Public Notice posted in
accordance with 610 RSMo as amended

Date/Time Posted: Wednesday, June 22nd, 2022, 4:30pm

PLANNING AND ZONING COMMISSION AGENDA
300 Hoven Drive Pacific, MO 63069
TUESDAY, June 28th, 2022
7:00 P.M.
1. CALL TO ORDER
2. ROLL CALL
3. APPROVAL OF MINUTES: From May 10th, 2022
4. Public Hearing

a. PZ-2022- 5: Lot 130 Third Street, Conditional Use Permit, Gullet
Contracting, applicant. A public hearing to consider an application for a

Conditional Use Permit (CUP) at Lot 130 South Third Street, Pacific, MO
63069. (Franklin County Parcel # 19-1-12.0-4-003-081.100) The applicant is
proposing to construct a 30’ x 40’ building as a location to operate a snow
removal business from. Such use would include office space and equipment
storage. The property is currently zoned “C-1” Downtown Commercial
District. Under Section 400.120 of the City of Pacific’s Municipal Code, such
use would be provided for only with approval of a conditional use permit.
Gullet Contracting, applicant.

b. PZ-2022-6: Alt Place, Rezoning Application, Dan Conway,
applicant. A public hearing to consider an application for a rezoning

the 8.002 acres owned by Barbara A. Alt, Sec: 14 Twn: 43 Rng:2E.
Known as Lot:1 Alt Place PT SE SE, N of Industrial Drive, Pacific,
Missouri (Franklin County Parcel # 19-6-14.0-0-034-036.200) and the 40
acres owned by Barbara Alt and John Timothy Alt, Diana Kathleen and
Phillip Bradley Alt, Knows as Log NW SE Sec:14 Twn: 43 Rng 2E,
Pacific, MO (Franklin County Parcel ID: 19-6-14.0-0-099-035.100). The
applicant is requesting rezoning of both parcels to M-1 Light Industrial.
The property is currently zoned “N-U” Non-Urban District.

5. NEW BUSINESS
a. PZ2022-5 Consideration for Lot 130 Third Street, Conditional Use Permit,
Gullet Contracting, applicant.

b. PZ2022-6: Alt Place, Rezoning Application, Dan Conway, applicant.
c. PZ2022-7: Ken Knipe request for waiver of sidewalk requirement, 1403 W.
St Louis St. Pacific, MO 63069

6. OLD BUSINESS
7. COMMITTEE REPORTS
a. Board of Aldermen
b. Board of Adjustment
c. City Administrator

8. ADJOURNMENT
This Meeting is Open to The Public Note: The Planning and Zoning Commission will
consider and act upon these matters listed above and any such others as may be presented
at the meeting and determined appropriate for discussion at that time.

CITY OF PACIFIC
RECORD OF PROCEEDINGS
REGULAR MEETING OF THE PLANNING & ZONING COMMISSION
AT PACIFIC CITY HALL, 300 Hoven Drive Pacific, MO 63069
May 10th, 2022
Call to order: The meeting of the Planning & Zoning Commission was called to order by
Chairman Bruns at 7:00PM on Tuesday May 10th, 2022.

Before Roll Call was taken Mayor Filley swore in new Planning & Zoning’s newly appointed
Commissioner Steve Flannery

Roll Call: Those present at Roll Call: Chairman Linda Bruns, Commissioner Rafael Madrigal,
Commissioner Donna Brocato, Commissioner Thomas Miles, Commissioner Gary Koellling,
Commissioner Jerry Eversmeyer, Commissioner Steve Flannery, Commissioner Mike Bates,

Not Present: Commissioner Graham
Other city officials Present: City Administrator Roth, Community Dev Director Myers,
Community Dev Clerk Fodge

