
 
AGENDA 

 
The City of Rolla 

Planning & Zoning Commission 
Rolla City Council Chambers, 901 North Elm Street 

Tuesday, November 15, 2022 at 5:30 PM 
 

Commission Members:  
Chairperson Don Brown, Vice-Chairperson Russell Schmidt, Secretary-Treasurer Robert Anderson, 
Nathan Chirban, Kevin Crider, Janece Martin, Monte Shields, Monty Jordan, Vacant 

 
 

I. APPROVE MINUTES: Review of the Minutes from the Planning and Zoning  
Commission meeting held on Tuesday, October 11, 2022. 

 
II. REPORT ON RECENT CITY COUNCIL ACTIONS:      

1. SUB22-08 – Frueh Addition: A Minor Subdivision to combine two residential lots at 3 
Lewis Lane. 
 

2. VAC22-03 – Vacation of Alley: Vacation of a portion of the alley between 10th, 11th, Cedar, 
and Maple Streets. 
 

III. OLD BUSINESS:          NONE 
 

IV. NEW BUSINESS:         NONE  
 

V. PUBLIC HEARING:   
1. ZON22-04: Rezoning from the R-R, Rural Residential district to the C-3, Highway 

Commercial district at property addressed as 821 Hwy O; SE corner of Hwy O/Lions Club Dr 
 

2. PUD22-01: Rezoning from the R-2, Two-family district; C-1, Neighborhood Commercial 
district; and M-1, Light Manufacturing district to a PUD, Planned Unit Development district 
at properties addressed as 1000 and 1006 N Oak St; and 204-208 E 11th St, Final 
Development Plan review, and associated Final Plat 
 

3. PUD22-02: PUD, Planned Unit Development Preliminary Development Plan review for a 
potential development at property addressed as 550 and 650 Joan Dr.; west of Blue’s Lake 
Parkway on Bridge School Rd        
       

VI. OTHER BUSINESS/REPORTS FROM THE CHAIRPERSON, 
COMMITTEE, OR STAFF: 

1. Update on Zoning Code Rewrite: Presentation of proposed Zoning Map and public outreach
         

       
VII. CITIZEN COMMENTS: 
 
 
 
NEXT MEETING DATE:       Tuesday, December 13, 2022 
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MINUTES 
ROLLA PLANNING AND ZONING COMMISSION MEETING 

ROLLA CITY HALL COUNCIL CHAMBERS 
TUESDAY, OCTOBER 11, 2022 

 
Presiding:    Don Brown, Chairperson 
 
Commission Members Present: Robert Anderson, Monty Jordan, Janece Martin, Russell 

Schmidt, Kevin Crider, Nathan Chirban 
 
Commission Members Absent: Monte Shields   
 
 

I. APPROVE MINUTES: Review of the Minutes from the Planning and Zoning  
Commission meeting held on Tuesday, September 13th, 
2022. Chairperson Don Brown approved the minutes as 
printed and distributed.  

 
II. REPORT ON RECENT CITY COUNCIL ACTIONS:  

 
1.  SUB22-07 - Gracie Place 2: A Minor Subdivision to combine lots and create an 

outlot at 2000 Hwy E 
       

III. OLD BUSINESS:         NONE  
 

IV. NEW BUSINESS:          
 

1. SUB22-08 – Frueh Addition: A Minor Subdivision to combine two residential lots 
at 3 Lewis Lane.  
 

Tom Coots presents the staff report. 
 
Don Brown asks about access for neighboring houses. Coots confirms the access will 
not be changing. 

 
A motion was made by Russell Schmidt, seconded by Kevin Crider, to recommend 
approval to the City Council to combine two residential lots at 3 Lewis Lane. A roll 
call vote on the motion showed the following: Ayes: Anderson, Crider, Jordan, 
Martin, Schmidt, and Chirban. Nays: None. The motion passes unanimously.  
 
 

V. PUBLIC HEARING: 
 

1. VAC22-03 – Vacation of Alley: Vacation of a portion of the alley between 10th, 
11th, Cedar, and Maple Streets.  
 



2 
 

Coots presents the staff report.  
 
Brown asks about access to the alley for 407 East 10th Street. Coots confirms there will 
still be access to the alley.  
 
Brown opens the public hearing. Seeing no questions from the audience or 
commissioners, he closes the public hearing.  
 
A motion was made by Monty Jordan, seconded by Robert Anderson, to recommend 
approval to the City Council to vacate a portion of the subject alley with the condition 
that an easement be retained. A roll call vote on the motion showed the following: 
Ayes: Anderson, Martin, Schmidt, Chirban, Crider and Jordan. Nays: None. The 
motion passes unanimously.  

 
 
VI. OTHER BUSINESS / REPORTS FROM COMMITTEE OR STAFF:   

 
1. Update on Zoning Code Rewrite: Presentation of proposed Sections 400, 500, 

600, 700, and 800   
   
 
VII.     CITIZEN COMMENTS:        NONE 
   
Meeting adjourned: 5:53 p.m. 
Minutes prepared by: Sarah West 
 
NEXT MEETING:      Tuesday, November 15, 2022 
 



Report to: 

Planning and Zoning 
Commission 

Case No.:  ZON22-04 

 
 
 
 
Meeting Date:   November 15, 2022 
 
Subject: Map Amendment (rezoning): 821 Hwy O from the R-R, Rural Residential district to the C-

3, Highway Commercial district. 
 
