REQUEST FOR COMMISSION ACTION
CITY OF INDEPENDENCE
October 22, 2020
Department Administration

Director Approval

Kelly Passauer

AGENDA ITEM Consider recommendation of the Planning Commission to adopt a
resolution issuing a conditional use permit for a church with specific conditions at 3176 W. Main
Street.
SUMMARY RECOMMENDATION Staff recommends adopting a resolution granting the
conditional use permit as recommended by the Planning Commission with the addition of the
special conditions required in Section 1002.1 in the Zoning Code relating to churches.
BACKGROUND The Planning Commission held a public hearing on October 6, 2020 to
consider a request for a conditional use permit for a church at 3176 W. Main. After the public
hearing, the Planning Commission recommended approval with specific conditions. Staff has
prepared a resolution that includes the specific conditions recommended by the Planning
Commission. In addition, staff has also incorporated the special conditions required in Section
1002.1 relating to churches.
BUDGET IMPACT

There is no anticipated budget impact.

SUGGESTED MOTION I move to authorize the Mayor to sign the attached resolution to
grant a conditional use permit for a church at 3176 W. Main with specific conditions as
recommended by the Planning Commission, and the special conditions required in Section
1002.1 of the Zoning Code relating to churches.
SUPPORTING DOCUMENTS
1. Staff report to Planning Commission
2. Resolution

d. Public hearing to consider a conditional use permit for a church in a C-4, highway
commercial services district at 3176 W. Main Street.
Summary
On March 3, 2020 the Planning Commission determined that a conditional use
permit would be required for a church with potential seating for up to 250 at 3176
W. Main in a C-4 district per Section 901.1 of the City Code. The Planning
Commission has received a request for a conditional use permit from Brian Norvell,
the Pastor at the Hub of Indy Church which is being relocated to 3176 W. Main
Street. The land is zoned as C-4, highway commercial district, and will remain as
such. Pending the approval of this conditional use, the proposed use for this land is
to remodel an existing building to accommodate a church.

Conditional Use Permit
The zoning ordinance in section 901.1 describes the purpose of a conditional use as:
“...those types of uses which are considered by the City to be essentially
desirable, necessary or convenient to the community but which by their
nature or in their operation have:
1) a tendency to generate excessive traffic,
2) a potential for attracting a large number of persons to the area of the use
thus creating noise or other pollutants,
3) a detrimental effect on the value of potential development of other
properties in the neighborhood, or
4) an extraordinary potential for accidents or danger to the public health or
safety.
Such conditional uses cannot be allowed to locate as a ‘right’ on any parcel
of land within certain districts without consideration of existing conditions
at the proposed locations and of properties neighboring the specific site
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considered, nor without adequate and sufficient safeguards, when
necessary, to lessen the impact of adverse effects.”
Staff Report
The Planning Commission has the authority to place additional conditions on the site that
they deem necessary to protect the best interests of the City, the surrounding property and
to achieve the objectives of the ordinance. In considering those types of uses which may be
desirable, necessary or convenient to the community, the Planning Commission should
review and make recommendations based in part on 901.1
Additionally. The decision of the Planning Commission to recommend approval or denial
of the proposed conditional use shall be based on the following criteria (902.2):
a. The proposed conditional use complies with all applicable provisions of these
regulations, including intensity of use regulations, yard regulations and use
limitation.
b. The proposed conditional use at the specified location will contribute to and
promote the welfare and convenience of the public.
c. The proposed conditional use will not cause substantial injury to the value of other
property in the neighborhood in which it is to be located.
d. The location and size of the conditional use, the nature and intensity of the
operation involved in or conducted in connection with it, and the location of the sire
with respect to streets giving access to it are such that the conditional use will not
dominate the immediate use of the neighboring property in accordance with the
applicable zoning regulations. In determining whether the conditional se will so
dominate the immediate neighborhood, consideration shall be given to:
i. The location, nature and height of buildings, structures, walls and
fences on the site, and
ii. The nature and context of landscaping and screening on the site.
e. Off-street parking and loading areas will be provided in accordance with the
standards set forth in these regulations (article VII).
f. Adequate utility, drainage, and other such necessary facilities have been or will be
provided.
g. Adequate access roads or entrance and exit drives will be provided and shall be so
designed to prevent hazards and to minimize traffic congestion in public streets and
alleys.
Action by the Planning Commission
Recommendations regarding the conditional use permit for the given subject properties
shall be based on Section 902.2, previously outlined in this report. After consideration of
all factors, the Planning Commission may either approve or deny the conditional use
permit. Following your action, the application and your recommendation will be forwarded
to the City Commission at which time they will have 30 days to adopt, modify or deny the
Planning Commission’s recommendation.
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Staff Recommendation
City staff recommend granting the conditional use permit with the following
conditions:
1. The applicant will submit a site plan meeting the off-street parking and loading
regulations in Article VII of the Zoning Code, including, but not limited to:
a. A minimum of one parking space per 4 seats or 8’ of bench length in the
main auditorium, and
b. Service drives to off-street parking areas shall be designed and
constructed to facilitate the flow of traffic, provide maximum safety of
traffic access and egress, and maximum safety for pedestrians and
vehicular traffic on the site.
2. If the parking lot surfacing is expanded beyond its current size, the applicant
will submit a drainage plan sealed by a licensed Kansas Engineer.
3. The conditional use permit is not transferable to another location.
4. The applicant must follow all City codes.
If any of the above conditions are not met, the conditional use permit will no longer
be valid. The basis of the staff’s recommendation is that granting the conditional
use permit is consistent within the criteria of “a through g” of Section 902.2 of the
zoning code.
Included for your reference are the following documents:
1.
2.
3.
4.

