
  

 
 

 
 

STAFF REPORT 

Planning Commission Meeting:  December 22, 2025 
 

Application: 

RZ25-0018:  Request for a rezoning from the C-O (Office) District 
to the C-1 (Neighborhood Center) District and a 
preliminary site development plan for Solomon’s 
Porch Assisted Living 

Location: 16560 Indian Creek Parkway 

Owner/Applicant: Mark Boek; Prime Property Options LLC 

Engineer: Mark Huggins; Payne & Brockway 

Staff Contact: Taylor Vande Velde; Planner II 

 

Site Area: 2.74 acres Proposed Use: Assisted Living, Skilled 
Nursing, Continuing Care 
Retirement Facilities  

Building Area: 19,772 sq.ft. Plat:  Platted 

Existing Zoning: C-O (Office) Proposed Zoning: C-1 (Neighborhood Center) 

Lots: 1 Tracts:  1 

 

 
Plan Olathe 

Land Use Category 
Existing Use Existing Zoning 

Site 
Mixed-Density Residential 

Neighborhood 
Vacant C-O (Office) 

North 
Mixed-Density Residential 

Neighborhood 
Apartments R-3 

South 
Mixed-Density Residential 

Neighborhood 
Office/Single-Family C-O & R-1 

East 
Mixed-Density Residential 

Neighborhood 
Single-Family R-1  

West 
Mixed-Density Residential 

Neighborhood 
Office/Medical Offices C-O & C-2 
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1. Introduction 

The applicant is requesting a rezoning from the C-O (Office) District to the C-1 (Neighborhood 
Center) District with a preliminary site development plan for an Assisted Living Facility. The 
approximately 2.74-acre property is located at 16560 Indian Creek Parkway, northeast of N. 
Mur-Len Road and W. Indian Creek Parkway. The applicant also has an associated replat 
application (FP25-0040), which will go before the Planning Commission following the rezoning 
request. 
 
The applicant is proposing a small-scale assisted living facility that will provide 24/7 care in a 
home-like setting for individuals with Alzheimer's. Solomon’s Porch Assisted Living is 
requesting a rezoning to construct two (2) buildings in two (2) phases. Each building will be 
one story and 9,886.4 square feet in size, with 16 bedrooms. Most of the property will remain 
open space, with the addition of stormwater management, landscaping, and resident 
amenities, such as a future koi pond and walking paths. The applicant’s anticipated 
construction timeline for the first phase is Spring 2026. 

Aerial map with subject property outlined in yellow 

2. History  

The property was zoned to the C-O (Office) District in 1987, and the original office 
development (PR-32-00) was approved for Indian Creek Office Park in 2000. The property 
was later platted in 2003, and the existing buildings were constructed between 1987 and 2003. 
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In 2008, a revised preliminary plan (PR-08-040) for this specific lot approved several additional 
office buildings for a total of 28,326 square feet and 91 parking spaces. These plans were 
never constructed, and the site remains vacant except for an accessory shed structure in the 
northwest corner of the lot. 

3. Existing Conditions 

The property is undeveloped with several trees that were installed between the office buildings 
to the west. An existing shed was constructed in 2002 and was used for various storage uses. 
The property naturally slopes towards the southeast property line, where the proposed 
stormwater is located. 

 

View of the site looking north from the southeast corner. 

 

View of the site looking southeast. 

4. Zoning Standards  

a. Land Use – Uses allowed in the C-1 District include a variety of low-intensity commercial 
uses that are typically located adjacent to residential and serve the surrounding 
neighborhoods. To ensure compatibility of land uses adjacent to residential, Staff is 
recommending that the following land use be restricted on the property.  
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Staff collaborated with the applicant on this list, and the applicant is amenable to restricting 
the following uses on the subject property: 

a. Any Distance Restricted Business as listed in Olathe Municipal Code Chapter 5.43  

a. Building Height – Building height in the C-1 District is restricted to 30 feet and 2 stories 
tall. The applicant is proposing two (2), 21-foot-tall buildings that meet building height 
standards and provide a similar height to the surrounding single-family homes.  

b. Setbacks – Setback requirements in the C-1 District require buildings to be setback at 
least 20 feet from the front property line and 7 ½ feet from the side and rear property lines. 
The buildings are setback from the adjacent residential areas between 44 – 54 feet from 
the north property line and 110 – 126 feet from the east property line, greatly exceeding 
setback requirements. Parking must be set back 10 feet from property lines, which the 
property meets on the north side, and has joint parking and access with the adjoining 
property owners to the west and south.  

c. Open Space – The C-1 District also requires a minimum of 20% open space, which the 
property exceeds by providing 62% (1.70 acres) open space. 

 

5. Development Standards 

a. Access/Streets – The property is part of the Indian Creek Office Park, which has shared 
access within the parking lot that feeds out to W. Indian Creek Parkway and N. Mur-Len 
Road. A signalized intersection southwest of the site has an existing southbound turn lane 
on N. Mur-Len Rd and east and westbound turn lanes on N. Indian Creek Parkway, and 
no additional roadway improvements are required with this development. 

b. Parking – The Assisted Living use requires a minimum parking ratio of 1 stall per dwelling 
unit for elderly housing, which requires 32 parking spaces. The project offers 40 parking 
spaces, including four (4) ADA spaces primarily for staff and visitors.  

