MEETING OF THECOUNTY PLANNING COMMISSION
October 1, 2019 | 7:00 p.m.
Miami County Sheriff’s Office – Community Room
209 S. Pearl Street, Paola

AGENDA
I.

CALL TO ORDER

II.

PLEDGE OF ALLEGIANCE

III.

ROLL CALL

IV.

DISCLOSURE OF ANY EX PARTE COMMUNICATIONS OR
POTENTIAL CONFLICTS OF INTEREST

V.

ADOPTION OF THE AGENDA

VI.

CONSENT AGENDA
a. Minutes: Approval of the September 3, 2019 Planning Commission
Minutes.

VII.

REGULAR AGENDA
A. Old Business
B. New Business

a. (Continued to December 3, 2019) Public Hearing - 19003-CUP:
Gloria’s Ranch (DeLaTorre)
Consideration of an application for conditional use permit for an Event
Center, including social gatherings such as birthdays, family reunions
and weddings per Section 5-2.02.28 of the Miami County Zoning
Regulations. The subject property contains approximately 50.27 acres,
is addressed as 28310 Woodland Rd, Paola, KS, and is located
approximately ½ mile south of K-68 Highway on the west side of
Woodland Rd, in the SW ¼ of Section 36, Twp 16, Range 23,
Marysville Twp. Application submitted by Gloria DeLaTorre and
Gabriel Aguirre-Carreño, property owners of record.
b. Public Hearing 19007-CUP: The Haven Event Space, LLC
Consideration of an application for conditional use permit for an Event
Center, including weddings, and other social gatherings, and possibly
small business venues per Section 6-2.02.33 of the Miami County
Zoning Regulations. The subject property contains approximately 39
acres and is located at the Northwest corner of 247th St, and State Line
Rd, in the SW ¼ of Section 2, Twp 16, Range 25, Wea Twp.
For more information contact the Miami County Planning Dept.
(913) 294-9553 | 201 S. Pearl, Suite 201 | Paola, KS 66071
www.miamicountyks.org

Application submitted by Blake and Abigail Harris. Nabil and Peggy
Haddad are the property owners of record.
VIII. ANNOUNCEMENTS BY STAFF/COMMISSIONERS
IX.

GENERAL DISCUSSION

X.

ADJOURNMENT
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Hearing Procedure
1. Chairman announces agenda item.
2. Members describe what, if any, communication they have had with applicant or
interested party regarding the case; indicating the nature of the communication and
whom it was with.
3. Members describe what, if any, conflicts of interest they may have and recuse
themselves from the hearing room for the duration of the hearing.
4. Any documentation not submitted prior to the meeting is submitted and made part of
the record.
5. Staff presents their report with recommendations on the request.
6. Applicant or agent of the applicant makes a brief presentation of the case or request
(except for clarifications, members should withhold questions or comments until the
public hearing is closed.)
7. Chairman opens the public hearing and solicits comments from the audience (2-3
minute limit per person/spokesperson / 1 time to the podium / ALL comments are to
be directed to the Planning Commission).
8. Applicant clarifications or rebuttals.
9. Chairman closes the public hearing.
10. Members deliberate the request in light of Golden Criteria and other pertinent
information, and take action if able to do so. Members should present findings to
substantiate the action taken.
11. Staff announces when the request will be heard by the BOCC.
12. 14-day Protest Period begins after the Public Hearing is closed.*
* Protest Petitions: Any protest petition must be filed in the Office of the County Clerk within 14
days from the conclusion of the public hearing held by the Planning Commission. Sample copies may
be obtained from the Planning Department at 201 S Pearl St / Ste 201, Paola, KS 66053 (913-2949553).
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MINUTES OF THE
MIAMI COUNTY PLANNING COMMISSION
SEPTEMBER 3, 2019
MIAMI COUNTY ADMINISTRATION BUILDING
COMMISSION CHAMBERS
201 SOUTH PEARL STREET
PAOLA, KANSAS 66071
ATTENDANCE
CHAIR:

John Menefee

VICE-CHAIR:

Mark Oehlert

PLANNING COMMISSION
MEMBERS:

Joshua Brown, Steve Jensen,
Bret Manchester, Mark Ross

ABSENT MEMBERS:

Chris Dyer, Mike Guetterman

EX-OFFICIO MEMBERS:

None present

PLANNING DIRECTOR:

Teresa Reeves

COUNTY COUNSELOR:

David Heger

PLANNER:

Kenneth Cook

PC SECRETARY:

Absent

ECONOMIC DEVELOPMENT

Janet McRae

COUNTY COMMISSION:

None Present

COUNTY CLERK:

Not Present

PRESS:

