
JUNCTION CITY/GEARY COUNTY
METROPOLITAN PLANNING COMMISSION

BOARD OF ZONING APPEALS

MINUTES

July 12, 2012
7:00 p.m.

Members Members Staff
(Present) (Absent)

Brandon Dibben         David Yearout
Maureen Gustafson         Shari Lenhart
John Moyer
Ken Mortensen
Mike Ryan
Mike Watson

1. CALL TO ORDER & ROLL CALL

Vice-Chair Gustafson called the meting to order at 7:00 p.m. and noted all members 
present except Commissioner Mortensen, who arrived at 7:02 p.m.

2. SEATING  OF  NEW  BOARD  MEMBER  AND  ACKNOWLEDGEMENT  OF 
REAPOINTMENT OF OTHER BOARD MEMBERS – OATH OF OFFICE

David Yearout stated that Mike Ryan and John Moyer were both reappointed for another 
three year term.  He introduced Chuck Mowry, the newly appointed member to replace 
Mike Steinfort.  Tyler Ficken, Junction City City Clerk, administered the oath of office to 
Mr. Mowry.

3. ELECTION OF OFFICERS

Commissioner Watson moved to elect Maureen Gustafson as Chair and Commissioner 
Mortensen seconded the motion.  There being no other nominations, the Commission 
voted to elect Maureen Gustafson as Chair on a unanimous vote. 

Commissioner Moyer moved to elect Ken Mortensen as Vice-Chair and Commissioner 
Ryan seconded the motion.  There being no other nominations, the Commission voted 
to elect Ken Mortensen as Vice-Chair on a unanimous vote.

Commissioner  Ryan  moved to  elect  David  Yearout  as  Secretary  and Commissioner 
Moyer  seconded  the  motion.   The  Commission  voted  to  elect  David  Yearout  as 
Secretary on a unanimous vote.

4. APPROVAL OF MINUTES
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Commissioner Ryan moved to approve the minutes of the May 10, 2012, meeting as 
written.  Commissioner Watson seconded the motion and it passed unanimously.

5. OLD BUSINESS - None

6. NEW BUSINESS 

Item No. 1 – Case No. FP-07-01-12 – Final Plat for Alexander Addition, to the City 
of Junction City, Kansas.

Chair  Gustafson  opened  the  discussion  on  the  request  of  Kaw Valley  Engineering, 
agent, on behalf of Out West Investments, LLC, owner, requesting final plat approval for 
Alexander Addition, a 6.5 acre tract with an existing house located on the north side of 
McFarland Road and south of the golf course property, and called for the staff report.

Mr. Yearout stated the owner is proposing to create 5 new lots in addition to the existing 
home  along  the  north  property  line.   The  existing  home  is  accessed  by  a  “travel 
easement” from McFarland Road which is shared with two other homes on the west of 
that travel easement.  These two unplatted “lots” were created prior to annexation by the 
City.  

Mr. Yearout noted the Plat Review Meeting held on July 2, identified the following:

1. Two issues concerning access to public streets with this proposal.  The first is 
the proposed extension of Alexander Court past the two existing homes south 
and west of the plat.  The second issue is the proposed frontage of two new lots 
onto McFarland Road at the east end of the plat.  

2. A public water line will need to be extended from the east end of the property 
with  an adequate  easement  being provided.   A fire  hydrant  may need to be 
installed in accordance with the requirements of the Fire Department.

3. Additional utility easements will need to be shown on the perimeter of the plat 
and an easement  must  be shown between  proposed lots  2  and 3 for  future 
streetlight purposes.

4. Westar will require a relocation of the overhead line on Lot 5 and this must be 
done as a condition of plat approval.  The plat approval will  also note that all 
lines will continue to be overhead as an exception to the normal requirement to 
bury power lines, due to the nature of the property.

5. Westar desires an expanded easement for the overhead line along the west side 
of  the residential  properties on the west  side of  the travel easement.   There 
apparently  is  a  5-foot  easement,  which  is  inadequate  to  continue  to  provide 
service and maintain the lines.  This will need to be addressed outside the plat, 
but  will  be  an  issue  in  discussions  concerning  the  conversion  of  the  travel 
easement to a public street.

6. Normal  gravity  sanitary  sewers  are  not  easily  extended  at  this  time  and  an 
alternative of installing “low pressure sewers” is being explored.  Granting more 
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home sites with on-site wastewater systems within the City of Junction City is not 
supported by City staff.

