
Minutes of Meeting 
Belton Planning Commission 

City Hall Annex, 520 Main Street 
July 6, 2009 

 
 
 

CALL TO ORDER 
Chairman Paul Myers called the meeting to order at 7 p.m. 
 
ATTENDANCE 
 Commission: Chairman Myers, Mayor Pro Tem Gary Lathrop, Councilman Bobby 

Davidson, Commissioners Sally Davila, Tim McDonough, Scott VonBehren, 
and Larry Thompson. 

 Staff: Jay Leipzig, Director of Community Planning & Development; Shannon 
Marcano, City Attorney; Robert Cooper, City Planner; and Ann Keeton, 
Community Development Secretary. 

 Absent: Commissioners Holly Girgin and Roger Horne 
 
MINUTES 
Commissioner Thompson moved to approve the minutes of the June 1, 2009, Commission 
meeting. Commissioner VonBehren seconded the motion. All members present voted in favor 
and the motion carried. 
 
UPDATE ON BELTON GLASS 
Mr. Leipzig distributed two letters for review (attached) concerning the Belton Glass Special Use 
Permit (SUP). One letter was sent to the Belton Glass owner, Jeff Shaw, outlining the two 
deadlines he was given to meet the SUP conditions, and the other letter was from Mr. Hixon with 
an awning company. Mr. Leipzig explained the exterior work on the building at 309 Main was 
completed by the deadline date, but the awning was not installed by the second deadline date. 
The letter from Mr. Hixon reports the awning company has received a down payment for an 
awning to be installed at Belton Glass. According to the letter, the awning is backordered and is 
not available for installation at this time. It was reported by Mr. Leipzig that on June 29, Mr. 
Shaw ordered the awning which was not installed by the deadline date of July 1. 
 
COMMISSION DISCUSSION 
Chairman Myers gave a brief summary of the actions associated with the Belton Glass SUP and 
he stated that Mr. Shaw was aware if he did not comply with the conditions of the SUP his 
license would be revoked.  The Commission has been waiting for Mr. Shaw to complete the 
conditions associated with the SUP for one and a half years according to Chairman Myers. 
 
Mr. Leipzig reported that Mr. Hixon believes the awning will be in stock next week. He went on 
to explain that he had mistakenly referred to two awnings in the letter to Mr. Shaw but the 
original proposal was for one awning. Mr. Leipzig stated that it would be satisfactory for Mr. 
Shaw to install one awning as originally proposed. Several Commission members commented 
about the extreme length of time that has been given to Mr. Shaw to comply with the conditions 



of the SUP and based on the fact that he still has not finished, they recommended his license be 
revoked. Commissioner Davila pointed out several instances when Mr. Shaw kept Commission 
members waiting for case data and did not meet the deadlines he was given.  
 
Mr. Leipzig asked for clarification of Commission action from Ms. Marcano. He asked if the 
Commission action is to recommend to the City Council the SUP and the business license both 
be revoked for Belton Glass. With the revocation of the SUP, a zoning violation would be 
created allowing the Council to revoke the business license according to Mr. Leipzig. Ms. 
Marcano’s stated opinion was the Planning Commission can decide on its own to revoke the 
SUP and through that action recommends to the Council that the occupancy license be revoked. 
If the applicant comes into compliance with the conditions of approval of the SUP, that issue 
goes away. It was clarified the recommendation to revoke the SUP would not be on the Council 
agenda until next week. Mayor Pro Tem Lathrop moved to revoke the SUP and recommend 
that the occupancy permit for Belton Glass be revoked. Commissioner Thompson seconded 
the motion. When a vote was taken, the following was recorded: Ayes: 7 – Chairman Myers, 
Mayor Pro Tem Lathrop, Councilman Davidson, Commissioners Davila, McDonough, 
VonBehren, and Thompson. Noes: none. Absent: 2 – Commissioners Girgin and Horne. The 
motion carried.  
 
PUBLIC HEARING 
CASE # SUP09-13: Chairman Myers opened the public hearing at 7:15 p.m. This hearing was 
being held to receive public input regarding a Special Use Permit application to allow a church to 
operate at 500 N. Scott in a C-2 (General Commercial) zoning district.  
 
Staff report: Mr. Leipzig told Commission members it is a requirement of the Zoning Ordinance 
that churches go through a SUP approval process.  
 
COMMISSION DISCUSSION 
Councilman Davidson asked if the applicant meets all the criteria and was told the church does 
meet all the criteria. Councilman Davidson moved to approve the SUP for the church to 
operate at 500 N. Scott. Commissioner VonBehren seconded the motion. When a vote was 
taken, the following was recorded: Ayes: 7 – Chairman Myers, Mayor Pro Tem Lathrop, 
Councilman Davidson, Commissioners Davila, McDonough, VonBehren, and Thompson. Noes: 
none. Absent: 2 – Commissioners Girgin and Horne. The motion carried.  
 
Mr. Cooper asked for clarification on the motion. He specifically asked if the approval included 
the conditions listed in the agenda which were: 1) No certificate of occupancy be issued for the 
church until the site has had a final inspection for compliance with applicable city codes; and 2) 
that the SUP be reviewed by the Planning Commission in one year to ensure compliance.  
 
Mayor Pro Tem Lathrop questioned if there is adequate parking for a church at that location, and 
if the parking lot will be paved. It was reported by Mr. Cooper the back portion of the lot is not 
paved and the front and sides of the building are partially paved. He went on to say staff believes 
there will be enough parking spaces available. This is an existing building with several 
commercial units so paving is not required since the owner is not adding on to the building 
according to Mr. Cooper. There was discussion about the location of the church entry door and it 



was made clear the entry door is in the back of the building. Chairman Myers closed the public 
hearing at 7:20 p.m. 
 
