PLANNING AND ZONING BOARD/BOARD OF ZONING APPEALS MEETING MINUTES
CITY OF VALLEY CENTER, KANSAS

Tuesday, December 18, 2025          7:00 P.M.

CALL TO ORDER: Gary Janzen, called the meeting to order at 7:16 P.M. with the following board members present: Paul Spranger, Dalton Wilson, Amy Bradley (phone).

Members Absent: Steve Conway, Rick Shellenbarger, Scot Phillips

City Staff Present: Kyle Fiedler, Barry Arbuckle, Sabrina Young

Audience: Bill Arneson, Bob Rogers, Colby Rogers, Makayla Rogers, Dan Frazier, Nancy Hunter, Tammy Kasselman, Martin Navarrete, Philip Ruffo, Ryan McKnight, Art Stevens, Eric Gilbert, Tim McNeeley

AGENDA: A motion was made by Janzen and seconded by Wilson to set the agenda. Motion passed unanimously.

APPROVAL OF DRAFT MINUTES: Janzen made a motion to approve November 25, 2025, meeting minutes. The motion was seconded by Wilson. Motion passed unanimously.

COMMUNICATIONS: None 

PUBLIC HEARING BEFORE THE PLANNING AND ZONING BOARD/BOARD OF ZONING APPEALS:

1. Review of V-2025-08, application of Dan Frazier, pursuant to City Code 17.10.08, who is petitioning for a variance to have a 896 sq ft accessory structure, 176 sq ft bigger than code allows on property addressed as 501 E. Valley Park Dr. Valley Center, KS 67147.

[bookmark: _Hlk219123842]Fiedler reviewed his staff report, this item was before the board last month for the setback. The variance is for the size which is just under 200 square feet larger than allowed. Notice was published in the paper and mailed to the neighbors. No comments on the item. Staff recommended approval.
Janzen opened the hearing for comments from the public: 7:18 PM
No public spoke.
Janzen closed the hearing for comments from the public: 7:19 PM 
[bookmark: _Hlk101966323]Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve V-2025-08. Motion was seconded by Wilson. The vote was unanimous. Motion passed.

1. [bookmark: _Hlk219122320]Review of V-2025-11, application of William Arneson, pursuant to City Code 17.10.08, who is petitioning for a variance to have side and rear yard setbacks less than code requires for an accessory structure on property addressed as 317 N. Park Ave., Valley Center, KS 67147.

Fiedler reviewed his staff report, the shed is already on the property, the variance is to allow the shed to stay where it is placed. It is currently approximately seven feet from the south property line and four feet from the west property line when it is supposed to be fifteen feet from the south and ten feet from the west. Neighbors were notified and the notice was published in the paper. There was no opposition. There are other structures in the neighborhood that are within the same distance of the property line of this shed, so it is not out of the ordinary. Staff recommended approval.

Janzen opened the hearing for comments from the public: 7:20 PM
No public spoke.
Janzen closed the hearing for comments from the public: 7:21 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve V-2025-11. Motion was seconded by Wilson. The vote was unanimous. Motion passed.

1. Review of V-2025-12, application of Robert Rogers, pursuant to City Code 17.10.08, who is petitioning for a variance to have side and rear yard setbacks less than code requires for an accessory structure on property addressed as 425 W. Albert St., Valley Center, KS 67147.

Fiedler reviewed his staff report, this is for an accessory structure to be about eight feet from the rear property line and five feet from the side property line. The code requires ten feet from the rear and fifteen from the side. The notice was published in the paper and neighbors were notified. There were several calls on this one, however, everyone was just questioning why they were notified. It was explained it is because they live within 200 feet of the property. No one was in opposition. Almost every other lot along the rear easement has a shed within that proximity. The reason for the eight-foot rear setback is due to an eight-foot easement that the shed cannot be built on. The five-foot side setback does not cause concern as there are no other structures within the five feet that cause fire code issues. Staff recommended approval.

[bookmark: _Hlk165310630]Janzen opened the hearing for comments from the public: 7:22 PM
No public spoke.
Janzen closed the hearing for comments from the public: 7:24 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve V-2025-12. Motion was seconded by Wilson. The vote was unanimous. Motion passed.
1. Review of CU-2025-01, application of Tim McNeeley, pursuant to City Code 17.10, who is petitioning for a conditional use application for an electrical (trade) facility on property currently unaddressed, located just north of 1150 S. Meridian Ave., Valley Center, KS 67147.

Fiedler reviewed his staff report, this is a conditional use permit so the applicant can build an electrical business. The lot is zone C-2 which allows the business with a conditional use permit. The site plan shows where the building, parking lot, and lateral field for the septic system will be. Based on the size of the building, the applicant is required to have 5 parking stalls. There is an easement on the property that would need to be vacated before any permits can be issued. One call was received by a neighbor who is primarily concerned about the screening with this being across the street from a residential area. 
Because the lot is zoned C-2, a trade shop, electrical, plumbing, HVAC, all must have a conditional use in C-2. The applicant could request to rezone the lot to industrial but decided to try for the conditional use first.
The area to the south is a mix of C-2 and I (industrial), the north is industrial and across the street is RR-1. Staff recommended approval.
Janzen opened the hearing for comments from the public: 7:25 PM
Resident Art Stevens asked about screening and suggested a berm and some trees or something with some height.
Fiedler stated that there are screening requirements but no requirement on height of the screening. It just must be 100% blocked. The applicant plans to have a total of 20 shrubs along the road to block the view of the two homes at the parking lot.
Janzen closed the hearing for comments from the public: 7:31 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve CU-2025-01. Motion was seconded by Wilson. The vote was unanimous. Motion passed.

