






















Minutes of the Linn County Planning Commission and Board of Zoning Appeals 

April 11, 2023 

Richard Morrell called mee�ng to order at 7:00 PM 

Pledge of Allegiance 

Present, Richard Morrell (Chairman), Paul Porter (Vice-Chairman), Mike White, Elizabeth Staton, Fred 
Kaut, Dave Burgland, Charlene Sims, Ed Anderson. 
 
Also, in atendance was Planning & Zoning Director Darin Wilson 
 
Richard asked to approve the minutes from March 14th, 2023 mee�ng, Richard made a mo�on to 
approve, Paul seconded. 
 
Richard called Josh Framel with Clear Way Energy to speak about Solar Farms. Josh stated his is based 
out of Denver Colorado and their home office is in San Francisco California. Clear Way is an operator and 
developer of Solar and Wind farms. They build them to sell to independent owners. Closest project is in 
Oklahoma. Richard set ground rules for ques�ons. Josh said he had spoken with Darin about a month 
ago about a solar farm in Linn County. Richard asked Josh how they determine if there is enough sunlight 
in an area to make the decision on whether they would build a project in a certain area. Most solar 
projects are located in the south. Because technology has improved, they are able to move further north 
in the US. Josh explained peak usage is in the middle of the day. And at night there is no consump�on 
due to no sunlight.  
Mike White asked if there is a range of ambient temperature that is best for solar use. Josh said there is 
and that it was deep in the weeds for him to answer and that he would need to get with their engineers 
for the answer to that. Mike said there is and most of the science to that is most is done outside of the 
US. Mikes understanding is that Solar Panels are tested between 71- and 59-degrees F. When the temp 
gets above 71 they start to lose their efficiency, up to 25% as the temperature climbs. There is a max of 
decreasing efficiency, and it doesn’t get any worse when it reaches that point.  
Josh explains there is a DC and an AC side of power collected by solar. The panel creates electricity in DC 
and when it goes through the converter it is transferred to AC. 
Dave asked what voltage they put out. Josh answered 1000 volts. Dave asked is that per Solar Panel. The 
answer was no. Dave asked if the panels get destroyed. Josh said they are monitored all the �me and if 
they have a hailstorm, they turn the panels down, so they don’t get damaged. Josh said lifespan of a 
project and decommissioning of the project. They are decommissioning bonds. Everything is recycled. 
They restore the land to its original state. On the wind side they repower the project. They leave it up to 
the landowner if they want to renew the contract to carry on with the lease. Dave asked if wind will look 
different in 20 years? Josh said that towers will probably get taller and more efficient. Josh said they will 
have some staff on site to do mowing and general maintenance. Rich said because of �me that they 
needed to move on with the agenda. Josh stated that he will stay and be available a�er the mee�ng to 
answer more ques�ons. 
 
Rich called Case CUP 23-03 Sammantha Mills/Commercial Kitchen 
 
Rich asked if Sammy would come up and talk about her CUP. 
Sammy introduced herself. Told how she got started making her candy and the need of a commercial 
kitchen. She was approached by shop owners that wanted to buy from her and sell her candy in their 



stores. Stated she has about a dozen stores that want to buy her candy. Rich asked where the site is 
located. Sammy answered at 1095 and 1650 Rd. Rich asked for Darin to come up and Present staff 
report.   

 
Staff Report 

Case # CUP 23-03 
 

Hearing Date:     April 11, 2023 
 
Date Prepared:     April 5, 2023 

 
Applicant: Samantha Mill/Commercial Kitchen 
 
Requested Action:    Consideration to Operate a Commercial Kitchen 
 
Legal:  S31 , T20 , R24 , ACRES 38.3 , SW4 OF NE4 EX 

RD 
 
Location: Commonly addressed as: 16651 County Rd. 1095 

LaCygne Ks. 66040 
 
Current Zoning:     R1/Residential 
 
Zoning and Uses Nearby:   Zoning – A/Agriculture 
         
Notice:      Notice was properly posted in the Official County  
      Newspaper on March 22, 2023. In addition, notice  
      was sent to owners of all properties within 1000’  
      Pursuant to State Law and the Linn County Zoning  
      Regulation. 
 
Affected Zoning Articles:   Article 4.02 (Page 21- 23) 
      Article 4.03 (Page 23) 
      Article 10.03 (Pages 48 – 49) 
      Article 10.07, § 38 & § 39 (Page 53) 
       
Comp Plan Segments of Note:   Planning Framework Overview (Page 32) and Map  

(Page 33) of Comp Plan. 
      Acceptable Land Uses: 
       *  Residential,     
       *  Agriculture, 
       *  Commercial uses, 
       *  Urban Mix, 



       *  Mixture of Agriculture and Agri-business, 
       *  Public/Institutional 
       *  Parks/Recreation 
Comments/Questions received:  SEE NOTES ON SEPARATE PAGE(S) AT TIME OF MEETING, IF ANY.  
 
Analysis: 

Adjoining properties are zoned Agricultural. The subject property is currently zoned as 
A/Agricultural. The property is fronted along County Rd. 1095 utilizing a singular ingress/egress.  
This application for CUP is to permit the applicants’ desire to be authorized to operate a 
Commercial Kitchen.   All necessary notification to surrounding landowners has been properly 
made by United States Postal Service and Publication of Notice of Hearing in the official county 
newspaper.  

 
Staff Finds: 
 1.  The use does fit with the character of the neighborhood as all nearby properties are  

Agricultural. 
 

