
 
BOARD OF COUNTY COMMISSIONERS OF DOUGLAS COUNTY, KANSAS 

 
 
Amended Agenda 
 
WEDNESDAY, FEBRUARY 2, 2011  
6:35 p.m. 
-Convene 
 
CONSENT AGENDA 

(1) (a) Consider approval of Commission Orders;  
 (b) Consider approval of applications for authorized emergency vehicle permits for: Duane B. Filkins, 

Jonathan Albert Morris, William M. Shockley, John E. Steele, Jr., and Dillon Filkins;  
(c)  Consider authorization to purchase precast concrete culvert Structure No. 04.00N-09.19E (Keith 

Browning); and 
(d) Consider authorization to purchase precast concrete culvert Structure No. 16.65N-08.00E (Keith 

Browning); and 
(e) Consider acquisition of temporary easement for Project No. 2010-9 Bridge No.15.89N-4.50E 

(Michael Kelly) 
   

REGULAR AGENDA      
(2) Public Hearing on the Resolution of Intent to issue IRBs for Berry Plastics project; and 

Consider approval of application for tax abatement for Berry Plastics and consideration on 
infrastructure funding request.(Craig Weinaug) 

 
(3) Consider approval of a Site Plan [SP-11-58-10] for a 662,626 square foot Berry Plastics warehouse and    

printing facility on approximately 97.16 acres located northwest of the intersection of N 1800 and E 700 
Roads. Site plan was submitted by Paul Werner Architects for Rockwall Farms, LC, property owner of 
record. (Mary Miller is the Planner) 

 
(4) Consider approval of [SP-11-57-10] a Site Plan for The Woods a Corporate Retreat; NE of intersection 

of E 700 and N 1800 Roads. Variance from requirement in Section 20-811 of the Subdivision 
Regulations that on-site sewage management systems be provided for subdivisions within the rural 
portion of the county. (Mary Miller is the Planner) 

 
(5)  Discuss proposed amendment to KSA 12 - 187 addressing the process for adopting a countywide sales 

to support open space and industrial park development, broadening the possible uses of tax  
(Craig Weinaug)-No backup 
 

(6) Other Business 
(a) Consider approval of Accounts Payable (if necessary) 
(b) Appointments 
(c) Miscellaneous 
(d) Public Comment 

 
(7)  Adjourn    

 
WEDNESDAY, FEBRUARY 9, 2011  
Consider approval to waive cooperative contract to purchase two Ford Fusions for the Sheriff’s Office (Ken 
McGovern) 
-2009 Financial Audit (Chip Harris/Kaleb Lilly with RubinBrown) 
 
WEDNESDAY, FEBRUARY 16, 2011  
-a site plan for Building Blocks Daycare (Michelle Leininger) 
 



WEDNESDAY, FEBRUARY 23, 2011  
-Presentation by the Douglas County Food Policy Council: 2010 Accomplishments and 2011 Work Plan 
 
WEDNESDAY, MARCH 2, 2011  
-Presentation of the results of the County Sustainability Planning Process (Eileen Horn) 
 
WEDNESDAY, MARCH 9, 2011  
 
WEDNESDAY, MARCH 16, 2011  
 
WEDNESDAY, MARCH 23, 2011-Light Agenda 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Note: The Douglas County Commission meets regularly on Wednesdays at 4:00 P.M. for administrative items and 6:35 
P.M. for public items at the Douglas County Courthouse. Specific regular meeting dates that are not listed above have not 
been cancelled unless specifically noted on this schedule.  

















 
 
 
 
 
 
 
 

MEMORANDUM 
 
 

To     : Board of County Commissioners 
 
From : Keith A. Browning, P.E., Director of Public Works/County Engineer 
 
Date  : January 28, 2011 
 
Re     :  Consent Agenda authorization to purchase precast concrete culvert 
  Structure No. 04.00N-09.19E 
 
The referenced culvert is on N 400 Road approximately 0.2 miles east of Route 1039 (E 
900 Road).  The existing culvert is a 10’-span x 10’-high concrete box structure with a 
roadway width (hub guard to hub guard) of 18 feet.  Replacement of this structure is 
needed due to structural and functional concerns.  
 
At this location, we plan to construct a 14’-span x 10’ high x 50’ long, 3-sided precast 
concrete culvert.  The proposed culvert will allow for two 12’-wide lanes over the 
structure.  This department’s bridge crew will construct the culvert.  Construction is 
planned for later this year. 
 
Oldcastle Precast of Topeka submitted a price quote of $67,070.00 for this culvert.  The 
CIP includes $90,000 for this project. 
 
Action Required: Consent Agenda authorization for the Public Works Director to 
approve purchase of a 14’ span x 10’ high x 50’ long precast concrete culvert from 
Oldcastle Precast at a cost of $67,070.00 for installation at 04.00N-09.19E. 
 
 
 



MEMORANDUM 
 
 

To     : Board of County Commissioners 
 
From : Keith A. Browning, P.E., Director of Public Works/County Engineer 
 
Date  : January 28, 2011 
 
Re     :  Consent Agenda authorization to purchase precast concrete culvert 
  Structure No. 16.65N-08.00E 
 
The referenced culvert is on E 800 Road approximately 0.65 miles north of US-40 
highway (N 1600 Road).  The existing culvert is a 10’-span x 11’-high concrete box 
structure with a roadway width (hub guard to hub guard) of 18 feet.  Replacement of this 
structure is needed due to structural and functional concerns.  
 
At this location, we plan to construct a 14’-span x 10’ high x 45’ long, 3-sided precast 
concrete culvert.  The proposed culvert will allow for a future 36’-wide roadway, as this 
road is classified as a Minor Arterial.  The immediate project will construct two 12’-wide 
lanes over the structure.  This department’s bridge crew will construct the culvert.  
Construction is planned for later this year. 
 
Oldcastle Precast of Topeka submitted a price quote of $66,270.00 for this culvert.  The 
CIP includes $90,000 for this project. 
 
Action Required: Consent Agenda authorization for the Public Works Director to 
approve purchase of a 14’ span x 10’ high x 45’ long precast concrete culvert from 
Oldcastle Precast at a cost of $66,270.00 for installation at 16.65N-08.00E. 
 
 
 











 

Douglas County 

Memo 
To: Commissioners 

From: G. Craig Weinaug 

Date: January 28, 2011 

Re: Berry Project Issues and Recommendations 

 

The February 2nd County Commission meeting will be your first opportunity to decide the 
appropriate level of county support for the expansion of the Berry’s operations in Douglas 
County. You face two decisions with regard to this project: 

1) Whether to grant a 90% 10-year tax abatement to Berry for the proposed expansion 
project, and 

2) What level of public infrastructure support is necessary and appropriate to make the 
project possible. 

 

Abatement Issue 

Roger Zalneritus has prepared an analysis of the requested 90% abatement using the City of 
Lawrence adopted policies for granting abatements, as a guide. The County Commission 
has never adopted a formal policy for granting abatements because the construction of 
industrial improvements in the unincorporated portion of the county is generally not 
encouraged by our jointly adopted comprehensive plan. However when the project was first 
proposed for a location in the unincorporated area of the County, the County Commission, 
after public discussion, decided to use the City’s policies and economic development staff to 
assist in evaluating the appropriateness of the abatements as proposed. 

Therefore one of the back up materials provided to you with this memo is Mr. Zalneritus’ 
analysis of the costs and benefits of the proposed abatement for Douglas County and for all 
of the governmental entities with taxing authority over the proposed site. All of these 
governmental units have received notice of the proposed abatement, and Beth Johnson has 
either talked to representatives of all of these taxing bodies, or has attempted to talk to them. 
The notices also included information about this meeting and representatives of the impacted 
governmental units were invited to attend. Mr. Zalneritus will be present at the meeting to 
present his analysis and to answer questions. 
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It is recommended that a performance agreement be executed with Berry to formalize the 
commitments of the County and Berry. A proposed outline of the key points in such an 
agreement is included with this memo. 

 

County Support for Public Infrastructure Required for the Proposed Project 

A copy of the letter dated September 9, 2010 that I sent to Berry as a part of their 
consideration as to whether to expand their operations in Douglas County is included with 
this memo. In that letter I state that “I am prepared to recommend the County 
Commission…(the) commitment of $600,000 for road improvements either to Farmer’s 
Turnpike and/or internal roads on the site; and commitment to apply for KDOT Economic 
Development funding as available to pay for other needed improvements at the site.” 

Also included with this memo is the response letter from Berry dated October 15 which 
requests a slightly broader definition of support from the County to enable the proposed 
project. 

Through the process of planning and adjusting to all of the changes that are inevitable in 
working out the details of any project this size, and negotiating the differences between these 
two letters, there have been several developments that might impact what the County 
Commissioners decide to offer to Berry. 

First, the initial verbal response from representatives from Berry to my original letter (before 
their response letter was written) was that they might ask the County for more than $600,000 
for the infrastructure requirements of the project. As a part of my verbal response to that 
possibility, I responded that felt that it would be appropriate for the county to assist in the 
necessary improvements to the water district lines, and the county roads as they both were 
publicly owned infrastructure, but I had reservations about county money being spent on any 
improvements that were not publicly owned including private roads, or gas or electric utilities.  

However, I also stated to them at that time that I did think it was appropriate for any and all 
other funds that we were able to obtain from grant sources to support the project would be 
used to defray Berry’s cost for public infrastructure, and any external sources of funding 
received by the county to defray a portion of the costs would only reduce the county’s cost if 
Berry’s cost for these items was cut to zero. Based on these discussions Berry officials 
decided to write the letter limiting their request to $600,000, but asking for a broader definition 
of what these funds could be used for. 