Public Hearing Notice
Notification areas
March 3, 2020 Planning Commission Minutes
Application
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City of Independence, Kansas
NOTICE TO THE PUBLIC
The Independence, Kansas, Planning Commission will conduct a public hearing on:
Tuesday, October 6, 2020 at 5:30 p.m.
To receive comments on a request for a conditional use permit for a church in a C-4, highway commercial
services district at 3176 W. Main Street.
Legal Description:
A tract of land located in a portion of the SW/4 SW/4 SW/4, Section 26, Township 32 South, Range 15 East of
the 6th P.M., Montgomery County, Kansas, being more particularly described as follows: Commencing at the
SW/C of Section 26; thence N00°02’20”E along the West line of the SW/4 of Section 26 a distance of 40.98
feet to the North right-of-way line of U.S. Highway 160 & 75; thence following said right-of-way S89°08’32”E
a distance of 130.02 feet to the Point of Beginning; thence continuing S89°08’32”E a distance of 99.01 feet;
thence N00°18’39”E a distance of 30.23 feet; thence S89°13’20”E a distance of 74.79 feet along said North
right-of-way lines; thence N00°04’54”W a distance of 590.16 feet to the North line of the SW/4 SW/4 SW/4 of
Section 26; thence N89°08’27”W along the North line of said SW/4 SW/4 SW/4 a distance of 305.43 feet to the
West line of said Section 26; thence S00°12’41”E along said West line a distance of 310.53 feet; thence
S89°10’00”E a distance of 130.00 feet; thence S00°12’41”E a distance of 310.06 feet to the Point of Beginning,
Containing 0.925 acres.
Common Addresses:
3176 W. Main Street
Applicant/Owners:
HMS Enterprises Inc, Owner
Brian Norvell, The Hub of Indy Church, Applicant
Case Number:
2020/CUP/05
The hearing will be conducted in the Civic Center, Memorial Hall, Penn/Locust, Independence, Kansas, and will
begin at 5:30 p.m. To encourage social distancing, participation is encouraged via conference call: +1 785-2894727 ௗ Conference ID: 652 632 373# All interested persons should participate in the meeting and they will be
heard. Persons wishing to comment, but who cannot attend this hearing, should provide their written comments to:
Kelly Passauer
Zoning Administrator
811 W. Laurel Street
Independence, KS 67301
(620) 332-2506
Information regarding this application is available in the Zoning Administrator’s office. If special
accommodation is required, please inform the Zoning Administrator.
Kelly Passauer, Zoning Administrator

