Planning Commission is authorized to disapprove the Preliminary Plat even though the land proposed
for subdivision is zoned for the use to which the proposed subdivision will be put and the proposed use is
consistent with the Comprehensive Plan.
I.
Effective Date: The approval of a Preliminary Plat shall be effective for a period of twelve (12) months
from the date that the Preliminary Plat is approved by the Planning Commission. At the end of this period
the applicant must have submitted a Final Plat for approval or the Planning Commission must have granted
an extension to the validity of the Preliminary Plat at the request of the property owner.

Suggested motion: It suggested to table the preliminary plat until the additional details of the
required items in the can be fully addressed.
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PRELIMINARY PLAT CHECKLIST
Return Form to:
City of De Soto Planning Department
P.O. Box C, 32905 W. 84th Street
De Soto, KS 66018
(913) 583-1182 ext. 115
Fax: (913) 583-3123

For Office Use Only
Subdivision Name.:
Filing Fee:
Deposit:
Date Filed:
Date of Meeting

Name of Subdivision: Flint Commerce Center
Owner: Flint Commerce Center, LLC.
E-mail: Eric@flintdevelopment.com
Address: 3515 W. 75th St.

Phone: 816-309-3409
Fax:
City/State/Zip: Prairie Village, KS 66208

Subdivider: Flint Commerce Center, LLC.
Phone: 816-309-3409
Address: 3515 W. 75th St.
City/State/Zip: Prairie Village, KS 66208
E-mail: Eric@flintdevelopment.com
Fax:
Plat Prep: BHC
Address: 7101 College Blvd. Ste. 400
E-mail: (See Below)

Phone: 913-663-1900
Overland
Park, KS 66210
City/State/Zip:
Fax:

Brent.Thompson@ibhc.com William.Buck@ibhc.com Wyatt.RH@ibhc.com
Instructions:
The following checklist is to be completed by the Applicant and Verified by Planning staff (items followed
by an asterisk (*) are to be verified by the City Engineer) and shall accompany the Preliminary Plat when
it is submitted to the Planning Commission. If the answer to any of the questions is "No", the Applicant
shall provide a written explanation to accompany this checklist.
Yes
No
I.

Was a pre-application meeting held with staff?

II.

Does the Preliminary Plat show the following information?

___

___

A.

Scale of the Plat is 1"=100' or larger.

___

___

B.

Name of the proposed subdivision.

___

___

C.

Location of boundary lines and reference to section or quarter-section lines. ___

___

D.

Legal description, complete with Section, Township, Range, principal
meridian, and county.

___

___

E.

Name, address and phone number of owner(s).

___

___

F.

Name, address and phone number of developers(s).

___

___

G.

Name, address and phone number of subdivider(s).

___

___

IMPORTANT: Review Article 4 of Subdivision Regulations & Article 12 of Procedures
Manual available at www.desotoks.us under ‘On-Line Documents and Regulations’

Yes

No

H.

Name, address and phone number of planner, engineer, landscape
architect, or surveyor who prepared the Preliminary Plat.

___

___

I.

Date of preparation, north arrow and graphic scale.

___

___

J.

Current zoning classification and proposed use of the area
being platted.

___

___

K.

Location, width & name of platted streets or other public ways, railroad
rights-of-way, utility easements, parks and other public open spaces
and permanent buildings within or adjacent to the proposed subdivision.

___

___

L.

Location of existing sewers, water mains, gas mains, culverts or other
underground installations within or adjacent to the proposed subdivision
with pipe size, manholes, grades, and location.

___

___

M.

Names of adjacent subdivisions together with arrangement of streets
and lots and owners of adjacent parcels or un-subdivided land.

___

___

N.

Topography at contour intervals of not more than two (2) feet referred
to U.S.G.S. or City datum, with spot elevations where the ground is
too flat for contours

___

___

O.

Location of water courses, bridges, wooded areas, lakes, ravines and
other significant physical features.

___

___

P.

Soil types and locations for all areas proposed to be developed without
public sanitary sewer.

___

___

Q.

Vicinity map showing streets within 500 feet of the subdivision at a
scale of 1” = 1,000’ or larger.

___

___

R.

Arrangement of lots and their approximate sizes. (Lots with on-site
waste systems must contain 1 net acre)

___

___

S.

Proposed phasing lines.

___

___

T.

Location and width of proposed streets, alleys, pedestrian ways
and easements.

___

___

U.

General plan of sewage disposal, water supply, and drainage, including a
map showing the drainage area of each major drainage way.*

___

___

V.