Not Present
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MINUTES
SEPTEMBER 3, 2019
MIAMI COUNTY PLANNING COMMISSION
CALL TO ORDER
Chair John Menefee called the meeting to order at 7:00 p.m.
PLEDGE OF ALLEGIANCE
ROLL CALL
Roll Call was taken and five (5) members were present, constituting a quorum. Steve Jensen
arrived shortly after roll call, just before adoption of the Consent Agenda bringing the total
number of members present to six (6). Chris Dyer and Mike Guetterman were absent.
DISCLOSURE OF ANY EX PARTE COMMUNICATIONS OR POTENTIAL
CONFLICTS OF INTEREST
None disclosed.
ADOPTION OF THE AGENDA
Oehlert moved to adopt the Agenda as presented. Manchester seconded, and the motion passed,
5-0.
CONSENT AGENDA
(Jensen arrived.)
Minutes: Approval of the August 6, 2019 Planning Commission Minutes
Ross moved to adopt the Consent Agenda as presented. Manchester seconded, and the motion
passed 6-0.
REGULAR AGENDA
Old Business:
New Business:
Public Hearing - 19006-CUP: S & S Stables, LLC
Kenneth Cook presented the staff report for consideration of an application for Conditional Use
Permit for a Commercial Stable, including rider training, guided trail rides, primitive camping,
horse hotel and pasture boarding, per Section 5-2.02.14 of the Miami County Zoning
Regulations. The subject property, addressed as 25081 Orleans Rd, encompasses approximately
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24.5 acres in the Countryside zoning district and is located on the east side of Orleans Rd,
approximately ¼ mile west of Harmony Rd, in the Northeast Quarter of Section 8, Township 16
South, Range 23, Marysville Township. Submitted by Kayla and Farley Ratzlaff, property
owners of record.
Cook pointed out that the proposed horse hotel is unique and that there is nothing in the
regulations that specifically pertain to this type of use as it is a bit different than an RV Park in
intensity of use. There is a 60-foot round pin for the horses to stay in and the typical stay over by
the owner is overnight, but no more than 3-days. Cook referenced a policy used by staff for
short-term temporary camping that is less than 10-days, which seems to apply to this situation,
noting that the camper can utilize the onboard generator / battery for power, and black / gray
water can be disposed at an approved wastewater / sewage facility. Therefore, electrical and
wastewater connections are not necessary.
Cook referenced staff and agency comments received, noting that rural water and roads are
sufficient.
Under Golden Criteria #6, Cook noted that the property is located in the Hillsdale Lake
Watershed, so disposal of waste is important to avoid contamination to the lake. He encouraged
that owners to work with Lesley Rigney at the Soil Conservation District to determine ways to
protect the lake, in addition to complying with KDHE standards for removal of animal waste.
The use appears to comply with the Vision Statement of the Comprehensive Plan “to coordinate
and support recreational development at Hillsdale Lake”. Condition #12 places a term limit of
10-years on the CUP. The applicant would like that extended, so the Planning Commission may
want to evaluate whether the term should be extended. At the end of 10-years, the property
owner will need to re-apply and the Planning Commission will then reevaluate the use.
Cook noted that a permit was already issued for a barn to store hay as this doesn’t change the
operation.
Mrs. Ratzlaff noted that the primary reason they are applying for a CUP is to provide primitive
camping accommodations for the Boy Scouts and Girl Scouts to help them earn badges. Cook
pointed out that the CUP allows them to expand beyond what they are already doing.
Oehlert suggested adding a condition for the applicant to work with the Conservation District on
methods to protect the lake. Cook noted that Condition #6 addresses waste removal in
compliance with KDHE. Oehlert noted that the Conservation District and KDHE have two
different objectives and felt it important to insure the lake is protected. Menefee stated that the
Conservation District provides mostly educational resources, whereas KDHE is regulatory, and
that the Conservation District always defers to KDHE for regulations and enforcement.
Oehlert asked if there is any way for staff to monitor expansion of the use. Cook acknowledged
that monitoring expansion of the use will be difficult and that staff usually has to rely on
neighbors to complain. Oehlert asked if a moderate increase in vehicles or people would be of
concern to staff. Cook noted that the numbers provided by the applicant are generous and should
be fine. He also noted that the roads are paved and that the proposed use should not conflict with
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the residential uses that are further away as most of the use is next to the cemetery and Hillsdale
Park.
Ross suggested adding a condition to require liability insurance. Mrs. Ratzlaff noted that they
carry $2M in liability insurance, and the Scouts also carry their own insurance.
Jensen asked for clarification as to whether the CUP goes with the land or with the owner, noting
confusion with Condition #12 which limits the term of the CUP, but goes on to say that change
of ownership or subleasing of the property requires a review by the planning commission. Cook
clarified that the CUP does go with the land and is termed at 10-years at which time the
landowner will need to reapply for a CUP. Prior to the 10-year term, if the property sells and the
new owner continues with the CUP, Condition 12 states that the new owner will need to come
before the planning commission for a “review” so they understand and maintain compliance with
the conditions of the CUP. It was also clarified that the Resolution with listed conditions is
recorded at the Register of Deeds Office so new owners are aware of the conditions.
Menefee opened the public hearing and with no public comment closed the public hearing.
With no further discussion Jensen moved recommend approval of the CUP based on the Findings
subject to the Conditions listed below. Oehlert seconded. The motion passed unanimously (60).
Reeves announced that this item will be considered by the Board of County Commissioners on
September 25, 2019 at 1:00 pm in this same room.
Findings
1. The proposed CUP complies with all requirements of the Miami County Zoning and
Development Code.
2. The CUP, as proposed, is consistent with the Miami County Comprehensive Plan.
3. The use is not detrimental to the public health, safety, and welfare, as the roads and public
services in the area are sufficient to accommodate the increase in future activity
4. The use is compatible with the existing neighborhood character and will not adversely affect
surrounding land uses.
5. The Countryside District permits Commercially Operated Recreational or Sports-Related
Facilities with a conditional use permit when appropriately sited. The subject property is in
direct route and adjacent to the Hillsdale Lake Reservoir, and supports the recreational nature
of the community.
Conditions
1. Except as amended by these conditions, the property shall be developed according to the site
plan, attached hereto as Exhibit A.
2. Except as amended by these conditions, the property shall be developed according to the
applicants’ narrative report, attached hereto as Exhibit B.
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3. Hours of operation shall be from 8am to 8pm 7days a week, with activities / events being
limited to primitive camping for scouts and horse hotel uses from 8pm to 8am. The hours
between 8pm and 8am shall be considered quite hours.
4. Amplified sound systems may not be utilized.
5. Development shall comply with all sanitary, building, fire and other applicable county codes
and permit requirements.
6. Waste management for disposal of manure shall comply with KDHE regulations.
7. All horses on the property, whether short or long term, shall be current on all relevant
vaccinations and cleared on current Coggins tests.
8. Access shall comply with the commercial entrance standards and policies of the Miami
County Highway Department, which will require a concrete or paved entrance.
9. A code footprint shall be provided with the building permit application showing details on
how building and site improvements comply with the 2006 editions of the International
Building Code and International Fire Code.
10. Building designs shall be sealed by an architect or engineer that is licensed by the State of
Kansas.
11. All lighting shall be of shoebox design and directed downward to prohibit offsite glare onto
neighboring properties or negatively impact Powell Observatory.
12. The term of this conditional use permit shall be ten years commencing from the date of
County Commission approval. Change of ownership or subleasing of the property/facilities
shall require review by the planning commission to ensure the use substantially complies
with the original conditional use permit.
ANNOUNCEMENTS BY STAFF / COMMISSIONERS
Reeves stated that four responses were received from the Request for Qualifications for the
Comprehensive Plan update and the submissions will be evaluated soon. She also noted that
there will be two CUP applications for event centers to consider at the October Planning
Commission meeting.
GENERAL DISCUSSION
None.
Jensen moved to adjourn the meeting. Ross seconded, and the meeting was adjourned by
unanimous vote (6-0) at 7:41 p.m.
Approved this