Inside City -- 200’ Notification Area Shown in Red (Inside City Limits Shaded in Blue)

Outside City -- 1,000’ Notification Area Shown in Red (Inside City Limits Shaded in Blue)
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RESOLUTION NO. 2020 – _______

A RESOLUTION AUTHORIZING A CONDITIONAL USE PERMIT TO
OPERATE A CHURCH AT 3176 W. MAIN STREET.
WHEREAS, at a public hearing conducted on October 6, 2020, the
Independence Planning and Zoning Commission voted to approve a request for
a conditional use permit to operate a church at 3176 W. Main Street.
NOW THEREFORE, BE IT RESOLVED by the Governing Body of the City
of Independence, Kansas:
The recommendation of the Independence Planning & Zoning Commission to
issue a conditional use permit to operate a church at 3176 W. Main Street, is
approved as hereinafter modified.
The property in question has the following legal description:
A tract of land located in a portion of the SW/4 SW/4 SW/4, Section 26, Township
32 South, Range 15 East of the 6th P.M., Montgomery County, Kansas, being
more particularly described as follows: Commencing at the SW/C of Section 26;
thence N00°02’20”E along the West line of the SW/4 of Section 26 a distance of
40.98 feet to the North right-of-way line of U.S. Highway 160 & 75; thence
following said right-of-way S89°08’32”E a distance of 130.02 feet to the Point of
Beginning; thence continuing S89°08’32”E a distance of 99.01 feet; thence
N00°18’39”E a distance of 30.23 feet; thence S89°13’20”E a distance of 74.79
feet along said North right-of-way lines; thence N00°04’54”W a distance of
590.16 feet to the North line of the SW/4 SW/4 SW/4 of Section 26; thence
N89°08’27”W along the North line of said SW/4 SW/4 SW/4 a distance of 305.43
feet to the West line of said Section 26; thence S00°12’41”E along said West line
a distance of 310.53 feet; thence S89°10’00”E a distance of 130.00 feet; thence
S00°12’41”E a distance of 310.06 feet to the Point of Beginning, Containing
0.925 acres.
The applicant must meet the following requirements:
1. The applicant must meet and continue to meet all the “special conditions”
set forth in Section 1002.1 a and b of the Zoning Code as follows:
a. Entrances: Churches designed to accommodate a total seating of
150 persons or more in the main assembly room (including auxiliary
rooms which adjoin and open into the main assembly room and
would increase to [the] total seating capacity thereof) shall provide
main entrances on thoroughfares or collector streets only with
ingress and egress so designed as to minimize traffic congestion.
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RESOLUTION NO. 2020 – _______

2.

3.
4.
5.

b. Bus parking: Any parking area used for the overnight parking of
buses and vehicles used for the transportation of church members
shall not be less than 100 feet from a residential building.
The applicant will submit a site plan meeting the off-street parking and
loading regulations in Article VII of the Zoning Code, including, but not
limited to:
a. A minimum of one parking space per 4 seats or 8’ of bench length
in the main auditorium, and
b. Service drives to off-street parking areas shall be designed and
constructed to facilitate the flow of traffic, provide maximum safety
of traffic access and egress, and maximum safety for pedestrians
and vehicular traffic on the site.
If the parking lot surfacing is expanded beyond its current size, the
applicant will submit a drainage plan sealed by a licensed Kansas
Engineer.
The conditional use permit is not transferable to another location.
The applicant must follow all City codes.

Adopted and approved by the Governing Body of the City of Independence,
Kansas, on this 22nd day of October, 2020.

(Attest)

________________________
Leonhard Caflisch, Mayor

__________________________
David Schwenker, City Clerk
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