The second development that has occurred since these letters were exchanged is that the 
total cost estimates for the public improvements has declined significantly from the estimates 
that were referenced in our letters. The County engineer’s original cost estimate for the 
access turn lanes on Farmers Turnpike was $800,000, and the original cost estimate for the 
improvements to water district lines was over 200,000. Berry’s original planned cost for these 
improvements would have been just over $1 million less $600,000 from the County, or about 
$400,000. 

Based on more detailed design work, we are now estimating that the Farmers Turnpike 
improvements will cost $425,000, the waterline improvements will cost $175,000.  

The third development that has occurred since the letters were exchanged was that the 
County has applied for an economic development grant from KDOT for 75% of the total cost 
of the project (318,000). In addition we are in the process of developing a CDBG grant 
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application for approximately 180,000 of the cost of the project. The CDBG grant will be 
applied to a portion of the project that will be privately owned by Berry or one or their 
partners, as permitted by the regulations governing use of the CDBG funds. Originally we 
had planned to apply for this funding to defray a portion of the cost of the water line 
improvements, but we changed the purpose that of this potential source of funding to 
privately owned infrastructure improvements because it enabled us to leverage more of this 
funding source, than would have been the case if the CDBG funding had been used for the 
waterlines. The County Commission also agreed to pay the application costs for this grant in 
the amount of approximately 13,000. 

The fourth development that has occurred since the exchange of letters has been an 
increase in cost to Berry for fire protection improvements that the township fire chief is 
requiring them to build into their project. He is requiring them to build in a 500,000 gallon 
water storage capacity into their design. They had been hoping to rely on ponds to be located 
next to the plant that would have been much cheaper to construct than the 500,000 gallon 
tank. The fire chief’s assessment was that ponds would run the risk of drying out in drought 
conditions. It should noted at this point, that their plant facilities in Lawrence and at least 
some other locations nationally do include internal storage tanks for water, even when the 
plants are located on City water lines,  so the requirement of the township fire chief is not an 
unusual requirement, even when facilities of this size are located in a city.  

All of these developments blur the issue of how much support that the County should or 
needs to provide to enable this proposed project to become a reality. 

 

Recommendations 

I provide the following recommendations to provide the commissioners with a starting point 
for your deliberation. 

 

1) The County should commit to the 90% tax abatement over ten years, as requested. This 
abatement is clearly justified by the City of Lawrence abatement policy that we have 
agreed to use as a guideline. All of the taxing bodies affected, except Douglas County, 
clearly will receive financial benefits from this project significantly in excess of their costs 
for serving the facility from day one. The benefits to the Douglas County government will 
exceed our costs to enable the project within a reasonable period of time. 

In addition to the benefits received by the various governments, the benefits to the area 
economy of the increased number of jobs, the construction of the plant, and more 
importantly the support for Berry’s continued growth in our community, instead of 
shrinkage that would likely occur if this project is not completed, clearly justifies the 
abatement. 

2) The County should commit to pay the full cost of the improvements to farmers turnpike 
made necessary by this project. The cost of this commitment could be as high as 
$425,000, but likely will be closer 110,000 if the KDOT grant is approved. 

3) The County should commit to either a portion of the necessary costs of the rural water 
district lines or the full cost. If we are successful in obtaining the CDBG grant as 
described above, saving Berry 180,000 on internal site improvements, we could argue 
that that revenue exceeded the cost to improve the waterlines. But to keep the 
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agreement as clean as possible, I recommend that we commit to the full cost of the 
waterline improvement regardless of whether we are successful with the CDBG 
application. 

4) Direct staff to negotiate a performance agreement with Berry based on the commitments 
of the County and Berry. 

 If the County agrees to recommendations #2 and #3, the county’s total cost would be 
approximately 290,000 if the KDOT grant is approved or 600,000 if the KDOT grant is not 
approved. The result for Berry is that the cost to Berry of the waterline and the road will be $0 
whether or not the KDOT grant is approved, and they will likely receive 180,000 for internal 
private improvements which were not part of the original deal but that will not be financed with 
county funds. Based on our original offer, Berry was originally expecting to pay $400,000 for 
their share of these improvements, and they were not expecting any support for internal 
infrastructure.  To offset these improvements in the planned project costs, Berry will 
experience an increased cost for the water storage being required by the township fire chief, 
but the amount of that increased cost is open to judgment based on the facts described 
above. 

  

   

 

 

  

 

 



  
 
 
 
 
 
 
 
 
September 9, 2010 
 
 
 
Ross J. Freese 
Engineering Manager 
Berry Plastics Corporation 
2330 Packer Road 
Lawrence, KS 66049 
 
Dear Ross, 
 
This letter is written to confirm our recent discussions about the possibility that Berry Plastics 
may expand their operations in Douglas County on a site that is located adjacent to the Woods, 
just north of Farmer’s Turnpike in Douglas County. Based on the discussion to date, I am 
prepared to recommend to the County Commission:  
 

1. Approval of a 90% tax abatement for 10 years;  
2. Commitment of $600,000 for road improvements either to Farmer’s Turnpike and/or 

internal roads on the site;  
3. Apply for KDOT Economic Development Funding as available to pay for other 

needed road improvements at the site;  
 

These offers are based on Berry’s plans to build an $18 million facility at this location which will 
enable Berry to retain all of their existing jobs in Douglas County and create a significant number 
of new jobs.  
 
Sincerely, 
 
 
 
G. Craig Weinaug 
County Administrator 
 







Memorandum 
City of Lawrence 
City Manager’s Office 
 
TO:  Craig Weinaug, City Manager 
CC:  Diane Stoddard, Assistant City Manager 
  Gina Riekhof, Bond Counsel, Gilmore & Bell 
FROM:  Roger Zalneraitis, Economic Development Coordinator/Planner 
DATE:  January 27, 2011 
RE: Berry Cost-Benefit Model 
 
The following memo provides a brief description of the Berry Plastics expansion 
proposal, the model used to evaluate the incentives offered, and the results of the 
model. 
 
Proposal 
 
The City of Lawrence has been assisting Douglas County with the preparation of a cost-
benefit analysis for the new Berry Plastics distribution center proposed for the 
intersection of N 1800 and E 700 roads in the Lecompton Township.  Berry estimates 
that the facility will be approximately 575,000 square feet, and cost up to $21 million to 
build.  It will result in 11 jobs being relocated to Douglas County, as well as the printing 
operations at their current facility in Lawrence to be relocated to the new site.  The new 
distribution center will improve the logistics for Berry Plastics production and free up 
space in their manufacturing center for potential future expansion. 
 
Berry Plastics had requested three incentives for their new project: an Industrial 
Revenue Bond (IRB) of up to $21 million; a 10 year, 90% tax abatement; and $600,000 
of capital improvements from the County.  An IRB is issued by the City or County.  It 
can help lower interest rates for the company requesting it, and removes the sales tax 
on construction related material.  It does not, however, pose any risk to the City or 
County as the bonds are financed and paid for exclusively by the private party 
requesting them.  The 90% tax abatement is similar to the tax abatement requested by 
Berry Plastics in 2006 for their expansion.  The capital funding was requested to help 
with public improvements to N 1800 Road and the waterline leading to the site. 
 
The Cost-Benefit Model 
 
The cost benefit model was developed by the City of Lawrence two years ago.  Several 
modifications were made to the standard model. 
 
First, the model was modified to account for the different taxing jurisdictions in the 
County.  Typically, the model measures the impact of a project and the associated 
incentives on the City of Lawrence, Douglas County, School District 497 (the Lawrence 
School District), and the State of Kansas.  In this case, the model measured the impact 
on the County, School District 343 (Perry-Lecompton School District), Lecompton 



Township, Lecompton Fire District, Maple Grove Cemetery, the Northeast Kansas Library 
system, and the State. 
 
Second, the model incorporated jobs retained as well as the potential for future jobs.  
Oftentimes the only jobs evaluated are the ones that are created specifically by a 
project.  However, the construction of the distribution facility is likely necessary to help 
retain the employment that occurred as in the 2006 expansion.  The 2006 expansion 
was far more successful than originally projected.  As a result, there were almost 300 
more jobs created than originally forecast.  A significantly larger amount of product was 
created than was anticipated as well.  This resulted in the need for much more storage 
than Berry had available.  The additional storage in the new distribution center is 
therefore both a result of the 2006 expansion and integral to improving the logistics in 
order to keep the expansion operating efficiently.  Without the distribution center, there 
is some likelihood that these 300 additional jobs may be lost over the next several years. 
 
Third, the model accounts for the potential of additional jobs in the future.  The 
distribution center will free up space in the manufacturing plant that will allow Berry to 
compete for new product lines.  The model estimates that a new product line might 
yield as many as 75 new jobs over the next 5 years.  Considering that the last expansion 
yielded over 400 new jobs (this includes both the jobs Berry anticipated as well as the 
additional 300 jobs that were in excess of their projections), staff believes this is a 
conservative estimate. 
 
Finally, the model accounts for the fact that this expansion allows for the permanent 
expansion of the industrial base in Douglas County.  Usually, the City only measures 
costs and benefits associated with an incentive request for 10 or 15 years.  However, 
when a new industrial facility is created, the City evaluates the benefits and costs over 
the “lifetime” of the facility.  Therefore, costs and benefits are captured for more than 
15 years in this evaluation. 
 
Discussion of the Results 
 
The output of the model for each taxing jurisdiction is provided in the attachments.  
Additional detail associated with that output is described in this section. 
 