day of

Angie Baumann, PC Secretary

, 2019.

Chair, John Menefee / Vice-Chair, Mark Oehlert

Minutes taken by Teresa Reeves
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Miami County Planning Department
Memo – October 1, 2019 Planning Commission Meeting
DATE:

October 1, 2019

TO:

Miami County Planning Commission

FROM:

Kenneth A. Cook, Planner

RE:

19003-CUP: Gloria’s Ranch – Event Center – Continuation Request

On September 24, 2019 the applicant submitted a request that their application for a Conditional
Use Permit for an Event Center be continued until the Planning Commission’s December 3, 2019
meeting at 7 PM. On September 25, 2019, staff sent letters to all property owners within the
required 1,000 foot notification area to inform them that the meeting will be continued until
December 3, 2019.

MIAMI COUNTY PLANNING DEPARTMENT
The Haven Event Space - Event Center
DATE:

October 1, 2019 – Planning Commission Meeting

TO:

Miami County Planning Commission

FROM:

Kenneth Cook, AICP, CFM – Planner

RE:

19007-CUP: The Haven Event Space
Consideration of an application for conditional use permit for an Event
Center, including weddings, and other social gatherings, and possibly
small business venues per Section 6-2.02.33 of the Miami County Zoning
Regulations. The subject property contains approximately 39 acres and is
located at the Northwest corner of 247th St, and State Line Rd, in the SW
¼ of Section 2, Twp 16, Range 25, Wea Twp. Application submitted by
Blake and Abigail Harris. Nabil and Peggy Haddad are the property
owners of record.