Background:   The applicant seeks to develop the property for a warehousing/storage facility and 

office for a local electric utility company. The applicant sought a similar zoning request 
in 2019. At that time, the Planning and Zoning Commission heard much testimony from 
the adjacent residential areas. The Commission voted unanimously to recommend that 
the City Council deny the request. The applicant eventually withdrew the request. 

 
Application and Notice: 
    Applicant - Doug Lane of Intercounty Electric Cooperative Association 
    Owner -  Debbie Willy, executor of Bessie L Ponzer Trust 
    Public Notice -  Letters mailed to property owners within 300 feet; Legal ad in the Phelps County Focus; 

signage posted on the property; https://www.rollacity.org/agenda.shtml 
    City Council Date - November 21, 2022 
 
Property Details: 
    Current zoning - R-R, Rural Residential, proposed to be rezoned to C-3, Highway Commercial  
    Current use -  Vacant/undeveloped 
    Proposed use -  Warehouse/storage and office 
    Land area -  About 20 acres  
 
Public Facilities/Improvements: 
    Streets - The subject property has frontage on Hwy O and Lions Club Rd, both Major Arterial 

roads. The property also has access to Inverness Lane, a local street.   
    Sidewalks - No sidewalks are located adjacent to the property. Sidewalks may be required at the 

time of development.  
    Utilities - The subject property should have access to all needed public utilities, except access to 

sewer may require extension of public sewer mains. The decision of who would provide 
electric service is still undecided at this time. 

 
Comprehensive Plan: The Comprehensive Plan designates the property as being appropriate for Low Density 

Residential uses, however, the property is located at the intersection of two major 
arterial classification roadways. Some amount of commercial may be appropriate at 
major road intersections.   

 
  

https://www.rollacity.org/agenda.shtml


 
 
Discussion: The subject property is located adjacent to an existing residential development. Many of 

the property owners in the neighborhood are concerned about the proposed rezoning. 
Some property owners are working to prepare a formal protest petition, which would 
require a supermajority of the City Council to approve the rezoning. 

 
 The applicant has submitted a preliminary site plan to provide an idea of what they are 

planning. The plan would include retaining the existing treeline, a privacy fence around 
the outside storage area, a fenced outside storage area, a warehouse building, and an 
office building. The plan is revised from the plan presented in 2019. 

 
 In general, it is possible for commercial uses to be located adjacent to residential areas, 

with property buffering, screening, landscaping, and sensitive design. Commercial is 
located adjacent to residential areas in many locations. Often, a transitional zoning or 
use is used to help provide a smooth transition. For example, duplex or multi-family, or 
lower intensity commercial uses may be located between higher intensity uses and low 
density housing.  

 
 The zoning code will already require a landscape buffer which may include additional 

plantings and retention of existing trees. The proposal to use a privacy fence for 
additional screening would be beyond what the code requires.  

 
 Inverness Drive is stubbed to the south property line of the subject property. Preserving 

a way for the street to be extended may also be desired. Ideally, eventually additional 
development will allow for the street to connect to Lions Club Road and so provide 
additional connectivity to the area. Huntleigh Estates currently only has one way in or 
out. Retaining a 50 foot wide strip of residential zoning along the east property line may 
also help to preserve a location for Inverness Drive to be extended in the future. 

 
 The Planning and Zoning Commission may consider recommending only rezoning a 

portion of the property if rezoning the entire 20 acres to C-3 is found to be 
inappropriate. Retaining a 50 foot wide strip of residential zoning is one way to help 
ensure commercial use of the property is kept a distance from the adjacent residential 
lots and help to preserve the entire treeline. A 150 foot wide strip of R-1 or R-2 zoning 
would allow for housing to serve as a buffer to the existing neighborhood. 

 
 If conditions of approval are considered to be recommended, conditions such as 

creating covenants, landscape easements, conducting a neighborhood meeting, or 
revising the site plan (although not binding) may be appropriate.  

 
Rezoning Approval Criteria: 
A rezoning application must be reviewed to ensure that the following criteria are considered: 

1. Consistency with the intent of the adopted Comprehensive Plan;  
2. Changed or changing conditions in the neighborhood;  
3. Compatibility with the uses permitted in the immediate vicinity;  
4. Adequacy or availability of utility service and facilities;  
5. Impacts on vehicular and pedestrian traffic safety;  
6. Correction of an error in the application of this Article;  
7. Viability of economic uses of the subject property if the proposed rezoning is denied; and  
8. Relevant information submitted at the public hearing. 



 
 

Findings: 
1. The Comprehensive Plan does designate the subject property as being appropriate for Low Density 

Residential uses, however, the property is located at the intersection of two major arterial roads. Some 
amount of commercial use may be appropriate at major intersections. 

2. The property is diagonally adjacent to property which is zoned C-1, Neighborhood Commercial, 
however, the property is owned by the city and is currently planned to be retained for park/open space. 

3. Commercial uses may be appropriate adjacent to residential uses with proper buffering, screening, 
landscaping, and sensitive design. 

4. The rezoning would allow for the outside storage and warehouse. The office could be permitted in a 
lower commercial district.  

5. The subject property is located just south of property which is owned by the city and is planned to be 
developed for a similar use to support RMU, although that property is not adjacent to any residential 
uses.  

 
Alternatives: 

1. Find the request meets the criteria for approval and recommend the City Council approve the request 
for a map amendment (rezoning) of the subject property. 