The model estimates that over the life of the new industrial facility, there will be 
approximately $31 million of additional revenues for all of the taxing jurisdictions 
involved, against expected costs of a little over $5 million.  The reason that the costs are 
so low is very few of the new jobs will result in new residents in the rural districts.  
However, these districts will benefit from the property tax on the new distribution 
facility.  As a result, they receive a large amount of revenue but very little in the way of 
new costs. 
 
Douglas County’s costs are more substantive.  Almost $3 million of the costs accrue to 
the County, while about $11 million of the revenue does.  The County thus accounts for 
about 35 percent of the total project revenues, but over 60 percent of the costs. 
 



The model also shows that almost $14 million of the revenue occurs after the 15th year 
of the project, while only $700,000 of the costs do so.  The costs are heavier in the first 
15 years because there are capital upgrades assumed in the model as the project is 
built, and as new residents move into the County due to the 86 new jobs.  The ongoing 
costs are smaller and accrue primarily to the County and Lecompton Township. 
 
The tax abatement, foregone sales taxes associated with the IRB, and capital 
construction offered to Berry will result in incentives of about $7.6 million.  These 
incentives assume that the County debt finances the $600,000 of improvements, and 
thus includes about $150,000 of interest charges.  These incentives reduce the net 
benefits from $26 million (this is the $31 million of revenues less the $5 million of costs) 
to about $18 million over the life of the project.  The largest reductions occur to Douglas 
County ($2.6 million), USD 343 ($1.951 million) and the State ($1.7 million).  Douglas 
County’s incentives include the 90% abatement, foregone sales tax revenue as a result 
of the IRB, and $600,000 of capital assistance.  The State incentive includes the 90% 
abatement and foregone sales tax revenue.  The school district relies primarily on 
property taxes for the local share of its financing and therefore has a large impact as 
well. 
 
The cost-benefit ratios exceed 1.25 for every taxing jurisdiction.  This ratio is typically 
used to determine whether there are sufficient benefits associated with a proposed 
incentive deal, and means that there is more than $1.25 of benefits for every $1.00 of 
costs, even after subtracting incentives from the benefits.  The lowest benefit-cost ratio 
is for the County, while the highest is for the Cemetery district.  It should also be noted 
that the cost-benefit ratio exceeds 1.25 for every taxing jurisdiction even in the first 15 
years.  For example, Douglas County’s cost-benefit ratio of 2.35 includes costs and 
benefits after Year 15.  However, if only the first 15 years were evaluated, the cost-
benefit ratio for Douglas County would still be 1.59.  The reason the ratio remains above 
1.25 for every taxing jurisdiction is because of the substantial benefits that accrue from 
Years 11-15.  These can be seen on the charts on page 2 in the output attached. 
 
 
 
 
 
 



Cost Benefit Model Results Page 1 of 7

Model: Berry Plastics- Abatement

Project Summary

Capital Investment in Plant: $21,000,000

Annual Local Expenditures by Firm: $500,000

New and Retained Jobs: 379                   

Average Wage per Job: $34,214

Indirect Jobs Created and Retained: 251                   

Average Wage of Indirect Jobs: $24,966

Total New Households: 56                     

Average Value of Home Purchased: $194,065

Discount Rate: 6.35%

Cost and Revenue Escalation: 1.00%

Number of Years Evaluated: 15                     

Incentives

IRB Offered Yes

Value of IRB Construction Sales Tax: $716,133 (Does not include sales tax exemption on machinery and equipment.)

Tax Abatement: 90%

Length of Tax Abatement/s: 10 Years

Value of Tax Abatements, Total: $5,793,264

Other Incentives

Site Infrastructure: $764,847

Facility Construction: $0

Loans/Grants: $0 infrastructure payment from Berry to City and County

Value of All Incentives Offered: $7,274,244

Value of All Incentives per Job per Year: $1,280

Value of Incentives in Hourly Pay: $0.62

Value of Incentives per Dollar Invested: $0.35

Summary of Results

Returns for Jurisdictions

Lecompton 

Township

Douglas 

County USD 343

State of 

Kansas

Revenues $4,078,305 $11,217,274 $7,991,688 $6,451,216

Costs $617,657 $3,044,034 $350,262 $1,039,045

Revenue Stream, Pre-Incentives $3,460,648 $8,173,240 $7,641,426 $5,412,171

Value of Incentives Offered $1,008,650 $2,578,983 $1,951,405 $1,735,205

Revenue Stream with Incentives $2,451,997 $5,594,257 $5,690,021 $3,676,966

Returns for Jurisdictions, Discounted

Lecompton 

Township

Douglas 

County USD 343

State of 

Kansas

Discount Rate 6.35%

Discounted Cash Flow, Without Incentives $1,669,411 $4,129,486 $3,735,344 $2,954,387

Benefit/Cost Ratio, Without Incentives 6.17                  3.43                22.20            6.10              

Discounted Cash Flow, With Incentives $942,768 $2,298,035 $2,329,530 $1,556,469

Benefit/Cost Ratio, With Incentives 3.92 2.35 14.22 3.69

1/20/2011



Cost Benefit Model Results Page 2 of 7

Model: Berry Plastics- Abatement

Benefits and Costs by Time Period, with and Without Abatement

Lawrence Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $392,988 ($16,937)

Years 6-10 $307,393 ($9,326)

Years 11-15 $237,341 $237,341

Years 16+ $731,689 $731,689

Douglas County Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $1,018,182 ($6,222)

Years 6-10 $990,877 $278,558

Years 11-15 $765,579 $670,851

Years 16+ $1,354,848 $1,354,848

USD 497 Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $904,282 $111,215

Years 6-10 $732,324 $119,577

Years 11-15 $565,814 $565,814

Years 16+ $1,532,925 $1,532,925

Kansas Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $1,203,224 $139,037

Years 6-10 $454,001 $120,269

Years 11-15 $350,774 $350,774

Years 16+ $946,389 $946,389

Discounted Cash Flow for Lecompton Township
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Model: Berry Plastics- Abatement

Sensitivity Analysis

Sensitivity Analysis

Township Change 

in Benefits

County Change 

in Benefits

Tax abatement increase of 1% ($8,074) ($14,171)

10 additional indirect jobs $0 $6,766

10 additional direct jobs $0 $18,720

$500,000 additional capital investment $7,689 $14,737

$1,000 additional wages to direct employees $120 $12,432

1 mill increase in property taxes $17,823 $26,967

Sensitivity Analysis for Lecompton and Douglas County
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Model: Berry Plastics- Abatement

APPENDIX 1: Annual Results (not Discounted)

Lecompton Township

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $107,902 ($36,056) ($96,409) ($24,563) ($24,563)

2 $110,221 ($3,936) ($97,373) $8,911 ($15,651)

3 $114,545 ($13,202) ($98,347) $2,996 ($12,655)

4 $118,940 ($20,474) ($99,330) ($864) ($13,520)

5 $123,406 ($27,890) ($100,323) ($4,808) ($18,328)

6 $125,908 ($27,539) ($101,327) ($2,958) ($21,285)

7 $127,154 ($27,815) ($102,340) ($3,001) ($24,286)

8 $128,412 ($28,093) ($103,363) ($3,045) ($27,331)

9 $129,682 ($28,375) ($104,397) ($3,089) ($30,421)

10 $130,966 ($28,659) ($105,441) ($3,134) ($33,555)

11 $132,262 ($28,946) $0 $103,316 $69,761

12 $133,571 ($29,236) $0 $104,335 $174,097

13 $134,893 ($29,529) $0 $105,365 $279,461

14 $136,229 ($29,824) $0 $106,405 $385,866

15 $137,578 ($30,123) $0 $107,455 $493,320

Douglas County

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 ($50,990) ($50,990) ($50,990)

1 $241,240 ($8,663) ($263,964) ($31,387) ($82,377)

2 $251,246 ($39,663) ($221,898) ($10,316) ($92,693)

3 $329,149 ($94,461) ($223,607) $11,081 ($81,613)

4 $405,870 ($143,250) ($225,334) $37,286 ($44,326)

5 $481,352 ($193,006) ($227,077) $61,268 $16,942

6 $540,057 ($223,049) ($228,838) $88,170 $105,112

7 $545,457 ($225,280) ($230,616) $89,561 $194,673

8 $550,912 ($227,532) ($232,413) $90,967 $285,639

9 $556,421 ($229,808) ($234,227) $92,386 $378,026

10 $561,985 ($232,106) ($236,059) $93,820 $471,846

11 $567,605 ($234,427) ($50,990) $282,188 $754,034

12 $573,281 ($236,771) ($50,990) $285,520 $1,039,554

13 $579,014 ($239,139) ($50,990) $288,885 $1,328,439

14 $584,804 ($241,530) ($50,990) $292,284 $1,620,723

15 $590,652 ($243,946) $0 $346,706 $1,967,430
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Model: Berry Plastics- Abatement

APPENDIX 1: Annual Results (not Discounted) (Continued)

USD 343

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $208,598 ($1,841) ($186,519) $20,238 $20,238

2 $215,060 ($2,443) ($188,385) $24,232 $44,470

3 $224,770 ($7,581) ($190,268) $26,921 $71,391

4 $234,653 ($12,234) ($192,171) $30,248 $101,639

5 $244,711 ($16,980) ($194,093) $33,638 $135,278

6 $251,713 ($17,423) ($196,034) $38,256 $173,533

7 $254,230 ($17,597) ($197,994) $38,638 $212,172

8 $256,772 ($17,773) ($199,974) $39,025 $251,197

9 $259,340 ($17,951) ($201,974) $39,415 $290,612

10 $261,933 ($18,131) ($203,993) $39,809 $330,421

11 $264,553 ($18,312) $0 $246,241 $576,662

12 $267,198 ($18,495) $0 $248,703 $825,365

13 $269,870 ($18,680) $0 $251,190 $1,076,555

14 $272,569 ($18,867) $0 $253,702 $1,330,257

15 $275,295 ($19,055) $0 $256,239 $1,586,496

State of Kansas
Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $804,857 ($4,618) ($773,963) $26,277 $26,277

