
SPRING HILL PLANNING COMMISSION 

SPECIAL MEETING 

AGENDA 

WEDNESDAY, FEBRUARY 4, 2015 

7:30 P.M. 

SPRING HILL CIVIC CENTER 

401 N. MADISON – ROOM 15 

CALL TO ORDER 

ROLL CALL 

APPROVAL OF AGENDA 

FORMAL ACTION 

1. Approval of Minutes:  January 7, 2015

2. Site Plan – Brookwood Farms Pool and Cabana

3. Final Development Plan – Blackhawk Apartments

DISCUSSION 

ANNOUNCEMENTS and REPORTS 

The 2014 Planning Commission meeting attendance report has been corrected.
(Staff will provide copies at meeting.)

ADJOURN 



 
 

PUBLIC HEARING PROCEDURE 
 

1. Chairperson opens the public hearing. 

 

2. Commission members describe what, if any, ex-party contacts they might have had regarding this case; 

indicating the nature of the communication and whom it was with. 

 

3. Commission members describe what, if any, conflicts of interest they may have and dismiss themselves 

from the hearing. 

 

4. Staff presents a report and comments regarding the case. 

 

5. Applicant or agent of the applicant makes brief presentation of the case or request. 

 

6.  Commission members ask for any needed clarification of the applicant or agent. 

 

7. Public comments are solicited from the audience.  Each member of the audience must fill out a Citizen 

Participation/Comment Form. 

 

8. Commission members ask for any further clarifications from applicant or staff. 

 

9. Public Hearing is closed. 

 

10. Members deliberate the request. 

 

11. 14-day Protest Period begins after the Planning Commission Public Hearing is closed.  * 

 

 

 

*   Protest Petitions:  Any protest petition must be filed in the Office of the Spring Hill City Clerk within 14 

days from the conclusion of the public hearing held by the Planning Commission.  Sample copies of 

protest petitions may be obtained from the City Clerk Office at 401 N. Madison, Spring Hill, KS 66083 

(913-592-3664). 
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City of Spring Hill, Kansas 

Minutes of Planning Commission Regular Session 

January 7, 2015 

 

A Regular Session of the Planning Commission was held in the Spring Hill Civic Center, 401 N. 

Madison, Room 15, Spring Hill, Kansas on January 7, 2015.  The meeting convened at 7:02 p.m. 

with Chairman Mitchell presiding, and Christie Campbell, Planning Secretary recording.  

 

Commissioners in attendance: Troy Mitchell 

Brian Haupt 

     Cindy Squire 

     Michael Weber 

     Janell Pollom 

     Josh Nowlin 

     Stephen Sly 

      

Councilmembers absent:  Tobi Bitner 

 

Staff in attendance:   Community Development Director, Jim Hendershot 

     Human Resources Specialist, Natalie Lazenby 

     Planning Secretary, Christie Campbell 

 

Others:     Kevin Cade 

     Barb Bernritter 

      

ROLL CALL 

The secretary called the roll of the Planning Commissioners.  With a quorum present, the meeting 

commenced. 

 

APPROVAL OF THE AGENDA 

Motion by Ms. Squire, seconded by Mr. Weber, to approve the agenda as presented. 

Motion carried 7-0-0 

 

FORMAL COUNCIL ACTION 

 

1. Approval of Minutes:  December 4, 2014 

Motion by Mr. Weber, seconded by Ms. Squire, to approve the minutes for December 4, 2014. 

Motion carried 7-0-0 

 

2. Recommendation of moratorium for issuance of permits for cargo container storage 

facilities and individual use of cargo containers as storage buildings 

 

Mr. Hendershot addressed the Planning Commission to recommend that the City Council 

approve an ordinance that would allow for a six (6) month moratorium on these types of 

permits.  This would allow the staff, Planning Commission, and Governing Body an 

opportunity to thoroughly review and adopt regulations accordingly.  As public interest in 
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these types of storage containers has increased, specific regulations need to be in place to 

properly approve and maintain such storage facilities in our community. 

 

Ms. Squire inquired about the difference between cargo containers vs. box cars.  She suggested 

to modify and/or include the language to be clear on the definition of these terms. 

 

Mr. Hendershot indicated that the regulations in the moratorium will allow for Planning 

Commission to consider all language pertaining to such storage units. 

