
PLANNING COMMISSION 
GLADSTONE, MISSOURI 

 
MARCH 18, 2002 

 
 

Item 1 on the Agenda:  Meeting called to order – Roll Call. 
 
Present: Ms. Abbott               Council & Staff Present: 
               Ms. Alexander          Councilman Shirley Smith 
               Mr. Beer  Counselor David Ramsay  
               Mr. Dillingham         Asst. City Manager for Development Scott Wingerson 
              Mr. Evans                
               Ch. Hill  
    Ms. Lowe                    
               Mr. Steffens 
              Ms. Rudi 
   Ms. Wild 
  Mr. Duncan 
               Mr. Kiser 
                 
 
Item 2 on the Agenda:  Pledge of Allegiance. 
 
Chairman Hill led the group in reciting the Pledge of  Allegiance. 
 
Item 3 on the Agenda:  Approval of February 19, 2002 Minutes. 
 
The minutes were approved as submitted. 
 
Item 4 on the Agenda:  Communications from the Audience. 
 
None. 
 
Item 5 on the Agenda:  Communications from the City Council and the City Staff. 
 
Scott Wingerson asked the Commission if they were interested in hearing Lynn McClure’s 
quarterly economic development presentation that he currently gives to the City Council.  The 
Commission answered yes.  Mr. Wingerson said that he would have Lynn come to a meeting in 
the near future and get the Commission up-to-date, then get the Commission on schedule to hear 
future presentations a week or two after the City Council.   He said that he believes the 
Commission would be proud of the strides that the City has made in economic development 
since Lynn came aboard. 
 
Councilman Shirley Smith said that she was happy to be here this evening and glad to see all the 
chairs filled tonight.   
 
Counselor David Ramsay said he had nothing at this time. 
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Item 6 on the Agenda:  Communications from the Planning Commission members. 
 
Ms. Abbott didn’t have anything.   
 
Ms. Rudi was glad to see everyone at the meeting with ZAPO being the only item on the agenda.   
 
Ms. Wild didn’t have anything. 
 
Mr. Steffens asked about the banners hanging on the side of the Chinese restaurant.  Mr. 
Wingerson asked if that was the one in Meadowbrook Shopping Center.  Mr. Steffens replied 
yes.  Mr. Wingerson said that they are hanging flush against the building and they appear to be in 
regulation but that he would check into it.  Mr. Steffens wondered if the City Code stated that 
only so much signage could be put up.  Mr. Wingerson explained that the City Code is rather 
liberal in that area. 
 
Mr. Duncan welcomed Brenda and Becky.  He stated that this was his first meeting since the first 
of the year. 
 
Ms. Lowe said she did not have any comments this evening. 
 
Mr. Evans said that he attended the Land Use Seminar last month and that it was very 
informative for him.  He brought a packet of information back regarding how to conduct public 
hearings.  Mr. Wingerson asked Mr. Evans if he would like staff to copy that information and 
distribute it to the other Planning Commission members.  Mr. Evans said that would be great. 
 
Mr. Kiser had nothing. 
 
Ms. Alexander had nothing. 
 
Mr. Beer said it was nice to see all the seats filled again. 
 
Mr. Dillingham said that he would like the record to show that he did bring in some baby 
pictures. 
 
Chairman Hill said he did not have anything, so he would proceed to ask Mr. Wingerson for his 
five minute ZAPO discussion. 
 
Item 7 on the Agenda:  Other Business- ZAPO discussion 
 
Mr. Wingerson said before his five minute ZAPO discussion he would like to bring their 
attention to a memo that was in their packets dated February 27, 2002 addressing three of the 
Commission’s concerns from the last meeting. 
 
Mr. Wingerson proceeded to begin his presentation on ZAPO.  He referred to a memo in the 
Commissioner’s packet dated February 27, 2002 which listed the articles of the next ZAPO 
section.  Those being:  Article V, Districts and Boundaries; Use Matrix; Article VI, Regulations 
for Planning Districts; Article VII, Special Overlay and Mixed Use Districts; Article VIII, 
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Regulations for Residential Districts and Article IX, Regulations for Commercial and Industrial 
Districts. 
 