UDO DISCUSSION 
Mr. Leipzig presented a staff report about the Unified Development Ordinance (UDO). Tonight’s 
sections of the proposed ordinance covered Use-specific Standards, Residential Uses; Accessory 
Uses and Structures; and Temporary Uses and Events. He reported that internally the DRC group 
has met and there will be meetings with the City attorney regarding the proposed UDO.   
 
Mr. Leipzig drew attention to illustrations in the proposed ordinance that will help clarify 
minimum separation between buildings. He mentioned the biggest changes are in the formatting 
and the way items are visually presented. Mr. Leipzig pointed out and went into detail about 
several sections of the UDO. Discussion items included: 

• Manufactured Home Parks   
o In discussion of the manufactured home parks, Councilman Davidson requested 

the UDO go into more detail about the definitions and the difference between 
trailer homes and manufactured / modular homes.  

• Group Homes  
o The City is reviewing the definition of group homes and will be making changes 

to be consistent with State regulations. 
• Adult Business  

o According to Mr. Leipzig the current ordinance is better than the proposed 
ordinance so that will be examined for incorporation into the UDO. 

• Pay Day Loans  
o The current ordinance calls for a separation of 1,000-ft. between pay day loan 

facilities while the proposed ordinance calls for 1,500-ft separation requirement. 
The current code has a separation requirement of 500-ft. between loan facilities 
and residential districts while this separation requirement is absent from the 
proposed ordinance. Councilman Davidson warned that there is a court case 
pending regarding pay day loans and he recommended the city attorney be 
contacted about this section of the ordinance. Mr. Leipzig reiterated staff will be 
meeting with the city attorney to go through the proposed UDO to make sure that 
everything in the current ordinance becomes part of the proposed ordinance. 

• Title Loans  
o Ms. Marcano indicated the proposed ordinance puts Pay Day and Title Loan 

facilities in the same category and as such will have the same separation 
requirements. 

• Drive-through Facilities 
o Mr. Cooper informed Commission member the current ordinance does not 

address stacking in drive-through facilities, but the proposed UDO provides 
minimum stacking data and illustrations. 

• Wireless Telecommunications Facilities 
o Mr. Leipzig reported the UDO had an entire section devoted to 

telecommunications, while the current ordinance has some language regulating 
cell towers hidden in the text. A complete section dedicated to 



telecommunications facilities should help clarify the regulations according to Mr. 
Leipzig.  

• Temporary outdoor and seasonal outdoor sales events 
o This section deals with events such as the fireworks stands 

 
Mr. Leipzig reported the Commission is approximately halfway through the review process and 
on schedule for the UDO to be adopted in December, 2009.  He reiterated the staff will be 
meeting with the City attorney to make sure the proposed ordinance is consistent with the current 
ordinance. Ms. Marcano stated the adoption process is “a marathon and not a sprint.” With a 
combination of initial questions from the Commission, review by staff and the City attorneys, a 
rough draft can be created and brought back for review before the final approval. She went on to 
state that the process will continue after final approval and referred to the UDO as a “living 
document” that will always have changes and amendments as circumstances dictate. Before final 
adoption, the DRC will review a couple of projects using the UDO to verify there is nothing 
missing. Chairman Myers commented that it looks like everything is coming together.  
 
An explanation of the proposed UDO section concerning the number of units per building for 
single-family attached and multiple-family dwellings was given by Mr. Leipzig. He stated the 
proposed language may have to be modified to clarify the intent of the regulation. 
 
There was a question from Mayor Pro Tem Lathrop about the separation requirement in the 
“Group Home” section. The proposed language requires a minimum distance of 1,000-ft. from 
other group homes unless the requirement is waived by the City Council. Mayor Pro Tem 
Lathrop indicated he is not in favor of group home applicants asking the Council to waive the 
regulation. Mr. Cooper said the Group Home section will change and should not have been 
added to this draft.  
 
DIRECTOR’S REPORT 
Mr. Leipzig will update the City Council on the status of the UDO.  
 
The adoption of the International Property Maintenance Code (IPMC) schedule will be presented 
to the City Council July 7. The final adoption of the IPMC is tentatively scheduled for November 
2009. According to Mr. Leipzig the adoption of the IPMC will help with consistent enforcement 
of the codes. 
 
The action taken by the Commission at tonight’s meeting regarding Belton Glass will be on the 
Council agenda for the July 14 meeting.  
 
At the July 20 Planning Commission meeting there will be a presentation about the Boardwalk at 
Belton development and a City Trails Master plan that has been developed by the Park 
Department. 
 
There will not be a Planning Commission meeting on August 3 according to Mr. Leipzig. 
Chairman Myers verified with the Commission members present that they agree to the 
cancellation of the August 3 meeting, and they approved. 
 



Mayor Pro Tem Lathrop announced there may not be a Council meeting on November 10 
because it is the National League of Cities week. 
 
The Commission was reminded of the Liability Training for Public Officials and Commission 
Members to be held tomorrow night in the Council Chambers at 6:30 p.m. 
 
ADJOURNMENT 
Mayor Pro Tem Lathrop moved to adjourn the meeting. Commissioner VonBehren seconded the 
motion. All members present voted in favor, and the meeting adjourned at 7:30 p.m. 
 
 
 
Ann Keeton 
Community Development Secretary 
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