Property Owner

Nabil & Peggy Haddad

Applicant

Blake Harris

Current Zoning

Agricultural

Comp Plan

Rural Agriculture (20 Ac. Density)

Acreage

Approximately 38.98 acres

Parcel No.

101-02-0-00-00-005.00-0

Proposal
 Venue for social gatherings i.e., weddings, anniversaries, birthdays, family
gatherings. Outdoor wedding ceremonies will be allowed, weather permitting.
Outdoor wedding receptions will not be allowed. An outdoor patio with rocking
chairs, fire pits, and yard games is proposed on the South side of the building.
 Construction of a pond South of proposed venue.
 Cabins for use of wedding parties, families, or guests to rent before or after the
event.
 Future house for the owners.
Attendance
 400 people or less
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Number of Events
 Typically two events per week, primarily weekends, and up to 150 events per year
Staffing
 2 owners and 1 employee. At least one person will be on site during all events.
 Cleaning service will be onsite after events
 Vendors hired by clients renting the facility
Days/Hours of Operation
 8 am -11 pm
 Events will typically be on Fridays or Saturdays. Other days will be considered
on a case by case basis.
Parking
 60-80 vehicles anticipated for a standards wedding.
 242 space parking lot located North of event barn near center of property.
 Total parking spaces required 130 (one space per 35 sf of main assembly area).
 A minimum of 7 ADA spaces will be required with at least two being vanaccessible.
 Berms and landscaping will need to be shown on the plan.
Roads/Traffic
 247th Street is a paved road and is identified as a Collector Road on the 1995 CTP
Map with 100-foot total width (50-feet ½ width) of proposed right-of-way.
 State Line Road is a gravel road and identified as a Local Rd on the 1995 CTP
Map with 80-foot total width (40-feet ½ width) of proposed right-of-way. This
section of State Line Road is maintained by Cass County.
 An existing entrance is located on 247th Street where the curve in the road begins.
The entrance is proposed to be moved West, to a location approximately 190 feet
from the West property line. No entrance is being proposed off of State Line
Road.
 No parking will be allowed on any access drives or county road. Also, a fire lane
(minimum of 20 feet in width) will need to remain open at all times with no
parking allowed. Signs will need to be posted along the fire access lane to make
sure it remains clear.
Lighting/Screening/Signs
 The narrative for the application specifies that dusk to dawn lighting will be
installed on the site. This is described to include “soft lighting on the gated
entrance, minimal pond lighting, and path lights from the parking lot”. The site
plan submitted also include pictures showing exterior lighting concepts for the
event barn and the gate. The concept shown for lighting the barn structure
appears to be more outdoor architectural lighting. Additional details will need to
be submitted to verify that lighting will comply with zoning regulation
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requirements that any lighting that is installed will need to be of a shoebox design
with no bulb exposure to eliminate any offsite glare with the exception of
pathway lighting that will need to be very dim.
Site plan will need to include berms and/or landscaping for natural screening and
aesthetics around parking and buildings
The concept image on the site plan for the gate includes what would be
considered a monument sign and is shown to include ground mounted lighting
that will directed at the sign/entrance structure. Any signage will need to comply
with the Sign Regulations and be approved by the Planning Commission. The
signage requirements for the Countryside District currently specify that:
o For churches, schools and other similar types of buildings and uses
allowed in this district, one (1) non-illuminated, indirectly illuminated,
internally illuminated, directly illuminated, monument sign, which shall
not exceed five (5) feet in height, nor exceed forty (40) square feet in area
per face, and/or one (1) non-illuminated wall sign not to exceed ten
percent 10% of the total surface area of the façade upon which it is placed.
o As part of the approval of a CUP, the sign requirements for the most
analogues district may be used for consideration of the signage that is
allowed.