Location and size of proposed parks, playgrounds, churches, school
sites,or other special uses of land to be considered for reservation
or dedication for public use.

___

___

W.

General street layout of adjacent property within 200 feet showing how
streets and other public facilities in the subdivision relate to adjacent
property.

___

___

X.

Approximate gradient of streets (slopes/grades to be shown in %
with arrow to show direction).*

___

___

Y.

Relationship to adjacent un-subdivided land.

___

___

IMPORTANT: Review Article 4 of Subdivision Regulations & Article 12 of Procedures
Manual available at www.desotoks.us under ‘On-Line Documents and Regulations’

Z.

Subdivision information-• Gross acreage of the subdivision

Yes

No

___

___

•

Amount acreage in each zoning district

___

___

•

Acreage dedicated to streets and other public uses

___

___

•

Total number of buildable lots

___

___

•

Maximum, minimum and average lot sizes

___

___

•

Proposed use for lots

___

___

•

Density

___

___

III.

Does the proposed subdivision design conform to the Comprehensive
Plan?

___

___

IV.

Did the subdivider submit a complete list of the names of mailing
addresses of all owners of record of land within 200 feet of the property
and a copy of the letter of notification sent by certified mail?

___

___

V.

Will the proposed subdivision make the development of adjacent
property more difficult?

___

___

VI.

Are lots sized appropriately for the zoning district?

___

___

VII.

Are all lots free from floodplain encroachment?

___

___

VIII. Are drainage ways and other drainage facilities sufficient to prevent
flooding both on-site and off-site?*

___

___

IX.

Are all lots buildable with respect to topography, drainage ways,
bedrock, and soil conditions?*

___

___

X.

Do proposed street grades and alignment meet all requirements?*

___

___

XI.

Is the proposed subdivision inside the City limits?

___

___

XII.

Were copies of the preliminary plat submitted in accordance with the
City’s Application and Review Schedule?

___

___

XIII. Was the preliminary plat fee paid?

___

___

SUPPLEMENTAL MATERIALS NEEDED:

Yes

No

___
___
___
___

___
___
___
___

•
•
•
•

Utility letters
Drainage Study
Grading Plan
Landscaping Plan - Landscape buffers shown on preliminary plat.

Subdivisions will adhere to City regulations for planting schedule and
will be submitted with individual lots' Site Plans.

IMPORTANT: Review Article 4 of Subdivision Regulations & Article 12 of Procedures
Manual available at www.desotoks.us under ‘On-Line Documents and Regulations’

Gary T. Spehar, P.E.
2020 Clifton Court
Lawrence, Kansas 66046
(816) 520-7449

March 10, 2022

City of De Soto, Kansas
Attn: Brad Weisenburger
Planning and Capital Projects Director
De Soto City Hall
P.O. Box C
32905 W 84th Street
De Soto, Kansas 66018
RE:

Review of
Preliminary Plat and
Supporting Documents & Exhibits for
FLINT COMMERCE CENTER
GTS Project Number 2202

Brad:
Per your request, please find attached my review of the following two documents:
Preliminary Plat,
Supporting Documents & Exhibits
for Flint Commerce Center
Dated 02/22/22

Regional Stormwater
Management Study
for Flint Commerce Center
Dated 02/21/22

This review is organized into three sections. The initial section is a review of the submittal documents
with regard to the Preliminary Plat Checklist. The second is a review of the requirements of Article 4 of
the Subdivision Regulations, Section 4.03 Preliminary Plat. The third and final section includes a review
of the requirements of Article 4, Section 4.05 Drainage Study. This section also includes specific
comments regarding statements made in the Drainage Study report and calculations presented in
Appendix B – Computer Output Summaries.
You may determine that many of the review comments presented herein are of low importance.
However, in my attempt to be overly thorough, I thought it best to list every issue I could find, significant
or not. In effect the City will need to determine if submittal revisions are required, if additional
information is needed, or what issues can be waived or conditionally approved.
In my opinion, the most important concerns that I have identified are summarized as follows:
Proposed and/or existing Right-of-ways along the west side of Edgerton Road and the north side
of 103rd Street are not clearly labeled and dimensioned on the Proposed Preliminary Plat.