 

Mr. Haupt suggested that the term “intermodal containers” be added in the first paragraph on 

page 1 of the moratorium ordinance to read, “WHEREAS, the term “cargo container”, also 

referred to as “containers”, or “storage containers”, or “intermodal containers”…   

 

Mr. Sly agreed with Mr. Haupt that the “intermodal containers” language should be added to 

the ordinance. 

 

Mr. Weber noted a few grammatical items that need to be corrected on page 2, section one, 

first paragraph, change the word…with to within. Also, page 2, section one, second paragraph, 

there seems to be a word missing after expressly. 

 

Motion by Mr. Haupt, seconded by Mr. Sly, to approve the moratorium ordinance with 

recommended changes. 

Roll Call Vote: Squire-Aye, Pollom-Aye, Weber-Aye, Mitchell-Aye, Sly-Aye, Haupt-Aye, 

Nowlin-Aye 

Motion Carried 7-0-0 

 

The moratorium ordinance will be forwarded to the City Council for approval. 

 

3. Establishment of public hearing date for zoning regulations pertaining to cargo container 

storage facilities and individual use of cargo containers as storage buildings 

 

Mr. Hendershot recommended that the establishment of a public hearing to be set for the 

Planning Commission Meeting on March 5, 2015. 

 

Motion by Mr. Haupt, seconded by Ms. Squire, to set a public hearing for zoning regulations 

pertaining to cargo container storage facilities and individual use of cargo containers as storage on 

March 5, 2015. 

Motion carried 7-0-0 

 

4. Establish alternate date for the Feb. 5, 2015 Planning Commission Meeting 

 

The regular meeting scheduled for Thursday, Feb. 5, 2015, has been cancelled and rescheduled 

for Wednesday, Feb. 4, 2015 at 7:30 p.m. in Room 15 of City Hall. 

 

It was noted that Mr. Nowlin will not be able to attend the meeting on Feb. 4, 2015, as he will 

be out of town on business. 
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5. Appointment of Christie Campbell as Planning Commission Secretary 

Motion by Ms. Squire, seconded by Mr. Weber, to appoint Christie Campbell as the Planning 

Commission Secretary. 

Motion carried 7-0-0 

 

 

DISCUSSION 

 

6. Zoning regulations for cargo storage containers, cargo container facilities, and individual 

use of cargo containers as storage buildings 

 

Mr. Hendershot addressed the Planning Commission to discuss proposed changes to the 

language in zoning regulations with regards to such storage facilities and how they can be 

used.  These modifications are identified in red print.  The basic concept is to add terms to the 

definitions sections that are unique to cargo containers and related businesses, followed by 

creating a conditional use permit for cargo container storage and maintenance facilities.  In 

addition, you will find proposed language to amend accessory uses for agricultural, residential 

and commercial zones.  Staff will review the material with comments and questions from the 

Planning Commission being welcomed. 

Section 17.302 – DEFINITIONS (discussion) 

It was noted that most of the definitions in the proposed draft were taken from the adopted 

Johnson County Regulations.  All of the definitions outlined below in red are suggested 

language that be considered for the City of Spring Hill Regulations: 

 

Mr. Hendershot noted that the definition for Permanent Container (#108) needs to be 

corrected. 

 

It was the consensus of the Planning Commission to group together all of the different types of 

containers in the definitions section using the root word “container” to proceed each 

definition.  Mr. Hendershot noted that he would make the changes to the draft. 

 

24. Cargo Containers, also referred to as Containers or Storage Containers means an 

industrial, standardized reusable vessel that is not permanently attached to a semi-trailer 

and wheels:           

a.  Originally, specifically or formerly designed for or used in the packing, shipping, 

movement or transportation of freight, articles, goods or commodities, and  

            

b.  Designed for or capable of being mounted or moved on a rail car, and  

            

c.  Designed for or capable of being mounted on a chassis for movement by truck, 

train or loaded on a ship 
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25. Cargo Container Storage Facililties means any site engaged in the storage of cargo 

containers, semi-trailers or chassis in which either the principal of secondary use in the 

movement, storage, staging or redistribution of cargo containers or semi-trailers (either 

on or off a chassis), or chassis, but not to include operations that are subject to the 

jurisdiction of the U.S. Department of Transportation, Surface Transportation Board. 

 

26. Cargo Container Repair and Maintenance Facilities means any site engaged in the 

repair and maintenance of cargo containers, semi-trailers, or chassis located within, or 

separate from, a cargo container storage facility.  This may include facilities or 

operations engaged in the conversion of cargo containers for a secondary use or sale.  