2. Find the request meets the criteria for approval, but recommend the City Council only rezone a portion 
of the property and/or rezone to a different zoning district. 

3. Find that the proposed map amendment (rezoning) is not an appropriate use for the property and 
recommend that the City Council deny the request. 

4. Find that additional information and discussion is needed prior to making a recommendation and table 
the request to a certain date. 

 
Prepared by:   Tom Coots, City Planner 
Attachments:  Public Notice Letter, Application, Letter of Request, Proposed Site Plan 



COMMUNITY DEVELOPMENT DEPARTMENT
(573) 364-5333  |  comdev@rollacity.org  | www.rollacity.org/comdev

Project Information: Public Hearings: For More Information Contact:

Case No:      ZON22-04

Location:      821 Hwy O

Applicant:    Intercounty Electric Cooperative

Request:      

Rezoning from R-R, Rural Residential to C-3, 

Highway Commercial 

Planning and Zoning 

Commission

November 15, 2022
5:30 PM

City Hall: 1st Floor

City Council

November 21, 2022
6:30 PM

City Hall: 1st Floor

Tom Coots, City Planner
tcoots@rollacity.org

(573) 426-6974

901 North Elm Street

City Hall: 2nd Floor

8:00 – 5:00 P.M.

Monday - Friday

PUBLIC NOTICE



LEGAL DESCRIPTIONWho and What is the Planning and Zoning Commission?

What is a Rezoning (Map Amendment)?

What is Zoning?

How Will This Impact My Property?

What If I Have Concerns About the 

Proposal?
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The Planning and Zoning Commission is an appointed group of 

citizens from Rolla who are charged with hearing and deciding land 

use applications, such as zoning and subdivisions. The Commission 

takes testimony and makes a recommendation to the City Council.

A Rezoning is a request to change the zoning of a property from one 

zoning district to another. Usually a rezoning would allow for a 

property to be used differently than in the past, or may allow for 

development or redevelopment.

The City of Rolla has adopted zoning regulations that divide the city 

into separate areas that allow for specified uses of property. For 

example, generally only residential uses are allowed in residential 

zones; commercial uses in commercial zones; etc.. 

Each case is different. Adjacent properties are more likely to be 

impacted. Please contact the Community Development Office at 

(573) 426-6974 if you have any questions.

If you have any concerns or comments, please try to attend the 

meeting. You may learn details about the project at the meeting. 

You will be given an opportunity to ask questions or make comments.

You do have the right to gather signatures for a petition. If a petition is 

received by 30% of the land owners (by land area) within 185 feet of 

the subject property, such request would require approval of 2/3 of 

the City Councilors. Please contact the Community Development 

Office for a property owner list.

Please try to attend the meeting if you have any questions or 

concerns. However, if you are unable to attend the meeting, you 

may provide written comments by letter or email. These comments 

will be presented to the Board.

Please contact the Community Development Office if you have any 

additional questions. 

PUBLIC NOTICE

What is a Rezoning (Map Amendment)?

What is Zoning?

How Will This Impact My Property?

What If I Have Concerns About the Proposal?

What If I Cannot Attend the Meeting?

What If I Have More Questions?

The North ½ of Lot 3 of 
the SW ¼ of Section 18, 
T37N, R7W, Rolla, Phelps 
County, Missouri.











Report to: 

Planning and Zoning 
Commission 

Case No.:  PUD22-01 

 
 
 
 
Meeting Date:   November 15, 2022 
 
Subject: Map Amendment (rezoning): 1000 and 1006 N Oak St; and 204-208 E 11th St from R-2, 

Two-family district; C-1, Neighborhood Commercial district; and M-1, Light 
Manufacturing district to a PUD, Planned Unit Development district, Final Development 
Plan review, and an associated Final Plat 

 
Background:   The applicant seeks to redevelop the property for a dormitory style residential use 

which would include a large sanctuary/assembly space. The applicant, Christian Campus 
Ministries already has a “Men’s House” located diagonally across the street from the 
proposed location. The proposed development would serve as a “Women’s House” and 
would provide space to hold their church services and meetings. Currently, the 
organization meets at a space on the university campus, however, they would like to 
have their own space. The project would include 32 bedroom and 33 parking spaces.   

 
 The applicant chose to pursue a PUD, rather than rezoning to a zoning district because 

of the mixed and specialized nature of the use. Neither the R-3, Multi-family district, nor 
the C-C, Center City district would permit the use without the need for variances.  

 
 The application also includes a Final Plat to combine the lots into one large lot. 
 
Application and Notice: 
    Applicant/Owner -  Jeremy Jamison of the Christian Campus Ministry 
    Public Notice -  Letters mailed to property owners within 300 feet; Legal ad in the Phelps County Focus; 

signage posted on the property; https://www.rollacity.org/agenda.shtml 
    City Council Date - November 21, 2022 
 
Property Details: 
    Current zoning - R-2, Two-family district; C-1, Neighborhood Commercial district; and M-1, Light 

Manufacturing district to be rezoned to a PUD, Planned Unit Development district 
    Current use -  Residential and Commercial/storage 
    Proposed use -  Dormitory style residential with sanctuary/assembly space 
    Land area -  About 40,000 sq. ft.  
 
Public Facilities/Improvements: 
    Streets - The subject property has frontage on Oak Street and 11th Street, both local streets.   
    Sidewalks - No sidewalks are located adjacent to the property. Sidewalks are not proposed to be 

constructed adjacent to the property. Due to the location, sidewalks are not needed at 
this particular property. A sidewalk is located on the opposite side of Oak Street and 11th 
Street.  