 2.  The zoning of nearby properties are Agricultural.  
 

3.  The property is suitable for proposed use. 
  
4.  The proposed use will not detrimentally affect nearby properties.  
  
5.  Property will remain as currently zoned as Agricultural and has not been vacant. The 
applicant Currently lives at property.  

 
6.  The proposed use would not detrimentally affect the public health, safety, and welfare, and 
would benefit public welfare by providing a boost to local economy.   

   
7.  The requested CUP conforms to the Linn County Current Comprehensive Plan.  
 
8.  Staff does recommend approval of this CUP with further information, copy of Business 
License, copy of Current State Inspection from owner of property, and that as soon as she 
receives her license, they will provide a copy to the Planning & Zoning Director to show that 
they have passed and can open for business.  She has applied for the state license. They will be 
out on April 15th for inspection.  And with findings from Golden vs. The City of Overland Park. 

 
 
Respectfully submitted, 
Darin Wilson 
Linn County Ks. 
Planning & Zoning Director 
 
 



Darin put conditions on the permit if passed. All licensing and inspection be done and reported to the 
planning and Zoning director. To be completed in 5 Months. Charlene made a motion to approve the 
CUP with the conditions set by Darin. Dave seconded the motion. Passes with a vote of 8-0. 
 
Rich called the Re-Zoning case Z23-03 
Joy Compton got up to speak on Mrs. Tibbets behalf. They want to do a lot spit of 5 acres. Mrs. Tibbets 
want the 5 acres for her 2 daughters.  
Paul asks about the road frontage left on the remaining lot. Darin clarified this. 
Rich calls for Darin to present the Zoning Case  Z23-02 Staff Report. 
 

Staff Report 

Case #:  Z23-02 

 

Applicant:     Teresa Tibbets 
      142 CR 433 
      Berryville, Ar. 72616      
Requested Action:    Approval of Re-zoning from the A-Agricultural Zone  
      To the AR/Ag Residential Zone for lot-split   
      purposes. 
 

Legal: S36 , T21 , R22 , ACRES 29.5 , BEG 922.87 
S NE/C NE4 TH S 132 0 W 1320 N 1320 E 
TO POB EX 590.61 OF N 737.54 LESS RD 

 
 
Location: Located North of W. 1000 Rd on Gwynn Rd. and 

commonly addressed as: 0000 Gwynn Rd. Blue Mound, 
Ks. 66010      
  

 

Analysis: 

 Applicant has been approved for a lot split of 5 Acres to sale or lease.  Under current 
zoning (A-Agricultural) the parcel is below the minimum (5 Acres) size and requires re-zoning as 
AR-Agricultural/Residential 

Staff recommendation and finding:  



1)   The proposed zoning change conforms to the character of the neighborhood by providing 
 the combined usage. 

2)   Neighboring A and AR – Agricultural and Agricultural/Residential zoned properties and 
are of larger size. 

3)  Property is suitable for permitted uses of the proposed AR/Ag-Residential zoning and will 
not   negatively affect nearby properties. 

4) The proposal re-zoning of the land creates no change or effect of surrounding properties 
 and not create any additional infrastructure needs. 

5) The proposed change conforms to the Comprehensive Plan by allowing more land to be 
 kept in a larger agricultural parcel and not changed to a residential designation. 

 

 

The standards that should apply is listed in Article 16.05 (4) (A-H) and with proper finding as 
required in Golden vs. the City of Overland Park and is located upon page 88 and 89 of your book. 
Staff recommends approval of the application. 

 

Darin Wilson 
Planning and Zoning Director 
dwilson@linncountyks.com 
Office: 913-785-2422 
Cell:  620-238-3201 
 
 
Mike asked if they were building 2 houses on the 5 acres since it is shared between the 2 sisters. Joy said 
they will probably end up buying the 5 acres at a later date.  
Mike made a motion to approve zoning change Z23-02. Elizabeth seconded the motion. There was no 
further discussion. Passes with a vote of 8-0. 
 
Mike wanted to talk about the public hearing. Mike asked how long people could talk. Do we want to 
have the community send in their concerns in advance. Rich said that Mr. Kaup said he would handle all 
questions. Do they want to have an action meeting or a no action meeting? They want a no action 
meeting. Mike wants the discussion to be about the draft not about ifs ands and buts. Let Mr. Kaup set 
the pattern of the meeting. 
 
More questions for Josh Framel. 
Ed asked how long does a project take to build. Josh said 3 to 5 years. That is from conception with 
engineers and impact studies. To final completion at the project. Includes securing land rights and 

mailto:dwilson@linncountyks.com


leases. Permitting and meeting the County requirements. There will be nothing done until the contracts 
are signed with landowners, Purchasing contracts.  
Rich talks about property taxes and how it would affect property values and property taxes. Stated how 
important the Power Plant is to the county. It provides 2/3 of the revenue to the county. Josh said he 
will get some ranges on revenue for the county. Said that the Solar Farm will not replace the Power 
Plant. That it produces 98% of the time, whereas solar would only produce 50% of the time. Rich asked 
what the future in 10 yrs. looks like for the wind and solar. Josh explained that there is always 
technology changing. Colorado would like to be 50% fossil fuel and 50% renewable energy by a certain 
time.  Josh said he works 60% solar and only 40% wind. Charlene asked if it is necessary for the Power 
Plant to be there for the solar farm. Josh said no but they will need the transmission lines to move the 
power. Josh said he would stay in touch with Darin. He said that he would like to be here for the public 
hearing on the 27th of April.  
 
Rich adjourned the meeting at 8:20 PM. 

 
 
 
  
__________________        __________________  
Chairman        Secretary  
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