1. Review of SP-2025-06, application of Tim McNeeley, pursuant to City Code 17.12, who is petitioning to build a commercial building for his electrical shop at property currently unaddressed, just north of 1150 S. Meridian Ave., Valley Center, KS 67147.

Fiedler reviewed his staff report and gave an overview of the landscaping plans that satisfy the screening requirements. 100% coverage is not required on day one due to plants needing time to grow, but as long as the plants are there, occupancy would be allowed. Staff recommended approval.
Janzen opened the hearing for comments from the public: 7:32 PM
Wilson asked about the fabrication of the building and what the façade might look like.
Applicant Tim McNeele stated it will likely be a metal building similar to the one to the south only smaller. The plan is for 40x40 or 40x60 depending on the quotes. The plan is to add landscaping to make the area look nice and to clean up a fenced area that is currently a hazard. Applicant stated he’s open to adding whatever type of screening is necessary to accommodate.
Janzen closed the hearing for comments from the public: 7:37 PM 
Wilson stated that encouraging applicants to consider curb appeal, especially on main roads like this is important. He appreciates that the applicant has thought of this.

Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve SP-2025-06. Motion was seconded by Wilson. The vote was unanimous. Motion passed.

1. Review of LS-2025-02, application of Tammy Kasselman, pursuant to City Code 16.09.01, who is petitioning for a lot split involving the splitting of property the applicant owns and is currently addressed as 2641 E Ford St., Valley Center, KS 67147.
Fiedler reviewed his staff report, the applicant wants to split off about 4.5 acres to sell to the neighboring property. The requested split would allow her to keep her outbuildings. Regulations do not allow for a lot to be internal by itself, it has to have road frontage, however, the buyer of this lot owns the lot directly west and they have been told that in order to have this, they will have to do a merger on the lots. Only one call was received, and she came to the meeting, but when she realized that this didn’t touch her property, she was completely fine with it and left. Staff recommends approval with the caveat that the buyer proceed with the merger.
There is no time period set for the merger to occur, however, the other person does intend to build on the property and that will not be allowed until the merger is complete.
Janzen opened the hearing for comments from the public: 7:39 PM
No public spoke.
Janzen closed the hearing for comments from the public: 7:42 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve LS-2025-02. Motion was seconded by Spranger. The vote was unanimous. Motion passed.
1. Review of LS-2025-03, application of Eric Gilbert, pursuant to City Code 16.09.01, who is petitioning for a lot split involving the splitting of property the applicant owns and is currently addressed as 429 E. Harper St., Valley Center, KS 67147.
Fiedler reviewed his staff report, this is the first in a series of three lot split requests that will be happening in the development. This lot is primarily filled with duplexes and is not completely built out yet. This request is to split the lot into 36 lots. All 36 lots meet our regulations for R-4 zoning. The neighboring property owners were notified but did not receive any opposition. Staff recommended approval.
Janzen opened the hearing for comments from the public: 7:43 PM
Wilson asked, what is the intention for the lot split?
Fiedler replied, so that they can offer each side for sale individually. The property will be under a single HOA.
No public spoke.
Janzen closed the hearing for comments from the public: 7:45 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve LS-2025-03. Motion was seconded by Wilson. The vote was unanimous. Motion passed.
1. Review of LS-2025-04, application of Phillip Ruffo, pursuant to City Code 16.09.01, who is petitioning for a lot split involving the splitting of property the applicant owns and is currently addressed as 814 S. Jay St., Valley Center, KS 67147.
Fiedler reviewed his staff report, the applicant wants to subdivide this lot into eight lots and all do meet our R-4 zoning regulations. The neighbors were notified and we did not receive any comments or inquiries about this. Staff recommended approval.
Janzen opened the hearing for comments from the public: 7:46 PM
No public spoke.
Janzen closed the hearing for comments from the public: 7:47 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve LS-2025-04. Motion was seconded by Spranger. The vote was unanimous. Motion passed.
1. Review of LS-2025-05, application of Phillip Ruffo, pursuant to City Code 16.09.01, who is petitioning for a lot split involving the splitting of property the applicant owns and is currently addressed as 844 S. Jay St., Valley Center, KS 67147.
Fiedler reviewed his staff report, this request is to split the lot into seven lots. No opposition was raised by the neighbors who were notified. The lots that are proposed this evening do meet our R-4 regulations. Staff recommended approval.
Janzen opened the hearing for comments from the public: 7:47 PM
Spranger asked if these meet the floodplain requirements.
Fiedler stated that the entire area has been brought out of the floodplain.
No public spoke.
Janzen closed the hearing for comments from the public: 7:49 PM 
Based on the City Staff recommendations, public comments, and discussion by the Board of Zoning Appeals, Janzen made a motion to approve LS-2025-05. Motion was seconded by Wilson. The vote was unanimous. Motion passed.

OLD/UNFINISHED BUSINESS: 
1. None
NEW BUSINESS: 
1. None

STAFF REPORTS: 
1. Officer elections – will happen in April.
ITEMS BY PLANNING AND ZONING BOARD/BZA MEMBERS:
Gary Janzen - none
Paul Spranger - none
Rick Shellenbarger - absent
Scot Phillips - absent
Steve Conway - absent
Dalton Wilson – none
Amy Bradley – none

ADJOURNMENT OF THE PLANNING AND ZONING BOARD/BOARD OF ZONING APPEALS MEETING: At 7:54 P.M., a motion was made by Janzen to adjourn and seconded by Wilson. The vote was unanimous, and the meeting was adjourned. 

Respectfully submitted,

_______________________________
/s/ Kyle Fiedler, Secretary

_______________________________
Gary Janzen, Chairperson