    

28. Chassis means the portion of a semi-trailer configuration that is non-powered and 

consisting of only a bed (frame) and trailer wheels. 

 

29. Chassis Racking means a method of storing chassis in an upright position (on end) 

where the bed is perpendicular to the ground. 

 

30. Chassis Stacking means a method of storing a chassis where the bed of the chassis 

remains parallel to the ground. 

 

108.  Permanent Container means a time limit that exceeds 60 days 

 

125. Semi-Trailer means the portion of a semi-trailer configuration that is non-powered 

and consisting of an enclosed cargo box that is permanently attached to the trailer 

wheels. 

 

136. Stacking Container means a method of placing containers in a vertical manner where 

the floor of the container remains parallel to the ground. 

 

148. Truck Trailer see Chassis or Semi-Trailer 

 

   

  Section 17.328.C.5 MP INDUSTRIAL PARK DISTRICT (discussion) 
  Add the language outlined in red below referencing Cargo Container Storage and 

Maintenance Facilities as follows: 

 5.  Industrial manufacturing and extractive uses 
   Auto wrecking or salvage yard, subject to Section 17.336.A.3 

   Cargo Container Storage Facilities, subject to Section 17.336.A.5 

   Cargo Container Maintenance Facilities, subject to Section 17.336.A.5 

   Manufacturing, general 

   Extraction of mineral 
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  Section 17.330.C.5 M-1 General Industrial District (discussion) 
  Add the language outlined in red below referencing Cargo Container Storage and 

Maintenance Facilities as follows: 

 5.  Industrial manufacturing and extractive uses 
   Auto wrecking or salvage yard, subject to Section 17.336.A.3 

   Cargo Container Storage Facilities, subject to Section 17.336.A.5 

   Cargo Container Maintenance Facilities, subject to Section 17.336.A.5 

   Basic industry 

   Extraction of mineral 

 

  Mr. Hendershot will draft zoning regulations regarding “Accessory Use” in M-1 Industrial 

areas. 

 

 

  Section 17.336.B.1 (Accessory Uses AG and R-R) discussion 

  Add the language outlined in red below referencing Cargo Container Storage and 

Maintenance Facilities as follows: 

 

  Ms. Pollom and Ms. Squire inquired as to how we would maintain and regulate the accessory 

uses once these permitted containers are in place.  Mr. Hendershot reiterated the importance 

of having the zoning regulations in place, in the event such incidence would arise.  

Inspections will be done on all permits issued. 

 
1. Agricultural accessory uses (districts AG and R-R).  In addition to the accessory uses 

in Section 17.336.B.2. agricultural uses shall include: 

 

a. Accessory uses and activities customarily associated with agricultural operations, 

including farm equipment repair, and as determined by the Zoning Administrator.  

Even though agricultural uses are allowed in all districts accessory agricultural 

buildings, such as barns will only be allowed in districts AG and R-R.  All detached 

accessory buildings shall provide a minimum rear yard and side yard setback of 20 

feet, except for cargo containers which shall comply with Section 17.336.B.1.b. 

 

b.  In districts Ag and R-R, cargo containers may be used as accessory buildings subject 

to the following: 

 

1.  On property ten (10) acres or greater the number of cargo containers, hauling 

trailers or similar enclosed boxes (hereinafter “Containers”) used for personal 

storage shall be limited in number to five (5).  Containers shall not be rented or 

used for business use.  Containers that are empty are not allowed.  

  

2. On property greater than two (2) acres but less than ten (10 acres, the number 

of cargo containers, hauling trailers or similar enclosed boxes (hereinafter 

“Containers”) used for personal storage shall be limited in number to three (3).  

Containers shall not be rented or used for business use.  Containers that are 

empty are not allowed.  
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3. Appearance:  All containers shall have the wheels and chassis removed.  All 

signage on the container shall be removed and the container shall be painted an 

earth tone color.  Containers shall not be stacked on top of each other and shall 

be safe, structurally sound, stable, in good repair, and in compliance with any 

other applicable City requirements including building, electrical, mechanical 

and plumbing codes.  Containers shall be continually maintained in accordance 

with these regulations.  Any container that is not maintained in accordance 

with these regulations, as determined by the Building Official or Zoning 

Administrator, shall immediately be brought into compliance or removed by  

 

the property owner to a location that can legally accept it.  Any container that 

becomes unsound, unstable or otherwise dangerous, as determined by the 

Building Official or Zoning Administrator, shall be immediately repaired or 

removed by the property owner to a location that can legally accept it.  