c. Landscaping/Screening – Perimeter landscaping is required on the north, east, and 
south, providing a mix of shrubs, deciduous, ornamental, and evergreen trees. The 
applicant is preserving most of the existing evergreen trees on site, and adjacent 
properties have existing trees that count towards the minimum landscaping requirements 
for buffering. This site has several utility and drainage constraints that make it challenging 
to provide a solid wall or berm along the east property line; however, the applicant is 
proposing a fence with robust landscaping that provides sufficient landscaping for the 
proposed use. Parking lot and building foundation landscaping will be provided in 
accordance with UDO requirements. 

d. Tree Preservation – The existing site is preserving eight (8) of the nine (9) existing mature 
trees along the west property line. A cedar tree will be removed to avoid potential 
disruption of utilities and replaced with two (2) additional shade trees within the parking lot 
islands. 

e. Stormwater/Detention – Currently, stormwater generally flows east into an existing storm 
sewer system, and this drainage pattern will remain the same after construction. The 
project will construct a new wet detention basin in the southeast corner of the site to help 
manage stormwater for both the proposed development and the existing runoff.  
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With the new basin in place, stormwater will be collected and slowly released into the 
existing storm sewer near the east property line.  

f. Public Utilities – The site is located within the City of Olathe water and sewer service 
areas. There are existing sanitary sewer mains that run along the east and north property 
lines, and an existing water main along the west side of the property, which will be 
realigned to serve a newly relocated fire hydrant. This waterline easement is being 
vacated and re-dedicated with the associated final plat (FP25-0040) following the rezoning 
application. 

g. Phasing – The project will be constructed in two (2) phases, beginning with the 
southernmost building (9,886.4 square feet), consisting of 16 assisted living units, office 
space, and communal living areas. The first phase will also construct landscaping, the 
sidewalk connection, fencing, and stormwater management. The second phase will 
consist of an identical building footprint and layout to the first building, with additional 
parking. The timing of the second phase is unknown at this time.  

 

6. Site Design Standards  

The property is subject to the Site Design Category 3 based on the Mixed Use Residential 
Neighborhood designation in the PlanOlathe Future Land Use Map and proposed C-1 
District zoning. The following is a summary of the applicable site design requirements:  

a. Landscape Options – Site Design Category 3 offers two (2) options for landscape 
buffers adjacent to arterial roads or any noncommercial or nonindustrial zoning district: 
a 40-foot planted buffer with no fence or wall or a 15-foot buffer with a fence or wall. The 
applicant is utilizing the 40-foot planted buffer on the east property line, with landscaping 
to meet these requirements.  

b. Parking Pod Size – The maximum number of parking stalls allowed in one parking pod 
is 160. The proposed development provides includes 40 parking stalls with multiple 
landscape islands to break up the parking and blend with the existing parking lot, 
meeting this UDO requirement. 

c. Pedestrian Connectivity – Enhanced pedestrian connections are required to 
encourage pedestrian use and integrate with surrounding land uses. The development 
provides a cross-property connection to the south, connecting to the existing sidewalk 
network leading to Indian Creek Parkway.  

d. Drainage Feature – Open drainage and detention areas visible to the public must be 
incorporated into the design of the site as an attractive amenity or focal point. While the 
proposed dry detention basin is located out of view from the street in the rear of the 
development, the applicant incorporated this area into the site landscaping to soften the 
appearance.  

7. Building Design Standards 

The buildings are subject to the Vertically Attached Building category of UDO Section 
18.15.020.G.5. The western façade of each building is considered a Primary Façade, while 
the north, east, and west are considered Secondary Facades. The following table lists the 
applicable design requirements and proposed design elements: 
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Building Design 
Standard 

Design Requirements 
Proposed Design 

Building Entryway 
All common building entries must be defined by being 
covered by a projection from the façade or by being 
recessed.   

The entrances for the assisted living buildings are defined by 
pitched overhead canopies. 

Facade Articulation Horizontal articulation is required every 50 feet across 
the length of primary façades. Vertical articulation of at 
least two feet in height is also required every 50 feet 
across the length of primary façades. 

Horizontal articulation is provided through façade offsets and 
projections across all primary and secondary facades, 
exceeding UDO requirements. 

Vertical articulation is provided through variation of roof 
form, with gable and shed roofs of varying height alternated 
throughout. 

Glass A minimum of 20% glass is required on primary facades, 
and a minimum of 10% glass is required on secondary 
facades. 

All buildings meet minimum glass requirements. 

 

Both buildings will be primarily finished with Class 1 stone, stucco, and glass with Class 3 
Hardie Siding accents to match the existing office buildings, while providing a residential 
design. At this time, the proposed colors of the buildings will be a mixture of beige, brown, and 
green. The buildings also feature various decorative wood gable trusses at the entrances and 
pitched roofs.  

Vertically attached buildings require a minimum of 70% Class 1 and Class 2 materials on 
primary facades, and a minimum of 50% Class 1 and Class 2 materials on secondary facades.  
The western primary façade provides 72% Class 1 stone and stucco materials and 7% Class 
3 Hardie Siding meeting UDO requirements. The Secondary Facades (north, east, and south) 
provide a range of 59 – 76% Class 1 and 2 materials, exceeding UDO requirements. 

8. Public Notification and Neighborhood Meeting 

The applicant mailed the required certified public notification letters to surrounding properties 
within 200 feet and posted public notice signs on the property per UDO requirements. 

A Neighborhood Meeting was also held in accordance with the UDO held on November 20, 
2025 with 3 residents in attendance. Questions posed by the residents include, but are not 
limited to, drainage and stormwater concerns, project timeline, and operations for the facility. 
The applicant’s responses to these questions are included in the meeting packet.  

