
  

 

 

 

WORK SESSION AGENDA 

5:00pm, December 14, 2022 

City Hall - 220 E. First Avenue, El Dorado, KS  

 

I. Work Session Discussion Items: 

i. Branches Pregnancy and Family Center Request 

ii. Potential Sale of Civic Center  

iii. Governing Body Evaluation 

 

II. Regular Agenda Preview: 

a. Items to be Placed on the Consent Agenda 

i. Meeting Minutes 

 

b. Items to be Placed on the Regular Agenda 

i.  

 

c. Items to be Placed on the Land Bank Consent Agenda 

i. None 

 

d. Executive Session 

i. Non-Elected Personnel - City Manager’s Evaluation 

ii. Non-Elected Personnel 

 

III. Reports: 

a. City Commission Reports 

b. City Manager Report 
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TO:  City Commission 

FROM: David Dillner, City Manager 

SUBJ:  Branches Pregnancy and Family Center Request (107 N. Main) 

DATE:  December 12, 2022 

  

Policy Issue:  Should the City Commission decide to grant a variance and authorize a proposed 

rehabilitation project at 107 N. Main Street if the project may affect the designation of the 

historic downtown district? 

 

Background:  On September 4, 2012, the City Commission approved Resolution No. 2693 

stating the governing body’s support for establishing a downtown historic district. The City 

Commission deliberated the creation of a downtown historic district to provide property owners 

with the opportunity to obtain historic tax credits to offset eligible rehabilitation expenses.  

 

The idea of an historic district had widespread support from downtown property owners, as 102 

of 156 owners surveyed were in support. The Planning Commission also reviewed the proposal 

for an historic district and recommended its creation with a 5-0 vote. The Kansas State Historical 

Society established the historic district shortly after this affirmation from the community. 

 

City staff does not know of any rehabilitation projects in downtown El Dorado that benefitted 

from the historic tax credit program since the creation of the historic district. The Opera House 

Project, for example, received tax credits prior to the district’s creation as an individual project. 

Other projects may have received grant funds the City does not know about. Even so, larger 

projects such as District 142 looked into tax credit program, but decided not to pursue it because 

of future plans that would not be eligible. 

 

The applicant’s architect submitted plans to the Kansas State Historical Society at the direction 

of staff following commencement of construction activities. The applicant did not obtain a 

building permit prior to starting construction. The Building Inspector required a building permit, 

which triggered the applicant’s architect to submit the plans for review by the State Preservation 

Office. The agency then provided its opinion that the proposed project would “damage or 

destroy” the historic district.  

 

Strategic Priority:  The City’s Strategic Plan does not mention historic preservation, although it 

does place a priority on downtown revitalization by stating that the City will “actively collaborate 

with downtown stakeholders to facilitate revitalization efforts in downtown El Dorado.” 

 

The Comprehensive Plan, however, places a priority on historic preservation. One of the plan’s 

goals states as follows: “Protect El Dorado’s heritage by encouraging the preservation, 

restoration, and adaptive reuse of the community’s historic buildings.” The plan articulates an 

objective of this goal as “developing tools to assist the City’s historic preservation efforts,” 

which includes strategies such as “creating historic districts that provide protective measures for 

historic structures,” “leveraging incentives and funding programs that encourage the protection 
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of historic structures,” and determining the feasibility of creating a historic preservation overlay 

district to help protect historic properties.” 

 

Attachments: 

 Letter from Gravity Works Architecture concerning the request on behalf of the applicant 

 Façade rendering for the proposed project at 107 N. Main Street 

 Correspondence from the Kansas State Historical Society 

 

Alternatives:    

Staff has determined the following options exist with respect to this issue (listed in no particular 

order): 

 

 Approve a request by the applicant to authorize a permit for the proposed project as 

designed. This option will likely result in a “non-contributing” designation and will likely 

“damage or destroy” the downtown historic district based on communication from the 

Kansas State Historical Society. 

 

 Deny the request and require the applicant to redesign the proposed project to comply 

with historic district requirements in order to preserve the building’s status as a 

contributing property to the downtown historic district. This alternative will require the 

applicant to spend additional funds on design services and may delay or significantly 

impair the applicant’s ability to proceed. 

