
Minutes of Meeting

Belton Planning Commission

City Hall Annex, 520 Main Street

August 6, 2012

CALL TO ORDER

Chairman Holly Girgin called the meeting to order at 7:03 p.m.

ATTENDANCE

Commission: Chairman Girgin, Councilman Scott Von Behren, Commissioners

Jeff Fletcher, Chris Christensen, and Larry Thompson.

Staff: Jay Leipzig, Community Development Director; Robert Cooper, City

Planner; and Ann Keeton, Community Development Secretary.

Absent: Mayor Pro Tem Gary Lathrop, Commissioners Sally Davila, Tim

McDonough and Mike Van Eaton.

RECOGNITION

Chairman Girgin recognized Jerry Willis, Cub Scout Den Leader for Webelos, and the six Scouts

that were present at the meeting to learn about the City development process.

ELECTION OF OFFICERS

Commissioner Thompson moved to nominate Holly Girgin as Planning Commission Chairman.

Councilman Von Behren seconded the motion. All members present voted in favor, and Holly

Girgin was elected Chairman.

Councilman Von Behren moved to nominate Jeff Fletcher as Planning Commission

 Vice-chairman. The motion was seconded by Commissioner Thompson. All members present

voted in favor, and Jeff Fletcher was elected Vice-chairman. 

MINUTES

Councilman Von Behren moved to approve the minutes of the July 16, 2012, Commission

meeting. Commissioner Fletcher seconded the motion. All members present voted in favor, and

the motion carried.

PUBLIC HEARING : Special Use Permit (SUP) Application for Digital Price Sign at 101 Cherry

Hill Drive

Mr. Leipzig introduced Case SUP12-19 which was an application for a digital price board sign

for Phillips 66 – QuikBreak. He explained staff is working with the city attorney about amending

the code regarding the digital sign approval process, specifically looking at requirements for

digital pricing signs as opposed to digital message board signs. 

Mr. Cooper provided further details regarding the requirements for the digital sign approval

process and possible changes. He introduced Robin D’Angelo with KC Sign Express who was



present on behalf of the QuikBreak Convenience Store. A photo of the existing sign and the

proposed digital price board sign was displayed. He told of the location of the sign, the zoning

and the surrounding land used. A description of the size and appearance of the proposed digital

price sign was given by Mr. Cooper. In addition, Mr. Cooper provided a brief history of

development on the site and reported the digital price board sign will have low intensity lighting. 

Chairman Girgin opened the public hearing for public input regarding the digital price board sign

at 7:15 p.m. Robin D’Angelo, 5033 Mackey, Overland Park, Kansas, offered to answer

questions regarding the sign. There was no further public input, and Chairman Girgin closed the

public hearing at 7:16 p.m. Councilman Von Behren moved to approve SUP 12-19 to allow a

digital price board sign on the existing Phillips 66 – QuikBreak pole sign located at 101 Cherry

Hill Drive with the following condition: 1) the applicant shall comply with all the requirements as

outlined in Section 30-9 of the Unified Development Code (UDC). The motion was seconded by

Commissioner Thompson. When a vote was taken, the following was recorded, Ayes: 5 –
Chairman Girgin, Councilman Von Behren, Commissioners Fletcher, Christensen and

Thompson. Noes: none. Absent: 4 – Mayor Pro Tem Lathrop, Commissioners Davila,

McDonough and Van Eaton.  The motion carried.

DISCUSSION : UDC Text Amendment – Motor Vehicle Sales
Mr. Cooper reported this case is a continuation of a discussion from the May 21, 2012,

Commission meeting. There is currently a moratorium on opening additional car dealerships in

the City until November 30, 2012. This moratorium was put in place to address the numerous

car lots, some of which are located side-by-side, creating negative affects according to Mr.

Cooper. He spoke of the 18 conditions/standards being proposed in a draft of a text amendment

regulating Motor Vehicle Sales and reported the City’s Attorney would like clarification on

proposed Sections 5, 7 and 14.  

Section 5 states that “buildings and their intended uses must be stipulated on the application

and receive approval prior to the issuance of an occupational license.” He asked the

Commission to consider whether a site plan should be submitted early with the SUP application,

or after the SUP has been approved. Mr. Cooper suggested changes to the language that would

require a site plan to be submitted with the SUP application. The plan would show the buildings

and their intended uses before an occupation license can be issued. There was a Commission

consensus agreeing to the proposed language change requiring a site plan be submitted with

the SUP application. 

Section 7 reads that “all vehicles on the lot must be capable of passing state vehicle inspections,

as required by Missouri Statutes.” During discussion on this item, it was made clear that this

section specifically refers to cars on the lot being displayed for resale. It was determined there

would be no change to the language of Section 7. 

The proposed Section 14 talks about separation requirements for motor vehicle sales

businesses, tattoo parlors, title loans or check cashing establishments. Mr. Cooper reported the

City’s Attorney did not recommend grouping used car dealers with the other establishments

since they are different classifications. He acknowledged there is currently a separation



requirement for tattoo parlors, title loans and check cashing establishments in UDC Section 40-

7. During discussion it was brought out that the existing car dealerships are grandfathered and

the separation requirement will begin with additional vehicle sales lots. There was a

Commission consensus to reword Section 14 to read: “No used vehicle sales lot shall be

established or expanded within 1,000-feet of any other motor vehicle sales business.” Mr.

Leipzig reported staff will proceed with making the agreed upon changes and there will be a

public hearing September 17, 2012, to receive input regarding the text amendment.  

DISCUSSION : Text Amendment – Billboard Ordinance re: Off-Premise Signs
Mr. Leipzig identified sources for the model regulations used to create a draft of the proposed

ordinance language for off-premise signs. Mr. Cooper reviewed the current definition and codes

regulating off-premise signs in the UDC. He listed several regulation questions that are

unanswered in the exiting code and recommended language to revise the ordinance specifically

dealing with billboards. He went over a few of the proposed ordinance language additions and

suggested the Commission think about changes to the code that relate specifically to Belton.

 During discussion of the proposed language regarding the 2,000-ft. separation requirement for

billboards, it was stated staff will bring a graphic that identifies all of the potential billboard sites

 to the next meeting. It was suggested that staff research Raymore and Cass County’s billboard

regulations. 

DIRECTOR’S REPORT
Mr. Leipzig reported the SUPs for the Jiffy Lube digital sign and the QuikBreak digital price

board sign will be considered by the City Council at their next meeting.

During the August 20, 2012, meeting of the Commission there will be a presentation about the

2012 I-Code adoption, and a discussion about revisions to the manufactured home park

regulations.

On September 3, 2012 there will not be a Planning Commission meeting due to the Labor Day

Holiday.

Mr. Leipzig reported representatives from Menards will be at the Board of Zoning Adjustment

meeting August 13, 2012, regarding a variance request for a monument sign. In addition, staff

has received plans for the Discount Tire Store and a demolition permit has been issued for the

exiting building. Staff has also received a site plan for the Jack in the Box restaurant to be

located in the Cedar Tree Shopping Center.

ADJOURNMENT

Councilman Von Behren moved to adjourn the meeting. Commissioner Thompson seconded the

motion. All members present voted in favor and the meeting adjourned at 7:50 p.m.

Ann Keeton

Community Development Secretary