Mr.  Yearout  distributed  a  letter  from  Kaw  Valley  Engineering  to  Greg  McCaffery 
explaining the restrictions of  the current  regulations regarding public sanitary sewers 
and suggesting the use of a residential Grinder Pump Lift Station and force main.  Since 
City staff does not support individual on-site wastewater systems and the public main is 
approximately 500 feet from the property, this optional type of system is preferable.  Mr. 
Yearout explained that this system would also allow for smaller lots, which staff strongly 
encourages.   The current  city regulations may need amended so all future plats are 
treated equally with this type of wastewater option.

Mr. Yearout concluded by stating that staff is recommending this item be tabled until the 
August meeting to allow the developer and staff to address the issues as outlined in the 
staff report.

Discussion ensued between Commissioners and staff  concerning the issues raised in 
the staff report and how the current city regulations deal with those issues.  In response 
to concern about storm water run-off and lack of a preliminary plat, Mr. Yearout stated 
there is not really any storm water to catch and Kaw Valley Engineering did take into 
consideration  the  contour/terrain  issues  when  drawing  up the  plat.   Staff  decided  a 
preliminary plat was not necessary due to the overall size of the tract and because of 
the low number of lots being created.

There being no further questions of staff, Chair Gustafson opened the meeting for public 
comment.

Dave Alexander, 1536 McFarland, property owner/developer, stated that at this time he 
has no desire to increase the number of lots.  He believes the proposed lot sizes are in 
keeping with the surrounding neighborhood.  But he does not wish to create smaller lots 
even though they will be on public sewers.

Mr. Alexander then stated that it would not take much to change over to one curb cut for 
a  shared  access  onto  McFarland  Road  for  Lots  4  and  5.   The  driveway could  be 
widened until it branches off to each of the home sites.  This type of situation has been 
done before and will not create a problem.

Mr.  Alexander  stated  this  area  was  annexed  around  1986  along  with  several  other 
properties along McFarland Road.  There are 10 to 12 existing homes on private septic 
systems, and the area still does not have public sewer available.  Mr. Alexander stated 
that  a new utility  pole  has been installed  to  his  home,  which  is  the former  Dorothy 
Johnson home, and that an easement for utility purposes will be provided.

Mr. Alexander stated he did not have the full cooperation of the lot owners along the 
private easement to convert that to a public street at this time.  He still wishes to develop 
the lots that would be accessed from Alexander Court as proposed, but he understands 
this is not a usual situation.  However, he stated there are other situations like this in the 
City and he wishes to have this approved just like those other locations.

There  were  no  other  comments  from  any  members  of  the  public.   Upon  further 
discussion by the Commission, it was determined that additional information from Staff 
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and the Developer would be helpful in making a final decision regarding approval of the 
plat.  They requested information be provided to answer the following:

1. Get  comments  from present  owners  of  two  properties  that  share  the  current 
“travel  easement”  concerning  dedication  of  that  as  a  public  street  for  the 
proposed Alexander  Court.   The issue of  whether  it  must  be brought  to  City 
standards will be determined based on those comments.

2. Provide additional information regarding the manner in which sanitary sewers will 
be extended to the lots, including how the low pressure sewers will be extended 
to the existing public system and who will be responsible for those lines.

3. Clarification on how all the improvements will be paid and by whom.

4. Clarification  on  what  is  acceptable  regarding  the  additional  curb  cuts  along 
McFarland Road.

5. The  manner  in  which  the  installation  of  the  “low  pressure”  system  will  be 
approved; assuming that is what is accepted, and whether Alexander Court will 
be dedicated as a City street without meeting the current street specifications.

6. More  information  on  how  all  of  the  above  will  be  addressed  within  the 
Developer’s Agreement document.

Commissioner Mortensen moved that Case No. FP-07-01-12, concerning the request of 
Kaw Valley Engineering,  agent,  on behalf  of  Out West  Investments,  LLC, owner,  for 
approval of the Alexander Addition to Junction City, Kansas, be continued to the August 
meeting to allow Staff and the Developer to address the issues as identified and provide 
additional information as outlined above.  Commissioner Mowry seconded the motion 
and it passed unanimously.

Item No. 2 – Case No. FP-07-02-12 – Final Plat for the Replat of Lot 1, Block 1, 
Stone Ridge Manor Addition, to the City of Junction City, Kansas.

Chair Gustafson opened discussion on the request of Kaw Valley Engineering, agent, 
on behalf of Scott Johnson, owner, requesting final plat approval for the replat of Stone 
Ridge Manor Addition, located south of 8th Street at Stone Ridge Drive and called for the 
staff report.