Staff have not received additional correspondence regarding the project. 
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9. UDO Rezoning Criteria 

The future land use map of the PlanOlathe Comprehensive Plan identifies the subject 
property as a Mixed-Density Residential Neighborhood, intended to support moderately 
dense housing options such as duplexes, townhomes, and apartments. Although the C-1 
district does not directly align with this designation, staff supports the requested rezoning to 
C-1 as it allows neighborhood-scale commercial uses adjacent to residential areas while 
maintaining a low-intensity residential character. 

The proposed zoning request meets the following policy elements of the Comprehensive 
Plan: 

HN-1.3: Reduce Impacts from Redevelopment. Design infill and redevelopment 
to avoid negative impacts and ensure compatibility and appropriate transitions 
between land uses. 

HN-1.4:  Minimize Spill-over Impacts to Residents. Protect the character and 
livability of established residential neighborhoods by minimizing spill-over impacts 
from adjacent commercial areas and incremental expansion of business activities 
into residential. 

HN-2.1: Full Range of Housing Choices. Encourage residential development 
that supports the full range of housing needs in the community by ensuring that a 
variety of housing types, prices and styles are created and maintained in the 
community. 

HN-2.5: Senior Housing. Address the housing needs of an aging population. 
Provide neighborhoods with a variety of housing styles and prices that meet the 
particular needs of seniors and enable residents to “age in place.” 

The application was reviewed against the UDO criteria for considering rezoning 
applications listed in UDO Section 18.40.090.G as detailed below.  

         A.  The conformance of the proposed use to the Comprehensive Plan and other  
    adopted planning policies. 

The subject property is designated as Mixed-Density Residential Neighborhoods on 
the PlanOlathe Future Land Use Map, but has been zoned Office since 1987. The 
proposed development is consistent with several PlanOlathe policies, including land 
use and housing goals that support compatible infill development while responding to 
the needs of an aging population.  

In addition, the Olathe 2040 Strategic Plan and the Community for All Ages program 
identify strategies that align with the proposal, including promoting a mix of housing 
types for seniors and fostering a sense of belonging. The proposed assisted living 
facility is appropriately scaled and compatible with the surrounding uses, making it a 
suitable infill development for this site. 

B.  The character of the neighborhood including but not limited to:  land use, 
zoning, density (residential), architectural style, building materials, height, 
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structural mass, siting, open space and floor-to-area ratio (commercial and 
industrial). 

The surrounding area includes a wide variety of uses and densities, from single-family, 
small apartments, and several offices and commercial uses. These buildings range in 
style, materials, and height; however, they are all below three stories tall and feature a 
traditional residential design, including siding, brick, and stone with a mixture of roof 
designs. 

The buildings within the Indian Creek Office Park are one-story buildings with white 
and beige siding, stone, and dark trim, which the proposed development incorporates. 

C.  The zoning and uses of nearby properties, and the extent to which the proposed 
use would be in harmony with such zoning districts and uses. 

The general area around the intersections of N. Mur-Len Rd and Indian Creek Parkway 
has an array of zoning districts offering different residential densities from R-1 to RP-4 
and commercial and retail uses from C-O to C-2. The proposed development will retain 
the commercial zoning along N. Murl-Len while allowing for a low-intensity residential 
use to transition to the adjacent residential uses. 

D.  The suitability of the property for the uses to which it has been restricted under 
the applicable zoning district regulations. 

The existing site is zoned to the C-O (Office) District, which does not permit senior 
housing. The proposed rezoning to the C-1 District permits uses such as assisted living 
facilities, the same office uses, limited retail, and other small-scale commercial activity. 
The proposed uses would be similar to what’s already permitted and were approved in 
the 2008 preliminary plans. Staff recommends a few use restrictions to ensure 
compatibility with adjacent residential uses. 

E. The length of time the property has remained vacant as zoned. 

The property was zoned to the C-O Office District in 1987 and has remained vacant 
since the preliminary plans were approved in 2003. This site does not have direct access 
or visibility from public streets, which makes it less suitable for new offices and 
commercial businesses. The lot also requires several other development steps, such as 
replatting, utility easement vacation, and stormwater management, which may limit 
development potential for small-scale commercial users. 

F. The extent to which approval of the application would detrimentally affect nearby 
properties.  

As noted in the neighborhood meeting, there have been stormwater issues in the area. 
This development would help manage stormwater runoff flowing to and from the site to 
improve conditions in the immediately surrounding area. The proposed use and zoning 
district would allow for less intense uses and greatly reduce the maximum height from 
the current C-O zoning district, which allows for a maximum of 3-stories or 40 feet tall. 
The development will also retain more open space than previously approved and 
currently permitted on the site, providing a suitable transition to the adjacent single-
family homes. 
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G.  The extent to which development under the proposed district would 
substantially harm the value of nearby properties. 

The proposed development is not anticipated to have any detrimental impact on the 
value of surrounding properties. The proposal reduces the intensity of potential uses and 
height of buildings in the existing zoning district. 

H. The extent to which the proposed use would adversely affect the capacity or 
safety of that portion of the road network influenced by the use, or present 
parking problems in the vicinity of the property. 

This proposed use will not cause any adverse effect on traffic and safety of the road 
network as the previously approved preliminary plan for this lot anticipated more vehicle 
traffic than the proposed development would. Additionally, the adjacent roads and 
intersections have existing turn lanes and a traffic light. The development also meets 
minimum parking requirements, and parking problems for this lot or within the Indian 
Creek Office Park are not anticipated. 

 I.  The extent to which the proposed use would create air pollution, water pollution, 
noise pollution or other environmental harm. 