Mr. Wingerson stated that he believes that Article V and the Use Matrix are the most important 
parts of this section.  In simple terms, the Use Matrix is list a variety of land uses and how they 
can be approved in the City. 
 
Mr. Wingerson turned to the Use Matrix section of ZAPO.  He described the chart and how to 
read it.  The letter “R” in the box would mean that use is allowed by right in a particular zoning 
district without regulatory approval from the City.  What would make this different is if there are 
improvements that need to be made to the building, for example change the footprint, the parking 
lot or make physical improvements to the exterior.  These alterations would require approval by 
the Planning Commission and City Council in the form of a site plan revision.   
 
Mr. Wingerson briefly explained the flow charts beginning in Section 32.300.130 regarding the 
path an application follows from publication notice to approval/disapproval by the City Council.  
Mr. Wingerson pointed out one significant change was in the flow chart for consideration of site 
plans.  In the proposed ZAPO, site plans would be reviewed by the Director of Community 
Development and he would make the determination that the application is compliant with every 
aspect of the entire zoning ordinance or whether a public hearing will be required. 
 
If there is a “C” in the Use Matrix, that would mean that the use is allowed in that particular 
zoning district if the applicant comes to the Planning Commission and City Council and receives 
approval of a “conditiona l use permit”.  A conditional use permit would be the same as a special 
use permit, which is currently term the City is using for these types of permits. 
 
If there is a “dash” in the Use Matrix, that would mean that the use is not allowed in a particular 
zoning.  A zoning change would be necessary if the applicant wanted to proceed.   
 
Ms. Alexander asked Mr. Wingerson how he would define the difference between town homes 
and condominiums.   
 
Mr. Wingerson answered that those two terms should be defined in the definition section of 
ZAPO that the Commission discussed at their last meeting.  If they are not defined there, the 
would be defined in state law.   
 
Mr. Wingerson explained how the Standard Industrial Classification (SIC) Codes relates to the 
Use Matrix.  The SIC is a list of possible uses that get classified into different types of offices, 
for example.  Mr. Wingerson commented on how important this information can be to the City.  
Once the Use Matrix is adopted, it will immediately be used by Staff to answer questions from 
the public.  He asked the Commissioner’s who were involved in the 1993 Comprehensive Plan to 
think back to the discussions they had on the Land Use Plan.  Mr. Wingerson said that he sees 
the Use Matrix as the final implementation of the Comprehensive Plan.   
 
Mr. Steffens asked Mr. Wingerson about the first item under “Commercial” on page 94.   
 
Mr. Wingerson asked if he was asking about “adult motion picture theaters”.   
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Mr. Steffens said yes.   
 
Mr. Wingerson replied that the use is  “R” under C-3.  There will be a part of ZAPO that talks 
about under what those types of busineses can operate, as well as ordinances that relate to 
licensing.  The Use Matrix will not be the only section that will govern what is allowed in a 
certain zoning.   
 
Mr. Steffens asked if the Use Matrix would override what the Commission discussed at the last 
meeting.   
 
Mr. Wingerson said definitely not. 
 
Mr. Wingerson suggested a few alternatives to how the Commission could proceed in reviewing 
and discussing the Use Matrix.   
 
Mr. Evans asked if there were color-coded maps available to the Commissioners to help them in 
determining the different zoning areas, possibly in an 8.5 x 11 size.   
 
Mr. Wingerson answered that there are maps available in that size and there is also a large 
zoning map that could be brought to future meetings.   
 
Ms. Lowe asked Mr. Wingerson what timeline he has established for this project.   
 
Mr. Wingerson said that he would like the Commission to have a really good handle on this 
section by the second meeting in April, about a month from now.   
 
Mr. Beer suggested that the Commissioners go back on their own and review each line and bring 
their changes and suggestions to the next meeting.   
 