Approval of Minutes: Motion was made by Commissioner Eversmeyer, seconded by

Commissioner Miles, to approve the minutes from March 22nd, 2022. A voice vote was taken
with an affirmative result.
1. Public Hearing: PZ 2022-3: 319 West St. Louis Street, Conditional Use Permit,
Jason Clark, applicant. A public hearing to consider an application for a Conditional
Use Permit (CUP) at 319 West St. Louis Street, Pacific, MO 63069 (Franklin County
Parcel # 19-1-12.0-4-003-027.000). The applicant is proposing to convert the first floor
of the existing residence into a small wine tasting and meeting space with outdoor
seating. The property is currently zoned “C-1” Downtown Commercial District. Such
uses are not specifically permitted in this zoning district. Jason Clark, applicant.
Chairman Bruns opened the public hearing and read into record. Chairman Bruns then asked
Director Myers to read the staff report. Director Myers read from the staff report found in this
packet. Director Myers explained that the applicant would like to turn this once blighted home
into a winery. He feels it’s the city’s best interest for this property to be revitalized. It will give
the city of Pacific another option for entertainment. Myers stated that the amount of people that
come to wineries are in the millions each year, knowing that statistic this would be a great way to
bring many new people to Pacific. Director Myers stated this type of business fits right in place
with our comprehensive plan. The board had some discussions about parking. Director Myers
also recommends that there should be 2 spots of parking for employees. Myers also finds that
this needs to be ADA complaint. Chairman Bruns then asked if the applicant would like to speak.

Jason Clark 135 Rockwood Place Court Eureka MO: Mr. Clark Feels this would be an asset
to the community. Applicant’s wife is a teacher and when she’s off during the summer she likes
to travel to a winery with her friends and enjoy the festivities. Currently the only winery that is
close to Pacific, is over an hour away in Augusta MO. Mr. Clark believes people would come to
from all around the surrounding area instead of going much farther to other options. The
applicant believes this not only would this be great for the City of Pacific, but other businesses
located in downtown Pacific would reap benefits of more customers. Commissioner Bruns asked
his plans for any outdoor seating. Applicant Clark stated the property consists of 3 lots which he
plans to have a tent or some kind of covered pavilion where he can put a fire pit, or an outdoor
seating area. He plans on having quite a few seating arrangements throughout the property. One
of the lots has a place where he would like to bring in food trucks if possible. Applicant
originally bought the house to restore and sell. He’s now wanting to bring the house back to the
original detail and craftmanship. Planning to invest money not only on the inside but also
outside. Applicant has a few ideas with selling some merchandise inside for people to take home.
Main structure will be a pavilion outside. Leaving most of the outside up to the designing
company that’s been hired to design the outside. Wanting to put the ADA accessible parking in
the back. Chairman Bruns asked about a ramp for the ADA compliance. Steve Myers stated that
he recommends that there be a ramp. Commissioner Koeller asked about parking availability and
how busy does he plan to be. Applicant stated there are 14 spaces with 4 in the back. He figures
with the parking available it should be around 20 people fitting under the pavilion or outside
area. Commissioner Bates asked about limits on outside music. The board members all discussed
a fair time for live music to stop for sound disturbances. Board also wanted to know what the
applicant plans were for parking. Applicant stated he doesn’t have anything set in stone currently
but plans on getting that all configured soon. Administrator Roth read aloud the hours for live
music that was instated for other businesses with outdoor music. Music is to not be later than
10pm on weekdays and no later then 12am midnight on weekends. Commissioner Brocato asked
about ADA parking on the street. Admin Roth explained that once the commercial permit is
applied for, parking would be assessed and determined at that time. Commissioner Bruns
requested some clarification on the staff report. Commissioner Eversmeyer asked what type of
fencing the applicant was going to use. The applicant stated he has plans for a privacy fence in
addition to a front fence. Board members asked if he was focusing on Missouri wines only. The
applicant explained he’s doing Missouri wines but also other wines that some customers
wouldn’t normally get to try. Commissioner Bruns asked about the church across the street being
a conflict. Director Myers stated that the code calls for a distance of 100’ the proposed winery is
actually 130’ away. Commissioner Flannery asked about how the wine will be consumed and
sold. Applicant said they will sell by the bottle and by the glass. Board members discussed the
alleyway and who would be responsible for paving the gravel alley. Admin Roth stated it falls on
the Developer or applicant. Chairman Bruns asked about the due east property from the applicant
having a non-conforming fence, and what was being done about this. Director Myers stated that
code enforcement is aware and they are currently working on it.
With no more speakers or questions Chairman Bruns closed the public hearing.