 

 Request the applicant to provide additional information with respective to the proposed 

project to enable the City Commission to understand the specific reasons for non-

compliance and the burdens associated with designing an historically compliant project. 

 

Fiscal Impact:  This item has no financial impact to the City of El Dorado. The applicant may 

be impacted by the fact that the project will not be eligible for federal or state historic tax credits 

should the City Commission authorize the project to continue as designed. 

 

Legal Review:  The Kansas State Historical Society cannot stop a project involving an historic 

property from proceeding. The agency provides a review that provides guidance to projects that 

may change the historic designation of a building or its environs. Therefore, the City 

Commission may grant a variance to allow the non-compliant construction to proceed. 

 

Trade-offs:  Presently, the Kansas State Historical Society considers the property as a 

contributing property to El Dorado’s downtown historic district. As such, the property is eligible 

to receive federal and state historic tax credits to offset qualified rehabilitation services. 

Authorizing the project to continue as designed will remove the contributing designation and 

make it ineligible for historic tax credits.  
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In addition, correspondence from the Kansas State Historical Society states, “the proposed 

storefront remodel does not meet the Standards and therefore would damage or destroy the 

historic district.” The correspondence does not provide specific details as to whether the project 

will destroy the historic district. Staff has attempted to get clarification from the agency with 

respect to this question without success. Removing the historic designation from historic 

properties will eventually lead to the termination of the historic district, although City staff is 

unclear as to how many properties must be removed for the designation to end.   

 

Staff Recommendation:  The community has expressed a desire to facilitate historic 

preservation and economic revitalization in the downtown district. These two priorities do not 

necessarily have to be separate from each other, although in this case each priority seems to 

compete with the other. City staff cannot make a recommendation when community values or 

policies conflict.  

 

Recommended Motion:  The motion articulated below reflects a motion that will allow the City 

Commission to proceed as requested by the applicant; it does not reflect a recommendation by 

City staff.  

 

Commissioner _______________ moved to authorize the City Manager to issue a building permit 

for construction activity at 107 N. Main Street as requested by the applicant. 

 

Commissioner __________________ seconded the motion.  
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TO:  City Commission 

FROM: David Dillner, City Manager 

SUBJ:  Sale of the Civic Center  

DATE:  November 18, 2022 

  

Policy Issue:  Should the City sell the Civic Center? If so, should the sale of the Civic Center be 

subject to a competitive sale, or should the City negotiate an agreement with Real Life Church to 

sell the property? 

 

Background:  On October 19, 2022, the Real Life Church provided the City with a proposal to 

purchase the Civic Center from the City for use as a place of worship. The church currently rents 

space at the Civic Center for its Sunday worship services. Representatives of the church have 

expressed the desire to purchase the Civic Center due to a lack of adequate sites to move into or 

build on. 

 

In 1998, the Excess Sales Tax Committee recommended the allocation of $700,000 to acquire 

the property. The City purchased the building for $850,000 with $150,000 coming from an 

agreement with the Chamber of Commerce and $250,000 coming from the sale of a lease with 

Kansas Power and Light. The net cost to the City after subtracting these other sources of revenue 

was $450,000. In 1999, the City issued $1.015 million in G.O. bonds to finance improvements to 

the building. The City Commission appointed a citizen task force to assist with the planning of 

the Civic Center improvements. 

 

Since its opening in May 2000, the Civic Center has served as an event center/meeting space for 

countless occasions. The building currently serves as the office for the El Dorado Chamber of 

Commerce and El Dorado Inc. About fifty community and private events are hosted at the Civic 

Center each year. 

 

Applicable City Policies:  The City’s Financial Policies provide as follows with respect to the 

sale of real property owned by the City: 

 

“The City Manager may approve the purchase or sale of real property on behalf of the 

City, provided such real property has a value of $50,000 or less. All real estate 

transactions with a value greater than $50,000 requiring approval of the City 

Commission. 

