
 
  

City Planning Commission  
  

 July 23, 2024  6:00 PM, 

 City Hall, 111 E. Maple Avenue (Ground Floor), Council Chambers 

  

CALL TO ORDER  

ROLL CALL  

CONSENT AGENDA 
The Consent Agenda consists of routine items of business to be acted upon by the Planning 
Commission with little or no public discussion. The staff or committee recommendation for 
each item is included in the Planning Commission packet. Any item may be removed by a 
commissioner or staff member to become part of the regular agenda. 

 1. Planning Commission Minutes – June 25, 2024 and July 9, 2024 

NOTE OF CASES WITHDRAWN  

 1. Continued Case 24-200-05 – Special Use Permit – 4503 S. Crysler Ave – A request by 
Suita Diaz-Dawson to operate a Bed & Breakfast. 

 2. Case 24-100-15 – Rezoning – 11222 E. Winner Road – A request by Cheri Beavers to 
rezone the property from R-6 (Single Family Residential) to R-12 (Two Family 
Residential). 

CASE TO BE CONTINUED - STAFF RECOMMENDS THIS CASE BE CONTINUED TO THE AUGUST 
13, 2024 MEETING.  

 1. Case 24-125-07 – Rezoning/PUD – Jackson Drive & R. D. Mize Road – A request by 
Jim Pollard to rezone the property from C-2 (General Commercial) and R-6 (Single 
Family Residential) to C-2 (General Commercial) and R-12/PUD (Two-Family 
Residential/Planned Unit Development) and approving a preliminary development 
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plan. 

 2. Case 24-125-08 – Rezoning – 2710 S. Westport Road – A request by Rosemary 
Hoover to rezone the property from R-6 (Single Family Residential) to R-6/PUD (Single 
Family Residential/Planned Unit Development) and approve a preliminary 
development plan. 

PUBLIC HEARING  

 1. Case 24-100-16 – Rezoning – 15552 E. US 24 Highway – A request by Robert and 
Carolyn Rogers to rezone the property from C-2 (General Commercial) and R-6 (Single 
Family Residential) to R-6 (Single Family Residential). 

ROUNDTABLE - PLANNING COMMISSION ESSENTIALS MARC TRAINING & NEXT MEETING 
AUGUST 13, 2024  

ADJOURNMENT  
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organization is wanting to accomplish for community members that need additional support. 
Their hope is to provide a sho1i-te1m transitional facility for those in need. 
Barbie Miller, 3910 S. Chrysler Ave, stated the benefits of the program and how she feels it 
could benefit the community. 

Mr. Tharp returned to the podium to speak and provide additional infom1ation. The microphone 
went out and sound was inaudible. 

The meeting can be viewed in its entirety on 
You Tube: https://www.youtube.com/watch?v=TKY sfK.er33M 

Public Comments 

Inaudible, 1: 12:31, https://youtu.be/TKYsfK.er33M?t=435 l 

Motion 

Commissioner Laurie Dean Wiley made a motion to approve the case. Commissioner Edward 
Nesbitt seconded the motion. The motion was approved Yes 7, No 0, Abstained 0. 

3. Case 24-125-06 - Rezoning/PUD - 1550 S. Noland Road -A request by Cable Dahmer

to rezone the property from C-2 (General Commercial) to C-2/PUD (General

Commercial/Planned Unit Development) and approving a preliminary development

plan.

Staff Presentation 
Brian Harker presented the case. Mr. Harker presented the Commission with a vicinity map, 
noting the area and smTotmding zoning. He presented the Commission with an aerial map 
indicating the project area and explained the surrounding land uses. Mr. Harker reviewed the 
conditions of approval. 

Applicant Comments 

Robert MeITitt, Inaudible, Time 1 :33 :36, lnaudible, https://youtu.be/TKY sfK.er33M?t=56 l 6 

Public Comments 

No public comments. 

Motion 

Commissioner Edward Nesbitt made a motion to approve the case. Conunissioner Dan O'Neill 
seconded the motion. The motion was approved Yes 7, No 0, Abstained 0. 

6. Case 24-100-11 - Rezoning - 19307 E. Holke Road -A request by Mel Olsen to

rezone the property from R-1 (Single Family Residential Estate) to R-6 (Single Family

Residential).
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Staff Presentation 

Joshua Ga1Tett presented the case. Mr. Ga1Tett presented the Commission with a vicinity map, 
noting the area and smTounding zoning. He presented the Commission with an aerial map 
indicating the project area and explained the surrounding land uses. 

Applicant Comments 

Inaudible, 1 :49:51, https://youtu.be/TKYsfKer33M?t=659 l 

Public Comments 

No public comments. 