2 $142,918 ($11,958) ($102,603) $28,357 $54,633

3 $171,300 ($30,152) ($103,629) $37,519 $92,152

4 $193,581 ($48,708) ($104,666) $40,207 $132,359

5 $209,570 ($67,633) ($105,712) $36,224 $168,583

6 $221,147 ($75,900) ($106,769) $38,477 $207,060

7 $223,358 ($76,659) ($107,837) $38,862 $245,922

8 $225,592 ($77,425) ($108,916) $39,251 $285,173

9 $227,848 ($78,200) ($110,005) $39,643 $324,816

10 $230,126 ($78,982) ($111,105) $40,040 $364,856

11 $232,427 ($79,771) $0 $152,656 $517,512

12 $234,752 ($80,569) $0 $154,182 $671,694

13 $237,099 ($81,375) $0 $155,724 $827,418

14 $239,470 ($82,189) $0 $157,281 $984,700

15 $241,865 ($83,010) $0 $158,854 $1,143,554
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Model: Berry Plastics- Abatement

APPENDIX 2: Annual Results (Discounted)

Lecompton Township

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $101,462 ($33,904) ($90,655) ($23,097) ($23,097)

2 $97,456 ($3,481) ($86,096) $7,879 ($15,217)

3 $95,235 ($10,977) ($81,767) $2,491 ($12,726)

4 $92,986 ($16,006) ($77,655) ($676) ($13,402)

5 $90,719 ($20,503) ($73,751) ($3,534) ($16,937)

6 $87,034 ($19,036) ($70,042) ($2,044) ($18,981)

7 $82,649 ($18,079) ($66,520) ($1,951) ($20,932)

8 $78,485 ($17,171) ($63,175) ($1,861) ($22,793)

9 $74,531 ($16,307) ($59,999) ($1,776) ($24,568)

10 $70,776 ($15,488) ($56,982) ($1,694) ($26,262)

11 $67,210 ($14,709) $0 $52,501 $26,239

12 $63,824 ($13,970) $0 $49,854 $76,093

13 $60,609 ($13,267) $0 $47,341 $123,435

14 $57,556 ($12,600) $0 $44,955 $168,390

15 $54,656 ($11,967) $0 $42,689 $211,079

Douglas County

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 ($50,990) ($50,990) ($50,990)

1 $226,841 ($8,146) ($248,209) ($29,514) ($80,504)

2 $222,149 ($35,070) ($196,200) ($9,121) ($89,625)

3 $273,659 ($78,536) ($185,911) $9,213 ($80,413)

4 $317,306 ($111,992) ($176,164) $29,150 ($51,262)

5 $353,856 ($141,884) ($166,931) $45,040 ($6,222)

6 $373,315 ($154,183) ($158,185) $60,947 $54,725

7 $354,544 ($146,430) ($149,899) $58,214 $112,939

8 $336,716 ($139,067) ($142,050) $55,599 $168,538

9 $319,785 ($132,075) ($134,614) $53,096 $221,634

10 $303,705 ($125,433) ($127,570) $50,702 $272,336

11 $288,434 ($119,126) ($25,911) $143,397 $415,732

12 $273,931 ($113,136) ($24,364) $136,430 $552,162

13 $260,156 ($107,447) ($22,910) $129,799 $681,961

14 $247,075 ($102,045) ($21,543) $123,488 $805,449

15 $234,651 ($96,913) $0 $137,738 $943,187
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Model: Berry Plastics- Abatement

APPENDIX 2: Annual Results (Discounted) (Continued)

USD 343

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $196,147 ($1,731) ($175,387) $19,030 $19,030

2 $190,154 ($2,160) ($166,568) $21,426 $40,456

3 $186,878 ($6,303) ($158,192) $22,383 $62,839

4 $183,450 ($9,565) ($150,238) $23,648 $86,486

5 $179,894 ($12,483) ($142,683) $24,728 $111,215

6 $173,997 ($12,044) ($135,509) $26,444 $137,659

7 $165,248 ($11,438) ($128,695) $25,115 $162,774

8 $156,939 ($10,863) ($122,224) $23,852 $186,626

9 $149,047 ($10,317) ($116,078) $22,653 $209,278

10 $141,553 ($9,798) ($110,241) $21,514 $230,792

11 $134,435 ($9,305) $0 $125,130 $355,921

12 $127,675 ($8,837) $0 $118,838 $474,759

13 $121,255 ($8,393) $0 $112,862 $587,621

14 $115,158 ($7,971) $0 $107,187 $694,808

15 $109,368 ($7,570) $0 $101,797 $796,606

State of Kansas

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $756,818 ($4,342) ($727,768) $24,708 $24,708

2 $126,367 ($10,573) ($90,721) $25,073 $49,781

3 $142,422 ($25,069) ($86,159) $31,193 $80,974

4 $151,340 ($38,080) ($81,827) $31,434 $112,408

5 $154,061 ($49,719) ($77,712) $26,629 $139,037

6 $152,868 ($52,466) ($73,805) $26,598 $165,635

7 $145,181 ($49,828) ($70,093) $25,260 $190,895

8 $137,881 ($47,322) ($66,569) $23,990 $214,885

9 $130,948 ($44,943) ($63,222) $22,784 $237,669

10 $124,364 ($42,683) ($60,043) $21,638 $259,307

11 $118,110 ($40,537) $0 $77,574 $336,880

12 $112,171 ($38,498) $0 $73,673 $410,553

13 $106,531 ($36,562) $0 $69,968 $480,521

14 $101,174 ($34,724) $0 $66,450 $546,972

15 $96,087 ($32,978) $0 $63,109 $610,080
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Model: Berry Plastics- Abatement

Project Summary

Capital Investment in Plant: $21,000,000

Annual Local Expenditures by Firm: $500,000

New and Retained Jobs: 379                   

Average Wage per Job: $34,214

Indirect Jobs Created and Retained: 251                   

Average Wage of Indirect Jobs: $24,966

Total New Households: 56                     

Average Value of Home Purchased: $194,065

Discount Rate: 6.35%

Cost and Revenue Escalation: 1.00%

Number of Years Evaluated: 15                     

Incentives

IRB Offered Yes

Value of IRB Construction Sales Tax: $672,375 (Does not include sales tax exemption on machinery and equipment.)

Tax Abatement: 90%

Length of Tax Abatement/s: 10 Years

Value of Tax Abatements, Total: $1,407,978

Other Incentives

Site Infrastructure: $0

Facility Construction: $0

Loans/Grants: $0 infrastructure payment from Berry to City and County

Value of All Incentives Offered: $2,080,353

Value of All Incentives per Job per Year: $366

Value of Incentives in Hourly Pay: $0.18

Value of Incentives per Dollar Invested: $0.10

Summary of Results

Returns for Jurisdictions

Lecompton Fire 

District

Maple Grove 

Cemetery

NE Kansas 

Library

State of 

Kansas

Revenues $1,005,566 $145,903 $259,605 $6,451,216

Costs $110,699 $2,508 $25,461 $1,039,045

Revenue Stream, Pre-Incentives $894,866 $143,395 $234,144 $5,412,171

Value of Incentives Offered $247,170 $36,186 $61,792 $1,735,205

Revenue Stream with Incentives $647,696 $107,210 $172,352 $3,676,966

Returns for Jurisdictions, Discounted

Lecompton Fire 

District

Maple Grove 

Cemetery

NE Kansas 

Library

State of 

Kansas

Discount Rate 6.35%

Discounted Cash Flow, Without Incentives $423,115 $69,871 $113,522 $2,954,387

Benefit/Cost Ratio, Without Incentives 7.17                  53.74              9.14              6.10              

Discounted Cash Flow, With Incentives $245,051 $43,802 $69,006 $1,556,469

Benefit/Cost Ratio, With Incentives 4.58 34.07 5.95 3.69
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Model: Berry Plastics- Abatement

Benefits and Costs by Time Period, with and Without Abatement

Lawrence Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $83,281 ($17,171)

Years 6-10 $83,807 $6,195

Years 11-15 $64,752 $64,752

Years 16+ $191,275 $191,275

Douglas County Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $16,666 $1,959

Years 6-10 $13,632 $2,270

Years 11-15 $10,532 $10,532

Years 16+ $29,041 $29,041

USD 497 Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $26,067 $954

Years 6-10 $22,572 $3,169

Years 11-15 $17,439 $17,439

Years 16+ $47,444 $47,444

Kansas Discounted Cash Flow Pre-Incentives Post-Incentives

Pre-Build and Years 1-5 $1,203,224 $139,037

Years 6-10 $454,001 $120,269

Years 11-15 $350,774 $350,774

Years 16+ $946,389 $946,389

Discounted Cash Flow for Lecompton Fire
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Model: Berry Plastics- Abatement

Sensitivity Analysis

Sensitivity Analysis

Fire District 

Change in 

Cemetary 

Change in 

Tax abatement increase of 1% ($1,978) ($290)

10 additional indirect jobs $0 $0

10 additional direct jobs $537 $118

$500,000 additional capital investment $1,592 $301

$1,000 additional wages to direct employees ($100) $10

1 mill increase in property taxes $18,003 $17,937

Sensitivity Analysis for Fire District and Cemetery
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Model: Berry Plastics- Abatement

APPENDIX 1: Annual Results (not Discounted)