The development will follow all regulations and codes pertaining to stormwater, air 
quality, noise, and other impacts on the environment. The applicant is maintaining over 
60% of the existing open space with a significant reduction in impervious surfaces from 
the previously approved plan. 

J.  The economic impact of the proposed use on the community. 

The senior living facility will increase the property taxes generated on the property in 
addition to providing employment opportunities and memory care for families within the 
immediate neighborhoods. 

K.  The gain, if any, to the public health, safety and welfare due to denial of the 
application as compared to the hardship imposed upon the landowner, if any, as 
a result of denial of the application.   

There is no gain or detriment to the public health, safety, or welfare if the application 
were denied. If the application were denied, the property would allow office and retail-
related uses.  

10. Staff Recommendation 

A. Staff recommends approval of RZ25-0018, Solomon’s Porch Assisted Living, for the 
following reasons: 

1. The proposed development complies with the policies and goals of the 

PlanOlathe Comprehensive Plan. 

2. The requested zoning meets the Unified Development Ordinance criteria for 

considering zoning applications.  
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B. Staff recommends approval of the rezoning to the C-1 District with the following 
stipulations: 

1. The following uses are prohibited:  

a) Any Distance Restricted Business as listed in Olathe Municipal Code 
Chapter 5.43  

C. Staff recommends approval of the preliminary site development plan with the 
following stipulations:  

1. The details of the proposed fence location and materials will be provided with 
the Final Site Development Plan. 

2. The required pedestrian connection to Lot 3A to the south must be constructed 
with Phase I of the project. 



Statement of Purpose for Rezoning Application 

 

This rezoning request seeks approval to rezone the property at 16560 Indian Creek Parkway 

from O to C-1 to allow the development of two high-quality residential care homes for seniors. 

These homes will provide a level of personalized care and attention that exceeds what is 

typically available in large-scale institutional facilities. The proposed residences are designed to 

operate in a home-like setting, fostering comfort, dignity, and a sense of belonging for aging 

residents. 

The subject property is ideally positioned within a transitional zone that includes single-family 

residential homes to the east, multi-family housing to the north, and professional office uses to 

the west and south. This mix of surrounding land uses supports the integration of senior 

housing into the neighborhood fabric, aligning with city planning goals for context-sensitive 

development. The proposed use complements the area’s character while addressing the 

growing need for small-scale, high-quality senior care options within the community. 

 

Thank you for your consideration, 

 

Mark Boek 

Managing Member 
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3/16" = 1'-0"3
EAST ELEVATION

EXTERIOR ELEVATION MATERIAL COVERAGE

FRONT PRIMARY ELEVATION - WEST

TOTAL FACADE AREA: 1,765 SF
STONE CLASS I    615 SF 35% COVERAGE 70% MIN. REQUIRED
CEMENT STUCCO CLASS I    720 SF 37% COVERAGE 70% MIN. REQUIRED
CLEAR GLASS CLASS I    355 SF 20% COVERAGE 20% MIN. REQUIRED
HARDI SIDING CLASS III    108 SF   7% COVERAGE 30% MAX. ALLOWED

SECONDARY ELEVATION - SOUTH

TOTAL FACADE AREA: 1,085 SF
STONE CLASS I     435 SF 40% COVERAGE 50% MIN. REQUIRED
CEMENT STUCCO CLASS I     207 SF 19% COVERAGE 50% MIN. REQUIRED
CLEAR GLASS CLASS I     120 SF 11% COVERAGE 10% MIN. REQUIRED
HARDI SIDING CLASS III     323 SF 30% COVERAGE 50% MAX. ALLOWED

SECONDARY ELEVATION - NORTH

TOTAL FACADE AREA: 1,232 SF
STONE CLASS I    468 SF 38% COVERAGE 50% MIN. REQUIRED
CEMENT STUCCO CLASS I    300 SF 25% COVERAGE 50% MIN. REQUIRED
CLEAR GLASS CLASS I    120 SF 10% COVERAGE 10% MIN. REQUIRED
HARDI SIDING CLASS III    344 SF 27% COVERAGE 50% MAX. ALLOWED

SECONDARY ELEVATION - EAST

TOTAL FACADE AREA: 1,830 SF
STONE CLASS I    500 SF 28% COVERAGE 50% MIN. REQUIRED
CEMENT STUCCO CLASS I    887 SF 48% COVERAGE 50% MIN. REQUIRED
CLEAR GLASS CLASS I    285 SF 16% COVERAGE 10% MIN. REQUIRED
HARDI SIDING CLASS III    138 SF   8% COVERAGE 50% MAX. ALLOWED

MAXIMUM BUILDING HEIGHT
IS 27'-8"

ASPHALT SHINGLE
ROOFING

STANDING SEAM
METAL ROOFING
AT PORCHES

STONE WAINSCOT

CEMENT STUCCO FIELD

All exterior ground mounted and all rooftop
building HVAC and mechanical equipment,
vents, piping, roof access ladder, and utility
meters must be located out of view or
otherwise screen from public view.
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3/16" = 1'-0"1
NORTH ELEVATION

3/16" = 1'-0"2
FRONT PORCH - SOUTH

3/16" = 1'-0"3
FRONT PORCH - NORTH

3/16" = 1'-0"4
BACK PORCH - SOUTH

3/16" = 1'-0"5
BACK PORCH - NORTH

0' 2' 4' 8'

All exterior ground mounted and all rooftop
building HVAC and mechanical equipment,
vents, piping, roof access ladder, and utility
meters must be located out of view or
otherwise screen from public view.
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 9,890 SF - building area
    690 SF - back porch
    690 SF - front porch
11,270 SF - total building area - each
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SITE PLANTING PLAN