2.

PZ 2022-4: 211 S. Third Street, Conditional Use Permit, Sam Dean, applicant. A
public hearing to consider an application for a Conditional Use Permit (CUP) at 211
South Third Street, Pacific, MO 63069 (Franklin County Parcel # 19-1-12.0-4-003074.000). The applicant is proposing to operate an auto cleaning and detailing
business at the site. The property is currently zoned “C-1” Downtown Commercial
District. Under Section 400.120 of the City of Pacific’s Municipal Code, such use is
listed as requiring a conditional use permit. Sam Dean, applicant.

Chairman Bruns opened up the Public Hearing and read it into record. Chairman Bruns then
asked for the staff report. Director Myers read from the staff report (found in this packet.) Myers
explained that the applicant has already been through the Planning & Zoning process and was
approved. However, the applicants previous address did not pan out. Director Myers explained
that this building was already used for a classic auto repair & storage previously by the old
owner so this property works perfectly for the proposed usage. The staff finds this to be in
conformant and recommends approval for a second time. Chairman Bruns asked if parking was
to be allowed on the street like previous owner’s in the past. Director Myers stated that there
could be a possibility to park there. Chairman Bruns then asked if the applicant would like to
speak.
Sam Dean Applicant 251 Northwoods Drive: Applicant stated that the maximum number of
cars that he could to do in one day is 4 on the weekday while the maximum amount he could do
on the weekend would be 8. Applicant has more than enough room in the building to park all 8
cars so there won’t be any issues with parking or storing of cars. Chairman Bruns asked the
applicant if he planned on residing in the building, since his previous CUP had him residing in
the building. Mr. Dean stated he will not be residing in this building and would only be operating
the business. Applicant changed building in order to open up this summer. Previous building
needed quite a few items fixed before being move in ready. Commissioner Bates asked the
applicant if he’s going to be the only person working or will he hire other employees. Applicant
stated he already has a few employees currently with plans to add more as time goes on.
Applicant has plans to operate this business year-round since he has so much space. Chairman
Bruns asked for any other comments. There being none, the public hearing was closed.

Speaker Cards: None
New Business
1. PZ 2022-3: 319 West St. Louis Street, Conditional Use Permit, Jason Clark,
applicant. A public hearing to consider an application for a Conditional Use Permit
(CUP) at 319 West St. Louis Street, Pacific, MO 63069 (Franklin County Parcel # 191-12.0-4-003-027.000). The applicant is proposing to convert the first floor of the
existing residence into a small wine tasting and meeting space with outdoor seating.
The property is currently zoned “C-1” Downtown Commercial District. Such uses are
not specifically permitted in this zoning district. Jason Clark, applicant

A motion was made by Commissioner Bates to approve with hours of operations per discussed.
No music past 10pm on weekdays & 12am on Friday & Saturday. Seconded by Alderman
Eversmeyer. A voice vote was taken with the following results Aye-8 Nays-0. Motion approved
and will be presented to the Board of Alderman on Tuesday May 17th 2022.
2. PZ 2022-4: 211 S. Third Street, Conditional Use Permit, Sam Dean, applicant. A
public hearing to consider an application for a Conditional Use Permit (CUP) at
211 South Third Street, Pacific, MO 63069 (Franklin County Parcel # 19-1-12.0-4003-074.000). The applicant is proposing to operate an auto cleaning and detailing
business at the site. The property is currently zoned “C-1” Downtown Commercial
District. Under Section 400.120 of the City of Pacific’s Municipal Code, such use is
listed as requiring a conditional use permit. Sam Dean, applicant.
A motion was made by Alderman Eversmeyer per staff report. Seconded by Madrigal. A voice
vote was taken with the following results Aye-8 Nays-0. Motion approved and will be presented
to the Board of Alderman on Tuesday May 17th 2022.

Old Business: None
Committee Reports
Board of Alderman: None
Board of Adjustment: House on the next variance docket requesting variance.
City Administrator: No planning & zoning meeting for next time.
Before adjournment a discussion was brought up by Commissioner Flannery about the
rezoning of our zoning map in the City of Pacific. Admin Roth stated it’s being discussed in
the upcoming budget.

