
 

CITY OF JACKSON 
 

PLANNING & ZONING COMMISSION MEETING AGENDA  

Wednesday, July 09, 2025 at 6:00 PM  

City Hall, 101 Court Street, Jackson, Missouri  

Regular Members                       Harry Dryer, Chairman                               Regular Members 
Bill Fadler                              Eric Fraley, Alderman Assigned                          Angelia Thomas 
Tony Koeller                          Mike Seabaugh, Alderman Assigned                  Heather Harrison 
Michelle Weber                     Steve Stroder, Alderman Assigned                      Russ Wiley                                              

Tina Weber                            Larry Miller, Staff Liaison                                     Travis Niswonger 

CALL TO ORDER 

ROLL CALL 

APPROVAL OF MINUTES 

1. Approval of the June 11, 2025 minutes. 

PUBLIC HEARINGS 

OLD BUSINESS 

NEW BUSINESS 

2. Requested removal of a section of the Major Street Plan in the north section of E. Main St. 
that connects to N. Donna Drive.  

3. Consider a request to approve a Land Exchange Certification for transferring 516 sq ft from 
Lot 50 and 2,515 sq ft from Lot 51 of Nine Oaks First Subdivision to Connection Point 
Church as submitted by Sadler Rentals, LLC. 

4. Consider a request to approve a re-subdivision plat of Goggin Subdivision No. 1 submitted 
by James & Belinda Goggin. 

5. Consider a request on behalf of the City of Jackson, Missouri, for a text amendment to 
Chapter 65 (Zoning) of the Code of Ordinances relative to off-street parking for medical and 
dental clinics. 

ADJOURNMENT 

 

 

This agenda was posted at City Hall on July 3, 2024 at 12:00 PM. 
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MEMO 
 

TO: Chairman Harry Dryer and Members of the Planning & 

Zoning Commission 

FROM: Larry Miller, Building & Planning Manager 

DATE: July 2, 2025 

SUBJECT: Major Street Plan 

Mr. Haynes, a property owner along East Main Street, has submitted a 
request asking the City to remove a future street connection (shown through 
his property) from the Major Street Plan (MSP). The planned connection 
would extend East Main Street north to connect with North Donna Drive, as 
shown on the maps in your packet. 

This request has been reviewed by staff. Based on current conditions and 
planning priorities, staff have identified the following considerations related to 
the request: 

 The property in question has greater long-term value to the City as a 
commercially developed site generating sales and property tax, rather than as 
a future street corridor. 

 Observations indicate that the City’s current focus in this area is the continued 
commercial development of Main Street. 

 The City does not currently own any right-of-way across Mr. Haynes’s property 
for the proposed connection. 

 There are no formal engineering studies, designs, or development timelines 
for the road. 

 Construction of this segment, likely including a bridge over an existing creek, 
would involve substantial costs. 

 No alternate route is proposed; past amendments to the MSP have included 
relocations rather than removals. 



 Page 2 

 

 The 2018 Jackson City-Wide Transportation Plan (prepared by Lochmueller 
Group) retained Donna Drive as a north/south corridor and did not recommend 
its removal. 

 In 2014, the City paid to oversize North Donna Drive near East Elementary to 
accommodate the street expansion in the future.  

 Donna Drive is planned as a critical link between Jackson Blvd., Main Street, 
Ridge Road, and Greensferry Road—part of the City's overall traffic network. 

 With new growth in Savers Farm and rural subdivisions near Greensferry, 
alternate east-west routes are needed to reduce traffic on narrow, winding 
roads. 

 Corner properties on collector routes are often more valuable for commercial 
development, not less. 

 Amending the MSP sets a precedent and could lead to more requests that 
weaken the City’s street network. 

The Planning & Zoning Commission is the deciding body on amendments to 
the Major Street Plan. If the Commission approves the request, a public 
hearing would need to be scheduled before the final approval. 

Mr. Haynes’ original letter is attached for your review. 
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Staff Report 

 

ACTION ITEM: Consider a request to approve a Land Exchange Certification for transferring 

516 sq ft from Lot 50 and 2,515 sq ft from Lot 51 of Nine Oaks First Subdivision to Connection 

Point Church as submitted by Sadler Rentals, LLC. 

 

APPLICANT: Sadler Rentals, LLC. (Tim Sadler) 

  

APPLICANT STATUS: Owner 

 

PURPOSE: Land Exchange Certification  

 

SIZE: 516 sq ft and 2,515 sq ft 

 

PRESENT USES: C-2 General Commercial 

 

PROPOSED USE: C-2 General Commercial  

 

ZONING: C-2 general Commercial 

 

SURROUNDING LAND USE:  North - R-3 One and Two Family Residential, East – C-2 

General Commercial, South – C-2 General Commercial, West – C-2 General Commercial 

 

HISTORY: N/A 

 

TRANSPORTATION AND PARKING: N/A 

 

APPLICABLE REGULATIONS: Land Subdivision Regulations (Chapter 57) 

 

2024 COMPREHENSIVE PLAN: Single-Family Residential 

 

MAJOR STREET PLAN: Does not affect the major street plan 

 

FLOODPLAIN INFORMATION: Not in the Flood Plain per panel 29030143E Dated 9-11-

2009. 