0

SCALE: 

feet20 40 60

1" = 20'

N O R T H

SITE PLANTING PLAN

SEE SHEET L102 FOR PLANTING DETAILS

CODE BOTANICAL / COMMON NAME SIZE CONTAINER QTY DETAIL

DECIDUOUS TREES
ACE CDD Acer saccharum 'Caddo' / Caddo Sugar Maple 2.5" Cal. B&B 6 1/L103
NYS SYL Nyssa sylvatica / Tupelo 2.5" Cal. B&B 4 1/L103
QUE RUB Quercus rubra / Northern Red Oak 2.5" Cal. B&B 4 1/L103
TAX DIS Taxodium distichum / Bald Cypress 2.5" Cal. B&B 4 1/L103

SUBTOTAL: 18

EVERGREEN TREES
CED BLU Cedrus atlantica 'Glauca' / Blue Atlas Cedar 6` Ht. B&B 2 1/L103
JUN SK2 Juniperus scopulorum 'Skyrocket' / Skyrocket Juniper 6` Ht. B&B 20 1/L103
JUN EAS Juniperus virginiana / Eastern Redcedar 6` Ht. B&B 2 1/L103
PIC ABI Picea abies / Norway Spruce 6` Ht. B&B 1 1/L103
PIC G22 Picea pungens `Glauca` / Blue Colorado Spruce 6` Ht. B&B 9 1/L103

SUBTOTAL: 34

FRUIT TREES
MAL MN2 Malus x 'MN 1711' / Honeycrisp Apple 2.5" Cal. B&B 1 1/L103
PRU BNG Prunus avium 'Bing' / Bing Sweet Cherry 2.5" Cal. B&B 1 1/L103
PRU CTN Prunus persica 'Contender' / Contender Peach 2.5" Cal. B&B 1 1/L103

SUBTOTAL: 3

ORNAMENTAL TREE
ACE BLO Acer palmatum 'Bloodgood' / Bloodgood Japanese Maple 2" Cal. B&B 2 1/L103
CER OKL Cercis canadensis texensis 'Oklahoma' / Oklahoma Texas Redbud 2.5" Cal. B&B 12 1/L103
MAL RAD Malus x 'Radiant' / Radiant Crabapple 2.5" Cal. B&B 2 1/L103

SUBTOTAL: 16

SHRUBS
BUX WGM Buxus microphylla japonica 'Winter Gem' / Winter Gem Japanese Boxwood 5 gal. Pot 38
COR ZAG Coreopsis verticillata `Zagreb` / Zagreb Tickseed 2 gal. Pot 32
COR ALL Cornus sericea 'Alleman's Compact' / Dwarf Red Twig Dogwood 5` Ht. Pot 15
ECH MAG Echinacea purpurea 'Magnus' / Magnus Purple Coneflower 2 gal. Pot 8
FOR LYN Forsythia x intermedia 'Lynwood Gold' / Lynwood Gold Forsythia 3 gal. B&B 29
HYD OAK Hydrangea quercifolia 'Snow Queen' / Snow Queen Oakleaf Hydrangea 3 gal. B&B 42
JUN MOO Juniperus sabina 'Monard' / Moor-Dense® Juniper 3 gal. Pot 64
LIR SUN Liriope muscari 'Silvery Sunproof' / Silvery Sunproof Lilyturf 1 gal. Pot 37
NEP WLO Nepeta x 'Walker's Low' / Walker's Low Catmint 2 gal. Pot 16
PHY BRU Physocarpus opulifolius 'POIPD2' / Petite Plum® Ninebark 3 gal. B&B 84
SAL MA2 Salvia nemorosa 'May Night' / May Night Meadow Sage 2 gal. Pot 40
SCH LIT Schizachyrium scoparium / Little Bluestem 2 gal. Pot 31
SPO HET Sporobolus heterolepis / Prairie Dropseed 2 gal. Pot 17
SYR MEY Syringa meyeri 'Palibin' / Dwarf Korean Lilac 3 gal. Pot 61

SUBTOTAL: 514

SYMBOL CODE BOTANICAL / COMMON NAME SIZE CONTAINER SPACING QTY DETAIL

SHRUB AREAS
VIN CO3 Vinca minor 'Bowles' / Bowles Periwinkle 1 gal. Pot 18" o.c. 84

SUBTOTAL: 84

GROUND COVERS
VIN CO2 Vinca minor 'Bowles' / Bowles Periwinkle 1 gal. Pot 12" o.c. 377 5/L103

SUBTOTAL: 377

SOD/SEED
TUR LIS KANSAS PREMIUM FESCUE BLEND- SEED seed 43,078 sf

TUR GOU KANSAS PREMIUM FESCUE BLEND- SOD / Fescue Blend including Blue Grass sod 19,448 sf

SUBTOTAL: 62,526 sf

PLANT SCHEDULE

CODE DESCRIPTION DETAIL
STONE
SIZE

Rock
BOULDER- GRANITE
SIZE- 24" X 36"

BOULDER- GRANITE SIZE 12"X24"

STONE GRADATION MIX AS FOLLOWS:
6"-12". STONES SHALL BE ROUNDED NATURAL RIVERROCK.
PLACE NON-WOVEN GEOTEXTILE FABRIC BELOW ROCK

MIX SIZE:
Stone Size Percent of Mix Notes
6–12 in  I  20–30%  I Larger stones for structural stability
3–6 in    I  30–40%  I Medium stones for interlocking
1–3 in    I  30–40%  I Smaller stones fill voids, improve infiltration
0.5–1 in I  5–10%   I Optional fine gravel for bedding/filtering