Adjournment:

There being no further discussions, Chairman Bruns asked for a motion to
adjourn. A motion was made by Alderman Eversmeyer and seconded by Commissioner
Madrigal. A voice vote was taken and approved 8-0 the meeting was adjourned at 8:05 p.m.

Planning & Zoning Commission
Department of Planning
Staff Report
Meeting Date:

June 28, 2022

Application Type:

Conditional Use Permit

From:

Steve Myers; Director of Community Development / Zoning Officer

Applicant:

Gullet Contracting

Description:

PZ 2022-5: 210 S. 3rd Street (Lot 130), Conditional Use Permit, Ray Gullet, Gullet
Contracting, applicant. A public hearing to consider an application for a
Conditional Use Permit (CUP) at 210 S. 3rd Street, Pacific, MO 63069 (Franklin
County Parcel # 19-1-12.0-4-003-081.100). The applicant is proposing to construct
a 30’ x 40’ office and storage area for a snow removal operation at this location
near the northwest corner of West Orleans and S. Third Street, Pacific, MO. The
property is currently zoned C-1 Downtown Commercial. Such uses are not
specifically permitted in this zoning district. Ray Gullet, applicant.

Summary
The applicant has submitted an application for a conditional use permit to obtain approval to build a
30’x40’ building for ” Gullet Snow Removal Office and Storage” in this C-1 Downtown Commercial
zoning district.
Section 405.040.B. of the Pacific Code of Ordinances provides for the review and approval method
for Conditional Use Permits. The Commission is required to act on this request by providing a
recommendation of approval, approval with conditions, or denial to the Mayor and Board of
Aldermen.
Subject Site
The subject site is located in the downtown area, near the northwest corner of West Orleans and S.
Third Street. The property is presently vacant. This parcel is bounded by a similar vacant parcel to the
north owned by the Union Pacific Railroad, the Pacific Commuter lot to the east, residential uses to
the south and a light industrial use to the west, Dean’s Auto Cleaning.

Land Use and Zoning of Surrounding Properties
Direction
North
South
East
West

Zoning
C-1 Downtown Commercial
C-1 Downtown Commercial
C-1 Downtown Commercial
C-1 Downtown Commercial

Land Use
Railroad
Residential
Commuter Parking
Light Industrial

Analysis
Section 405.040.B. provides the standards for which this application is to be reviewed.

a. Complies with all applicable provisions of this Title.
Per the items below taken directly from Section 405.040 B: Conditional Use Permit, there are
several items that must be verified prior to meeting the standard.
1.

The C-1 Downtown Commercial District is mostly intended for retail sales, banking
facilities, office space, personal services and government facilities. The proposed use is
deemed appropriate by both the Zoning Officer and City Administrator but requires
CUP approval by the Planning and Zoning Commission and Board of Aldermen. This
use may be authorized by the Board of Aldermen by Conditional Use Permit as
provided in Section 405.040 of Chapter 405 Planning and Zoning in the City of
Pacific’s Municipal Code. Section 400.120 of Pacific zoning ordinance regulates the
“C-1” zoning district.

2. The subject parcel is considered a “Non-Conforming Lots of Record”. Conforming
structures with permitted uses may be built on lots of record that were made nonconforming with the adoption of the municipal code as to dimensions or area; provided
however, that such structures shall conform as to setbacks and all other regulations of
this Chapter which do not relate to area or dimensions of the lot. Bulk regulations
under C-1 requires a “Minimum Lot Area” of Seven thousand five hundred (7,500)
square feet. This lot is approximately Four thousand nine hundred square feet. Also,
the “Minimum Lot Width” is One Hundred (100) feet. The front of this lot is Fifty (50)
feet wide. All other setback and the Maximum Lot Coverage requirements would be
met according to the site plan presented with this application.
3. Parking requirements for a commercial office is “1,000 ft of gfa” (Gross Floor Area)
If Mr. Gullet were to pave the entire apron area in the front 25’ setback, the parking
area would be only 750 sq. ft. A waiver of this rule would be required.
4. For office facilities, an ADA compliant restroom and heat would also be required.