Mr. Yearout stated that the owner is proposing to create 3 lots with the existing home on 
Lot  2.    As  listed  in  the  staff  report  and Plat  Review Meeting  comments,  Westar’s 
request for additional utility easements have been noted on the revised plat.  

Mr. Yearout stated this plat also has the same situation and issues as the previous case 
with regard to wastewater disposal.  However in this instance, the public sewer system 
is 1,800-2,000 feet from the property and the City is not in a position to extend it to the 
Stone Ridge Manor Addition.  Also, because of distance, the previously discussed “low 
presser sewer” option is not really appropriate.  The lots are large enough to have on-
site  septic  systems  and  the  developer  has  been  in  contact  with  the  County  Health 

4



MPC/BZA Minutes
July 12, 2012

Department regarding those systems.  Appropriate on-site systems that comply with the 
standards for small lots will be designed and used.

Mr. Yearout stated the plat dedicates all of Stone Ridge Drive as a city street, which the 
city will accept for maintenance with the exception of the fountain at the center of the 
cul-de-sac.   Stone  Ridge  Drive  has  been  built  in  excess  of  city  street  standards; 
therefore, there is no foreseeable immediate cost to the City to accept it  as a public 
street.   The Development Agreement will address the issue of the fountain and what 
happens with that.

Mr.  Yearout  noted  that  possible  future  development  of  the  property  owned  by  Mr. 
Johnson will require extension of public water from the east along a portion of Stone 
Ridge  Drive  to  accommodate  required  fire  hydrants  and  other  water  demands. 
Adequate easements will be placed on the plat for those improvements.

Mr. Yearout concluded by stating that staff is recommending approval of Replat of Stone 
Ridge  Manor  Addition  subject  to  the  final  plat  document  incorporating  the  items 
identified  by staff  and Plat  Review Committee;   and completion  of  the development 
agreement.

A brief discussion ensued between Commissioners and Staff concerning the differences 
between this plat and the Alexander Addition plat concerning the “low pressure” sewer 
system,  Westar  requirements,  and the gates entering into Stone Ridge Drive.   Staff 
provided information on all of those items.

There being no further questions or comments, Chair Gustafson opened the meeting for 
public comment.

Scot Johnson, 602 Stone Ridge Drive, owner/developer, stated the area identified in the 
proposed plat is within the City Limits and that he does own the property surrounding the 
plat.  He indicated the plat was necessitated by a buyer wishing to purchase the existing 
house and only a portion of the land within the platted area.  This required the creation 
of the additional lots.  The reason the proposed Lot 1 has such a unique design is when, 
or if, the demand is present, he intends to further develop the remaining land which will 
require a replat of that area to incorporate property that is now outside the city limits. 
Mr. Johnson also stated the US-77 Highway improvement project may need additional 
right-of-way which will impact that area to the west as well.

Mr. Johnson stated he is a proponent of the “low pressure sewer system” because it 
allows smaller lots; it is less expensive that a more “normal” gravity sewer system; it is a 
well established alternative system that has been in use for years in other areas in the 
region; and if the public sewer line were closer to his property he would use it on this 
development.   He  stated  he  has  visited  with  Lisa  Davies  of  the  County  Health 
Department and the on-site septic systems will be installed according to code.

Mr. Johnson indicated the gates at the entrance can be removed if  necessary.   The 
buyer has indicated he may wish to move the fountain to another location.  

There being no further appearances, comments or questions, Chair Gustafson called for 
a motion.
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Commissioner Watson moved that Case No. FP-07-02-12, concerning the request of 
Kaw Valley Engineering, agent, on behalf of Scott Johnson, owner, for approval of the 
replat  of  Stone Ridge Manor Addition to Junction City,  Kansas be recommended for 
approval, subject to the final plat document being modified to add the items identified by 
staff  at  the Plat Review Committee meeting,  and the completion of  the development 
agreement addressing the issues identified by staff concerning the fountain and gates at 
this meeting.  Commissioner Mowry seconded the motion and it carried unanimously.

Mr. Yearout  indicated this case would be presented to the City Commission at  their 
August 7, 2012 meeting; provided, the Developer’s Agreement has been finalized.

Item No. 3 – Case No. TA-07-01-12 – Public Hearing to consider an amendment to 
the Junction City and Geary County Zoning Regulations.