    Utilities - The subject property should have access to all needed public utilities. 

https://www.rollacity.org/agenda.shtml


 
 
 
Comprehensive Plan: The Comprehensive Plan designates the property as being appropriate for Community 

Commercial uses, due to the location being adjacent to the railroad, 10th Street 
overpass, and the downtown.  

 
Discussion: The subject property is located near the downtown and near the university campus in 

an area with a mixture of commercial and higher density residential uses. The building 
would be very similar in appearance and function to a fraternity/sorority house, of 
which several are located in the neighborhood. 

  
 The PUD proposes allowing much of the frontage along Oak Street to be parking. This 

particular location may be acceptable for this design, being adjacent to the downtown 
and using an existing curb break. Ordinarily, a driveway would be limited to not more 
than 24 feet. No existing public spaces would be lost. 

 
 The development would provide enough parking for all the residents, plus would allow a 

few extra spaces for any staff and a few visitors. During a church service or meeting, 
typically held in the evening, the location adjacent to the downtown allows for ample 
parking for attendees. In addition, the location diagonally across from the “Men’s 
House” would allow for those attendees to walk. 

 
 The application includes a Final Development Plan, allowing consideration of the 

rezoning, Final Development Plan, and Final Plat to occur concurrently. The Final Plat 
appears to meet all requirements.  

 
Approval Criteria: 
A PUD application should be reviewed to ensure that the following goals are promoted by the application: 

1. Implementation of the Rolla Comprehensive Plan. 
2. Efficient use of land that will protect and preserve, where possible, natural features of the land such as 

mature trees, streams, and topographic features. 
3. Harmonious and coherent site and building design that create a sense of place. 
4. Direction of development to areas where existing public transportation facilities, utilities, and public 

services are adequate; provided that the applicant may make provision for such facilities or utilities 
which are not presently available. 

 
Findings: 

1. The Comprehensive Plan does designate the subject property as being appropriate for Community 
Commercial uses. 

2. The property is located in an area with a mixture of commercial and higher density residential uses near 
the downtown and university campus. 

3. The PUD allows a wider driveway for parking and allows for a reduction in required on-site parking. 
4. The application includes rezoning to a PUD district, a Final Development Plan review, and a Final Plat. 

 
  



 
 
Alternatives: 

1. Find the request meets the criteria for approval and recommend the City Council approve the request 
for a map amendment (rezoning) of the subject property to a PUD, Planned Unit Development and 
associated Final Development Plan and Final Plat. 

2. Find the request meets the criteria for approval if certain conditions are met; recommend the City 
Council approve the map amendment (rezoning) of the subject property to a PUD, Planned Unit 
Development and associated Final Development Plan and Final Plat with stated conditions. 

3. Find that the proposed map amendment (rezoning) to the PUD, Planned Unit Development is not an 
appropriate use for the property and recommend that the City Council deny the request. 

4. Find that additional information and discussion is needed prior to making a recommendation and table 
the request to a certain date. 

 
Prepared by:   Tom Coots, City Planner 
Attachments:  Public Notice Letter, Application, PUD Report, Final Development Plan 
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Project Information: Public Hearings: For More Information Contact:

Case No:      PUD22-01

Location:      1000 N Oak; 204-208 E 11th

Applicant:    Christian Campus Ministry

Request:      

Rezoning from R-3, C-1, and M-1 to PUD, 

Planned Unit Development for a Christian 

dormitory and sanctuary use.

Planning and Zoning 

Commission

November 15, 2022
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City Hall: 1st Floor
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November 21, 2022
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Tom Coots, City Planner
tcoots@rollacity.org

(573) 426-6974

901 North Elm Street

City Hall: 2nd Floor

8:00 – 5:00 P.M.

Monday - Friday
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LEGAL DESCRIPTIONWho and What is the Planning and Zoning Commission?

What is a Rezoning (Map Amendment)?

What is Zoning?

How Will This Impact My Property?

What If I Have Concerns About the 

Proposal?
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The Planning and Zoning Commission is an appointed group of 

citizens from Rolla who are charged with hearing and deciding land 

use applications, such as zoning and subdivisions. The Commission 

takes testimony and makes a recommendation to the City Council.

A Rezoning is a request to change the zoning of a property from one 

zoning district to another. Usually a rezoning would allow for a 

property to be used differently than in the past, or may allow for 

development or redevelopment.

A PUD (Planned Unit Development) is a special zoning district that 

may be applied to a property. The approval includes a site plan. Use 

of the property is limited to the uses approved in the ordinance and 

site plan. 

Each case is different. Adjacent properties are more likely to be 

impacted. Please contact the Community Development Office at 

(573) 426-6974 if you have any questions.

If you have any concerns or comments, please try to attend the 

meeting. You may learn details about the project at the meeting. 

You will be given an opportunity to ask questions or make comments.

You do have the right to gather signatures for a petition. If a petition is 

received by 30% of the land owners (by land area) within 185 feet of 

the subject property, such request would require approval of 2/3 of 

the City Councilors. Please contact the Community Development 

Office for a property owner list.

Please try to attend the meeting if you have any questions or 

concerns. However, if you are unable to attend the meeting, you 

may provide written comments by letter or email. These comments 

will be presented to the Board.

Please contact the Community Development Office if you have any 

additional questions. 