Lecompton Fire District

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $26,422 ($23,289) ($23,625) ($20,493) ($20,493)

2 $27,118 ($644) ($23,861) $2,613 ($17,880)

3 $28,255 ($3,952) ($24,100) $203 ($17,677)

4 $29,412 ($5,172) ($24,341) ($101) ($17,778)

5 $30,589 ($6,415) ($24,584) ($410) ($18,188)

6 $31,345 ($4,532) ($24,830) $1,982 ($16,206)

7 $31,658 ($4,578) ($25,078) $2,002 ($14,204)

8 $31,975 ($4,624) ($25,329) $2,022 ($12,182)

9 $32,294 ($4,670) ($25,582) $2,042 ($10,140)

10 $32,617 ($4,716) ($25,838) $2,062 ($8,078)

11 $32,943 ($4,764) $0 $28,180 $20,102

12 $33,273 ($4,811) $0 $28,462 $48,564

13 $33,606 ($4,859) $0 $28,746 $77,310

14 $33,942 ($4,908) $0 $29,034 $106,344

15 $34,281 ($4,957) $0 $29,324 $135,668

Maple Grove Cemetery

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0

1 $3,861 ($55) ($3,459) $347 $347

2 $3,958 ($19) ($3,493) $445 $792

3 $4,056 ($71) ($3,528) $457 $1,250

4 $4,200 ($106) ($3,564) $530 $1,780

5 $4,347 ($143) ($3,599) $605 $2,385

6 $4,496 ($135) ($3,635) $726 $3,111

7 $4,541 ($136) ($3,671) $733 $3,844

8 $4,586 ($137) ($3,708) $741 $4,585

9 $4,632 ($139) ($3,745) $748 $5,333

10 $4,678 ($140) ($3,783) $756 $6,089

11 $4,725 ($141) $0 $4,584 $10,672

12 $4,772 ($143) $0 $4,630 $15,302

13 $4,820 ($144) $0 $4,676 $19,978

14 $4,868 ($146) $0 $4,723 $24,700

15 $4,917 ($147) $0 $4,770 $29,470
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Model: Berry Plastics- Abatement

APPENDIX 1: Annual Results (not Discounted) (Continued)

Northeast Kansas Library District

Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $6,662 ($2,395) ($5,906) ($1,639) ($1,639)

2 $6,874 ($177) ($5,965) $732 ($907)

3 $7,090 ($340) ($6,025) $725 ($182)

4 $7,566 ($692) ($6,085) $789 $607

5 $8,051 ($1,051) ($6,146) $854 $1,461

6 $8,545 ($1,324) ($6,208) $1,014 $2,475

7 $8,631 ($1,337) ($6,270) $1,024 $3,499

8 $8,717 ($1,351) ($6,332) $1,034 $4,533

9 $8,804 ($1,364) ($6,396) $1,044 $5,577

10 $8,892 ($1,378) ($6,460) $1,055 $6,632

11 $8,981 ($1,391) $0 $7,590 $14,222

12 $9,071 ($1,405) $0 $7,665 $21,887

13 $9,162 ($1,419) $0 $7,742 $29,630

14 $9,253 ($1,434) $0 $7,820 $37,449

15 $9,346 ($1,448) $0 $7,898 $45,347

State of Kansas
Year Revenues Costs Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $804,857 ($4,618) ($773,963) $26,277 $26,277

2 $142,918 ($11,958) ($102,603) $28,357 $54,633

3 $171,300 ($30,152) ($103,629) $37,519 $92,152

4 $193,581 ($48,708) ($104,666) $40,207 $132,359

5 $209,570 ($67,633) ($105,712) $36,224 $168,583

6 $221,147 ($75,900) ($106,769) $38,477 $207,060

7 $223,358 ($76,659) ($107,837) $38,862 $245,922

8 $225,592 ($77,425) ($108,916) $39,251 $285,173

9 $227,848 ($78,200) ($110,005) $39,643 $324,816

10 $230,126 ($78,982) ($111,105) $40,040 $364,856

11 $232,427 ($79,771) $0 $152,656 $517,512

12 $234,752 ($80,569) $0 $154,182 $671,694

13 $237,099 ($81,375) $0 $155,724 $827,418

14 $239,470 ($82,189) $0 $157,281 $984,700

15 $241,865 ($83,010) $0 $158,854 $1,143,554
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Model: Berry Plastics- Abatement

APPENDIX 2: Annual Results (Discounted)

Lecompton Fire District

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $24,845 ($21,899) ($22,215) ($19,269) ($19,269)

2 $23,977 ($569) ($21,098) $2,310 ($16,959)

3 $23,492 ($3,286) ($20,037) $169 ($16,791)

4 $22,994 ($4,043) ($19,029) ($79) ($16,869)

5 $22,487 ($4,716) ($18,073) ($302) ($17,171)

6 $21,667 ($3,133) ($17,164) $1,370 ($15,801)

7 $20,578 ($2,976) ($16,301) $1,301 ($14,500)

8 $19,543 ($2,826) ($15,481) $1,236 ($13,264)

9 $18,560 ($2,684) ($14,703) $1,174 ($12,090)

10 $17,627 ($2,549) ($13,963) $1,115 ($10,976)

11 $16,741 ($2,421) $0 $14,320 $3,344

12 $15,899 ($2,299) $0 $13,600 $16,944

13 $15,099 ($2,183) $0 $12,916 $29,860

14 $14,340 ($2,074) $0 $12,266 $42,126

15 $13,619 ($1,969) $0 $11,650 $53,776

Maple Grove Cemetery

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $3,630 ($52) ($3,252) $326 $326

2 $3,499 ($17) ($3,089) $394 $720

3 $3,372 ($59) ($2,933) $380 $1,100

4 $3,284 ($83) ($2,786) $415 $1,515

5 $3,195 ($105) ($2,646) $445 $1,959

6 $3,108 ($93) ($2,513) $502 $2,461

7 $2,951 ($88) ($2,386) $477 $2,938

8 $2,803 ($84) ($2,266) $453 $3,391

9 $2,662 ($80) ($2,152) $430 $3,821

10 $2,528 ($76) ($2,044) $408 $4,229

11 $2,401 ($72) $0 $2,329 $6,558

12 $2,280 ($68) $0 $2,212 $8,770

13 $2,166 ($65) $0 $2,101 $10,871

14 $2,057 ($62) $0 $1,995 $12,867

15 $1,953 ($58) $0 $1,895 $14,761
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Model: Berry Plastics- Abatement

APPENDIX 2: Annual Results (Discounted) (Continued)

Northeast Kansas Library District

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $6,264 ($2,252) ($5,554) ($1,541) ($1,541)

2 $6,078 ($157) ($5,274) $647 ($894)

3 $5,895 ($283) ($5,009) $603 ($291)

4 $5,915 ($541) ($4,757) $617 $326

5 $5,919 ($773) ($4,518) $628 $954

6 $5,907 ($915) ($4,291) $701 $1,655

7 $5,610 ($869) ($4,075) $665 $2,320

8 $5,328 ($825) ($3,870) $632 $2,952

9 $5,060 ($784) ($3,676) $600 $3,552

10 $4,805 ($745) ($3,491) $570 $4,122

11 $4,564 ($707) $0 $3,857 $7,979

12 $4,334 ($672) $0 $3,663 $11,642

13 $4,116 ($638) $0 $3,479 $15,121

14 $3,909 ($606) $0 $3,304 $18,424

15 $3,713 ($575) $0 $3,138 $21,562

State of Kansas

Year

 Discounted 

Revenues 

Discounted 

Costs

Discounted 

Incentives Net Cumulative

Pre-Operation $0 $0 $0 $0 $0 

1 $756,818 ($4,342) ($727,768) $24,708 $24,708

2 $126,367 ($10,573) ($90,721) $25,073 $49,781

3 $142,422 ($25,069) ($86,159) $31,193 $80,974

4 $151,340 ($38,080) ($81,827) $31,434 $112,408

5 $154,061 ($49,719) ($77,712) $26,629 $139,037

6 $152,868 ($52,466) ($73,805) $26,598 $165,635

7 $145,181 ($49,828) ($70,093) $25,260 $190,895

8 $137,881 ($47,322) ($66,569) $23,990 $214,885

9 $130,948 ($44,943) ($63,222) $22,784 $237,669

10 $124,364 ($42,683) ($60,043) $21,638 $259,307

11 $118,110 ($40,537) $0 $77,574 $336,880

12 $112,171 ($38,498) $0 $73,673 $410,553

13 $106,531 ($36,562) $0 $69,968 $480,521

14 $101,174 ($34,724) $0 $66,450 $546,972

15 $96,087 ($32,978) $0 $63,109 $610,080

1/20/2011
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 SITE PLAN REVIEW 
BOARD OF COUNTY COMMISSIONERS STAFF REPORT 

February 2, 2011 
 
 
A. SUMMARY   

 
SP-11-58-10:  a site plan for a warehouse and printing facility on approximately 97.16 acres 
located northwest of the intersection of N 1800 and E 700 Roads. Site plan was submitted by Paul 
Werner Architects for Rockwall Farms, LC, property owner of record. 
 
B. GENERAL INFORMATION 
 
Current Zoning and Land Use: I-2 (Light Industrial) District; agricultural land 

uses and wooded open space. 
 

Surrounding Zoning and Land Use: A (Agricultural) District in all directions; 
agricultural land uses, rural residences, and 
wooded open space. 
[B-2 (General Business with conditions) District 
rezoning pending for property to the east being 
platted as Lot 1 Rockwall Farm Addition; 
development proposal pending for a corporate 
retreat.] 
 