Adequate means for fire and emergency vehicles assess to containers shall be 

provided. 

 

4. Personal Materials Stored:  Materials stored inside the container shall be 

limited to normal personal household items.  No agricultural, commercial or 

business products, equipment or material shall be stored in a container. 

 

*After further review, Mr. Haupt and Mr. Hendershot suggested that 

clarification be added in defining “normal personal household items.” 

 

5. Screening and Landscaping:  Visual screening shall be placed adjacent to the 

container(s) to obscure, shield or mitigate the view of the container from 

adjacent property or street.  Alternatively, the perimeter of the tract or lot on 

which container(s) are placed shall be screened.  Screening shall be at least 

75% visually solid, shall consist of dense landscaping, landforms, fences and 

walls with a height of at least eight (8) feet.  All screening shall be continually 

maintained. 

 

6. Setbacks and Separation Distance:  Containers shall be setback a minimum of 

50 feet from all property lines.  In addition, if there is an existing house or 

residence on adjacent property, containers shall be separated by a distance of at 

least 300 feet from the existing house or residence.  Therefore, this does not 

apply to adjacent houses that are established after the container placement. 

 

Containers may be placed side-by-side or end-to-end.  End-to-end grouping 

shall not exceed two (2) containers in length. 

 

7.  Pad Site:  Containers shall be placed on a stable surface or foundation 

consisting of rock or gravel, concrete or asphalt. 

 

8.  Anchoring of Container:  Containers shall be securely anchored to the 

foundation or tied down with straps sufficient to prevent overturning.  
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Section 17.336.B.2.e (Residential Accessory Uses R-1 and R-2) discussion 

   e. One accessory building with a maximum size of 120 square feet by 12 

feet maximum height may be allowed in the rear yard only.  A minimum of a 

five-foot setback from the side and/or rear yard line is required.  It shall be 

anchored properly to the ground to resist wind forces of 25 lbs. per square foot on 

roof or wall surfaces.  Such accessory building shall be maintained comparable to 

the maintenance of the main dwelling structure.  Cargo containers are prohibited 

for use as an accessory building. (Ord.2007-24) 

 

*Mr. Hendershot will modify language to clarify the definition of the 

“maintenance of accessory building as comparable to the main dwelling”, so 

there is no confusion.  There is a difference between comparable maintenance 

and maintenance that is compared/similar in aesthetics to the dwelling. 

   

  Section 17.336.B.3.a (Residential Accessory Uses R-3 and R-4) discussion 

 3. Multifamily accessory uses (districts R-3 and R-4).  Multifamily uses shall 

include, but not be limited to; the following accessory uses activities and 

structures: 

 

a. One accessory building per multifamily structure with a maximum size of 120 

square feet by 12 feet maximum height may be allowed in the rear yard only.  

A minimum of a seven-foot setback from the side and/or rear yard line is 

required (or not less than twenty-five feet setback shall be provided on the 

street side of a corner lot).  Such building shall be in keeping with the 

character of the residential dwelling(s).  It shall be anchored properly to the 

ground to resist wind forces of 25 lbs. per square foot on roof or wall surfaces.  

Such accessory building shall be maintained comparable to the maintenance 

of the main dwelling structure.  Cargo containers are prohibited for use as an 

accessory building.  (Ord. 2007-24) 

 

Section 17.336.B.4.a (Commercial Accessory Uses C-O, C-1 and C-2) discussion 

 

4. Commercial accessory uses (districts C-O, C-1, and C-2).  Commercial uses shall 

include, but not be limited to; the following accessory uses activities and 

structures: 

   a. One accessory building per business with a maximum size of 120 square feet 

by 12 feet maximum height may be allowed in the rear yard only.  A minimum 

of a seven-foot setback from the side and/or rear yard line is required (or not 

less than twenty-five feet setback shall be provided on the street side of a 

corner lot).  Such building shall be in keeping with the character of the main 

building.  It shall be anchored properly to the ground to resist wind forces of 

25 lbs. per square foot on roof or wall surfaces.  Such accessory building shall 

be maintained comparable to the maintenance of the main dwelling structure.  

Cargo containers are prohibited for use as an accessory building.  A building 

permit will be required for the construction of an accessory building in the 

commercial districts. (Ord. 2007-24) 
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 Mr. Hendershot will modify language in all four sections (Section 17.336.B.1, Section 

17.336.B.2.e, Section 17.336.B.3.a, and Section 17.336.B.4.a) to read as “Cargo containers 

are prohibited for use as an accessory building or as a component of an accessory building.” 