PUBLIC NOTICE

What is a Rezoning (Map Amendment)?

What is a PUD (Planned Unit Development)?

How Will This Impact My Property?

What If I Have Concerns About the Proposal?

What If I Cannot Attend the Meeting?

What If I Have More Questions?

A fractional part of Block 97 

of BISHOP’S THIRD ADDITION, 

Rolla, Missouri more 

particularly described as 

follows:  Commencing at the 

Northwest Corner of Block 97 

of said BISHOP’S THIRD 

ADDITION; thence South 

89°56’20” East, 104.11 feet 

along the South right of way 

of 11th Street to the 

northwest corner of a parcel 

described in Phelps County 

Deed Records at Document 

No. 2016 6654, the true point 

of beginning of the 

hereinafter described tract:  

Thence continuing South 

89°56’20” East, 152.63 feet 

along the aforesaid South 

right of way of 11th Street to 

its intersection with the 

westerly right of way of the 

BNSF Railroad; thence South 

30°11’00” West, 289.17 feet 

along said westerly right of 

way to its intersection with 

the North right of way of 

10th Street – State Route BB; 

thence North 89°51’20” 

West, 115.42 feet along said 

North right of way to its 

intersection with the East 

right of way of Oak Street; 

thence North 0°52’00” East, 

125.00 feet, and, North 

1°02’00” East, 45.26 feet, 

and, North 0°54’10” East, 

17.16 feet, all along said East 

right of way to the southwest 

corner of Tract 6 as 

described in Phelps County 

Deed Records at Document 

No. 9300269; thence South 

89°55’00” East, 104.82 feet 

along the South line of said 

Tract 6 and its extension to 

the West line of the 

aforesaid Document No. 

2016 6654 parcel; thence 

North 0°20’40” East, 62.59 

feet along said West line to 

the true point of beginning.  

Above described tract 

contains 0.92 acre, more or 

less, per plat of survey J 

4581F, dated October 12, 

2022, by CM Archer Group, 

P.C.







     

 

 

MEMORANDUM 
Date: 11/9/2022 

To:  Mr. Tom Coots, Community Development Department 

From: Cameron Schweiss, PE, Archer-Elgin 

RE: PUD Report – CCF Women’s House Development  

 

 

Name of Developer/Property Owner: 

Christian Campus Ministry 

112 E 12th Street 

Rolla, MO 65401 

 

Existing Zoning:   

Combination of R-2, C-1 and M-1, with a proposed change to Planned Unit Development 

(PUD). 

 

Stormwater Approach: 

On-site storm piping will be constructed as necessary to facilitate adequate drainage 

around the proposed buildings as indicated on the site plans; however, development 

yields no appreciable increase of runoff from existing conditions, precluding the need for 

on-site stormwater detention. 

 

Landscaping: 

Landscaping in the initial phase of the project will be limited to seeding of open spaces as 

indicated on the site plans.  Tree preservation is not feasible due to their location relative 

to the structures.  All other trees and shrubs shown in renderings or plans are not included 

in this initial scope of work.  However, the owner hopes to install additional landscaping 

in the future via volunteer and fundraising efforts as resources allow. 

 

Summary of Project: 

Project consists of redevelopment of the site to construct a new dormitory style 

“Women’s House” to serve the Christian Campus Ministry organization at Missouri 

S&T, along with renovation of an existing garage building into a new assembly space to 

be used for worship and fellowship events. The new two-story building includes eight 

sleeping units (with up to four beds in each), along with common areas including lobby, 

conference, study, laundry and restroom spaces.  The fellowship area is an open concept, 

single story space to be used to host weekly worship services, as well as special events.   

 

 

 



 

 

 

Following are several rendering of the proposed facility: 

 

 
Perspective view from West  

 
Perspective View from NW 

 
Perspective View from SE 



 

 

 
Perspective View from North 

 

Phasing: 

The owner’s intent is to construct both the new addition and existing building renovation 

in one phase.  There are several additive alternates for niceties (including the upper roof 

deck and pergola) that will be bid and funded as budget allows. Future improvements are 

expected to be limited to landscaping and aesthetic enhancements for the facilities. 

 

Statement of Control of Property: 

Developer currently owns all lands within the proposed PUD, and therefore controls all  

legal, beneficial, tenancy, and contractual interests effecting the subject property. 

 

Proposed Land Use Tabulations: 

 



 

 

Parking Summary: 

Although the PUD zoning allows the developer to establish parking requirements for 

their unique development, all efforts were made to maximize parking within and around 

the proposed PUD.  A total of 33 spaces are proposed for the site, including angled 

parking adjacent to Oak Street (which allows vehicles to back out of their space without 

encumbering the roadway), as well as a dedicated parking lot on the north side of the 

property.  The 33 spaces provided exceed the total number of beds (32) in the facility.  In 

other zoning circumstances, the fellowship area would require its own parking 

calculations related to the assembly space square footage; however, this facility is 

expected to primarily be used by Christian Campus Ministry residents who are already 

present (and parked if applicable) at either the Men’s or Women’s Houses.  Furthermore, 

the City has a public parking lot available less than a block away from the development 

(at 9th & Oak Street) that can be used for overflow parking for what are typically after-

hours/evening gatherings.   
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Final PUD Site Plan for
CAMPUS FELLOWSHIP ADDITION

Rolla, Missouri
Christian Campus Ministry

112 East 12th Street; Rolla, Missouri 65401

J4581P

CAMPUS FELLOWSHIP ADDITION
Final Site Plan for

Being a Planned Urban Development in Fractional Part of
Block 97, BISHOP'S THIRD ADDITION, Rolla, Missouri
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Report to: 

Planning and Zoning 
Commission 

Case No.:  PUD22-02 

 
 
 
Meeting Date:   November 15, 2022 
 
Subject: PUD, Planned Unit Development Preliminary Development Plan: 550 and 650 Joan Dr.  
 