Site Summary: 
Gross Area: 97.16 acres (4,232,289 square feet) 
Existing Building Coverage: 
Phase 1: 
Proposed Building Coverage  
 
 
 
Proposed impervious surface: 
Proposed pervious surface: 
Phase 2: 
Total Building Coverage: 
Proposed impervious surface: 
Proposed pervious surface: 

0
 
663,364 sq ft: 

600,000 sq ft; warehouse 
77,189 sq ft; printing facility and offices 
180 sq ft; guardhouse 
660,659 sq ft 

2,908,266 sq ft 
 
863,364 sq ft 
846,131 sq ft 
2,522,794 sq ft 

 
 
C. STAFF REVIEW 
The subject property contains approximately 97.16 acres and is located northwest of the 
intersection of E 700 and N 1800 Roads. The site plan proposes the construction of a 600,000 
square foot warehouse, and a 75,244 square foot printing/office area. In addition a 180 square 
foot guardhouse will be installed on the east side of the building. The facility will run 3 shifts and 
will have 70 employees on the largest shift. This facility will provide expansion area for the existing 
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Berry Plastics warehouse located in Lawrence. 
 
The right-of-way for E 700 Road north of N 1800 Road has been vacated and a shared access 
easement is being dedicated in this location with the plat for Rockwall Farms Addition. The site 
plan shows an access drive for Lot 1 outside of the shared access easement. An agreement 
between Lots 1 and 2 which specifies the maintenance responsibilities and shared use of the 
access drive should be executed and recorded with the Register of Deeds prior to the site plan 
being released for building permits. 
 
With the exception of the wooded area on the northern portion of the property the property is 
currently in agricultural production. (Figure 1) The surrounding area is rural with predominately 
agricultural uses and rural residences. The site plan shows the lot to the east, Lot 1, Rockwall 
Farms Addition, on Sheet 1 of the site plan for context as the site plans for the two lots have been 
coordinated to provide buffering for the lot to the east, which is being site planned for The Woods 
[SP-11-57-10], a rural corporate retreat. Sheet 2 of the site plan also shows a portion of Lot 1, as 
the drainage on the eastern half of Lot 2 will be directed into a pond located on Lot 1.  General 
Note 1.6 states that the owner of the warehouse facility will maintain the detention/retention 
ponds and access road to E 1800 Road. As the detention/retention ponds are located off-site, a 
maintenance agreement which identifies the detention pond and outlines the maintenance 
responsibilities should be prepared in a form acceptable to the County Engineer and County 
Counselor and recorded with the Register of Deeds. 
 
Section 20-810(i)(4) of the Subdivision Regulations require one of the following protection 
measures be implemented if environmentally sensitive lands are present:  

 Execution and recordation of a temporary set aside agreement;  
 Establishment of a permanent conservation easement; or  
 Placement of the environmentally sensitive lands to be protected within a tract or 

easement on the plat. 
 

A text amendment [TA-6-12-08] was approved by the City and County Commission to permit the 
additional option of placing environmentally sensitive lands within a tract or easement on a plat 
through the adoption of Joint Ordinance 3817 Resolution 10-30 on December 28, 2010.  The 
Rockwall Farms Addition Preliminary Plat was submitted and approved prior to the adoption of the 
text amendment; so the final plat was revised to show the protected area within a tract but this 
change is not shown on the preliminary plat. The protection measures approved with the final plat 
shall also be noted on the face of the site plan. 
 
As this site is for industrial development and the concept plans included a future expansion area, 
the protected area does not include all the environmentally sensitive area, but protects a 
contiguous stand of mature trees while accommodating future expansion needs.  
 
The western access drive crosses a Southern Star Easement which contains a buried gas line. The 
Southern Star representative indicated that a load analysis would need to be provided for 
approval. The site plan approval will be contingent upon Southern Star’s approval of the load 
analysis and design of the access drive. 
 
The access drive for Lot 1 currently crosses the southeast corner of Lot 2 (Figure 2). The site plan 
shows an access easement for this portion of the drive. This access easement should be dedicated 
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by separate instrument prior to the release of the site plan for building permits. 
 
The site plan designates an area for an on-site drip-irrigation system (approximately 5.5 acres, 
with an equal area shown for a replacement system for a total of 11 acres) and an on-site lagoon 
system for sewage management. The Lawrence-Douglas County Health Department indicated that 
either type of sewage management may be utilized. KDHE would be responsible for approving the 
location of the lagoon and is responsible for issuing the permit for the lagoon, while the Lawrence-
Douglas County Health Department is responsible for approving the location and issuing the 
permit for the drip-irrigation system. Prior to building permits being issued, a permit must be 
obtained for the sewage management system that is to be utilized.   
 
While the site plan shows on-site sewage management systems, it is possible that the system may 
need to be located off-site when the final location is determined. At their December 22, 2010 
meeting the County Commission approved a variance from Section 20-811(d) of the Subdivision 
Regulations which requires that platted lots utilize on-site sewage management systems to permit 
the use of an off-site sewage management system if necessary.  If an off-site system is to be 
utilized, an easement or other mechanism acceptable to the County Health Department and the 
County Counselor for the off-site system and its connection to the platted lot shall be recorded 
with the Register of Deeds. The site plan should note that the County Commission approved the 
variance at their December 22, 2010 meeting with this condition. 
 
Note 2.2 on the site plan identifies the current zoning as ‘A and I-2 Zoning’. The County 
Commission approved the I-2 Zoning for Lot 2 with the reading of Resolution 10-28 at their 
November 10, 2010 meeting. This note should be revised to show the current zoning as ‘I-2’ only. 
 
D. Findings 
Per Section 19A-5, staff shall first find that the following conditions have been met: 
 
(a) That the proposed use is a permitted use in the district in which the property is 

located; 
 
The subject property was rezoned from the A (Agricultural) District to the I-2 (Light Industrial) 
district with Resolution 10-28. This rezoning was approved by the County Commission at their 
November 10, 2010 meeting. The proposed uses, warehousing and printing, are listed as 
permitted uses in the IL District in Section 12-312-2.03 of the County Zoning Regulations. 
 
(b) That the proposed arrangement of buildings, off-street parking, access, 

lighting, landscaping, and drainage is compatible with adjacent land uses; 
 
The drainage study indicated that the site has been designed so that the east portion of the lot will 
drain into a detention pond located on Lot 1. At the County Engineer’s recommendation, the west 
portion of the Lot 2 will drain into an off-site detention area to the west. These off-site detention 
systems shall be tied to the development on Lot 2 through an easement or other mechanism 
suitable to the County Engineer and County Counselor which is recorded at the Register of Deeds 
Office. The site plan should note the Book and Page Number of the easement or other 
mechanism.  The off-site detention systems shall be developed with the warehouse facility to 
manage the stormwater flow. 
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While the warehouse is a large structure with 600,000 sq ft of floor area; the building is oriented 
perpendicular to N 1800 Road and set back approximately 1000 ft from the road. This location in 
addition to the topography of the site, which includes an increase in elevation from 1040 along N 
1800 Road to 1050 to the north and a return to 1044 for the floor elevation of the building, will 
minimize the facility’s impact on the view from N 1800 Road.  
 
The Zoning Regulations require 1 parking space per 2 employees on the largest shift for a 
industrial or warehouse establishment. The plan indicates that 70 employees will be employed on 
the largest shift so 35 parking spaces are required; however, 150 parking spaces will be provided 
to allow for the increased parking need at shift change. The amount of parking provided should 
prevent over-crowding of the employee parking area. 
 
The site plan shows the location of the proposed exterior lighting which utilizes 400 watt metal 
halide lighting fixtures on 25 ft poles. A detail of the lighting fixture was provided as an exhibit for 
the file. The lighting fixtures are not cut-off fixtures, but the applicant indicated that the 
surrounding trees should prevent glare to adjacent property owners. In the event that the trees 
are removed or reduced to the degree that glare occurs to neighboring properties, the lighting 
fixtures should be revised to a cut off fixture or other measures to reduce glare and light trespass 
should be utilized. A note to this effect should be added to the plan. 
 
The property to the east, Lot 1 Rockwall Farms Addition, is being site planned for a rural corporate 
retreat. In order to insure that this industrial use would be compatible with the rural tourism use 
being proposed to the east, the two properties are being site planned concurrently so the site 
design and screening methods proposed for Lot 2 can coordinated with the site design of Lot 1.  
Three berms are proposed between the two properties to minimize the visual impact of the 
industrial facility on the corporate retreat.   
 
The applicant indicated that the property owner intends to landscape these berms, but due to the 
fact that they extend over 1500 linear ft he was not comfortable with establishing a landscape 
plan. The finished floor elevation of the warehouse is 1046, the elevation of the north and central 
berms are 1058, and the elevation of the southern berm is 1060. The height of the warehouse is 
approximately 40 ft. The elevation of the cabins on the adjacent property is between 1012 and 
1028 and the elevation of the conference center is approximately 1008.  Given the distance 
separating the rural retreat from the warehouse and the change in elevation between the rural 
retreat and the warehouse, the berms should provide satisfactory buffering. 
 
(c) That the vehicular ingress and egress to and from the site and circulation 

within the site provides for safe, efficient and convenient movement of traffic 
not only within the site but on adjacent roadways as well; 

 
A Traffic Impact Study was provided with the rezoning and plat for Rockwall Farms Addition. The 
County Engineer accepted the study and the following improvements will be made to N 1800 
Road:  

1)  The west-bound right-turn lane to the warehouse facility will be extended to 
accommodate truck traffic; 

2)  An east-bound, left-turn lane will be added to N 1800 Road to allow vehicles 
accessing the site from the west to move out of the flow of N 1800 Road traffic when 
entering the Berry site. 
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3)  The N 1800 Road access will be constructed with 2 egress lanes and 1 ingress to 
prevent stacking on site. 