4/L103 6-12"|3-6"

CODE DESCRIPTION DETAIL

Site Furnishings
STEEL EDGING- ALUMINUM 3/L103

K-101

K-102

K-103

S-101

REFERENCE NOTES SCHEDULE

6' TALL WOODEN PRIVACY
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PLANTING NOTES AND
DETAILS

LANDSCAPE ORDINANCE CALCULATIONS SITE PLANTING NOTES
1. PRIOR TO BEGINNING ANY WORK ON THE SITE, THE CONTRACTOR SHALL CONTACT THE OFFICE OF
THE OWNER AND THE ARCHITECT/LANDSCAPE ARCHITECT FOR SPECIFIC  INSTRUCTIONS RELEVANT TO
THE SEQUENCING OF WORK.  REPORT ANY ISSUES IN SITE CONDITIONS AND CONSTRUCTION THAT MAY
EFFECT THE PLANTING LAYOUT TO THE PROJECT ARCHITECT PRIOR TO STARTING CONSTRUCTION.

2. LANDSCAPE CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS AND SERVICE NECESSARY TO
FURNISH AND INSTALL PLANTINGS AS SPECIFIED HEREIN AND AS SHOWN ON THESE PLANS.

3. NO MATERIAL SUBSTITUTIONS SHALL BE MADE WITHOUT LANDSCAPE ARCHITECT'S APPROVAL.
ALTERNATIVE MATERIALS OF SIMILAR SIZE AND CHARACTER MAY BE CONSIDERED IF SPECIFIED  PLANT
MATERIALS CANNOT BE OBTAINED.  LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REVISE PLANT
LIST AS DEEMED NECESSARY.

4. LANDSCAPE CONTRACTOR IS TO STAKE ALL PLANT MATERIAL (TREE AND SHRUB) LOCATIONS PRIOR
TO INSTALLATION.  CONTRACTOR IS TO CONTACT LANDSCAPE ARCHITECT FOR PRE-INSTALLATION
CONFERENCE AND FINAL APPROVAL OF STAKING.  ADJUST PLANT LOCATIONS ONLY AS NECESSARY TO
AVOID SITE CONFLICTS.

5. REFER TO CIVIL PLAN FOR UTILITY ROUTINGS.  CONTRACTOR SHALL  LOCATE ALL UTILITIES BEFORE
WORK.   IDENTIFY EXACT UTILITY LOCATIONS BY CONTACTING UTILITY LOCATOR SERVICES.
CONTRACTOR WILL BE RESPONSIBLE FOR THE REPAIR OF ANY DAMAGE HE MAY CAUSE TO UTILITIES.

6. PROTECT AND SAVE THE EXISTING PLANT MATERIALS SHOWN ON PLANS UNLESS NOTED TO BE
REMOVED.

7. GENERAL CONTRACTOR SHALL PROVIDE 6" OF QUALITY TOPSOIL AT ALL PLANTING AREAS.  GRADE
SHALL BE ADJUSTED FOR SOD THICKNESS. FINISH GRADING SHALL BE PERFORMED BY LANDSCAPE
CONTRACTOR. REMOVE ALL SOIL WITHIN PLANTING AREAS TO A DEPTH OF 30" AND MODIFY PER
SPECIFICATIONS AND NOTES THIS SHEET. REMOVE ANY CONCRETE/ RUBBISH ENCOUNTERED DURING
CONSTRUCTION.

8. WHEN CLAY SOIL IS ENCOUNTERED IN THE ESTABLISHMENT OF THE LAWN OR THE INSTALLATION OF
THE PLANT MATERIAL IT SHALL BE IMPROVED IN ACCORDANCE WITH STANDARD TRADE PRACTICE.

9. BACKFILL FOR PLANT EXCAVATIONS TO BE CLEAN NATURAL SOIL, EXCAVATED FROM PLANTING PITS
MIXED WITH COMPOST AND WELL-ROTTED MANURE AT A RATIO OF THREE (3) PARTS SOIL TO ONE (1)
PART COMPOST AND WELL-ROTTED MANURE.

10. FERTILIZE ALL PLANTS WITH MILORGANITE FERTILIZER AS DIRECTED BY INSTRUCTIONS ON
FERTILIZER.

11. CULTIVATE GROUND COVER PLANTING BEDS TO DEPTH OF 12".  TILL COMPOST AND WELL-ROTTED
MANURE INTO THE PLANTING BED AT THE APPROXIMATE RATIO OF ONE (1) PART COMPOST/MANURE TO
THREE (3) PARTS SOIL.

12. ALL PLANT MATERIALS SHALL BE PROTECTED FROM THE DRYING ACTION OF THE SUN AND WIND
AFTER BEING DUG, WHILE BEING TRANSPORTED, AND WHILE AWAITING PLANTING.  BALLS OF PLANTS
WHICH CANNOT BE PLANTED IMMEDIATELY SHALL BE  PROTECTED FROM DRYING ACTION BY COVERING
THEM WITH MOIST MULCH.  PERIODICALLY, APPLY WATER TO MULCH-COVERED BALLS TO KEEP MOIST.

13. ALL PLANT MATERIALS SHALL HAVE BACKFILL CAREFULLY PLACED AROUND BASE AND SIDES OF
BALL TO TWO-THIRDS (2/3) DEPTH OF BALL, THEN THOROUGHLY SOAKED WITH WATER TO ALLOW
SETTLEMENT.  ALL WIRE, BURLAP FASTENERS AND  LOOSE BURLAP AROUND BASE OF TRUNK SHALL BE
REMOVED AT THIS TIME.   REMAINDER OF PIT SHALL THEN BE BACKFILLED, ALLOWING FOR DEPTH OF
MULCH, SAUCER AND SETTLEMENT OF BACKFILL.  BACKFILL SHALL THEN BE THOROUGHLY WATERED
ONCE AGAIN.