Background:   The applicant seeks to develop the property for an RV Park. The property has been for 

sale for several years. Part of the property the applicant plans to purchase includes the 
lake and land which is outside the city limits. The RV Park is proposed on the part of the 
property which is inside the city limits. 

 
 The RV Park use itself is permitted in the current zoning. The PUD seeks to allow the use 

of gravel parking for the RV spaces and gravel drives throughout the park. The PUD 
would also allow for clients to stay in one RV space for up to six months. The current 
ordinances allow for stays of 7 days. 

 
 The applicant only seeks review of the Preliminary Development Plan at this time. 

Approval of the Preliminary Development Plan is only be the Planning and Zoning 
Commission, but does bind the city to approval of the following: 

  (a)  Categories of permitted uses; 
  (b)  Overall maximum density of residential uses and intensity of non- 

  residential uses; 
  (c)  General location of vehicular and pedestrian circulation systems; 
  (d)  General location and extent of public and private open space; 
  (e)  General location of residential and non-residential land uses; and 
  (f)  Phasing of development, if appropriate. 
 
Application and Notice: 
    Applicant - Jaden Gurney 
    Owner -  Aaron Espinoza of the Citizens Bank of Newburg 
    Public Notice -  Letters mailed to property owners within 300 feet; Legal ad in the Phelps County Focus; 

signage posted on the property; https://www.rollacity.org/agenda.shtml 
 
Property Details: 
    Current zoning - C-3, Highway Commercial 
    Current use -  Vacant/undeveloped 
    Proposed use -  RV Park 
    Land area -  About 13 acres to be considered with PUD of a total 30 acre property 
 
Public Facilities/Improvements: 
    Streets - The subject property has frontage on Bridge School Rd, a Collector road.   
    Sidewalks - No sidewalks are located adjacent to the property. Sidewalks are not proposed to be 

constructed adjacent to the property. Sidewalks may not been needed in this area. 
    Utilities - The subject property should have access to all needed public utilities. 

https://www.rollacity.org/agenda.shtml


 
 
 
Comprehensive Plan: The Comprehensive Plan designates the property as being appropriate for Mixed 

Commercial and Residential uses. The adopted Rolla West Master Plan designates the 
property as being appropriate for Office Campus uses. 

 
Discussion: The RV Park use is permitted in the C-3, Highway Commercial district. The PUD is 

needed for the gravel parking and drives and for the length of stay for clients. The 
applicant has made presentations to the Planning and Zoning Commission and City 
Council regarding these issues.  

  
 The request at this time is only for review of the Preliminary Development Plan. 

Approval does bind the city to the land use and approval of the general layout. The Final 
Development Plan review does present an opportunity for the applicant to make some 
minor changes. The city may be able to require some changes or conditions based on 
more complete information. The property would not be officially rezoned to the PUD 
district until the Final Development Plan is submitted and approved.  

 
 Since the RV Park use itself is permitted by the current zoning, the Planning and Zoning 

Commission should limit their review to the general layout of the development and the 
requests for relief from the zoning and city ordinances.  

 
 Staff had some concerns about the length of stays, however, the City Council did not 

express concern when the applicant presented to them. Staff has some concerns about 
the amount of gravel drives, however, staff acknowledges that this is a unique use. In 
particular, care must be taken to prevent gravel from being dragged onto Bridge School 
Rd and the roads will need to be maintained to allow for trash pick-up and emergency 
vehicle access.  

 
 If approved, the applicant intends to move forward with the purchase of the property. 

The applicant is aware that final approval for the development will also include approval 
of the Final Development Plan to rezone the property, and approval of vacations of 
existing rights-of-way and easements and a Final Plat to combine several lots into one 
large lot.  

 
Approval Criteria: 
A PUD application should be reviewed to ensure that the following goals are promoted by the application: 

1. Implementation of the Rolla Comprehensive Plan. 
2. Efficient use of land that will protect and preserve, where possible, natural features of the land such as 

mature trees, streams, and topographic features. 
3. Harmonious and coherent site and building design that create a sense of place. 
4. Direction of development to areas where existing public transportation facilities, utilities, and public 

services are adequate; provided that the applicant may make provision for such facilities or utilities 
which are not presently available. 

 
  



 
 
Findings: 

1. The Comprehensive Plan designates the property as being appropriate for Mixed Commercial and 
Residential uses. The adopted Rolla West Master Plan designates the property as being appropriate for 
Office Campus uses. 

2. The property is located in an area with a variety of commercial uses.  
3. The property is located in a unique area, with a recreational lake, visibility from I-44, and easy access to 

I-44. 
4. The PUD allows gravel parking and drives and for clients to stay in an RV space for up to 6 months. 
5. The application is only for review of the Preliminary Development Plan. A Final Development Plan will be 

needed to finalize the PUD and rezone the property. 
6. Approval of the Preliminary Development Plan does bind the city to the land use and general design of 

the project. 
 