Chair  Gustafson  opened  the  public  hearing  on  the  application  initiated  by  the 
Metropolitan  Planning  Commission  to  amend  the  Junction  City  Zoning  Regulations 
concerning  the  range  of  permitted  home  occupations  and  relative  performance 
standards and asked for the staff report.

Mr. Yearout stated this proposal was instigated when a couple needed zoning approval 
required by the Federal Government prior to issuing them a gun dealer’s license.  It was 
determined this did not fit  the “home occupation” category; however, holding a public 
hearing for a zone change or conditional use permit for this type of use could present a 
public safety issue.  Also, the current home occupation language prohibits “sales” from 
the residence which is in conflict with the reality of “sales” that actually occur in many 
home  occupations,  particularly  regarding  such  businesses  as  jewelry  sales,  internet 
sales, Mary Kay and Avon representatives, and other similar businesses.

Mr. Yearout noted a modified staff report has been presented that outlines suggested 
text changes for the appropriate sections in the Zoning Regulations.  As stated in the 
report, staff researched regulations from other communities for language that might be 
applicable to this situation.  Most have language similar to what exists in the Junction 
City  regulations,  therefore  staff  has  drafted  some new language  that  is  intended  to 
resolve the issues previously noted.

There being no immediate questions of staff, Chair Gustafson opened the public hearing 
for public comment.  There were no public appearances.

Chair Gustafson closed the public hearing and opened the case for comments from the 
Commission.   Commissioners  discussed  the  proposed  division  of  home  occupation 
types and concerns associated with the different  uses regarding noise,  smell,  traffic, 
hours of operation, and other similar aspects of having a business within a residence. 
Commissioners  also  discussed  perhaps  being  more  definitive  regarding  designation 
between single-family dwellings versus duplex, multiple or other type of residential areas 
for a home occupation; the difficulty of enforcement of home occupations without some 
form of  registration  or  permitting;  the  need for  regulation  on  the  range  of  activities 
allowed; and the performance standards that should be established.  The Commission 
acknowledged that home occupations could be a viable part of the community; however, 
guidelines are needed.  It was the consensus of the Commission that additional study 
and information is warranted.
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Commissioner Mortensen moved that the public hearing for Case No. TA-07-01-12, a 
proposal  to  amend the Junction  City Zoning  Regulations  by modifying  the language 
concerning permitted home occupations and the standards for home occupations, be 
continued to the August 9, 2012, meeting.  Commissioner Moyer seconded the motion 
and it carried unanimously.

BOARD OF ZONING APPEALS – No business Items

7. GENERAL DISCUSSION

Item No. 1 – Overview of Community Survey Results – Future Work

Mr. Yearout  gave a brief  overview of  the results  from the 2012 Junction  City/Geary 
County Community Survey conducted by ETC Institute of Olathe, Kansas.  He stated 
the firm informed the City this survey had one of the highest percentage return rates 
they have had for a long time.  Each Planning Commissioner has been provided with a 
notebook  containing  the  complete  survey  results.  The  Commission  will  utilize  the 
information from the survey as it beings updating the Comprehensive Plan in the coming 
year.   Mr.  Yearout  informed the Commission that  both the City and the County are 
putting money in the budgets for 2013 to retain a Consultant to assist with an up-date to 
the Comprehensive Plan.  The work to prepare for that will begin in the fall.

Item No. 2 – Zoning Regulations – Churches and Schools

Mr.  Yearout  stated  that  at  the  May 10,  2012,  MPC/BZA  meeting,  the  Metropolitan 
Planning Commission requested this item be discussed further  before  considering  a 
possible zoning text amendment.  In response to the Commission’s request, additional 
information and options are outlined in the staff  report.   Mr.  Yearout  stated that  the 
recently adopted County Zoning Regulations require churches and schools to apply for 
a Conditional Use Permit, regardless of the zoning classification.

Mr. Yearout  stated this is not  an easy “fix”,  due to the sensitivity of  the uses.   The 
Economic  Development  Commission  has  expressed  concerns  regarding  vacant 
commercial areas being allowed to have churches establish and then potentially limit 
commercial development, especially a restaurant selling alcoholic beverages.  There are 
similar concerns as new developments are created, especially the “Dick Edwards” TIF 
project at Golden Belt Boulevard and US 77, which relies on property and sales taxes to 
retire the bonds.  Obviously, churches and schools do not create sales taxes and public 
schools and churches pay no property taxes.