The submittal does not demonstrate that adequate public water facilities are available. Sizes for
existing and proposed water lines are not provided. There is no discussion or plan indicating fire
protection including hydrants and/or dedicated fire service lines to buildings.
The submittal does not demonstrate that adequate public sanitary facilities are available. Sizes,
and capacities for the existing sanitary line shown along Edgerton Road are not provided. As
this is the receiving line for the entire plat, its capacity is critical in serving, not just the proposed
project, but a significant undeveloped upstream watershed.
As required by Section 4.05.C.2.i of the City Code, the submittal does not demonstrate that
existing storm sewer pipes and culverts are adequate to convey future flows. No analysis could
be found determining the capacity of existing storm water facilities to be left in place.
The submittal does not demonstrate that existing streets are sufficient to accommodate
increases in auto traffic, heavy truck volume, turning movements and street lighting concerns.
There is no discussion or analysis of vertical site distances at entrances.
As required by Section 4.05.C.2.a of the City Code, The study does not identify the amount of
impervious area that is proposed by this development.
There is no comparison table, as required by Section 4.05.C.2.l of the City Code, between
existing run-off, proposed run-off and allowable release rates from the site. There is no way to
validate that the allowable release rates are achievable as claimed.
There is not enough information provided within the report to evaluate the assumptions and
approach used in the Hec-Ras hydraulic model. Additional information should be provided and
reviewed.
In closing, I appreciate the opportunity to present this document review to you. Please contact me if
you have any questions, comments or require additional assistance on my part.

Sincerely,

Gary T. Spehar, P.E.
gtspehar@gmail.com

City of De Soto
Attn: Brad Weisenburger
Planning and Capitol Projects Director
De Soto City Hall
32905 W. 84th St.
De Soto, Kansas 66018
Re: Preliminary Plat Comments Dated March 10th, 2022
Brad:
Please see our responses to the Gary Spehar’s comments below in Blue.
Proposed and/or existing Right-of-ways along the west side of Edgerton Road and the north side of 103rd
Street are not clearly labeled and dimensioned on the Proposed Preliminary Plat.
Response: BHC separated the existing right of way from the additional proposed right of way to be
dedicated. Additional callout labels can be added for total widths in the final plat if desired. Ultimately, the
design for Edgerton Road will determine how much additional right of way or easements for Edgerton Road
is needed.
The submittal does not demonstrate that adequate public water facilities are available. Sizes for existing
and proposed water lines are not provided. There is no discussion or plan indicating fire protection including
hydrants and/or dedicated fire service lines to buildings.
Response: Johnson County Rural Water District 7 is conducting a study to determine what improvements
would be needed to provide water service to the site. The City of De Soto has the ability and capacity to
provide water service to the site if Rural Water District 7 does not have the ability to serve the site.
Regardless of the source, utility water service is or will be available at the site. The Fire protection standards
for industrial buildings depend on the size of the proposed building, thus the final configuration of the water
service systems will depend on the final building footprint and layout.
The submittal does not demonstrate that adequate public sanitary facilities are available. Sizes, and
capacities for the existing sanitary line shown along Edgerton Road are not provided. As this is the receiving
line for the entire plat, its capacity is critical in serving, not just the proposed project, but a significant
undeveloped upstream watershed.
Response: The sanitary line shown to the East of Edgerton Road is a proposed sewer main that will be
designed by the City of De Soto to cover a regional area and is not an existing line. The potential capacity
of the proposed line to the East of Edgerton Road will be designed to exceed the capacity required for the
Flint Commerce Site by itself, and no doubt will serve other upstream areas of the City as well.
As required by Section 4.05.C.2.i of the City Code, the submittal does not demonstrate that existing storm
sewer pipes and culverts are adequate to convey future flows. No analysis could be found determining the
capacity of existing storm water facilities to be left in place.
Response: The analysis submitted demonstrates the proposed storm system will result in a lower peak flow
to KDOT’s existing storm sewer pipes underneath Highway K10 than in the existing condition. The peak
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flows during existing conditions do not exceed the capacity of the existing KDOT storm sewer pipes
underneath Highway K10 as demonstrated by the Hec-Ras model and hydrograph summaries in the
drainage report. The results for both the Hec-Ras model and the hydrograph analysis are available in
Appendix A3 and B of the drainage report. Please also note that the existing culverts under Edgerton Road
will be replaced with an enclosed storm system as part of this road’s redesign and reconstruction. Hydraulic
grade line (HGL) calculations were performed on 103rd Street culverts, and these HGLs are shown on the
grading plans, and indicate adequate capacity.
The submittal does not demonstrate that existing streets are sufficient to accommodate increases in auto
traffic, heavy truck volume, turning movements and street lighting concerns. There is no discussion or
analysis of vertical site distances at entrances.
Response: A traffic impact study for the Flint Commerce Center site is being conducted. Street lighting
improvements and adequate sight distances will be provided along the entire roadway as part of the
Edgerton Road design process. The traffic impact study discusses sight distances along 103rd Street, and
no sight distance issues are indicated for the proposed entrances (Table 4, page 6).
As required by Section 4.05.C.2.a of the City Code, the study does not identify the amount of impervious
area that is proposed by this development.
Response: The final building layout will ultimately determine the impervious area for the proposed site. The
TR-55 worksheets in the drainage report (Appendix B) show the calculations to determine the estimated
amount of impervious area based on typical values for the proposed land uses. The drainage study used
conservative parameters to envision a worse case storm runoff scenario. The final building layout may
result in less impervious area.
There is no comparison table, as required by Section 4.05.C.2.l of the City Code, between existing run-off,
proposed run-off and allowable release rates from the site. There is no way to validate that the allowable
release rates are achievable as claimed.
Response: A comparison table for each proposed detention basin and tributary acreage is listed on page 9
of the Drainage report along with the allowed release rates from the basins during a 2-year, 25-year, and
100-year design storm condition. The supporting calculations for the values in the table are available in
Appendix B of the drainage report. Please also note that existing conditions runoff values are only provided
for comparison purposes. De Soto regulations require prescriptive flow rates based on watershed area for
determining allowable flow rates, not existing flow rates.
There is not enough information provided within the report to evaluate the assumptions and approach used
in the Hec-Ras hydraulic model. Additional information should be provided and reviewed.
Response: The map on Exhibit 2.2 shows the stationing used for the stream analysis along with the crosssections used for the Hec-Ras analyses. The Hec-Ras output tables show the results and inputs used to
calculate the Hec-Ras water surface profiles. BHC can provide the city with our Hec-Ras data file if
requested.
Sincerely,