Alternatives: 

1. Find the request meets the criteria for approval and approve the Preliminary Development Plan. 
2. Find the request meets the criteria for approval if certain conditions are met; approve the Preliminary 

Development Plan with stated conditions to be met when preparing the Final Development Plan. 
3. Find that the request is not an appropriate use for the property and reject the Preliminary Development 

Plan as submitted. 
4. Find that additional information and discussion is needed prior to making a recommendation and table 

the request to a certain date. 
 
Prepared by:   Tom Coots, City Planner 
Attachments:  Public Notice Letter, Application, PUD Report, Preliminary Development Plan 
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Project Information: Public Hearings: For More Information Contact:

Case No:      PUD22-02

Location:      550/650 Joan Dr (W Bridge 

School Rd)

Applicant:    Jaden Gurney

Request:      

Rezoning from C-3, Highway Commercial to 

PUD, Planned Unit Development for an RV 

Park development.

Planning and Zoning 

Commission

November 15, 2022
5:30 PM

City Hall: 1st Floor

Tom Coots, City Planner
tcoots@rollacity.org

(573) 426-6974

901 North Elm Street

City Hall: 2nd Floor

8:00 – 5:00 P.M.

Monday - Friday

PUBLIC NOTICE



LEGAL DESCRIPTIONWho and What is the Planning and Zoning Commission?

What is a Rezoning (Map Amendment)?

What is Zoning?

How Will This Impact My Property?

What If I Have Concerns About the 

Proposal?
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The Planning and Zoning Commission is an appointed group of 

citizens from Rolla who are charged with hearing and deciding land 

use applications, such as zoning and subdivisions. The Commission 

takes testimony and makes a recommendation to the City Council.

A Rezoning is a request to change the zoning of a property from one 

zoning district to another. Usually a rezoning would allow for a 

property to be used differently than in the past, or may allow for 

development or redevelopment.

A PUD (Planned Unit Development) is a special zoning district that 

may be applied to a property. The approval includes a site plan. Use 

of the property is limited to the uses approved in the ordinance and 

site plan. 

Each case is different. Adjacent properties are more likely to be 

impacted. Please contact the Community Development Office at 

(573) 426-6974 if you have any questions.

If you have any concerns or comments, please try to attend the 

meeting. You may learn details about the project at the meeting. 

You will be given an opportunity to ask questions or make comments.

You do have the right to gather signatures for a petition. If a petition is 

received by 30% of the land owners (by land area) within 185 feet of 

the subject property, such request would require approval of 2/3 of 

the City Councilors. Please contact the Community Development 

Office for a property owner list.

Please try to attend the meeting if you have any questions or 

concerns. However, if you are unable to attend the meeting, you 

may provide written comments by letter or email. These comments 

will be presented to the Board.

Please contact the Community Development Office if you have any 

additional questions. 

PUBLIC NOTICE

What is a Rezoning (Map Amendment)?

What is a PUD (Planned Unit Development)?

How Will This Impact My Property?

What If I Have Concerns About the Proposal?

What If I Cannot Attend the Meeting?

What If I Have More Questions?

A fractional part of Lot 1 of Victory 
Acres, Rolla, Missouri more 
particularly described as follows: 
Beginning at the Southwest Corner 
of Lot 1 of said Victory Acres; 
thence North 0°08’10” West, 221.94 
feet along the West line of said Lot 
1 to the southwest corner of a 
parcel described in Phelps County 
Deed Records at Document No. 
2016-0772; thence South 83°31’10” 
East, 125.51 feet, and, North 
68°39’40” East, 120.89 feet, all along 
the southerly line of said Document 
No. 2016-0772 parcel; thence South 
14°50’30” East, 182.57 feet to the 
southerly line of the aforesaid Lot 1 
of Victory Acres; thence South 
75°07’50” West, 292.38 feet along 
said southerly line to the point of 
beginning.
And a property described as: A 
fractional part of the Southeast 
Quarter of the Southeast of Section 
9, and, a fractional part of the 
Northeast Quarter of the Northeast 
Quarter of Section 16, all in 
Township 37 North, Range 8 West of 
the 5th P.M. described as follows: 
Beginning at the Northeast Corner 
of the Northeast Quarter of the 
Northeast Quarter of said Section 
16; thence South 0°23’20” West, 
441.10 feet along the East line of 
said Northeast Quarter of the 
Northeast Quarter to the northerly 
right of way of Bridge School Road 
(aka Phelps County Road 7000); 
thence South 75°34’50” West, 
404.00 feet along said northerly 
right of way to the southeast corner 
of Lot 1 of Municipal Acres No. 3; 
thence North 8°00’ West, 438.30 
feet along the East line of said Lot 1 
to its northeast corner; thence 
South 75°35’50” West, 250.00 feet 
along the North line of said Lot 1 to 
the East line of a parcel described 
in Phelps County Deed Records at 
Document No. 9507508;  thence 
North 8°00’ West 731.33 feet along 
said East line and along the East 
line of a parcel described in Phelps 
County Deed Records at 
Document No. 9600665 and along 
the East line of a parcel described 
in Phelps County Deed Records at 
Document No. 960064; thence 
South 73°34’40” East, 165.94 feet; 
thence South 51°37’20” East, 201.94 
feet; thence South 79°41’50” East, 
149.72 feet; thence South 86°24’20” 
East, 161.94 feet; thence South 
67°28’20” East, 77.75 feet; thence 
South 85°52’ East, 103.66 feet to the 
East line of the aforesaid Southeast 
Quarter of the Southeast Quarter of 
Section 9; thence South 0°27’ West, 
307.89 feet along said East line to 
the point of beginning.