Mr. Wingerson said that would be a great idea.  He also added that the Use Matrix was designed 
by the user and therefore; is done alphabetically by use.  He suggested re-working the matrix and 
grouping the zoning classifications together so it would be easier for the Commission to work 
with. 
 
Mr. Wingerson let the Commission know that currently there is a zoning district C-4.  The only 
use allowed in C-4 is mini storage.  He suggested to the Commission not to create a zoning for 
every use.   
 
Ms. Rudi asked if everything that is currently zoned C-1 will remain C-1 in the new matrix.  
Also, if the zoning changes what will be done to the businesses that would then be operating in 
the wrong zoning.   
 
Mr. Wingerson replied that those businesses would then be a non-conforming use.  Interior 
changes would be grandfathered and would only require a building permit.  Exterior changes 
would require a zoning change if they did not conform. 
 
Ms. Rudi suggested taking ten minutes this evening to discuss the Use Matrix and then the 
Commissioner’s could review it on their own as well. 
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Ms. Abbott said she would like to have a map. 
 
Mr. Hill agreed that a small-sized zoning map would be helpful. He also added that if the Use 
Matrix was sorted by zoning classification it would be easier to review. 
 
Mr. Beer agreed about the matrix being sorted by zoning classification.  He said he would also 
like to have full-sized zoning map at the meetings. 
 
Mr. Hill asked Mr. Wingerson if all the Commissioner’s have Comprehensive Plans.  
 
Mr. Wingerson asked Ms. Lowe if she had one.   
 
She replied yes.   
 
Mr. Wingerson asked the Commission if they would like to start this discussion at their next 
meeting.  The Commission said that would be fine.  Mr. Wingerson said that he would re-
organize the Use Matrix and work on getting the maps to the them.     
 
Discussion ensued regarding if an April 1st meeting would take place.  It was decided that the 
information would be discussed at the April 15th meeting. 
 
Mr. Duncan asked Mr. Wingerson when he hoped to have ZAPO approved.   
 
Mr. Wingerson said that he had answered to the City Council that it may be approved sometime 
during the summer.   
 
Mr. Wingerson began to highlight a few more items including Planned Districts.  Planned 
districts in the end, he explained, seem to result in a better project by allowing the Commission 
to ask the developer for more landscaping, for example.  Mr. Wingerson said that he leans 
toward planned districts because they seem to work well in the long term.   
 
Special overlay and mixed use districts were discussed.  Mr. Wingerson said that Lynn McClure 
has scheduled a small business forum and the first two steps in having an overlay discussion is 
finding how business can work together and explaining the North Oak Corridor study to business 
owners.   
 
Mr. Beer asked for more explanation on overlays. 
 
Mr. Wingerson said that the best way to explain overlays is to think of them as layers.  For 
example, a piece of property does not have any zoning established.  The property might then 
receive an R-1 zoning.  As the community evolves and strengthens layers keep getting added.  
Those layers provide additional regulatory controls that are not applicable to every other area.  
Architectural controls, density controls and different parking layouts are all examples.   
 
Mr. Beer asked if each layer supercedes the underlying layer.   
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Mr. Wingerson answered to Mr. Beer that is correct in many cases; however, the owner still has 
the right to the underlying zoning.   
 
Ms. Abbott asked if a historical district would fall into the overlay district category.   
 
Mr. Wingerson said that historical are not really overlay districts, but it is the same concept.   
 
Mr. Wingerson referred to page 114, Article VIII and explained that the remainder of the 
material provided to the Commission is not really any different from what is in place now.  He 
stressed to the Commission that is not to say that changes cannot be made if the Commission 
should choose.   
 
Mr. Hill said that he would be interested in Lynn McClure’s input on commercial lot sizes along 
North Oak Trafficway and Antioch Road; possibly a minimum lot size or minimum frontage. 
 
Mr. Wingerson said that in the past the Commission has struggled with this issue.  He suggested 
that Mr. Hill was speaking of more of a depth issue in those areas.   
 
Mr. Hill said that would be what he was speaking of.   
 
Mr. Wingerson proceeded to pages 115 and 116 regarding residential and commercial standards, 
which he explained are very general.  He stated that this section talks about such things as 
building materials and colors.     
 