 

 

SECTION 17.336.A.5 

USE REGULATIONS 
 

NOTE:  New section for cargo container storage facilities and cargo container maintenance 

facilities added 

5. Cargo container storage facilities and cargo container maintenance facilities (collectively referred 

to as “facilities”) may be approved as a conditional use in MP and M-1 districts, subject to 

the following provisions: 

 a. Access:  No cargo containers or semi-trailers (either on or off a chassis), or a chassis, may be 

stored in a manner that impedes access to public right-of-way, public utility or drainage 

easement, structures and buildings. 

 b. Exterior Lighting:  Facilities shall provide lighting on-site, including at all vehicular entrances 

and exits.  A lighting plan shall be submitted and approved in conjunction with the permit.  

Said plan shall be prepared in accordance with the requirements of Section 17.338.A.6. 

 c. Minimum Lot Size:  Facilities shall have a minimum lot size of twenty (20) acres. 

 d. Paving:  All interior driveways, parking, loading, and storage areas shall be paved and 

dustfree.  For purposes of this stipulation: 

   1.  Paving shall mean concrete, asphalt, chip seal or milled asphalt surfaces, and 

   2.  Dustfree shall mean that all interior driveways and storage area surfaces shall be 

kept free of dust, dirt or other materials to prevent the migration of dust off-site. 

 e. Parking:  Facilities shall comply with the Off Street Parking Requirements of Section 17.350.A 

of these regulations. 

 f. Cargo Container Stacking:  Cargo containers shall not be stacked more than five (5) in number. 

 g. Chassis Stacking/Racking.  Empty chassis may be stored on end (racking), or may be stacked.  

When stacked, chassis shall not be more than five (5) in number. 

 h. Screening and Landscaping:  Screening may be required on the perimeter of the property.  

Screening shall be a combination of fencing and landscaping or berming and landscaping.  

Screening shall comply with Section 17.360 of these regulations. 

 i. Setbacks and Separation Distance:  All buildings, structures, parking and other uses on the 

property shall be subject to the setback requirements in Section 17.328 (MP District) or 

Section 17.330 (M-1 District).  In addition, cargo container facilities shall be subject to the 

following setback standards: 

   1.  When abutting (touching), or across the street from, residentially zoned property, 

such parking and storage shall be setback a minimum of 250 feet from the nearest property 

line of the residentially zoned property. 

   2.  When abutting (touching), or across the street from, a habitable dwelling, such 

parking and storage shall be setback a minimum of 300 feet from the nearest dwelling, and 

 

   3.  For the purposes of Stipulations 1 & 2 above, measurements shall be made between 

the nearest property line of the residentially zoned property or the nearest edge of a 

dwelling, and the nearest cargo container, semi-trailer (either on or off a chassis, or 

chassis). 
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 j.  Signage:  Business signs shall be allowed according to Section 17.710 thru 17.770 of these 

regulations.  No signage, other than shipping company identification logos and placards, 

shall be allowed on any cargo container, semi-trailer or chassis. 

 k. Other Rules and Regulations:  All facilities shall abide by any and all governmental rules, 

regulations, codes and specifications now in effect or hereafter adopted that would be 

applicable to this permit or the use of the property by the applicant/landowner. 

 

Ms. Pollom inquired as to what surrounding cities are doing in regards to regulating 

storage containers.  Mr. Hendershot agreed that Staff will continue to research these 

regulations in comparable communities. 

 

Ms. Squire inquired about existing storage containers already in use and if they will be 

exempt from these regulations. 

 

Ms. Pollom questioned what the benefit to the city would be to allow storage containers.  

She stated that she understands that there is a place for storage containers and storage 

facilities, but wanted to make sure that it is in the city’s best interest. 

 

Mr. Kevin Cade, citizen and owner of the intermodal boxes downtown, addressed the 

Planning Commission in reference to the different types of storage containers and their 

uses, as these containers can be made from other materials like plastic or wood, as well as 

homemade intermodal containers.  He wanted the Commission to be sure they are aware of 

these differences for purposes of evaluating and defining the language in the regulations. 

 

Mr. Hendershot will follow up on the allowances of these units as accessory buildings in 

AG and RR districts, as well as change the stacking height limit from 5 units to 2 units.  He 

will also provide a revised regulations draft to the Planning Commission prior to the 

March 5, 2015 Public Hearing. 