Facilities
 Event Barn – 10,000 sf, two story structure to be used for the event venue. Will
include caterer’s prep kitchen, ADA compliant restrooms, Groom’s Suite, Bridal
Suite, and office. An outdoor patio area is also proposed on the South side of the
structure that would include rocking chairs, fire pits, and yard games.
 Storage Barn – 2,200 sf structure to be used for storage.
 3 Cabins – 500 sf, one story structures. No additional details have been provided
at this time.
 All buildings made available to the public must be ADA compliant and comply
with Building Codes, Fire Codes, etc.
 The applicant has specified that outdoor wedding ceremonies will be allowed,
weather permitting, overlooking the pond to the Southeast. No outdoor receptions
will be allowed. Doors to the facility will be required to remain closed when
music is playing
 The applicants do not currently live on the property, but do plan to build a home
and live on the property in the future.
Notification
Notice of the hearing was published in the newspaper, mailed to 6 surrounding property
owners (4 in Kansas & 2 in Missouri) within 1,000 feet (unincorporated), and signs (2)
posted, one on each of the frontages of the property. In addition, notice of the proposal
and requests for comments was sent to affected utilities, departments and agencies, as
well as Cass County, Mo.
David Ediger with Miami County EMS did not see any issues with the proposal, but
suggested that the property owner might want to consider having an AED (automated
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external defibrillator) available on site due to the time it would take for an ambulance to
get to the property. Mike Davis with Miami County Codes specified that a fire protection
engineer will need to perform an analysis on the pressure and flow test for the water
service and additional information needs to be submitted in regards to the size of the
water line in front of the property. JR McMahon with the Road and Bridge Department
submitted the following two comments: (1) The entrance to the CUP shall meet sight and
distance requirements; and, (2) The entrance surfacing shall be paved from the roadway
edge to the ROW line.
To date, no letters have been received from adjoining neighbors.
Discussion
The Planning Commission needs to consider all comments at the public hearing, and then
consider, but not limit its consideration to the following Golden Criteria in making
findings to approve or deny the requested conditional use permit.
1. Character of the neighborhood including zoning and uses.
The subject property and most of the surrounding properties located in the State of
Kansas are zoned Agricultural (AG). A property that is located on the South side of
247th Street and just West of the subject property includes the operation of Bair
Excavating, which was approved for a Conditional Use Permit for contractor storage
in 1995 (CUP was Renewed in 2010). The neighborhood is comprised mostly of
large agricultural tracts and also rural residential uses. The East side of the property
is the Kansas-Missouri State line with the City of Cleveland Missouri located
approximately 1,300 feet to the East. The properties located directly to the East are
zoned Residential Rural and Agriculture and are platted for large lot residential uses
with sizes of 12-30 acres, while the properties located within the city limits being part
of residential subdivision plats with lots primarily ranging in size from approximately
½ to one acre.
2. The suitability of the subject property for the uses to which it has been
restricted.
The present use of the property is agricultural and single-family residential, which it
is well suited for.
3. The extent to which removal of the restrictions will detrimentally affect nearby
property.
The present zoning is Agricultural (AG). The CUP for the event venue will act as a
commercial type overlay to the Agricultural zoning on a limited basis. Probable
impacts produced from the proposed use include increased traffic to the area, noise,
increased night light, late hours of operation, possible use of alcohol and potential
negative side-effects, parking, etc. These impacts could have a detrimental effect on
nearby properties unless conditions can be imposed to sufficiently reduce the impacts.
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4. The length of time the subject property has remained vacant as zoned.
The property is currently being used for agricultural purposes.
5. The relative gain to the public health, safety, and welfare by the possible
diminution in value of the developer’s/applicant’s property as compared to the
hardship imposed upon the developer/applicant if the request is denied.
If the proposal is denied, staff does not anticipate any diminution of value to the
applicant’s property values and the public health, safety and welfare should not be
altered. The hardship imposed would be that the applicant could not utilize the
property for the proposed event venue, but they would still be able to utilize the
property for a single family residence and agricultural uses. There would be no
relative gain to the public health, safety, or welfare other than the potential enjoyment
of those who would use the facility.
6. Whether the proposed conditional use permit would be consistent with the intent
and purpose of the Zoning Regulations.
Event venues are not allowed by right in the Agricultural zoning district and are not
specifically listed under conditional uses in this district. A conditional use permit
provision is made in Section 6-2.02.33 for “Other uses determined by the Planning
Commission to be consistent with the intent and purpose of this zoning district, except
for those uses listed as prohibited uses in Article 15.” Wedding/reception venues in
rural areas have become a very popular trend in recent years and as such, many
jurisdictions manage these types of events through the conditional use permit process.
Section 14-1.01 of the Zoning Regulations states,
“Recognizing that certain uses may be desirable when located in the community, and
that these uses may be incompatible under general conditions, but compatible under
specific conditions with other uses permitted in a district, certain conditional uses,
when found to be in the interest of the public health, safety, morals, and general
welfare of the community, may be permitted by conditional use permit, except as
otherwise specified.”
Staff typically evaluates these types of proposals on the number and frequency of
events, proposed attendance, road access and proximity to pavement, and the
surrounding area to weigh whether such a proposal would be better suited in a
commercial zone or in the city limits. It is sometimes difficult to juggle the city
dwellers desire to experience the rural community and the applicant’s desire to create
a venue, while preserving the surrounding property owner’s right to the quiet
enjoyment of their property and the desire to maintain the community’s character.
The current trend for weddings seems to be directed toward the rural communities so
there is a need to address this. If negative impacts can be mitigated with appropriate
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conditions, staff believes the request could then be consistent with the intent and