The standard to be verified.
b. At the specific location will contribute to and promote the community welfare or
convenience.
Given the fact that the property is presently vacant, this improvement will increase the
property value and will elevate its usefulness. To the reviewer’s knowledge, there were no
complaints filed with the city regarding this use. Two phone calls from concerned citizens
came into this office. The first requested an explanation of use and once clarified, the caller
was not opposed to this development. The second was adamantly opposed.

This standard to be verified.
c. Will not cause injury to the value of neighboring property and will not create a nuisance.
This standard also has a degree of subjectivity involved. Given the reasons cited above, we
find the use to be complementary and will not detract from the neighboring uses. The
proposed use and storage will be conducted entirely within the building year-round so no
nuisance is anticipated. The only concern may be the use of on street parking as outside
parking spaces are limited.
The standard is to be verified.

d. Is consistent with the Comprehensive Plan and existing zoning district provisions.
The Comprehensive Plan recommends a mixed-use district be created for the downtown
zone. The existing C-1 District allows for the proposed use subject to Conditional Use Permit
acceptance. Pacific’s Comprehensive Plan lists “Objective 3” under Economic Development:
“Promote and support existing commercial and industrial businesses, local entrepreneurial
and start-ups”.
It continues by referring to “Economic Gardening” where focus on embracing the
fundamental idea that entrepreneurs drive economies is emphasized. This model seeks to
create jobs by supporting existing companies in our community.
Staff finds the project to be in conformance with the Plan and existing zoning district
provisions.
The standard has been met.
e. Will provide, if applicable, off-street parking and loading areas in accordance with the
standards contained in this Title.
Parking is presently limited to the east side area of the building. There is limited off-street
parking available at this site as the lot is only large enough to accommodate the proposed
building and 750 sq. ft. of apron area in the front elevation. This of course is not unusual for
the downtown area, and is accommodated in the Zoning Code. Given the nature of this
business, there is likely little need for exterior parking. However, it is recommended that
consideration be given to a requirement for the addition of designated hard surfaced parking
spaces either in front of or to the rear of the building. Bulk regulations call for the building
and parking to not exceed 80% of the total lot coverage. The subject property is
approximately 4,900 Sq. Ft. The proposed building is 1,200 sq. ft leaving 3,700 sq. ft. of
which, 2,720 sq. ft. remains available for paved parking surface to meet the 80% total lot
coverage calculation. Staff recommends that applicant would be allowed to occupy the
building and conduct business provided that the street is not used for business parking.
The standard is to be determined.

f.

Will provide, if applicable, erosion control and on-site storm water detention in accordance
with the standards contained in this Title.
Due to the small size of the lot and proposed building, minimal storm water runoff is
expected however, proper gutter and downspout application will be required.
The standard has been met.

g. Will not substantially increase traffic congestion and noise.
Use of this building for light commercial purposes will have limited impact.
The standard has been met.

Recommendation
This property is located in the middle of the downtown “mixed use” district, with residential,
industrial and commercial uses all in near proximity to this use. The proposed snow removal business
use is unlike other nearby light industrial uses in that it is seasonal. It is this reviewer’s opinion that
the proposed use would not deter from other uses in the district.
The snow removal business use in our judgment presents no conflict with the surrounding district
and offers an opportunity for job growth in our community.
Finally, as with any CUP application, we would advise the Commission receive a thorough description
of the proposed use from the applicant, as well as any comments made at the public hearing, before
proceeding with a final recommendation to the Board of Aldermen.

Staff recommends approval.

Attachments (4):

CUP Application
Public Hearing notice
Area map
Labeled Aerial Photo

Planning & Zoning Commission
Department of Planning
Staff Report
Meeting Date:

June 28, 2022

Project Type:

Map Amendments (rezoning)
Alt Place. Industrial Drive, Pacific, MO

From:

Steve Myers
Director of Community Development / Zoning Officer

Applicant:

Dan Conway

Description:

PZ 2022-6: Consideration of application for a map amendment (rezoning) of
one 40 acre tract of land and a second 8 acre tract located north of Industrial
Drive that are presently zoned NU “Non-Urban”. (Franklin County Parcel # 196-14.0-0-099-035.100 and Franklin County Parcel # 19-6-14.0-0-034-036.200).
The applicant is proposing to develop an industrial park at this location
northwest of the intersection of Industrial Drive and Midwest Drive, Pacific,
MO. It is requested that the zoning be changed to M-1 Light Industrial to
match the neighboring use to the south of the site. Dan Conway Applicant.