 

Except as otherwise provided by law, the City Commission may convey, sell, trade, give, 

transfer, or exchange any real property in any manner that the City Commission deems 

to be in the best interests of the City.” 

 

The City’s policies do not specifically require a competitive sale for real property transactions. 

Even so, the City does require competitive bids for personal property if the value if greater than 

$50,000. State law is largely silent on the sale of public buildings. K.S.A. 12-1739 states that 
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“Any city owning any public building and site is, except as otherwise specifically 

provided by law, hereby authorized to sell such building or building and site upon such 

terms and in such manner as the governing body may deem to be in the best interest of 

the city. 

 

Strategic Priority:  This issue falls under the following strategic priorities: 

 

 Infrastructure - The City invests in its public infrastructure provide the basic resources 

necessary for the community to thrive and prosper. Continuously evaluate public 

facilities, provide necessary resources for ongoing maintenance, and plan for future 

facility needs to maintain service delivery. 

 

 Economic Development – The City of El Dorado actively works to create an 

environment that facilitates capital investment, produces jobs, and increases the tax base 

of the community. Actively collaborate with downtown stakeholders to facilitate 

revitalization efforts in downtown El Dorado. 

 

Alternatives:    

Staff has determined the following options exist with respect to this issue (listed in no particular 

order): 

 

 Accept Real Life Church’s offer and proceed with the development of a Real Estate 

Contract to begin the process of selling the Civic Center. 

 

 Continue to own the Civic Center and negotiate a lease agreement with Real Life Church 

that provides long-term assurances for its continued use as a public of worship. This 

option gives the City some flexibility to continue its operation of the Civic Center as an 

event/meeting rental space. 

 

 Solicit competitive bids and select the bid that provides the best benefit to the City.  

 

 Continue to own and operate the Civic Center. It is the opinion of management that this 

option will require an outlay of funds to modernize the facility. Management does not 

have an estimate for this investment as it is unknown what improvements would be 

included in a project scope. 

 

Fiscal Impact:  The Civic Center averaged $38,308 in revenue per year over the last three prior 

years. Of this amount, Real Life Church contributed $23,983 (62%) and other reservations 

contributed $14,325 (38%). The City averaged $61,677 in annual expenses over the prior three 

years, meaning the City operated the Civic Center at an average loss of $23,369 during this 

period. As of August 31st, the City has operated the Civic Center at an operating profit of about 

$8,000. 
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Butler Electric Cooperative, dba Velocity, leases the south portion of the Civic Center. The 

company pays an annual lease payment of $35,400, which largely offsets the property taxes 

assessed against their commercial use. 

 

Legal Review:  K.S.A. 12-1739 provides that “any city owning any public building and site is, 

except as otherwise specifically provided by law, hereby authorized to sell such building or 

building and site upon such terms and in such manner as the governing body may deem to be in 

the best interest of the city. Moneys received from the sale of any such building or building and 

site may be placed in a special building fund and used for any of the purposes authorized by this 

act or may be used in combination with other funds as provided by K.S.A. 12-1737. 

 

There is some concern that selling the Civic Center to a church will impede potential 

redevelopment efforts in the downtown to uses that may sell alcohol such as restaurants, hotels, 

breweries, or bars. K.S.A. 41-710(c)(1) states that “No retailer’s, microbrewery, microdistillery, 

or farm winery license shall be issued for premises which:  (1) are located within 200 feet of any 

public or parochial school or college or church, except that if any such school, college, or 

church is established within 200 feet of any licensed premises after the premises have been 

licensed, the premises shall be an eligible location for retail licensing.” 

 

K.S.A. 41-710(d), however, states that “any city, by ordinance, may allow a retailer, 

microbrewery, microdistillery, or farm winery to be located within a core commercial district as 

defined by K.S.A. 2021 Supp. 12-17,122, and amendments thereto, which does not meet the 

distance requirements established by subsection (c)(1). For purposes of this statute, a “core 

commercial district” is defined as “an area of a city or unincorporated area of a county 

characterized by a variety of compact commercial, office, residential and public uses that make 

it most directly analogous to central business districts commonly identified by zoning 

regulations.” 