purpose of the regulations. It should be noted that the access to the site will be from
247th Street which is a paved road and designated as a Collector according to the
Miami County Comprehensive Transportation Plan. The applicants have specified
that most events will occur on weekends and in previous conversations mentioned the
possibility of having two events a week and up to 150 events per year.
The applicants are also proposing to include three cabins on the property described as
being for wedding parties, families, or guests to rent before or after the event. The
Miami County Regulations do not currently specifically provide for this type of use
and past event venues that have been approved have included conditions which
specified that structures on the property were not allowed to be utilized for overnight
stays by vendors, staff, wedding parties or anyone associated with the weddings/
receptions or events, other than the property owners in their own residence. Section
3-2.01.1 of the Zoning Regulations specifies, “No land may be used except for a
purpose permitted in the district in which it is located”. The Agricultural District is
considered to be a single-family residential district by the zoning regulations. Miami
County has also strived to provide the same treatment of similar types of uses with
consideration being made to unique characteristics that each individual application
and property have. Granting of the allowance for the use of cabins on the property
would be in direct conflict with the directions and restrictions that have been placed
on other similar requests.
While this use is not specifically listed in the Agricultural District, some other uses
that could be considered analogous are included but typically also include significant
restrictions on their use. These include accessory dwellings, recreational vehicle
(RV) parks, commercially operated recreational or sports-related facilities (camps),
and bed and breakfast facilities. Of these uses, accessory dwellings are the only
similar uses that are permitted by right in the district, but are required to be:
connected to the primary dwelling; limited in size to the lesser of 900 sf or 25% of the
principle dwelling; limited to only one accessory dwelling; and comply with other
design criteria. It would also appear that this request could be considered as similar
to Bed and Breakfasts, which require approval of a Conditional Use Permit, but are
also required to be located in the dwelling of the proprietor/owner with “no
permanent barriers or lockable doors separating the proprietor/owner dwelling unit
from the remainder of the Bed and Breakfast facilities such that 2 separate dwelling
units are created”. Camps, which also require approval of the CUP, are not defined
more specifically in the regulations but existing facilities, which are considered
grandfathered CUPs, currently include Wildwood Outdoor Education Center and
Kansas City Youth for Christ. The cabins at this facility are large rooms that include
bunk beds and bathrooms and any eating facilities are provided in a separate facility.
Finally, RV Parks are also allowed through the CUP process but include specific
requirement for the design of the facility including laundry, storm shelter, recreational
area, among other improvements and requiring that a responsible attendant be in
charge of the park at all times.
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It is possible that the proposed cabin could be taken into consideration in the same
manner as discussed above for the event center in the Section 6-2.02.33 which allows
for “Other uses determined by the Planning Commission to be consistent with the
intent and purpose of this zoning district, except for those uses listed as prohibited
uses in Article 15.” The primary concern for staff is that Section 15-1.05 specifies
that:
“No building or premises now located within the incorporated territory, nor any
building hereafter erected therein, shall be used or occupied for any of the
following purpose: … 8. A second residence, guest house, or apartment on the
same lot, parcel or tract of land and upon which a residential dwelling already
exists regardless of whether said second residence, guest house or apartment is
being used for habitation, except as otherwise provided for in these Regulations.
Based upon this requirement from Article 15 together with the past decisions by the
Planning Commission and Board of County Commissioners to specify in past event
center requests that no overnight stays be allowed as part of such operation, and the
use not being specifically as a use permitted (or allowed by CUP) in the Agriculture
District, it does not appear that the portion of the request for cabins is consistent with
the intent and purpose of the Zoning Regulations. If a request was approved for the
operation of cabins, staff has additional concerns on how this could impact the county
in the future in regards to would other event centers be allowed to also add cabins,
would cabins be allowed in conjunction with other uses (RV Park), would cabin(s) be
permitted on a property by itself or on a property that already includes a single family
dwelling. If the use of cabins is approved, will limitations be placed on their use such
as the principle dwelling of the proprietor/owner must be constructed prior to the
cabins, maximum or minimum size, length of stays, use of cabins for permanent
dwelling, only allow individuals renting the event center to use the cabins, or that
cooking facilities or other improvements not be allowed inside of the cabins.
8. The recommendations of the County’s permanent or professional staff.
As noted previously, wedding venues/reception sites are extremely popular today, and
in high demand in rural areas. Secondary economic effects might include such
businesses as catering, florists, photography, DJ’s, and limousine companies, and
possible hotel stays for overnight guests in nearby hotels.
JR McMahon did not express any concern in regards to the impact of the proposed
use on the roads and specified that the entrance will need to meet sight and distance
requirements and be paved from the edge of the roadway to the ROW line. Noise
from wedding receptions should be limited as the receptions will take place inside the
event building. However, conditions should be imposed that noise be limited to 70
dB at the property line. Berms and/or landscaping will need to be included to screen
the parking and buildings. Mike Davis has specified that additional information
needs to be submitted in regards to the existing water system adjacent to the site and
that an analysis be performed by a fire protection engineer.
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Staff would support the request for an event center as long as appropriate conditions
can be implemented to adequately protect the traveling public; to adequately protect
the neighbors from dust, noise and traffic; and, to comply with required code
compliance specifically in regards to fire protection. As no provision is currently
provided in the Miami County Zoning Regulations for the development of cabins,
staff cannot make a recommendation of approval for this portion of the request.
9. The conformance of the requested conditional use permit to the adopted Miami
County Comprehensive Plan.