 

ANNOUNCEMENTS and REPORTS 

 

Ms. Squire indicated that her attendance record was incorrect as reported for 2014; Secretary will 

make noted corrections. 

 

Ms. Pollom asked for a copy of the Planning Commission By-Laws be provided to the 

Commissioners. 

 

Ms. Squire stated that she would like for the Planning Commission and Staff to move forward with 

sidewalks along South St. on the west side of Webster St., as the lack of sidewalks is concerning 

for children walking to school. 

 

Mr. Nowlin expressed concerns about allowing Cargo Container permits within the city limits; he 

asked the other Commissioners for their opinion on the subject. 
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ADJOURN 

 

Motion by Mr. Weber, seconded by Mr. Nowlin, to adjourn. 

 

The meeting adjourned at  8:50  p.m. 

 

 

_______________________________ 

 Christie Campbell, Planning Secretary 

 

Approved by the Governing Body on    . 
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SPRING HILL PLANNING COMMISSION 
SITE PLAN STAFF REPORT 

Case #: SP-02-14 Meeting Date: February 4, 2015 

Description: Brookwood Farms Pool and Cabana 

Location: 19110 W 199th Ter. 

Applicant: Catch Investments, LLC 

Engineer: Phelps Engineering 

Site Area: 38,837 sq. ft. (.89 ac.) 

 

Minimum Lot Area: 9,000    Related Case:     FP-04-07, PP-04-05 

Current Zoning: R-1 Proposed Use: Subdivision Pool 
 

 Current Zoning Existing Land Use Future Land Use Map 

Site:  R-1 Vacant Residential 

North:  199th St. R-O-W 
& County 

Vacant Residential 

South:  R-1 Residential Residential 

East:  Street R-O-W & 
County 

Residential Residential 

West:  R-1 Residential Residential 
Aerial Photo 

 

        SITE LOCATION 
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Zoning Map 

 
 
 
 
 
 

Pool & Cabana 
Site 

199th St. 

Pool & Cabana 
Site 
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Future Land Use Map 

 
 

BACKGROUND:  The applicant, Catch Investments, LLC, has submitted an application 
for site plan approval for a neighborhood pool in Brookwood Farms Subdivision located 
at the southwest corner of 199th St. and Skyview Lane. 
 
The preliminary plat for the subdivision was approved by the Planning Commission in 
2005 and identified this location for the pool.  Current regulations placing emphasis on 
neighborhood pools being located toward the center of the subdivision were approved in 
Ordinance 2006-48 dated December 2006. 
 
As per Section 17.336.A.12 of the Spring Hill Zoning Regulations, neighborhood pools 
identified in the platting process as "reserves" are exempt from a conditional use permit. 
 
STAFF REVIEW: 
Staff has reviewed the site plan under the requirements of Section 17.340 of the Spring 
Hill Zoning Ordinance as follows: 
 
• All lot lines and rights-of-way are identified 
• All proposed structures with applicable data are identified 
• All parking areas have been identified and the type of surface and base course 

identified 
• There are no outside trash receptacles 
• The exterior finish of the building is stucco and stone veneer, with composition 

shingles on the roof 
• Utilities are available, identified and in compliance with regulations 

Pool & Cabana 
Site 
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• There is no exterior lighting. 
• Landscaping is identified and compliant with code requirements 
• The pool will be enclosed with a 6 foot ornamental iron fence in compliance with 

code requirements for pool enclosures. 
•  Consultants, utility providers and city staff have reviewed the site plan and 

provided comments.  These comments and recommendations have been 
implemented into the site plan as applicable 

• Parking is provided and in compliance with applicable regulations 
• Setbacks from property lines are in compliance with applicable regulations 

 
 

STANDARDS OF REVIEW 
In addition to the above noted items the site plan has been reviewed for compliance with 
the following standards: 
 
1. The extent to which the proposal conforms to the provisions of the Code. 

 The proposed use is an allowed use in an R-1, Single Family Residential 
District.  A C.U.P is not required as the site was approved with the preliminary plat 
prior to adoption of Ordinance 2006-48 dated December 2006. 
 

2. The extent to which the proposal conforms to the provisions of the Spring Hill 
Subdivision Regulations. 

   The site is in compliance with the Subdivision Regulations adopted in 2006. 
 
3. The extent to which the development would be compatible with the surrounding area. 
    The project is compatible with the surrounding area and will be utilized by 

subdivision residents. 
 
