
 

CITY OF JACKSON 
 

PLANNING & ZONING COMMISSION MEETING AGENDA  

Wednesday, August 13, 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 July 9, 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 .96 Acres 
from 3815 E Jackson Blvd to 3704 Dana Drive as submitted by Mongoose Properties, LLC. 

4. Consider a request for approval of a minor subdivision of Blues Highway Center submitted 
by Mongoose Properties, LLC. 

5. Consider a request for a special use permit to allow the placement of billboards closer to 
East Jackson Boulevard due to the roadway's rerouting performed by MODOT, as 
submitted by Jansco Investments Inc.  

6. Consider a request to approve a Land Exchange Certification for transferring .03 Acres 
from 1355 Mohawk Street to 1233 Cherokee Street as submitted by Gary A. Seyer & Nancy 
A. Seyer Joint Revocable Trust Agreement. 

7. Consider a request to approve a Land Exchange Certification for transferring 2,022 sq ft 
from 1044 Oakland Drive to 1026 Oakland Drive and 380 sq ft from 1026 Oakland Drive to 
1044 Oakland Drive, as submitted by David D. and Gloria B. McSpadden, and Unger 
Family Living Trust. 

8. 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 August 1, 2025 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 11, 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. 
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 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 

.96 Acres from 3815 E Jackson Blvd to 3704 Dana Drive as submitted by Mongoose Properties, 

LLC. 

 

APPLICANT: Mongoose Properties, LLC.  

  

APPLICANT STATUS: Owner 

 

PURPOSE: Land Exchange Certification  

 

SIZE: .96 Acres 

 

PRESENT USES: C-2 General Commercial 

 

PROPOSED USE: C-2 General Commercial  

 

ZONING: C-2 general Commercial 

 

SURROUNDING LAND USE:  All directions – C-2 General Commercial 

 

HISTORY: N/A 

 

TRANSPORTATION AND PARKING: N/A 

 

APPLICABLE REGULATIONS: Land Subdivision Regulations (Chapter 57) 

 

2024 COMPREHENSIVE PLAN: Parks and Open Space - The open space designation 

includes riparian corridors, preserved open lands, and other natural features. Open space and 

environmental features contribute significantly to the city’s overall quality of life and character. 

The city should require the preservation of creeks and floodplain areas, which will aid in 

protecting the environment, lessening flooding problems, and providing an opportunity to 

interact with nature through trails.  

 

MAJOR STREET PLAN: Does not affect the major street plan 

 

FLOODPLAIN INFORMATION: Not in the Flood Plain per panel 29031C0232E and 

29031C0251E  Dated 9-29-2011. 

 

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 CERTIFICATION APPLICATION FORM
City of Jackson, Missouri 

DATE OF APPLICATION:  ___________________________________________________________________ 

ADDRESS OF GRANTING PROPERTY:  _______________________________________________________ 

ADDRESS OF RECEIVING PROPERTY:  _______________________________________________________ 

GRANTING PROPERTY OWNERS (all legal property owners as listed on current deed, including trusts, LLCs, 
etc): 

Property Owner Name(s): ____________________________________________________________________ 

Mailing Address: ___________________________________________________________________________ 

City, State ZIP:   ___________________________________________________________________________ 

RECEIVING PROPERTY OWNERS (all legal property owners as listed on current deed, including trusts, LLCs, 
etc): 

Property Owner Name(s): ____________________________________________________________________ 

Mailing Address: ___________________________________________________________________________ 

City, State ZIP:   ___________________________________________________________________________ 

ENGINEER / SURVEYING COMPANY: ________________________________________________________ 

Engineer / Surveyor Contact: _________________________________________________________________ 

Mailing Address: ___________________________________________________________________________ 

City, State  ZIP: ____________________________________________________________________________ 

Contact’s Phone: ___________________________________________________________________________  

CONTACT PERSON HANDLING APPLICATION: 

Contact Name: _____________________________________________________________________________ 

Mailing Address: ____________________________________________________________________________ 

City, State  ZIP: ____________________________________________________________________________ 

Contact’s Phone: ___________________________________________________________________________  

Contact’s Email Address (if used): ______________________________________________________________ 

07-01-2025
3815 East Jackson Blvd.
Dana Drive

Mongoose Properties, LLC
3193 County Road 645
Cape Girardeau, MO 63701

Bonnie Rhodes Poythress Trust
3704 Dana Drive
Jackson, MO 63755

Bowen Engineering & Surveying
Ryan Brase

2121 Megan Drive
Cape Girardeau, MO 63701
573-339-5900

Ryan Brase
2121 Megan Drive
Cape Girardeau, MO 63701
573-339-5900

RyanBrase@Bowenengsurv.com



























Staff Report 

 

ACTION ITEM: Consider a request for approval of a minor subdivision of Blues Highway 

Center submitted by Mongoose Properties, LLC. 

 

APPLICANT: Mongoose Properties, LLC.  

  

APPLICANT STATUS: Owners  

 

PURPOSE: Dividing one lot into three separate lots. 