These road improvements to N 1800 Road should be noted on the site plan. 
 
The site plan indicates that gates will be installed on access drives around the warehouse and the 
access drive connecting with the access to Lot 2. These will be lightweight gates that will not be 
locked but will be operated with a remote. The Lecompton Fire Chief indicated that the gates were 
acceptable.   
 
A shared access easement was dedicated with the plat of the Rockwall Farms Addition to provide 
for shared access between Lots 1 and 2; although the applicant indicated that the access at the E 
700 Road access point would be the primary access for Lot 1 and the off-site access point to the 
west would be the primary access for Lot 2. An access easement for the off-site access point to N 
1800 Road will be dedicated by separate instrument and the Book and Page No. noted on the face 
of the site plan.  An access easement containing the angled drive into Lot 1 will also be dedicated 
by separate instrument and the Book and Page Number should be noted on the site plan. An 
access drive for Lot 1, the Woods, is located on Lot 2 parallel to the east side of the warehouse. 
An agreement regarding the maintenance of this access drive and the vehicular access for both 
lots to N 1800 Road should be recorded prior to the release of the site plan for building permits. 
 
(d) That the site plan provides for the safe movement of pedestrians within the 

site; 
 
A walkway links the employee parking area to the printing facility. Per Section 12-31601.01(a) a 
parking lot with 150 parking spaces shall provide 5 accessible spaces. The plan includes 5 
accessible parking spaces near the employee and public entrances.  
 
(e) That there is a sufficient mixture of grass, trees, and shrubs within the interior 

and perimeter (including public right-of-way) of site so that the proposed 
development will be in harmony with adjacent land uses and will provide a 
pleasing appearance to the public.  Any part of the site plan area not used for 
buildings, structures, parking, or accessways shall be landscaped with a 
mixture of grass, trees and shrubs; 

 
Adequate landscaping is provided along the south side of the building. No other landscaping is 
indicated on the site plan. The site plan notes that any part of the site plan area not used for 
buildings, or other impervious surfaces, shall be landscaped with a mixture of grass, trees, and 
shrubs. 
 
(f) That all outdoor trash storage areas are screened; 
 
A trash compactor will be located adjacent to the building. This will not be visible from adjacent 
properties or the road right-of-way; therefore, screening will not be required. 
 
 
 
 
E.  CONCLUSION 
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The proposed request, as conditioned, is in conformance with the requirements for the I-2 (Light 
Industrial) Zoning District. Staff recommends that Site Plan 10-58-10 for a warehouse and 
printing facility at the northwest corner of the intersection of N 1800 and E 700 Roads be 
approved subject to the following conditions: 
 

1. The applicant shall provide 4 full-sized copies of the site plan, revised with the following 
changes: 
a) Note the protection measures and maintenance responsibility for the environmentally 

sensitive lands located within Tract A on the plan. 
b) Revise General Note 1.8 as follows: “The Board of County Commissioners approved a 

variance from the requirement to have an on-site sewage management system for 
platted lots [Section 20-811(d), Subdivision Regulations] at their December 22, 2010 
meeting to permit the development to utilize an off-site sewage management system 
subject to the condition that easements, or other mechanisms acceptable to the 
Lawrence-Douglas County Health Department and County Counselor, for property 
containing the off-site sewage management system and its connection to the platted 
lot shall be dedicated by separate instrument or recorded with the Register of 
Deeds.” 

c) Property Information Note 2.2 revised to show I-2 as the current zoning, the subject 
property is no longer zoned ‘A’. 

d) Show 2 egress lanes and 1 ingress lane on the N 1800 Road access. 
e) List the Book and Page Number for the off-site access easement for the access drive 

onto N 1800 Road to the west of Lot 2. 
f) Include the Book and Page Number for the recorded agreement regarding the 

maintenance responsibility for the detention ponds to the east of Lot 2 in General Note 
1.6. 

g) List the Book and Page Number for the shared access easement for the entrance to Lot 
1. 

h) List the Book and Page Number for the recorded easement or other mechanism 
acceptable to the County Engineer and County Counselor for the drainage detention 
being provided to the west of Lot 2.  

i) Addition of the following note to the plan: “In the event that the trees along the west 
property line are removed or reduced to the degree that glare occurs to neighboring 
properties, the lighting fixtures shall be revised to a cut off fixture or other means shall 
be utilized to prevent glare and light trespass to adjacent properties.” 

j) Add a note to the site plan indicating that the following improvements shall be made to 
N 1800 Road with this development, per the approval of the County Engineer:  
o The west-bound right-turn lane to the facility will be extended to 

accommodate truck traffic; 
o An east-bound, left-turn lane will be added to N 1800 Road to allow vehicles 

accessing the site from the west to move out of the flow of N 1800 Road 
traffic when entering the site. 

k) Add a note to the plan which states that a revised site plan shall be submitted to the 
Planning Office and approved by the County Commission prior to development 
occurring in Phase 2. 
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l) The note regarding road improvements to N 1800 Road may need to be changed to 
reflect County’s participation following the Commission’s action on that item. 
 

2. An agreement between Lots 1 and 2 which specifies the maintenance responsibilities and 
permits shared vehicular access to N 1800 Road should be executed and recorded with the 
Register of Deeds prior to the site plan being released for building permits. 
 

3. Prior to building permits being issued, a permit must be obtained from the appropriate 
regulatory agency for the sewage management system to serve Lot 2.  

 
4. Prior to release of the site plan for building permits, documentation of Southern Star’s 

approval of the load analysis and design of the access drive which crosses their easement 
must be provided to the Planning Office. 
 

5. The property owner shall construct the off-site drainage detention systems to the east, per 
the drainage study, and west, as recommended by the County Engineer, with the 
development to provide stormwater management. Occupancy permits shall not be released 
until the completion of the off-site drainage detention systems which includes a detention 
area to the west and the pond to the east as identified in the drainage study. 

 
6. Prior to release of the site plan, the preliminary plat shall be revised to include an access 

easement for the access drive along the east side of the warehouse and returned to the 
County Commission for acceptance of dedication. The final plat will be revised to reflect 
the new easement for completion of the administrative review. (For discussion of options) 
 

7. The site plan shall not be released until the final plat has been recorded with the Register 
of Deeds. 
 

8. A maintenance agreement which identifies the off-site detention/retention ponds to the 
east which the owner of the warehouse facility is responsible for maintaining and which 
outlines the maintenance responsibilities shall be prepared in a form acceptable to the 
County Engineer and County Counselor and recorded with the Register of Deeds.  

 
9. The off-site detention system to the west of Lot 2 shall be tied to Lot 2 through an 

easement or other mechanism suitable to the County Engineer and County Counselor 
which is recorded at the Register of Deeds Office.  
 

10. Prior to building permits being issued, Lot 1 shall be split so that only that amount of 
property needed to accommodate the proposed building, parking and associated site 
elements, and future expansion shown on the site plan for Berry Plastics is maintained.  
Application to rezone the property to an appropriate zoning district shall be made by the 
owner of the new remainder lot but the zoning need not be established prior to issuing 
Berry Plastics a building permit to construct the proposed facility. 
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Figure 1 Aerial of subject property showing stands of mature trees in the 
north. 
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 SITE PLAN REVIEW 
BOARD OF COUNTY COMMISSIONERS STAFF REPORT 

February 2, 2011 
 
 
A. SUMMARY 

 
SP-11-57-10, a site plan for The Woods, a rural corporate retreat which includes a banquet 
facility and tavern which are classified as Personal Services; lodging which is classified as Hotels, 
Motels, or Motor Hotels;  a conference center which is classified as an Amusement Place; as well 
as accessory sports fields and swimming pool which are classified as Accessory Uses on 
approximately 107 acres located northeast of the intersection of E 700 and N 1800 Roads. 
Submitted by Paul Werner Architects for Rockwall Farms, LC, property owner of record. 
 
B. GENERAL INFORMATION 
 
Current Zoning and Land Use: A (Agricultural) District [B-2 (General Business 

with conditions) zoning is pending the recording 
of the final plat]; woodland and agricultural land 
uses 
 

Surrounding Zoning and Land Use: A (Agricultural) District to the north, east and 
south; established farms and rural residences with 
Interstate Highway 70 to the south. 
 
I-2 (Light Industrial) District to the west; 
agricultural land with development proposal for 
warehouse facility. 
 

Site Summary: 
Gross Area: 107 acres: 58.99 acres Lot 1 Rockwall Farms 

Addition and 48.01 acres located within the 
surrounding buffer. 
 

Proposed Building Coverage: 
 
 

73,920 sq ft: Conference Center building one, 
48,000 sq ft, and building two, 24,000 sq ft,  plus 
1,920 square feet of accessory storage buildings:  

 
 
C. STAFF REVIEW 
The subject property contains 58.99 acres being platted as Lot 1, Rockwall Farms Addition and 
approximately 48 acres of surrounding buffer area. The property is located northeast of the 
intersection of E 700 and N 1800 Roads. Portions of the property are heavily wooded with the 
remainder in agricultural production. The surrounding area is rural with predominately agricultural 
uses and rural residences. The applicant intends to construct a rural corporate retreat and plans to 
integrate the structures within the wooded areas. As this is a unique development which will 
incorporate the environmentally sensitive areas into the design, the Temporary Set Aside 
Agreement does not note the specific areas to be protected, but rather references the site plan, to 
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allow the applicant flexibility in locating the cabins and other features. The Temporary Set Aside 
agreement was drafted with a previously proposed preliminary plat for this property, but has not 
been recorded. This temporary set aside agreement shall be recorded prior to the recording of the 
final plat and the site plan should reference the agreement and the Book and Page Number. The 
plan should also identify the wooded areas which are being protected with this development. 
 