4. The extent to which the proposal conforms to the recommendations of the Spring Hill  

Comprehensive Plan including but not limited to the Vision Plan, the Community 
Development Recommendations, and the Planning and Principles and Design 
Guidelines. 

         The proposal is in conformance with the recommendations of the 
Comprehensive Plan in place at the time of preliminary plat approval in September 
2006. 

 
5. The extent to which the proposal conforms to customary engineering standards used 

in the City. 
 The building has been designed by recognized and licensed architects and 
engineers. 

 
6. The extent to which the location of streets, paths, walkways, and driveways are 

located so as to enhance safety and minimize any adverse traffic impact on the 
surrounding area. 

    The parking lot entrance is located as to not create an adverse effect on traffic, 
in particular the intersection of Skyview and 199th Terrace.  The parking lot and 
walkways are designed for the safety of traffic and pedestrian movements and are 
compliant with ADA regulations. 

 
7. All structures shall be required to have permanent or continuous footings and 

foundations. 
  All structures are adequately designed and engineered.  
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  Agenda item #2 
 
 
RECOMMENDATION:   
 It is the recommendation of staff that the Planning Commission recommend 
approval of site plan SP-02-14. 
 

Suggested Motion:  Motion to approve application SP-02-14, Site Plan for 
Brookwwood Farms Pool and Cabana, as per staff’s report and presentation. 
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Agenda Item No. 3  

SPRING HILL PLANNING COMMISSION 
FINAL PLAT STAFF REPORT 

Case #: FP-01-15 Meeting Date: February 4, 2015 

Description: Final Development Plan– Blackhawk Apartments 

Location: SW corner Franklin & 226th Streets 

Applicant: Blackhawk Apartments, LLC 

Engineer: Allenbrand-Drews & Assoc., Inc 

Site Area: 13.68 acres (approx.) 

    

Minimum Lot Area: Planned 
Development 

Number of Lots: 1 
 

    

    

Current Zoning: RP-4 Proposed Use: Multi-Family 
Residential 

Related Applications: Z-02-13   
 

 
 

        SITE LOCATION 
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BACKGROUND: 
The applicant, Blackhawk Apartments, LLC, has submitted the Final Development Plan for 
Blackhawk Apartments.  A final development plan is required any time a preliminary 
development plan is required and approved for zoning to a planned district.  Rezoning from 
C-2 to RP-4, along with the Preliminary Development Plan, was approved by the Governing 
Body on February 27, 2014. 
 
The property, located at the southwest corner of 226th and Franklin Street, is a 13.68 acre 
site for a planned development consisting of 228, one and two bedroom apartments 
contained in seven buildings.  The buildings will be a combination of two and three story 
buildings with exterior finishes consisting of a combination of stone, stucco, horizontal 
cement siding, straight edge shingle siding panels, and will have architectural laminated 
asphalt shingles (weathered wood) on the roof.  The property will also have a clubhouse, 
pool, detention basin, enclosed trash compacter, mail box facilities and a play area. 
    
Included with this staff report are the following drawings and diagrams: 

• Site Development Plan 
• Site Grading Plan 
• Final Landscape Plans  
• Site Photometric Plan 
• Floor Plans  
• Apartment Building Elevations (Black & White)  
• Clubhouse Building Elevations 
• Apartment Building Elevations (color) 

 

        SITE LOCATION 
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STAFF COMMENT: 
Copies of the above plan sheets as well as design drawings for the infrastructure have 
been made available to the City Engineer, Fire Department, Public Works and Utility 
Companies for review and comments.  All comments have been implemented into the 
drawings as applicable. 
 
All information required to be submitted as per Section 17.332.L of the Spring Hill 
Zoning Regulations is included with the drawings.  Deeds of dedication for all rights-of-
way or easements required for the construction are being obtained by the City Engineer 
and will be made available upon request. 
 