 

PHYSICAL CHARACTERISTICS: Various Sizes 

 

COMMENTS: N/A 

 

ACTION REQUIRED: The commission shall approve or deny this request based on the Land 

Subdivision Regulations. The Board of Aldermen requires no action. 
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LAND EXCHANGE  PLAT FOR CONNECTION POINT CHURCH
Part of Lots 50 & 51 of Nine Oaks First Subdivision, City of Jackson,

Cape Girardeau County, Missouri.
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Staff Report 

 

ACTION ITEM:  Consider a request to approve a re-subdivision plat of Goggin Subdivision 

No. 1 submitted by James & Belinda Goggin. 

 

APPLICANT:  James & Belinda Goggin 

  

APPLICANT STATUS:  Owner   

 

PURPOSE:  Divide the lot into five lots 

 

SIZE:  2.98 acres, Lot one: .46 acres, Lot two: .55 acres, Lot three: 1.16 acres, Lot four: .54 

acres, and Lot five % .27 acres. 

 

PRESENT USES:  C-2 General Commercial District  

 

PROPOSED USE:  C-2 General Commercial District 

 

SURROUNDING LAND USE:  East: outside the city limits, West: I-1 Light Industrial District 

North, and South is C-2 General Commercial District.  

 

HISTORY: This lot contains one house, one rental unit, one apartment building, and one 

accessory building with a private drive on the east side of the lot.  

 

TRANSPORTATION AND PARKING: The required street frontage is available for proposed 

lots one and two. Lots three, four, and five will require a variance from the land subdivision 

regulations.  

 

APPLICABLE REGULATIONS:  Land Subdivision Regulations (Chapter 57); Zoning Code 

(Chapter 65) 

 

2024 COMPREHENSIVE PLAN:  General Commercial 

 

MAJOR STREET PLAN: Does not interfere with the major street plan. 

 

FLOODPLAIN INFORMATION:  A portion of the property is in the floodplain per FEMA 

map 29031C0251E dated 9-29-2011.  

 

COMMENTS: This will be a five-lot subdivision with a private drive for access. The owner is 

asking for three variances to the land subdivision regulations.  

 

 Approval to proceed as a minor subdivision with the inclusion of an additional lot. 

 A variance for Lots 3, 4, and 5 to be platted without direct public street frontage. 

 A variance from the water distribution system requiring a separate water tap 

connection from a main water line for each lot. 

 

 



ACTION REQUIRED: The Commission shall vote to recommend approval or denial. The 

Board of Aldermen will make a final decision. Since variances are being requested, a 2/3 vote by 

the Board of Aldermen will be required for approval.    











June 5. 2025

Attn. Mr Larry Miller
Burlding and Planning Manager
City of Jackson
101 Court Street
Jackson. M0 63755

Request for a Variarrce Goggin Suhdivision No' 1

Mr. Miller

Request 1 )

To avoid a majcr subdivision classification as stated rn the City's Land Subdivision Regulations

iChapter 57 of the Jackson Code of Ordrnances) the ovrner respectfully requests the allowance of

the minor subdivision be allowed u,lth the One additional Lot be approved.

Request 2)

Lots 3, 4 & 5 do not have frontage on a public street marnly due to the location of tlre existing
burildings on said Lots date back to the 1980's. Tlre creatron of Goggrn Subdivision No. 1. a new 20

feet wicle lngress-egress easernent will i:e to benefit said Lots 3, 4 & 5. The owner is respectfully
requestrng this variance be approved.

Srncerely,

Bowen Engineerrrrg & Surveytng

-"r /i. ^.' *i-* ,4:'-,.-. !-.c-*'

Chrrs Kelley
Survey Manager''

Re:

W -fr ' 

:' ii <',}r,?':tffitt"tBelinda M. Goggin
OwnerOwner

Consuitino Crvil Enqineers iand Surveyors Testing Laboralorres

'"":;fft**;fl*

ENGINEERING & $URVEYING



Request 3)

Request a variance to the subdivision regulations regarding the water distribution system, 
which requires a separate water tap connection for each lot from the main line.  
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MEMO 
 

TO:  Planning and Zoning Commission 

FROM: Larry Miller, Building & Planning Manager 

DATE: July 3, 2025 

SUBJECT: Code Amendment Discussion – Chapter 65-22(21), Off-

Street Parking for Medical and Dental Clinics 

Staff is requesting that the Planning & Zoning Commission consider a code 
amendment to Chapter 65-22(21) of the zoning ordinance, which governs 
off-street parking requirements for medical and dental clinics. 

This request started with Mercy's recent permit application to expand its 
medical operations at 2432 E Main Street. Mercy plans to occupy the entire 
building, continuing its convenient care facility in the existing space and using 
the newly acquired section for senior care services. 

Under the current zoning ordinance, the proposed use triggered a 
requirement for 81 off-street parking spaces, while only 48 spaces are 
available on site. The applicant applied for and was granted a variance, with 
the stipulation that it may be revoked if overflow parking occurs in neighboring 
lots. 