Given the wooded nature of the property, open trash areas would attract wildlife; therefore, the 
trash receptacles will be completely enclosed. 
 
The County Commission approved a concept plan with the rezoning for this property which 
showed a 300 ft buffer area. A revised concept plan was provided with the rezoning request for 
the property to the west, and as these two sites were being master planned together, the 
Commission approved a reduction in the buffer area along the west property line to 200 ft at their 
December 8th, 2010 meeting.  As a portion of the access drive for the corporate retreat is located 
off-site, an agreement shall be executed for the maintenance and use of the access drive which 
shall be recorded with the Register of Deeds prior to the release of the site plan for building 
permits. 
 
The chapel should be relocated to the platted lot. The larger parent parcel lost its vested right to a 
building permit when it is subdivided through the platting of Lot 1. Per Section 20-801(e) of the 
Subdivision Regulations, a parcel lawfully created within the A District prior to December 31, 2006 
that has been maintained in individual ownership, may be used for residential purposes or for 
another use allowed within the A District without further review under the Subdivision Regulations 
until the parcel is further subdivided. The parcels containing Lot 1 are being subdivided with the 
Rockwall Farm Addition and the portion remaining outside of the platted property is no longer 
vested. In order to be eligible for a building permit, the remainder of the parcel to the south would 
need to be divided through a Certificate of Survey for residential purposes or through a plat for 
other uses permitted within the A District. (Figure 1)  
 
D. Findings 
Per Section 19A-5, staff shall first find that the following conditions have been met: 
 
(a) That the proposed use is a permitted use in the district in which the property is 

located; 
 
The subject property is zoned B-2 (General Business, with conditions) District, which permits 
limited commercial uses.  Permitted uses within the B-2 Conditioned Zoning District are: 

a. Any use permitted in the “R-1” Single-Family Residential District. 

b. Hospital or clinic for large or small animals, such as cattle, horses, dogs, cats, birds and 
the like, provided that such hospital or clinic and any treatment rooms, cages, pens or 
kennels be maintained within a completely enclosed building with soundproof walls and 
that such hospital or clinic be operated in such a way as to produce no objectionable 
odors outside its walls and located on a sewer. 

c. Outdoor advertising structure, or non-flashing sign pertaining only to a use conducted 
within the building, and any sign or display in excess of 30 square feet in area shall be 
attached flat against a wall of the building, and in no case shall any sign or display 
attached to a building project above the roofline. The permitted 30 square feet of sign 
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area for projecting or free-standing signs may be in one sign or the aggregate area of 
several signs. 

d. Personal service uses including barber shops, beauty parlors, photographic or artists’ 
studios, restaurants, (but not drive-in restaurants), taverns, and other personal service 
uses of a similar character. 

e. Retail stores, including florist shops and greenhouses in connection with such shops, but 
there shall be no slaughtering of animals or poultry on the premises of any retail store. 

f. Amusement place, skating rink, swimming pool or dance hall in a completely enclosed 
building, auditorium or theater, except open-air drive-in theaters. 

g. Bowling alleys and billiard parlors. 

h. Hotels, motels, or motor hotels. 

i. Outdoor advertising structure or sign and any sign or display in excess of 100 square 
feet in area shall be attached flat against a wall or building. See Section 6-2(17) for 
height and location of sign requirements. 

j. Accessory buildings and uses. 
 
The proposal includes a banquet facility with kitchen, and a tavern, these uses are classified as 
Personal Services; lodging will be provided cabins, which meet the definition of a Motel; lodging 
will also be provided within the conference center, this lodging would be similar to a Hotel; the 
conference center is similar to an auditorium which is classified as an Amusement Place and 
swimming pools and sports fields which are classified as Accessory Uses. The uses being proposed 
for Lot 1 are permitted uses within the B-2 District as conditioned. The site plan refers to the use 
as a ‘country club’, this should be revised to ‘corporate retreat. 
 
(b) That the proposed arrangement of buildings, off-street parking, access, 

lighting, landscaping, and drainage is compatible with adjacent land uses; 
 
The buildings, off-street parking and accessory pool are all located toward the interior of the site. 
A 300 ft buffer area was approved by the County Commission with the approval of the concept 
plan with the rezoning request. The buffer area along the west side was later reduced to 200 ft 
when the County Commission approved a revised concept plan shown with the rezoning of the 
Berry Plastics facility to the west at their December 8th, 2010 meeting. Berms are proposed within 
the buffer area on the west and the western portion of Lot 1 to provide screening between the 
industrial and tourism uses. The arrangement of the site is compatible with adjacent land uses. 
 
(c) That the vehicular ingress and egress to and from the site and circulation 

within the site provides for safe, efficient and convenient movement of traffic 
not only within the site but on adjacent roadways as well; 

The Douglas County Engineer required that either an access easement for the curved access at 
the south of The Woods property be provided or that the access drive be straightened onto the 
platted lot. An access easement for this portion of the drive is shown on the site plan. This 
easement should be dedicated by separate instrument and recorded prior to the release of the site 
plan for building permits. The County Engineer reviewed the Traffic Impact Study and 
recommended a right-turn lane for the Woods property. This lane will be added with the 
improvements to N 1800 Road. The site plan should show or note that this additional lane will be 
provided.  
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(d) That the site plan provides for the safe movement of pedestrians within the 
site; 

 
A walkway has been provided from the parking areas to the country club, and the chapel. The 
ADA parking spaces have ramps to the sidewalk along the country club. The plan notes that 
compacted gravel is to be used for the ADA parking spaces.  
 
(e) That there is a sufficient mixture of grass, trees, and shrubs within the interior 

and perimeter (including public right-of-way) of site so that the proposed 
development will be in harmony with adjacent land uses and will provide a 
pleasing appearance to the public.  Any part of the site plan area not used for 
buildings, structures, parking, or accessways shall be landscaped with a 
mixture of grass, trees and shrubs; 

 
The parking areas and buildings are located to the interior of the site and the existing landscaping 
will buffer them from the adjacent properties. The site plan notes that all disturbed areas will be 
landscaped with a mixture of trees, ground cover and turf. The wooded areas that are to be 
undisturbed with the construction of this development must be noted on the plan.  The Temporary 
Set Aside Agreement shall be recorded and the Book and Page Number noted on the final plat. 
The site plan should also reference that the wooded areas are protected as noted in the 
Temporary Set Aside Agreement and provide the Book and Page Number. 
 
(f) That all outdoor trash storage areas are screened; 
 
The trash storage area will be located near the facilities. The trash storage area must be shown on 
the plan. Screening is not necessary as the conference center is located within the interior of the 
site and the trash storage area will not be visible from any adjacent properties. 
 
E.  CONCLUSION 

The proposed request, as conditioned, is generally consistent with the B-2 conditioned Zoning 
District. Staff recommends that Site Plan SP-11-57-10 for a rural corporate retreat and accessory 
sports field be approved subject to the following conditions: 
 

1. The applicant shall submit 4 copies of a revised site plan with the following changes:  
a. Revise General Note 1.8 to clarify that all wooded areas located beyond the 20 ft 

buffer surrounding improvements are the protected features referenced in the 
Temporary Set Aside Agreement. 

b. Note the proposed use as a ‘corporate retreat’ rather than a ‘country club’. 
c. Add the following note to the plan: “A permit for the sewage management system 

must be obtained before building permits may be issued. If the lagoon system is 
used, a Kansas Department of Health and Environment permit is necessary. If the 
drip irrigation system is utilized, a permit from the Lawrence-Douglas County Health 
Department must be obtained.” 

d. Add the following note to the plan: “The Board of County Commissioners approved a 
variance from the requirement to have an on-site sewage management system for 
platted lots [Section 20-811(d)] to permit the lot to have an off-site sewage 
management system subject to the condition that easements, or other mechanisms 
acceptable to the Health Department and County Counselor, for property 
containing the off-site sewage management system and its connection to the 
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platted lot(s) shall be dedicated by separate instrument or recorded with the 
Register of Deeds.” 

e. Show the trash storage area on the plan. 
f. The chapel and associated parking shall be relocated to Lot 1, or removed from the 

plan, as the proposed location is on unplatted property and is located in the 
required buffer area.  

g. The site plan shall contain the following note: “Environmentally sensitive lands shall 
be protected as required in the Temporary Set Aside Agreement which was recorded 
at Book_____ Page _______.” 

h. Show or note the area that a right-turn lane will be added to N 1800 Road. 
i. Note the Book and Page Number for the recorded easement or agreement for the 

off-site sewage management system and connection to Lot 1. 
 

2. An agreement between Lots 1 and 2 which specifies the maintenance responsibilities and 
permits shared vehicular access to N 1800 Road should be executed and recorded with the 
Register of Deeds prior to the site plan being released for building permits. 

 
3. If exterior lighting is proposed, the site plan must be revised to show the location of all 

exterior lighting. 
 
4. Permits shall be obtained for the off-site sewage management system prior to the release 

of building permits. 
 
5. The access easement for the Lot 1 access drive which is located on Lot 2 shall be dedicated 

by separate instrument and recorded with the Register of Deeds prior to the site plan being 
released for building permits. 
 

6. The final plat for Rockwall Farms Addition shall be recorded prior to the release of the site 
plan for building permits. 
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Figure x. Map with general plat location showing the remaining parcels which are no longer 
vested. (X). Platting or division through a Certificate of Survey is necessary before a building 
permit may be obtained for these remaining parcels. 
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