STAFF REVIEW: 
One of the primary staff functions required in review of a final development plan is to 
verify the final development plan is in substantial compliance with the approved 
preliminary development plan.  A final development plan which contains modifications 
from the approved preliminary development plan, but is in substantial compliance with 
the preliminary plan, may be considered and approved by the Planning Commission and 
Governing Body without a public hearing, provided the Planning Commission determines 
all submission requirements have been satisfied and conforms with the recommendations 
of the Comprehensive Plan including the Planning Principles and Design Guidelines.  For 
purposes of this section, lack of “substantial compliance” shall have the same meaning as 
“substantial or significant changes” as set forth in Section 17.332.J.2.  Staff has addressed 
each item identified in Section 17.332.J.2 which defines “substantial or significant 
changes” as follows: 
 
 a. Increases density or intensity of residential uses more than five percent.  
  Staff Comment:  No change from the preliminary development plan 
 
 b. Increases the floor area of nonresidential buildings by more than 10 
  percent.  
  Staff Comment:  No change from the preliminary development plan 
 
 c. Increases the ground cover of buildings by more than five percent.  
  Staff Comment:  No change from the preliminary development plan 
 
 d. Increases the height of a building of more than 5 percent.  
  Staff Comment:  No change from the preliminary development plan 
 
 e. Involves changes in ownership patterns or stages construction that will 
  lead to a different development concept, lessens architectural harmony or 
  quality or imposes substantially greater loads on streets and neighborhood 
  facilities. 
  Staff Comment:  No change from the preliminary development plan 
 
 f. Changes in architectural style and building materials which make the 
  project less compatible with surrounding uses. 
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  Staff Comment:  Changes have been made in the rooflines of the buildings. 
  Some of the valleys and hips have been replaced with dormers, gables and 
  Variations in the finished height of the rooflines.  Architectural laminated 
  Shingles provide a high quality and durable roofing system on all  
  buildings.  This overall roof design is in compliance with the 
  recommendations of the Comprehensive Plan and are compatible with  
  construction in the surrounding area. 
 
  Changes have also been made to the exterior finish of the buildings.  In 
  the interest of tenant safety, enclosed stairways are now more open and 
  highlighted with weather resistant aluminum trim.  Brick has been 
  replaced with stone veneer with the balance of the exterior finished with 
  stucco, horizontal cement siding and straight edge shingle siding panels. 
  This variety of exterior building materials along with variations in color 
  achieve the recommendations of the Comprehensive Plan. 
 
 g. Decreases in any peripheral setback of more than 5 percent. 
  Staff Comment:  No change from the preliminary development plan 
 
 h. Decreases of areas devoted to open space of more than 5 percent or the  
  significant relocation of such areas. 
  Staff Comment:  No change from the preliminary development plan 
 

i. Modification or removal of conditions or stipulations to the planned 
zoning preliminary development plan approval. 
Staff Comment:  No change from the preliminary development plan  
 

 PARKING:  One final change in the final development plan from the preliminary is 
a reduction in parking stalls.  Code currently requires 2 parking stalls per unit 
regardless of the number of bedrooms or occupants.  This requirement equates to 
456 parking stalls.  The proposed parking arrangement shown in the final 
development plan provides 394 parking stalls for the project.  The owner and staff 
have researched area communities for parking regulations for multi-family 
projects.  Seven communities were researched with one, Louisburg, having 
equivalent parking regulations to Spring Hill.  The following is a review of area 
communities parking regulations followed by the total stalls required by each city 
for a 228 unit facility with identical numbers of one and two bedroom units: 

 
   City           Parking Ratio        Total Required 
   Paola   1/bedroom    312 
   Louisburg  2/unit     456 
   Overland Park  1/bedroom    312 
   Eudora   1/unit & 1/6 units for guests  350 
   De Soto  1.5/1 bedroom & 2/2 bedroom 384 
   Gardner  1.5/1 bedroom & 2/2 bedroom 384 
   Olathe   1.5/unit    342 
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 The owner acknowledges that inadequate parking will result in reduced 
satisfaction from tenants.  However, it is interesting that most communities, 
including Overland Park and Olathe that have considerably more multi-family 
developments than any other area communities, require less parking stalls for this 
facility than does Spring Hill. 

 
 LANDSCAPE PLAN:  The landscape plan is compliant with the requirements of the 

zoning regulations and recommendations of the Comprehensive Plan. 
 
 PHOTOMETRIC PLAN:  Lighting identified on the plans is compliant with the 

zoning code and the photometric study shows appropriate levels of lighting on the 
perimeter of the property while maintaining proper levels of lighting on the site for 
safety of the residents. 

 
RECOMMENDATION:   

Staff recommends approval of application FP-01-15, Final Development Plan for 
Blackhawk Apartments as presented in the staff report. 

 
Suggested motion for approval:  Motion to approve the Final Development Plan 
for Blackhawk Apartments, file FP-01-15, finding the Plan to be in substantial 
compliance with the approved Preliminary Development Plan, in conformance 
with the Comprehensive Plan, and as per staff’s report and presentation. 
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