The Comprehensive Plan designates this site as Rural Agriculture. The Plan does not
specifically address wedding/event venues, but does reference churches, schools, and
neighborhood commercial development as secondary uses that can be considered
where adequate road infrastructure is provided and where the proposed use will not
conflict with the primary uses category, which includes agriculture and low density
residential development.
The Comprehensive Plan directs commercial types of uses to the Village Expansion
areas and Areas of Regional Significance. However, as outlined in the zoning
regulations, some uses can be considered in other areas if negative impacts can be
adequately mitigated. Objectives that are included in the Comprehensive Plan for
neighborhood commercial uses include:
 Neighborhood commercial retail and service facilities may be considered
in rural areas outside of the Village Expansion Areas if adequate, paved
road networks access the site and the commercial use is compatible with
the surrounding neighborhood.
 Neighborhood commercial retail and service facilities should be
aesthetically pleasing and in harmony with their surroundings.
Adequate conditions will need to be implemented that will reduce typical negative
impacts associated with event venues such as noise, traffic, hours of operation,
lighting, and alcohol use. The applicant’s plans currently include the proposed
conceptual design of structures that will use high quality materials and match the
character of the agricultural and residential uses occurring in the area.
10. Such additional matters as may apply in individual circumstances.
Issues surrounding appropriate infrastructure, noise, light, traffic, and hours of
operation are common with every application. Staff offers the following additional
considerations.
Any outdoor event with amplified sound should be limited to a maximum of five
hours, be no louder than 70 dB at the property lines, and cease no later than 10:00
p.m. Noise complaints are not anticipated as most of the events will be located inside
the building. Any noise complaints received may trigger additional review by the
Planning Commission to consider modification of the CUP, if approved.
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Lighting: Staff recommends lighting be directed downward and shielded, i.e.
shoebox design, to reduce offsite glare. In past cases, staff has also typically
suggested lighting be turned off at closing. The applicant’s narrative currently
specifies that the proposed lighting is dusk to dawn but primarily appears to be
architectural lighting for ambiance. The Planning Commission may want to consider
if this type of lighting is appropriate and/or if any limits should be placed in regards
to the intensity of the lighting.
Recommendation
Staff recommends that the Planning Commission consider whether the recommended
conditions adequately mitigate negative impacts that may be associated with this
application and if so, recommend approval of the request for a conditional use permit for
a special event and meeting facility based on the findings and subject to the conditions
listed below.
Findings
1. Event venues for weddings/receptions, etc., are a popular trend in rural areas and
as such a need exists to accommodate them as long as negative impacts can be
appropriately conditioned/mitigated.
2. Conditions imposed adequately reduce negative impacts on the surrounding
neighborhood.
3. Road infrastructure is adequate to accommodate the increased vehicle trips to the
property.
Conditions
1. Except as amended by these conditions, the property shall be developed according
to the site plan, attached hereto as Exhibit A.
2. Except as amended by these conditions, the property shall be developed according
to the narrative report, attached hereto as Exhibit B.
3. This CUP is approved exclusively for the applicants (Harris) and the vendors with
whom they contract. Change of ownership or subleasing of the property/facilities
shall require review by the planning commission to ensure the use substantially
complies with the original conditional use permit.
4. The Term of this conditional use permit shall be (10 years), at which time the
CUP will be reevaluated.
5. County staff shall have the authority to inspect this facility at all times to ensure
compliance with these conditions and ensure adequate safety measures are in
place.
6. Noise shall not exceed 70dB at the property lines.
7. Music shall cease by 10:00 p.m. with guests leaving by 11:00 pm each night.
8. Any outdoor event with amplified sound shall be limited to a maximum of five
hours, be no louder than 70 dB at the property lines, and cease no later than 10:00
p.m.
9. All lighting shall be arranged, located or screened to direct light away from
adjoining or abutting properties, shall utilize a fixture such as a shoebox design,
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that directs light downward and prevents light from traveling out above a
horizontal plane relative to the bulb; overall lighting shall not exceed 0.5 lumens
per square foot; and light color shall not exceed 3000 degree kelvin. A lighting
plan may be required prior to installing lighting.
10. The site plan shall be revised to show typical parking space dimensions; method
for delineating parking spaces and maintaining required fire access; the location
and type of all solid waste trash receptacles; building, pathway and parking lot
lighting; location of fire hydrant(s) on the property. All aisle ways shall remain
clear with no parking signs installed to insure access by emergency vehicles.
11. An engineered stormwater management plan shall be submitted to and approved
by county staff prior to final occupancy.
12. A detailed wastewater management plan shall be submitted to and approved by
the Environmental Health Director.
13. All structures shall comply with applicable building, fire and wastewater codes,
and regulations.
14. The applicant shall improve the driveway entrance(s) to the commercial standards
outlined in the Zoning Regulations and by the Road and Bridge Department.
15. Liability insurance in an amount no less than $1 million shall be maintained by
the property owner(s) at all times, listing Miami County Kansas as a Certificate
Holder.
16. The wedding planner and all staff/vendors must carry appropriate licenses and
permits for food service and alcohol service.
17. Structures on the property shall not be utilized for overnight stays by vendors,
staff, wedding parties, or anyone associated with the weddings/receptions or
events, other than the property owners in their own residence, once constructed.
Attachments: Narrative
Site Plan
Floor Plan and Concepts
Vicinity Map
Comments from affected utilities, departments and agencies
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From: John Mike Davis
Sent: Friday, August 30, 2019 12:44 PM
To: Teresa Reeves <TReeves@miamicountyks.org>
Subject: RE: Pressure and Flow
If it for fire protection they need to have a fire protection engineer do an analysis. The letter does not
give us the size of the line in front of the property. We will want to know that to determine fire hydrant,
etc.
Michael Davis, MCP
Director of Code Services
Miami County, Kansas
201 S. Pearl St, Ste 201
Paola, KS 66071
W: (913) 294-4145
F: (913) 294-9545