14. AFTER PLANTING IS COMPLETED, REPAIR INJURIES TO ALL PLANTS AS REQUIRED.  LIMIT AMOUNT OF
PRUNING TO A MINIMUM NECESSARY TO REMOVE DEAD OR INJURED TWIGS AND BRANCHES.  PRUNE IN
SUCH A MANNER AS NOT TO CHANGE NATURAL HABIT OR SHAPE OF PLANT.  MAKE CUTS FLUSH,
LEAVING NO STUBS.  CENTRAL LEADERS SHALL NOT BE REMOVED.

15. PLANT GROUND COVER/ANNUALS/PERENNIALS WITHIN ONE FOOT (1') OF TRUNK OF TREES OR
SHRUBS PLANTED WITHIN AREA.  PLANTING ARRANGEMENT SHALL BE TRIANGULAR, WITH PROPER
ON-CENTER SPACING BETWEEN PLANTS.

16. PLANTING BEDS ARE TO BE FREE OF WEEDS AND GRASS.   DO NOT INSTALL WEED BARRIER IN
PLANTING AREAS.

17. MULCH SHALL BE DOUBLE SHREADED HARDWOOD MULCH UNLESS OTHERWISE NOTED ON PLANS.
PLACE 3" TO 4" IN ALL PLANTING BEDS. LANDSCAPE CONTRACTOR SHALL SUBMIT A SAMPLE OF MULCH
FOR APPROVAL PRIOR TO STARTING CONSTRUCTION.

18. PERMANENT IRRIGATION SYSTEM WILL BE INSTALLED FOR A PORTION OF THE SITE- SEE IRRIGATION
CONCEPT PLAN. THE CONTRACTOR SHALL PROVIDE ALL WATER, WATERING DEVICES AND LABOR
NEEDED TO IRRIGATE PLANT MATERIALS LOCATED IN AREAS OUTSIDE OF THE IRRIGATION SYSTEM
COVERAGE.  THE CONTRACTOR SHALL SUPPLY ENOUGH WATER TO MAINTAIN THE PLANT'S HEALTHY
CONDITION UNTIL PROJECT COMPLETION AND OWNER TAKES POSSESSION.

19. REMOVE ALL RUBBISH, EQUIPMENT AND MATERIAL AND LEAVE THE AREA IN A NEAT,  CLEAN
CONDITION EACH DAY.  MAINTAIN PAVED AREAS UTILIZED FOR HAULING EQUIPMENT AND MATERIALS BY
OTHER TRADES IN A CLEAN AND UNOBSTRUCTED CONDITION AT ALL TIMES.  REMOVE SOIL OR DIRT
THAT ACCUMULATED DURING OR AS A RESULT OF PLANTING OPERATIONS EACH DAY AND AT THE
COMPLETION OF PLANTING OPERATIONS.

20. ALL PLANTS SHALL BE INSPECTED AT SUBSTANTIAL COMPLETION.  CONTRACTOR SHALL REPLACE
IMMEDIATELY ANY PLANTS NOT IN HEALTHY AND VIGOROUS CONDITION AT THAT TIME AT NO EXPENSE
TO THE OWNER.

21. LANDSCAPE CONTRACTOR IS TO REMOVE TREE STAKES AND ALL DEAD WOOD ON TREES ONE YEAR
AFTER PROVISIONAL/FINAL ACCEPTANCE.

22. LANDSCAPE CONTRACTOR TO PROVIDE 2 YEAR MAINTENANCE AGREEMENT FOR NATIVE GRASS,
BIO-SWALE, WET MESIC PRAIRIE MIX, AND WILDFLOWER PLANTINGS, TO ESTABLISH PLANTING AREAS.

23. ALL SEEDED AREAS TO HAVE MINIMUM 95% COVERAGE AFTER 1 GROWING SEASON. AREAS NOT
MEETING THIS REQUIREMENT WILL BE RESEEDED UNTIL ESTABLISHED.

24. SEED ALL DISTURBED AREAS OUTSIDE OF AREAS SHOWN FOR SOD/ SEED WITH SEED SPECIES ON
PLANT SCHEDULE.

ZONING
THE SITE WILL BE REZONED AS C1, VERTICAL RESIDENTIAL.

EXISTING SOIL - MINOR MODIFICATION
3/4" = 1'-0"

REMOVE EXISTING TURF, THATCH,
GROUNDCOVER, PLANTS, OR WEEDS.

FINISHED GRADE.

6"
±

NOTES:
1- SEE PLANTING SOIL SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.

EXISTING SOIL.

TILL TOP 6" OF SOIL.

SECTION VIEW

URBAN TREE FOUNDATION © 2014
OPEN SOURCE FREE TO USE

1
FX-PLNT-FX-PREP-SOIL-13

TREE STAKING - LODGE POLES (3)
1/2" = 1'-0"

SECTION VIEW

6'
-0

"
2'

-0
"

THREE (3") TWO INCH LODGE
POLE STAKES. INSTALL
APPROXIMATELY 2" AWAY
FROM THE EDGE OF THE
ROOT BALL. STAKE LOCATION
SHALL NOT
INTERFERE WITH
PERMANENT BRANCHES.