Mr. Beer noticed that in R-1 design requirements it makes no mention of building materials until 
it mentions non-residential R-1.  Mr. Beer asked where non-residential would come into play.   
 
Mr. Wingerson gave some examples, such as a storage shed, detached garage, arbor or 
greenhouse.   
 
Mr. Beer asked if a person builds a cedar house and then builds a detached garage he would have 
to build it using stone, brick and stucco.   
 
Mr. Wingerson said that regulating colors can sometimes be a hard job for the Commission.   
 
Ms. Alexander said she noticed that there is a minimum floor area of 1200 square feet in the 
proposed ZAPO.  She asked if the houses in the northwest corner of Gladstone were 1200 square 
feet.   
 
Mr. Wingerson said they are not 1200 square feet and that there are several areas of houses that 
are not that large.  Primarily the 1200 square feet would apply to new construction.  He added 
that if those homes were torn down for some reason they would be allowed to be rebuilt, but it 
would be hard for a new home to meet the required setbacks on a lot that small.  Those residents 
could apply to the Board of Zoning Adjustment and if a natural disaster would have caused the 
home to be destroyed, the Board would certainly take that into consideration.   
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Ms. Abbott commented that getting back to the condominium and town home definition, she 
asked if it was true that with a condominium you own the air around it and with a townhome you 
own the land it sits on. 
 
Mr. Wingerson said he would let the City Counselor, David Ramsay answer that question. 
 
Mr. Ramsay addressed the Commission and explained that with condiminiums, the structure is 
owned by the common owners; basically, you own the inside walls in.  With a townhome the 
occupant would own the exterior walls, except for the common shared wall.  
 
Mr. Wingerson reviewed with the Commission what had been discussed for moving forward 
with ZAPO.  Staff would sort the Use Matrix by zoning districts, distribute to the Commission a 
reduced  sized colored zoning map and the Commission would resume discussion on the Use 
Matrix at the April meeting.  The next meeting looking like it would be April 15, 2002. 
 
Mr. Beer asked about page 109 of Article VI, letter D regarding drainage.  He stated that 
Gladstone has dealt with drainage problems for a long time and suggested that it might be good 
to make it clear that drainage may not adversely effect properties upstream or downstream from 
a particular district.  Mr. Beer stated that he feels that in the past, drainage studies only dealt with 
a particular zoning project or zoning district.  
 
Mr. Wingerson answered that ZAPO does have a section that specifically discusses drainage.  He 
explained that it states that the City Council and Planning Commission can request any level of 
study that would help them make their decision.   
 
Mr. Beer said that it wouldn’t hurt to mention it in several sections.  He also asked Mr. 
Wingerson to define floor area ratios.   
 
Mr. Wingerson replied that all of the floor area requirements were designed to provide a ???? 
density.  Generally, the higher floor ratio the more dense a development would be.  The 
calculation itself is the total area of building divided by the total area of the lot.  If that number is 
high, the use is dense, if that number is low, there would be a lot of open space.  Mr. Wingerson 
gave the example of Antioch Baptist Bible Church.  Their ratio to building is huge.  The Church 
requested a variance from the Board of Zoning Adjustment to allow them to exceed the 
minimum lot coverage.  He asked Mr. Beer if that explanation helped. 
 
Mr. Beer said yes. 
 
Chairman Hill asked if there were any more questions.  He asked Mr. Wingerson if there would 
be an April 1st meeting. 
 
Mr. Wingerson said that he was not sure if the date for submittal had passed, but it does not 
appear likely. 
 
Chairman Hill reminded everyone to vote at the April 2, 2002 election. 
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Item 8 on the Agenda:  Adjournment. 
 
Chairman Hill adjourned the meeting at 8:44 P.M. 
 
 
Respectfully submitted: 
 
______________________________________    Approved as submitted _____ 
Becky Jarrett, Recording Secretary 
 
______________________________________    Approved as corrected   _____ 
Brian Hill, Chairman 