Summary
Under the present ownership, this property has been zoned NU Non-Urban District and has been
used for crop production. The applicant intends to construct an industrial park consisting of M-1 Light
Industrial operations as described in Section 400.140 as:
“General office, light manufacturing, warehousing and other limited industrial uses. These uses
generate a minimum of noise, glare, odor, dust, vibration, air and water pollutants, fire, explosive,
radioactive and other hazards and harmful or obnoxious matter.”
The applicant has stated that the proposed use would be office warehouse buildings with outside
storage that fits the M-1 Industrial. A typical user maybe a plumbing supply house with outside
storage. They feel that the development will have minimum impact to the surrounding properties
and intend to leave 30’-40’ of existing forestation along the north and west property lines. The
southern side of the site is M-1/M-2 Industrial and to the east is existing farmland which most likely
will become future industrial use as well.
There are actually two properties included in this request. The first is a 40-acre parcel (Franklin
County Parcel # 19-6-14.0-0-099-035.100) This property is presently farm land owned by Barb Alt that
is bordered by residential zoning to the north and west, additional farmland to the east and M-1 Light
Industrial and M2 Heavy Industrial to the south. A separate, 8-acre parcel (Franklin County Parcel # 196-14.0-0-034-036.200) Is owned by Mrs. Alt and her three children, Tim, Diane and Philip Alt. This 8acre tract is also presently zoned NU and borders Industrial Drive to the south with both M1 Light

Industrial and M2 Heavy Industrial, Nu zoned farmland to the north and east and NU Non-Urban to
the immediate west. These two parcels are connected by a 50’ easement at the corners of both
properties that would allow a road to eventually be constructed to provide access to the 40-acre
tract.

Land Use and Zoning of Surrounding Properties
40 Acre Parcel
Direction
North
South
East

Zoning
R-1B
M-1 & M2
NU

West

R-1B

Land Use
Single Family District
Light & Heavy Industrial
Non-Urban District
(Farmland)
Single Family District

8 Acre Parcel
Direction
North

Zoning
NU

South
East

M-1 & M2
NU

West

NU & M-1

Land Use
Non-Urban District
(Farmland)
Light & Heavy Industrial
Non-Urban District
(Farmland)
Non-Urban District
(Farmland) & Light Industrial

Recommendation
The future land use map (see attached), adopted along with the City of Pacific’s Comprehensive Plan
in 2017, identifies “Industrial” zoning for the future land use of the subject properties as well as
surrounding farm properties as the highest and best use. Discussion in the comprehensive plan
regarding future land use states that the future land use recommendations were developed based
on current land use practices, the latest development trends and the comments obtained during the
public engagement process that took place prior to approval. The future land use recommendations
consider the compatibility of land uses and various development scenarios and promote land use
decisions that help achieve the community’s vision to:
“Promote and support the momentum generated by local businesses and facilitate positive
economic growth by increasing the confidence to invest in improving and expanding Pacific’s
neighborhoods, parks, commercial districts and industrial parks.”
The Comprehensive Plan goes on to state that areas designated as “Industrial” are intended for
environmentally clean manufacturing and industrial operations, including warehousing,
transportation and distribution related uses.
This reviewer has discussed this proposal to bring industrial development and the higher paying jobs
that such development typically brings with the applicant and property owner, has visited the
proposed site and fielded a total of two phone calls from concerned property owners. All these
conversations resulted in very positive discussion that provided support for the responsible
development of this property for light industrial use. The concerns expressed included storm water
runoff which must be professionally engineered and approved by the city. It is recommended that
any “Stormwater Pollution Prevention Plan” (SWPPP) take into account the already burdened
existing drainage system. Additionally, it is recommended that a large portion of the existing