From: Sandra Morgan [mailto:smorgan@ruralwater2mico.com]
Sent: Wednesday, September 11, 2019 3:28 PM
To: Angie Baumann <abaumann@miamicountyks.org>
Subject: FW: 19007-CUP: The Haven Event Space, LLC - Notification of Hearing & Request for Comments
Angela,
Everything is fine on our side for them to get water.
If you have any questions email or call.
Thank you,
Sandra Morgan
Rural Water District No. 2, Miami County, KS
PO Box 186
Hillsdale, KS 66036
Office # 913-783-4325
Email: smorgan@ruralwater2mico.com

From: JR McMahon
Sent: Wednesday, September 11, 2019 2:40 PM
To: Angie Baumann <abaumann@miamicountyks.org>
Subject: RE: 19007-CUP: The Haven Event Space, LLC - Notification of Hearing & Request for Comments
Angie,
The Road and Bridge Department has to following comments:

The entrance to the CUP shall meet sight and distance requirements
The entrance surfacing shall be paved from the roadway edge to the ROW line.
If you have any questions please let me know
JR

From: Valerie McCubbin [mailto:valeriec@casscounty.com]
Sent: Wednesday, September 25, 2019 7:42 AM
To: Kenneth A. Cook <kcook@miamicountyks.org>
Subject: Re: Miami County Kansas
Kenneth,
Attached is a print from our GIS page I indicated the zoning for the closest properties as a note the
4 tracts north of 247th/Y/Main are owned by one person. At this time we have no comment. Thank you
for your notification.
Sincerely,

Valerie M. McCubbin
Zoning Officer / Administrative Assistant / Office Manager of Building Codes, Environmental Health,
Planning and Zoning Departments
Cass County, Missouri
30508 S West Outer Road
Harrisonville, MO 64701
P- (816) 380-8134
F- (816) 380-8130

From: David Ediger
Sent: Tuesday, September 10, 2019 9:14 AM
To: Miami County Planning and Zoning <planning@miamicountyks.org>
Subject: The Haven Event Space
There are no issues with EMS. There are, however, a couple of safety considerations to consider. With
crowds of up to 400 people, it might not hurt to consider having an AED (automated external defibrillator)
available on site. This is not a requirement, but might be something worth considering as it may take an
ambulance some time to get to them. Miami County EMS is happy to be a resource for the owners if first
aid and CPR training or the purchase of an AED is something of interest.
Thanks.
Dave

From: Shane Krull
Sent: Tuesday, September 10, 2019 8:55 AM
To: Angie Baumann <abaumann@miamicountyks.org>
Subject: RE: 19007-CUP: The Haven Event Space, LLC - Notification of Hearing & Request for Comments

Angie:
I have no comments on this matter.
Thanks,
Shane

From: Dick Weiss
Sent: Tuesday, September 10, 2019 8:40 AM
To: Angie Baumann <abaumann@miamicountyks.org>
Subject: RE: 19007-CUP: The Haven Event Space, LLC - Notification of Hearing & Request for Comments
No comments.
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