William Buck, P.E.
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Agenda Item 7b

ITEM:

Consider Site Plan for 9150 Lexington Avenue

MEETING DATE:

March 22, 2022

TO:

City of De Soto Planning Commission

FROM:

Brad Weisenburger, Planning Director

CC:

City Staff via Electronic Packet Distribution

Exhibits:

Exhibit A: Application
Exbibit B: Site Development Plan

Summary: Tim Fisher has submitted a site plan to construct a 4,900 SF building expansion at 9150
Lexington Ave. The project is location contains Beer 30, Ritter Cigars and Mike’s Liquor. In accordance
with the Zoning Regulations, site plan applications are subject to review and approval by the Planning
Commission.

I.

Application Background
A. The application materials are attached as Exhibit A. All application fees have been paid.
B. The site development plan with the site plan, landscape plan, building elevation and floor plan are
included in Exhibit B.

II.

Submittal Summary
A. The site plan application proposes an office expansion of 4,900 SF with associated parking.
B. The plan includes a parking lot exceeds the required necessary parking spaces and meeting the

handicapped parking regulations.
Landscaping elements include additional trees on the south and west.
Stormwater detention is not required as the impervious area will not be increased.
A five-foot-wide sidewalk already exists along Lexington Ave.
Public utility connections include sanitary sewer, storm sewer, and waterline all of which are
existing.
G. A photo metric plan is not need as the location is not near any residential areas and no changes
to the parking lot light lighting is being proposed.
H. The trash dumpster will be repainted to match the tone and colors of the building.

C.
D.
E.
F.
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III.

9150 Lexington Site Plan

Technical Review of Site Plan Submittal.

A full technical review of the zoning and subdivision regulations that apply to this site plan application was
conducted by Staff, and is provided below with a summary of the findings.

A.

Architectural Standards:
Overall, the architectural design of the buildings meets the quantifiable standards found in the
regulations. Elevations of the buildings are a modern façade with glass and stonework on the
columns and new parapet on all 3 sides of the building and partially in the rear. Landscape
elements will also enhance building aesthetics. Additionally, there are several mature trees on site
that will remain.

B.

Signage: Signage is shown on the Elevation sheet. Signage permits are issued by the Building
Official when an actual sign is proposed. The signage on the elevations appear to meet our
standards.

C.

Landscaping: The zoning regulations contain quantifiable standards relating to all aspects of
landscaping, screening, and buffering. The proposed landscaping improvements are contained on
the site plan documents. Overall, it is found that the plan meets the standards in all aspects.

D.

Stormwater Management: No stormwater improvements are needed.

E.

Easements and Lot Lines: There will be no changes to the easements or lot lines.

IV.

Conclusion. The Planning Commission makes the final decision on all site plan applications. Based on
the review contained in this report, it is recommended that the Commission approve the site plan as
presented.
End of Memo
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