 

SIZE: 16.9 Acres Total, Lot 1- 10.88 Acres, Lot 2- 1.51 Acres, Lot 3- 4.51 Acres 

 

PRESENT USES: Bryant Restoration  

 

PROPOSED USE: Bryant Restoration on lot 2, and unknown on lots 1 and 3 

 

PROPERTY ZONING: C-2 General Commercial. 

 

SURROUNDING LAND USE:  North, South, East, and West – C-2 General Commercial 

 

HISTORY: The Jackson Waterslide was on the proposed lot 1.  

 

TRANSPORTATION AND PARKING: All required street frontage is provided.  

 

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

(Chapter 65) 

 

2024 COMPREHENSIVE PLAN: Parks and Open Spaces: 

      

The parks designation includes areas for active or passive recreation – both public parks owned 

and maintained by the city and private parks in planned subdivisions. There are several parks 

located throughout Jackson, including Jackson City Park, Litz Park, and Brookside Park. Several 

of the city’s parks are connected by a trail system. 

The open space designation includes riparian corridors, preserved open lands, and other natural 

features. Open space and environmental features contribute significantly to the city’s overall 

quality of life and character. The city should require the preservation of creeks and floodplain 

areas which will aid in protecting the environment, lessening flooding problems, and providing 

an opportunity to interact with nature through trails.   

 

MAJOR STREET PLAN: The major street plan won’t be affected. 

 

FLOODPLAIN INFORMATION: Not in the floodplain per FEMA panel 29031C0251E and 

29031C0232E dated 9/29/2011. 

 

PHYSICAL CHARACTERISTICS: No unusual physical characteristics were noted. 

 

ACTION REQUIRED: The Commission shall vote to recommend approving or denying this 

request. The Commission’s action serves as a recommendation to the Board of Aldermen. A 

negative recommendation requires approval from a super-majority (6 votes) of the Board of 

Aldermen. No public hearings are required for subdivision applications. 
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MEMO 
 

TO:  Members of the Planning and Zoning Commission 

FROM: Larry Miller, Building & Planning Manager 

DATE: July 29, 2025 

SUBJECT: Special Use Permit Request – Billboard Relocation Along 

E. Jackson Blvd (Jansco Investments Inc.) 

Jansco Investments Inc. is requesting a Special Use Permit to place two existing 

billboards along East Jackson Boulevard, one on each side of Wanda Lee Way. 

These billboards were positioned adjacent to East Jackson Boulevard for visibility to 

passing traffic. However, due to the MoDOT realignment and rerouting of the roadway, 

the billboards are no longer located directly along the new road alignment. As a result, 

new buildable land has been created between the current billboard locations and East 

Jackson Boulevard. The surrounding area is a mix of commercial and industrial zoning, 

consistent with locations where billboards are typically permitted. 

The applicant is concerned that future development on this newly created land could 

obstruct the billboards' visibility. To address this, they request a Special Use Permit to 

relocate the billboards closer to the new alignment of East Jackson Boulevard to maintain 

visibility and functionality. 

Section 65-21(13) of the City of Jackson Code of Ordinances regulates billboards, 

including their location, size, spacing, setbacks, and structural requirements. Billboards 

are allowed only in specific zoning districts (C-2, C-4, I-1, I-2, and I-3) and are generally 

permitted along designated roadways such as Interstate 55. Standard requirements 

include a 30-foot minimum setback from the street edge, 1,400-foot spacing on the same 

side of the street, and a 100-foot buffer from residential districts unless a special use 

permit is granted. Billboards not meeting these standards, such as those proposed in this 

case, due to the change in road alignment, require a special use permit. 

If the Planning & Zoning Commission recommends approving the Special Use Permit, 

the request will move to the Board of Aldermen for final consideration. While a public 
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hearing at the Commission level is optional, a public hearing before the Board of 

Aldermen is required before final action. 















Staff Report 

 

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

.03 Acres from 1355 Mohawk Street to 1233 Cherokee Street as submitted by Gary A. Seyer & 

Nancy A. Seyer Joint Revocable Trust Agreement. 

 

APPLICANT: Gary A. Seyer & Nancy A. Seyer  

  

APPLICANT STATUS: Owners of 1355 Mohawk Street 

 

PURPOSE: Land Exchange Certification  

 

SIZE: .03 Acres 

 

PRESENT USES: R-2 Single-Family Residential 

 

PROPOSED USE: R-2 Single-Family Residential 

 

ZONING: R-2 Single-Family Residential 

 

SURROUNDING LAND USE:  North, East, West - R-2 Single-Family Residential, South - R-1 

Single-Family Residential 

 

HISTORY: 1355 Mohawk St is an undeveloped lot on a paper street. 

 

TRANSPORTATION AND PARKING: N/A 

 

APPLICABLE REGULATIONS: Land Subdivision Regulations (Chapter 57) 

 

2024 COMPREHENSIVE PLAN: Single-Family  

 

MAJOR STREET PLAN: Does not affect the major street plan 

 

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

2009. 

 

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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Staff Report 

 

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

2,022 sq ft from 1044 Oakland Drive to 1026 Oakland Drive and 380 sq ft from 1026 Oakland 

Drive to 1044 Oakland Drive, as submitted by David D. and Gloria B. McSpadden, and Unger 

Family Living Trust. 