32" LONG NON-ABRASIVE
RUBBER TIES.

PLAN VIEW

RUBBER TREE TIES.
LODGE POLE STAKES.

REMOVE NURSERY STAKE. IF
CENTRAL LEADER NEEDS TO BE
STRAIGHTENED OR HELD ERECT,
IT IS ACCEPTABLE TO ATTACH A
1

2" X 8' BAMBOO POLE TO THE
CENTRAL LEADER AND TRUNK.

PREVAILING WIND.

URBAN TREE FOUNDATION © 2014
OPEN SOURCE FREE TO USE

2
FX-PLNT-FX-TREE-22

TREE ON SLOPE (EXISTING SOIL MODIFIED) SLOPE 5% (20:1)
1/2" = 1'-0"

URBAN TREE FOUNDATION © 2014
OPEN SOURCE FREE TO USE

SECTION VIEW

NOTES:
1- TREES SHALL BE OF
QUALITY PRESCRIBED IN
CROWN OBSERVATIONS
AND ROOT OBSERVATIONS
DETAILS AND
SPECIFICATIONS.

2- SEE SPECIFICATIONS
FOR FURTHER
REQUIREMENTS RELATED
TO THIS DETAIL.

1

CENTRAL LEADER. (SEE CROWN OBSERVATIONS DETAIL).1

2

ORIGINAL SLOPE SHOULD PASS THROUGH THE POINT WHERE
THE TRUNK BASE MEETS SUBSTRATE/SOIL.

2

3

PRIOR TO MULCHING, LIGHTLY TAMP SOIL AROUND THE ROOT
BALL IN 6" LIFTS TO BRACE TREE. DO NOT OVER COMPACT.
WHEN
THE PLANTING HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND THE ROOT BALL TO
SETTLE THE SOIL.

3

4

4" LAYER OF MULCH. NO MORE THAN 1" OF MULCH ON TOP OF
ROOT BALL. (SEE SPECIFICATIONS FOR MULCH).

4

5

ORIGINAL GRADE.5

6

BOTTOM OF ROOT BALL RESTS ON EXISTING OR
RECOMPACTED
SOIL.

6

7

TRUNK CALIPER SHALL MEET ANSI Z60 CURRENT EDITION FOR
ROOT BALL SIZE.

7
8

ROOT BALL MODIFIED AS REQUIRED.89

ROUND-TOPPED SOIL BERM 4" HIGH X 8" WIDE ABOVE ROOT
BALL
SURFACE SHALL BE CENTERED ON THE DOWNHILL SIDE OF
THE
ROOT BALL FOR 240°. BERM SHALL BEGIN AT ROOT BALL
PERIPHERY.

9

10
MODIFIED SOIL. DEPTH VARIES. (SEE SOIL PREPARATION
PLAN).

10

3
FX-PLNT-FX-TREE-07

FXFX-PPLNLNT-TT FXFXX-PPREREREP-P SOSOILILL-1133

1
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Solomon’s Porch Neighborhood Meeting 11/20/25 

case #RZ25-0018 
 

Date: 11/20/2025 

Location:  Pioneer Trail Middle School 

  15100 W 127th St 

Olathe, KS 66062 

Attendees: 

Mark Boek – Owner Representative 

Kathy Boek – Owner Representative 

Mark Huggins – Civil Engineer – Payne & Brockway 

Lonnie Craig – Neighbor 

Claudia Mitchell – Neighbor 

Stefanie (Claudia’s Daughter) 

Time: 6:30pm 

 

Welcome 

Introduction 

Location 

Project overview 

Reason for building  

Family member with Alzheimers 

The growing need and lack of beds. 

Ideal location 

Great access for families with loved ones needing care 

Easy access to housing for caregivers 

Site Plan 

Landscape Plan 

Building details to benefit residents. 

The Real purpose for the home: For residents not to just exist, but to thrive 

Methods of care 

Interaction with community and youth 

 

Questions and Answers 

 

Question or Comment Response of Applicant 
Resolved? 

Y / N 

Stefanie - Claudia Mitchell's daughter - 
Assuming you get approval for rezoning, 
what is your timeline? 

We hope to break ground in March, then 
9 months of construction and 1 month to 
get licensed. Open either the end of next 
year or the first of 2027 Y 



Claudia Mitchel -The main concern of the 
neighbors is the drainage. Previous to 
construction there was no drainage 
problem, due to it being farmland. 
They've had more runoff as there has 
been more construction. At the time of 
construction of Ramsgate and first office 
buildings on MurLen, they had terrible 
drainage runoff problems. That's when 
retention pond was installed. They're 
concerned that if there is more building 
there will be more drainage problems.  

Mark Huggins, civil engineer from Payne 
& Brockway, explained that city will 
require us to maintain the level of runoff. 
He explained that most of the runoff 
from the commercial area currently runs 
into the detention basin. Y 

Claudia Mitchell - She's all in favor of the 
project. Other than worrying about the 
drainage, she's all for it, and neighbors 
she's talked to have said nothing negative 
about it.   Y 

Mark Huggins, civil engineer from Payne 
& Brockway - Used site plan drawing to 
give further details regarding the current 
drainage of Ramsgate Apartments and 
how all our water will be directed into 
the detention basin. He explained how 
basins are designed so little water stays 
in the basin.   Y 

Claudia Mitchell - When are you going to 
start taking reservations? We can start a list. Y 

Stefanie - Claudia Mitchell's daughter - If 
we have questions is there a way to get 
in touch with you? 

Gave card and facebook page to follow 
progress. Y 

 

 

Meeting Adjourned: 6:57pm 