Staff reviewed similar parking requirements from other cities across Missouri. 
The review found that Jackson’s current standard is significantly higher than 
requirements for comparable medical or dental uses elsewhere in the state. 

This raised concerns about our existing code being too restrictive, which 
could prevent development or expansion, especially for buildings in already-
developed commercial areas where additional parking is unavailable. 

Staff recommends that the Commission review this section of code to 
determine whether an amendment is needed. 
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Current Code Language – Chapter 65-22(21): 
 

Off-street parking requirements for medical and dental clinics: 

(21) Medical and dental clinics: Five (5) spaces per doctor, dentist or 
medical practitioner, plus one (1) space per two (2) employees, plus 
one (1) space per examination or treatment room, plus one (1) space 
per one hundred (100) square feet of waiting room area. 

 



Jackson population: 15,742 

One (1) parking space for each doctor practicing in the building and one (1) 

parking space for every two (2) persons regularly employed in the building, plus 

either: 

– Four (4) parking spaces per 1,000 square feet of floor area, or 

– Four (4) parking spaces per examination room, whichever is greater. 

  Parking Requirement Calculations: 

Base Requirement (applies in both scenarios): 

 4 doctors = 4 spaces 

 18 employees ÷ 2 = 9 spaces 

 Subtotal = 13 spaces 

Option A – Based on Floor Area (8,400 sq ft): 

 8.4 × 4 = 33.6 → 34 spaces 

 Total = 13 + 34 = 47 spaces 

Option B – Based on Examination Rooms (17 rooms): 

 17 × 4 = 68 spaces 

 Total = 13 + 68 = 81 spaces 

Required Minimum (Greater of the Two): 

 81 spaces (Option B) 

Cape Girardeau population: 40,508 8400 sq ft / 250= 33.6 → 34 spaces 

Medical and dental offices and clinics - 1 for each 250 square feet of total floor 

area 

Perryville population: 8,506 

Commercial, Industrial, and Institutional: There is no minimum parking space 

requirement for any Commercial, Industrial, or Institutional property required by 

the Perryville Missouri Schedule of Ordinances. Instead, it is understood and 

expected that individual developers will consider their parking needs, specific to 

their business(es), and design accordingly. 

Lebanon population: 15,429 8400 sq ft / 250= 33.6 + 22 employees= 55.6 → 56 spaces 

Medical, dental, or related offices: 1 space per 250 sq. ft. of total building floor 

area plus 1 space per employee 



Washington population: 15,450 8400 sq ft / 1000= 8.4 * 4.5= 37.8 → 38 spaces 

 Medical and dental offices: See "offices" 

Offices (business, professional or public office building, studio, bank, medical or 

dental clinic): 4 1/2 spaces for every 1,000 square feet of gross floor area 

Overland population: 15,496 8400 sq ft / 1000= 8.4 * 4= 33.6 → 34 spaces 

General offices: Four (4) spaces per one thousand (1,000) square feet of floor 

area. 

Clayton population: 17,461 8400 sq ft / 200= 42 → 42 spaces 

Medical office buildings. Buildings in which twenty percent (20%) or more of the 

gross area is occupied by members of the healing profession, one (1) parking 

space for each two hundred (200) square feet of the gross area used for this 

purpose 

Kirksville population: 17,483 8400 sq ft / 400= 21 + 22 employees= 43 → 43 spaces 

Office buildings. Office buildings, including commercial, government, and 

professional buildings, and medical and dental clinics, shall provide at least one 

parking space for each employee on the largest shift, and one parking space for 

every 400 square feet of gross building area. The minimum parking requirement 

for office buildings shall be four parking spaces. 

Poplar Bluff population: 16,132 8400 sq ft / 150= 56 → 56 spaces 

Medical office building. Building in which twenty percent (20%) or more of the 

gross area is occupied by members of the healing profession. One (1) parking 

space for each one hundred fifty (150) square feet of the gross area used for this 

purpose. 



APPROXIMATE
PROPERTY
BOUNDARY

PARKING DATA:
SPACES REQUIRED @ 4 PER 1,000 SF = 47 
TOTAL SPACES PROVIDED = 48
INCLUDES (5) ACCESSIBLE SPACES

Per the City’s Zoning Code, medical and dental clinics are subject to the following
parking calculation:

• One (1) space per practicing doctor (4 doctors = 4 spaces)
• Plus one (1) space per two (2) regular employees (18 employees = 9 spaces)
• Plus either four (4) spaces per 1,000 square feet of floor area (8,400 SF = 34 

       spaces) or four (4) spaces per examination room (17 exams = 68 spaces) - 
       whichever yields the greater requirement

Using the more stringent method of four (4) spaces per exam room, the total
number of required spaces for the combined clinic and infill space is 81. In contrast,
applying the alternative calculation of four (4) spaces per 1,000 square feet would
result in a requirement of only 47 spaces.

Given that the current site cannot physically accommodate more than the 48
existing spaces, we respectfully request a variance to allow the use of the less
restrictive standard—four (4) spaces per 1,000 square feet—resulting in a required
total of 47 spaces.
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