Motion 

Commissioner Edward Nesbitt made a motion to approve the case. Commissioner Virginia 
Ferguson seconded the motion. The motion was approved Yes 7, No 0, Abstained 0. 

OTHER BUSINESS 

1. Continued Case 24-400-09 - Short Term Rental - 2118 N. McBride Ave - A request

by Manifest BNB for a Short-Term Rental.

Staff Presentation 

Joshua Ga1Tett presented the case. Mr. Garrett presented the Commission with a vicinity map, 
noting the area and stmounding zoning. He presented the Commission with an aerial map 
indicating the project area and explained the surrounding land uses. Mr. Garrett reviewed the 
conditions of approval. 

In response to Commissioner Wiley's question, Mr. Ga1Tett stated they are cu1Tently operating as 
a Short-Tem1 Rental and were notified that they needed to get a business license and have not 
ceased operations. 

Applicant Comments 

Not present 

Public Comments 
No public comments. 

Motion 

Commissioner Edward Nesbitt made a motion to approve the case. Commissioner Virginia 
Ferguson seconded the motion. The motion failed Yes 0, No 7, Abstained 0. 

3. Case 24-400-14 - Short-Term Rental - 105 N. Hawthorne Avenue - A request by

Donald Nelson for a Short-Term Rental.

Staff Presentation 

Joshua Ga1Tett presented the case. Mr. Garrett presented the Commission with a vicinity map, 
noting the area and surrounding zoning. He presented the Commission with an aerial map 
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indicating the project area and explained the surrounding land uses. Mr. Garrett reviewed the 
conditions of approval. 

In response to Commissioner Wiley's question, Mr. Garrett clarified the parking. 

In response to Commissioner O'Neill's question, Mr. Garrett explained the owner, Don Nelson, 
resides in Colorado and coordinates the bookings. His tenant located in unit 107 is listed as the 
responsible agent and will respond to issues. 

Applicant Comments 

Don Nelson, 2: 14:59, Inaudible, https://youtu.be/TKYsfKer33M?t=8099 

Public Comments 

Speaking against case, Inaudible, https://youtu.be/TKYsfKer33M?t=8328 

No sound from 2:20:01 through 2:27:28 

Commissioner Comments 
In response to Commissioner Wiley's comment, the applicant addressed the concerns made by 
the first citizen. Inaudible, https://youtu.be/TKYsfKer33M?t=8900 

In response to Commissioner Nesbitt's question, the applicant agreed to continue the case. 

In response to Commissioner Ashbaugh's questions, the applicant went over rates and noise 
monitoring. 

Motion 

Commissioner Edward Nesbitt made a motion to continue the case to the July 9, 2024 meeting. 
Commissioner Laurie Dean Wiley seconded the motion. The motion was approved Yes 7, No 
0, Abstained 0. 

4. Case 24-175-03 - UDO Amendment #66 - Police Facilities - The City proposes

Amendment #66 of the Unified Development Ordinance pertaining to police facilities.

Staff Presentation 

Rick Arroyo stated the City proposes to clarify the government buildings/facility definition as 
well as the detention and correctional facilities' definition. First, police buildings, detention and 
facilities are added to the government building/facility definition. Secondly, the detention and 
correctional facilities exempts any City facility from those restrictions. 

In response to Commissioner Wiley's question, Mr. Arroyo confirmed that the proposed changes 
will clean up and make the ordinance clearer as well as provide more options for relocation of 
the Police Station. 

Public Comments 
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 MEETING DATE: July 23, 2024 STAFF: Brian Harker, Senior Planner 

PROJECT NAME: Rezone from C-2 (General Commercial) & R-6 (Single-Family Residen�al) to R-6 

CASE NUMBER/REQUEST: Case 24-100-16 – Rezoning – 15552 E. US 24 Highway – A request by 
Robert and Carolyn Rogers to rezone the subject property from C-2 
(General Commercial) and R-6 (Single-Family Residen�al) to R-6 (Single-
Family Residen�al).   

 

 APPLICANTS/OWNERS: Robert and Carolyn Rogers 

PROPERTY ADDRESS:  
APPLICANTS/OWNERS’ 
ADDRESS: 

15552 E. US 24 Highway 
1718 N. Lake City Valley Road 

SURROUNDING ZONING/LAND USE:  
 North: C-2 (General Commercial) and R-6 (Single-Family Residen�al)…used car sales 
 South: C-2 (General Commercial) and R-6 (Single-Family Residen�al)…automo�ve repair 

 East: 
West: 

O-1 (Office-Residen�al) and C-2 (General Commercial)…mulitple-family and sheds 
R-6 (Single-Family Residen�al)…single-family residences 

PUBLIC NOTICE 
• Leters to property owners within 185 feet – July 5, 2024 
• Public No�ce published in the Independence Examiner – July 6, 2024 
• Sign posted on property – July 5, 2024 

FURTHER ACTION: 

 
Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading 
by the City Council on August 19, 2024, and the public hearing/second reading on Sept 3, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: A request by Robert and Carolyn Rodgers to rezone the property from C-2 
(General Commercial) and R-6 (Single-Family Residen�al) to R-6 (Single-Family Residen�al). 