forestation buffer between the residentially zoned areas to the north and west be allowed to remain
and be improved upon to increase the separation between the neighborhood and the proposed light
industrial development.
It should be noted for clarity that M-1 Light Industrial Zoning allows for Industrial, manufacturing and
repair shops where the scale of operations and the process of manufacturing or treatment of
materials is such that the amount of dust, odor, gas, smoke or noise resulting therefrom will not
result in a lowering of values and otherwise will not be objectionable to surrounding commercial,
institutional and residential districts. Furthermore, in the "M-1" zoning districts, the construction
standard as provided in Section 400.235(A)(5)(a)(2), those areas used for loading docks, parking of
commercial vehicles or storage of materials, equipment or products in these districts may be
constructed of a rolled stone base and surfaced with gravel or other crushed stone. Notwithstanding
the above, gravel surfaced areas as herein provided shall be limited to only those areas located
behind the front building line of the building(s) located on the subject property.
[Ord. No. 3014 § 3, 4-18-2017]
Staff recommends APPROVAL with the following conditions:
1.

Any site development plans submitted for the development of this site will include a
“Stormwater Pollution Prevention Plan” (SWPPP) that takes into account the already
burdened existing drainage system.

2. A large portion of the existing forestation buffer between the residentially zoned areas to
the north and west would remain and be improved upon to increase the separation between
the neighborhood and the proposed light industrial development.
The M-1 zoning proposed for both subject tracts in our judgment best fits the character of the
surrounding district and is in harmony with the future land use map. We would respectfully request
APPROVAL.
1.
2.
3.
4.
5.

Application for Zoning Change
Notice of Public Hearing
Site location maps
Area Zoning Map
Future Land Use Map

Attachments:

MEMORANDUM
Steve Myers
Director of Community Development

636-271-0500 ext. 216
smyers@pacificmissouri.com

June 24, 2022
TO:
RE:

Planning and Zoning Commission
Waivers and Modifications request, 1403 W St. Louis Street, Pacific, MO

Hello everyone,
Please note the following with respect to this request for the June 28th P&Z Commission meeting:
1. PZ 2022-7 Waivers and exceptions request (see attached) received 06/21/22 from Ken Knipe, 1403 W
St. Louis Street, Pacific, MO. The applicant is requesting a waiver of the sidewalk construction
requirement for new development. The applicable code section is 410.080, copied here in part:

When a developer can show that a provision of this Chapter would cause unnecessary
hardship if strictly adhered to and when, in the opinion of the Commission because of
conditions peculiar to the site, a departure may be made without destroying the general
intent and spirit of this Chapter, the Commission may recommend a waiver or
modification to the Board of Aldermen.
The applicant was given a similar waiver on May 6th from the Board of Zoning Adjustment that
approved application from Ken Knipe requesting relief from the City’s front setback requirement on
property located at 1403 West St. Louis Street, Franklin County Parcel # 19-1-11.0-4-008-041.000 due
to anticipated exceedance of the required front yard setback of not less than twenty-five (25) feet as
prescribed in the City’s Zoning Regulations. This request was granted.
The applicant now has a building permit and is underway in the construction of a single-family residence
on the north west corner of West St. Louis Street and Phelan Street. The subject property here has no
existing sidewalk to connect to along either street frontage (St. Louis Street or Phelan Street). There is a
fairly new section of sidewalk on the south side of St. Louis Street to the east. (See attached photo) This
section does not connect to any existing sidewalks on the north side of St. Louis Street.
We have the opinion of this request that sidewalks on this lot would be “sidewalks to nowhere,” with
very little chance of sidewalks being constructed on the north side of St. Louis Street in the foreseeable
future. In the event that new sidewalks and other development were proposed at this location in the
future, Missouri law provides a mechanism whereby the property owner can be required to pay for such
improvements essentially on a per-foot basis. Therefore, a waiver of the sidewalk requirement here does
not necessarily relieve the property owner of its responsibility for sidewalks going forward.
In summary, staff judgment here would support the applicant’s request, and find that requiring sidewalks
in this instance would meet the standards as contained in the Waivers and Exceptions code provision.
If you have questions on any of these items, please feel free to contact me.
Respectfully submitted,

Steve Myers

Steve Myers
Director of Community Development