November 9, 2022 
 

Jaden Gurney 
Developer 

435-979-5299 
Jaden.gurney@yahoo.com 

 
Rolla City: 
 
Please accept this letter as my PUD report for the development of an RV Park located on the 
southern surrounding land at Blues Lake.  This development is designed to be a single phased 
project with 158 RV Sites.  The property is currently owned by Citizens Bank of the Midwest and 
falls under the C-3 Zoning where I currently have it under contract pending the approval of this 
project as I have it outlined below. 
 
The park will utilize the existing lake for all storm water drainage.  The landscaping for the 
property will consists of gravel and grass throughout the property.  The area at each site that 
the RV and/or vehicles will park will be graveled.  There will be a combination of all graveled 
sites and some that have grass at the park to give a diversified offering.  We want the ability to 
accommodate the preference of each guest as to whether they prefer grass or all gravel at their 
site.  Many of the tree’s that currently exists on the property are mature and create a large 
liability if they were to fall.  Many, if not all the trees on the property will be removed to 
accommodate for the construction.  New trees will be replanted to provide additional shade as 
they mature.  We would like to add signage during the construction process and plan to follow 
the commercial districts. 
 
Gravel roads and parking sites will be built with the proper specs that can hold vehicles of all 
sizes (Class A Motor Homes, Waste Management Vehicles, Fire Trucks, 5th Wheels, etc.). These 
gravel parking areas will be available at each building and along each site throughout the 
property.  The office building will not have much of a retail presence because we are in the city 
which will reduce the quantity of people that park at this building.  The only building that will 
have cars parked will be the main office which will have adequate gravel parking stalls.   
 
These 158 RV Sites will be 30’x70’ with individual water, power, and sewer hookups.  This 
infrastructure will all be privately owned and maintained.  There will be applicable easements 
granted for the fire hydrants lines.  We plan to vacate Joan Drive and the existing easements 
and will combine the land into one single plat. 
 
The RV industry has made incredible changes over the last several years.  Many of the older 
parks that were constructed in the 80’s and 90’s was built to handle 25’ pull behind travel 
trailers.  It is now more common to see Class A Coaches and 38 ft 5th wheels that are simply too 
big to stay at many parks throughout the country.   This park will be built and designed to 
handle the largest of rigs and want to accommodate their length of stay whether it be on a 
nightly, weekly, or monthly basis.  This park will have a full suite offering of 50-amp power 



service at each site with a plethora of outside features such as bathroom and shower facilities, 
dog parks, basketball and pickleball courts, an outdoor pavilion, kids’ playground, fishing 
station, and a small dock on the lake. 
 
I would like my guests to have the ability for them stay in one site for up to 6 months at a time.  
In other parks that I own, it is common for us to accommodate traveling nurses who sign a 
contract to work in each area for 4-6 months at a time.  Construction workers will spend 6-12 
months working on large projects within your city that need to have an extended stay as well.  
It highly important that the city allows and accommodates this length of stay so individuals, 
families, retirees, and working-class people can stay and recreate within your city.  Allowing this 
length of stay is critical in how we manage and operate the business. 
 
Your attention and consideration in this project are much appreciated.  Please call or email if 
you have additional questions or concerns. 
 
Regards, 
 
Jaden Gurney 





Report to: 

Planning and Zoning 
Commission 

Case No.:  TXT22-03 

 

Meeting Date:   November 15, 2022 
 
Subject: Zoning Code Update: Presentation of proposed Zoning Map and Public Outreach 
 
Background:   The proposed changes to the zoning code have been preliminarily presented at the 

September and October Planning and Zoning Commission meetings. The public hearing 
was planned for the November 15 Commission meeting, however, the recent 
applications necessitated the need to delay holding the public hearing. The public 
hearing is now planned for the December 13 Commission meeting. 

 
 At the previous meetings, there was discussion about the changes to the zoning 

districts, with two new proposed districts, and 6 removed districts. The need to re-adopt 
the Zoning Map based on the new zoning districts was mentioned. At this time, the 
latest draft of the proposed Zoning Map is presented.  

 
 In addition, the public outreach efforts already under way will be discussed. The 

Commission is asked to comment on any other needed outreach.   
 
Application and Notice: 
    Applicant -  City of Rolla 
    Public Notice -  https://www.rollacity.org/agenda.shtml 
    City Council Date - To be determined 
 
Discussion: Due to the proposed changes to the zoning code, the Zoning Map will need to be re-

adopted. Large areas of the city are impacted by the changes. Re-adopting a Zoning Map 
is a different process than approving a rezoning of a single property. Missouri State 
Statutes do not require that each property be posted or a mailing provided. However, in 
order to better allow property owners to be aware of the changes to their zoning, staff 
will be providing letters to property owners who are most likely to be affected.  

 
 To date, public outreach has included involvement of the Zoning Ad-hoc Committee, 

updates to the Planning and Zoning Commission, involvement of city departments, and 
invitations to comment to local engineering/surveying firms. Staff plans to prepare a 
press release to coordinate information in the local newspaper; engage with 
representatives of the university, downtown association, and Chamber of Commerce; 
and provide information on the city website.  

 
Prepared by:   Tom Coots, City Planner 
Attachments:  Proposed Zoning Map  
 

https://www.rollacity.org/agenda.shtml
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