Current Zoning: C-2 (General Commercial) and 
R-6 (Single-Family Residen�al) 

Proposed Zoning: R-6 (Single-Family 
Residen�al) 

 

Prior to 1980: The C-2 zoning was C-3 
(Commercial) 

 

Current Use: Single-Family Home Former Use: Beauty Shop  
Proposed Use: Single-Family Home Building Square Footage: 854-square feet 
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Lot Acreage: 1.01-acres 

PROPOSAL: 
The applicants seek to rezone the property at 15552 E. US 24 Highway from C-2 (General 
Commercial) and R-6 (Single-Family Residen�al) to R-6 (Single-Family Residen�al) so that they can 
again use the property as a residence. 

PROPERTY HISTORY: 
The residen�al lot, Lot 77 in W. B. Dickinson, was plated in October of 1949.  The addi�on was 
annexed into the city in 1955.  In 1965, it was zoned C-3 (Commercial).  In 1980 the zoning was 
updated to be C-2 (General Commercial). 

The property then had a legal unconforming residen�al use and later a beauty salon along with the 
residen�al use.  Due to Covid 19 (and the applicant not wan�ng to comply with par��on and spacing 
expenses) she ceased her opera�ons and decided to re�re.  Currently, there is not a commercial 
business on the property and the legal nonconforming residen�al use has expired.   

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
The internal layout of the old house is s�ll mostly residen�al, although the en�rety of the front yard 
is a paved surface.  The great bulk of this property (much of which is already zoned R-6) is a deep 
backyard with some wooded area. 

CHARACTERISTICS OF THE AREA: 
The house sets on the west side of US 24 Highway about a half a block south the offices for the Mid-
Con�nent library system.  The area is largely commercial in nature, although many of the proper�es 
are converted, old homes and the City’s Comprehensive Plan envisions residen�al uses for the area.  
Ribbons of commercial zoning flank both sides of the corridor, but the rear of most proper�es are 
zoned R-6 (Single-Family Residen�al).   A used car lot lies to the north and an automobile repair shop 
lies to the south.  Across US 24 Highway is a shed dealership and a townhouse development owned 
in a condominium manner. 
 

 

ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property is consistent with the Independence for All, Strategic Plan. One of the 
objec�ves of the plan is to “stabilize and revitalize neighborhoods.” 

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive Plan envisions the future land use of this property and the surrounding area to 
be Residen�al Neighborhoods. 

Zoning: 
Sec�on 14-300-02 of the Unified Development Ordinance (UDO) outlines the purpose of 
Independence’s zoning districts by sta�ng that they “are intended to create, maintain, and promote a 
variety of housing opportuni�es for individual households and to maintain the desired physical 
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character of exis�ng neighborhoods.” By rezoning this property to R-6 (Single-Family Residen�al), the 
zoning will match the structure’s design and nearby single-family uses. 

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on this property. 

Public U�li�es: 
All u�li�es are present in on the property. 
CIP Investments: 
Currently there are no CIP investments along US 24 Highway; however, MoDOT has planned 
improvements envisioned. 

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 
The Comprehensive Plan envisions this area to be Residential Established Neighborhoods. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans 
in which the property is located or abuts. 
This property is not located within any subarea plan area.   

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 
The existing zoning and uses of the surrounding neighborhood are commercial, but the uses 
are not intense and many of the structures were built as residences. 

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
The existing character of the vicinity is largely commercial, but their uses are not intense. 

5. The suitability of the subject property for the uses to which it has been restricted under 
the exis�ng zoning regula�ons. 
With the current zoning in place, the existing single-family home is nonconforming. By 
rezoning the property to R-6, the applicant will be able to live in the house and at some 
future date, sell it as a conforming residence. 

6. The length of �me the subject property has remained vacant as zoned. 
The property has been vacant since the rise of Covid.  

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 
Rezoning this property to R-6 will not have a detrimental effect on the nearby properties. 
This is because the residential use will not be intrusive to the existing uses. 
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8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, 
as compared to the hardship imposed upon the landowner, if any, because of denial of 
the applica�on. 
Denial of this zoning will inhibit the ability of the applicant to live in the structure and to get 
future building permits, mortgages and refinancing. 

9.  
 
EXHIBITS 

1. Narra�ve 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. No�ce Area Map 
6. Affidavit 
7. Aerial Image 
8. Comp Plan Map 
9. Zoning Map 
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