 

APPLICANT: David D., Gloria B. McSpadden, and Unger Family Living Trust. 

  

APPLICANT STATUS: McSpadden owns 1026 Oakland Drive, and Unger owns 1044 

Oakland Drive. 

 

PURPOSE: Land Exchange Certification  

 

SIZE: Tract one 2022 sq ft 

Tract two 380 sq ft 

 

PRESENT USES: R-2 Single-Family Residential 

 

PROPOSED USE: R-2 Single-Family Residential 

 

ZONING: R-2 Single-Family Residential 

 

SURROUNDING LAND USE:  North, South, East, West - R-2 Single-Family Residential 

 

HISTORY:  

 

TRANSPORTATION AND PARKING: N/A 

 

APPLICABLE REGULATIONS: Land Subdivision Regulations (Chapter 57) 

 

2024 COMPREHENSIVE PLAN: Single-Family  

 

MAJOR STREET PLAN: Does not affect the major street plan 

 

FLOODPLAIN INFORMATION: Not in the Flood Plain per panel 29030231E Dated 9-11-

2009. 

 

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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MEMO 
 

TO:  Planning and Zoning Commission 

FROM: Larry Miller, Building & Planning Manager 

DATE: July 23, 2025 

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

for Medical and Dental Clinics 

Following the discussion and support for a code amendment, a revision to 
Chapter 65-22(21) of the zoning ordinance, which addresses off-street 
parking for medical and dental clinics, is needed. 

The current code is a formula based on the number of doctors, employees, 
exam rooms, and square footage. This formula often results in significantly 
higher parking requirements than other Missouri cities. 

To simplify the code and align with other cities, a proposal to replace the 
existing code with the following amendment: 

"One (1) parking space shall be provided for every 250 square feet of 
total floor area, per floor.” 

This change offers a clearer standard for applicants and will help encourage 
redevelopment and expansion in already-developed commercial areas 
where additional parking cannot be easily added. 

Staff recommends that the Commission consider adopting this amendment 
to ensure the zoning ordinance remains practical and supports continued 
medical service development in Jackson. 

The Commission shall vote to approve, deny, or modify the draft language 
for this code amendment. A public hearing is optional at the P&Z level but 
required for the Board of Aldermen.    

 



Sec. 65-22. - Off-street parking and loading regulations. 

The regulations hereinafter set forth in this section are in addition to, qualify, or 

supplement, as the case may be, the district regulations appearing elsewhere in this 

chapter. 

 (4) Schedule of minimum parking spaces required. 

  b. Commercial, industrial, and institutional. 

21. Medical or dental clinic: 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 four (4) parking spaces for every one thousand (1,000) 

square feet of floor area, or four (4) parking spaces for each 

examination room, whichever is greater. 

 

21.  Medical or dental clinic: One (1) parking space shall be 

provided for every 250 square feet of total floor area, per 

floor. 

 



This is an example of how the current code works with Mercy's convenient care building 

on East Main Street, which has 48 available parking spaces. 

4 doctors, 18 employees, 17 exam rooms, 8400 square feet 

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 A) 

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) 

  

Example under proposed code. 

  Required Minimum: 

 8400 / 250 = 33.6 37 Spaces 

 

 

 

 

 

 

 

 



St. Francis wants to expand onto its 2nd floor on E Jackson Boulevard. Below are the 

figures based on the current code, which has approximately 100 available parking 

spaces. 

1st floor 17 exam rooms, 2 Doctors, 23 employees, 11,096 square feet 

2nd floor 8 exam rooms, 1 Doctor, 8 employees, 10,372 square feet 

   

Base Requirement (applies in both scenarios): 

 2 doctors = 2 spaces 

 23 employees ÷ 2 = 11.5 12 spaces 

 Subtotal = 12 spaces 

Option A – Based on Floor Area (11,096 sq ft): 

 11.096 × 4 = 44.4 → 44 spaces 

 Total = 12 + 44 = 56 spaces (Option A) 

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

 17 × 4 = 68 spaces 

 Total = 56 + 68 = 124 spaces 

Required Minimum (Greater of the Two): 

 124 spaces (Option B) 1st floor  

 

Base Requirement (applies in both scenarios): 

 1 doctors = 1 spaces 

 8 employees ÷ 2 = 16 spaces 

 Subtotal = 12 spaces 

Option A – Based on Floor Area (10,372 sq ft): 

 10.372 × 4 = 41.5 → 42 spaces 

 Total = 12 + 42 = 54 spaces (Option A) 

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

 8 × 4 = 32 spaces 



 Total = 54 + 32 = 86 spaces 

Required Minimum (Greater of the Two): 

 86 spaces (Option B) 2nd floor  

o TOTAL = 110 Spaces (Option A) 

210 Spaces (Option B) 

 

 

Example under proposed code. 

  Required Minimum: 

 11,096 / 250 = 44.4 44 Spaces 1st floor 

 10,372 / 250 = 41.5 42 Spaces 2nd floor 

o TOTAL = 86 Spaces 
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