 

Section 4.08.070(d) of the Municipal Code conforms to the aforementioned statutes as it relates 

to the sale of cereal malt beverages. Section 4.08.070(e) provides that “the distance limitation of 

subsection (d) of this section shall not apply to any location existing in the C-2 zoning district.” 

The Civic Center property is located in a C-1 zoning district, although the remainder of the 

downtown district is located within a C-2 zoning district. 

 

Trade-offs:  The Civic Center is tax-exempt, except for the portion of the building leased by 

Butler Electric Cooperative, since a municipality owns it. Selling the Civic Center to a church 

will keep at least a portion of the building off the tax rolls. The portion of the building leased by 

Butler Electric Cooperative pays taxes based on the valuation of this part of the building.  

 

A competitive bidding process may allow the City to obtain a market value for the property and 

increase the tax base, provided the use changes to a taxable use. Butler County appraises the 

building at a value of $1.6 million, which would generate about $22,300 in City property taxes 
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annually. The property would generate about $64,000 per year for local taxing entities, including 

the City, at this valuation. 

 

The City allocates considerable staff resources to maintain the facility. The Parks and Recreation 

Department largely bears the burden of setting up and cleaning the building before and after 

events. The department spends many hours cleaning and setting up for church service following 

weekend events. This effort either amounts to overtime expenses or reduces the hours available 

for general maintenance in the City’s parks. 

 

The Real Life Church conveyed the desire to purchase the Civic Center due to a lack of other 

options in the community to either relocate to or build on. As such, a decision to sell the Civic 

Center will require the City to remove the church without having a sufficient relocation option. 

This fact should not change the City’s desire to make the best decision for the community, 

although I note it as something to consider by the governing body. 

 

Staff Recommendation:  The City Manager recommends moving forward with a competitive 

bid process to comply with the City’s Financial Policy and to protect the interests of the City if 

the City Commission desires to move forward with selling the property. Even so, the City 

Commission may exercise its discretion and take such action as it may deem to be in the best 

interests of the City. 

 

Recommended Motion:   

 

Commissioner _______________ moved to authorize the City Manager to solicit competitive bids 

to consider for the sale of the Civic Center as provided by the City’s Financial Policy.   

 

Commissioner __________________ seconded the motion.  

 

 

 



Civic Center Revenue 

2020 2021 2022

Real Life Church 

Other Reservations

$17,050.00

as of 8/31/2022

$26,050.00

$14,125.00

Totals $40,175.00

$15,325.00

$32,375.00

$23,850.00

$36,200.00

$12,350.00

(51 full facility reservations)

(35 full facility & 12 b/o
room reservations)

*21 of 35 fees were waived

(27 full facility & 26 b/o
room reservations)

*12 of 27 fees were waived

(47 full facility reservations)

(23 full facility & 25 b/o
room reservations)

(31 full facility reservations)

*16 of 23 fees were waived
*waived fees include but not limited to city sponsored

events, elections/trainings, chamber use, blood drives. 

2019

$22,050.00
(52 full facility reservations)

$16,500.00
(34 full facility & 16 b/o

room reservations)

$38,550.00



Civic Center Expenses 

2020 2021 2022
as of 8/31/2022

Totals

2019

Maint.,Repairs, Other

Utilities

Pest Control 

$9,676.09

$34,108.50

Insurance

$780.00

*Parking Lot Project *$104,759.33

$3,200.00

$9,317.87

$608.00

$3,500.00

$6,295.34

$2,648.79

$17,577.01

$53,096.50

$780.00

Part Time Staff $4,350.00$2,542.00 $4,857.60

$52,114.59 $24,578.81

$4,350.00 (E)

$78,452.30

$15,670.19

$780.00

$3,554.00

(E) (E)$32,050.05

$54,466.72



Civic Center Profit / Loss  

Expense Revenue Profit/Loss

2019

2021

2020

2022

$38,550.00

$36,200.00

$40,175.00

$32,375.00

$78,452.30

$54,466.72

$52,114.59

$24,578.81

-$39,902.30

-$18,266.72

-$11,939.59

+$7,796.19
as of 8/31/2022