Commissioners  discussed  various  alternatives  to  address  the  potential  problems 
including eliminating the 200-foot separation requirement for alcoholic beverage sales 
from  churches  and  schools;  require  a  Special  Use  Permit  in  all  zones;  or  to  allow 
churches and schools as a permitted use by right in residential zones only.  It was the 
consensus of the members that the other interested stakeholders should be invited to 
the next meeting to glean additional input and information on this matter.
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Mr.  Yearout  was  asked  to  contact  the  Economic  Development  Commission  and 
Chamber of Commerce and invite them to the August meeting to present their point of 
view in respect to land use regulations for churches and schools.
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Item No. 3 – Proposed Rezoning of Commercial Land Used Residentially

Mr. Yearout stated that the city has received a building permit from Self Help Housing 
for  a new home at  the northwest  corner  of  11th and Franklin  Streets.   This  area is 
currently zoned commercial prohibiting the issuance of the permit.  There are numerous 
residential homes in the area generally bounded by Franklin on the east, 12th Street on 
the north, 10th Street on the south, and the alley east of Washington Street on the west 
that  are  legal  non-conforming  uses.   He  said  that  staff  is  recommending  the  MPC 
consider setting a public hearing for August to rezone the residentially-used properties 
in this area.  This is the same situation as the 7th Street and 8th & Eisenhower Streets 
rezoning issues.

Commissioner  Mortensen  moved  to  set  a  public  hearing  to  consider  rezoning  the 
residentially-used properties between Washington and Franklin Streets and 10th  to 12th 

Streets and directed staff to publish the required notice of public hearing for the August, 
2012, meeting.  Commissioner Moyer seconded the motion and it carried unanimously.

Item No. 4 – Creation of MPO for Manhattan Area

Mr.  Yearout  informed  the  Commission  that  creation  of  a  Metropolitan  Planning 
Organization (MPO) is required by Federal law now that Manhattan has reached the 
threshold population of  50,000.   The MPO must  establish a Policy Board of  elected 
officials  from  the  affected  area  that  will  be  responsible  for  designating  future 
transportation improvement areas and prioritizing those areas to receive federal funds.

Mr. Yearout noted the Flint Hills Regional Council (FHRC) was formed in anticipation of 
this possibility with  the idea being the FHRC would be where the staff  for  the MPO 
would be housed.  Several maps have been prepared designating different areas to be 
represented by the MPO for future transportation improvements.  Manhattan is presently 
proposing to limit the MPO area to strictly Manhattan and a small area within rural Riley 
and Pottawatomie counties.  That plan excludes all of Junction City, Geary County and 
Fort  Riley.   Representation in the MPO will  provide a much stronger  voice in future 
road/transportation improvements and both the city and county are strongly supporting 
the MPO include Junction City, Geary County and Fort Riley, and that the operation be 
staffed in the FHRC.  Mr. Yearout stated a meeting has been scheduled in Manhattan in 
the  next  week  concerning  the  creation  of  an  MPO.   The Junction  City  Mayor,  City 
Manager and Geary County Commissioners will also be attending.  

Item No. 5 – 2012 Planning and Zoning Workshop ~ Wichita

Mr. Yearout  stated the Kansas Association  of  County Planning and Zoning Officials 
(KACPZO)  is  presenting  a  Planning  and  Zoning  Workshop  in  Wichita  on  Saturday, 
August  18,  2012.   The program includes sessions  on “Do’s  and Don’ts”  on holding 
public  hearings;  Religious  Land  Use,  where  and how they  can be established;  and 
Horizontal Drilling impacts on cities and counties.  Mr. Yearout stated a similar workshop 
was held two years ago in Junction City and he could not get any of the Commissioners 
to attend.  He encouraged the Board members to attend and indicated the fee would be 
paid by the City.  Reservations for reduced hotel rate are due by Friday, July 27th.
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Item No. 6 – MPC/BZA Meeting Schedule

Mr. Yearout stated he will not be available for the September meeting due to a family 
conflict  that  has  already  been  scheduled.   As  such,  he  requested  the  September 
meeting  be  moved  to  a  different  date.   After  some  discussion  among  the 
Commissioners,  it  was  decided  the  September  meeting  has  been  rescheduled  for 
September 20, 2012.  The Chair asked this information be made available to the public.

8. ADJOURNMENT

Commissioner Moyer moved to adjourn, Commissioner Ryan seconded the motion and 
it passed unanimously.  Chair Gustafson declared the meeting adjourned at 9:12 p.m.

PASSED AND APPROVED this __________ day of August, 2012.

_______________________________
Maureen Gustafson, Chair

ATTEST:

_______________________________
David L. Yearout, Secretary
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