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application of FAA lighting and painting requirements.
Security lighting around the base of the tower may be
installed provided that no light is directed toward an
adjacent residential property.

(5)

	

Construction materials and colors of the tower . Towers
should have a galvanized finish or painted grey or light
blue unless other standards are required by the FAA . If
antennas are installed on a structure other than a tower,
the antennas shall be screened, constructed and/or
colored to match the structure to which they are attached .
Antennas mounted on the side of a building or structure
shall match the color of the background against which
they are mounted .

(6)

	

The location, height and type of security fence around the
base of the tower . Towers shall be enclosed by a security
fence not less than six feet in height . In addition, the fence
shall be equipped with an appropriate anti-climbing
device .

6 .

	

Adult entertainment businesses subject to the following conditions :

a .

	

The applicant must specify the exact use proposed, i.e ., adult
bookstore, adult theater, modeling studio, strip show, etc .

b .

	

The proposed use shall not be located closer than 2,500 feet to any
church, school, public building, or residential district.

c.

	

Anadult entertainment business shall be located at least 2,500 feet
from another adult entertainment business .

d .

	

The Commission may require any additional conditions that are
deemed necessary .

7 .

	

Uses in Group 14 Non-metallic Minerals, Except Fuels may require
additional conditions in order for the use to be compatible with the area.
Consideration should be given to establishing conditions on the
following items; however, it is not necessary to establish conditions on all
these items,nor should this list be considered to be all-inclusive . The
conditions and requirements need to be appropriate for the proposed
special use at the location in which it is proposed.

a .

	

Submission of general plan for the proposed use.

b .

	

Perimeter setbacks that may be in excess of the standard setbacks
in the district.



e .

	

Restricting access to the site to specific routes.

adequate on-site traffic controls .
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c.

	

Submission of a reclamation plan that meets all state and federal
regulations including a timetable . The reclamation plan
submitted shall be binding only to the extent that said plan shows
that intent of the applicant for reclamation . The actual
reclamation plan may be amended at such time that the applicant
is ready to begin such reclamation; however, the amended plan
must be approved by the Governing Body before reclamation
work may begin . Said approval shall require a public hearing
under the same procedures as the original application.

d.

	

Improvements to off-site roads and bridges that provide access to
the site . Where applicable, a maintenance agreement between the
applicant and the County may be required to maintain the roads _
that provide the ingress/egress to the operation.

f .

	

Limiting the hours of operation - There shall be no operations
between 7:00 p.m. and 8:00 a.m., nor on Saturdays, Sundays New
Years Day, Memorial Day, July 4th, Labor Day, Thanksgiving, or
Christmas . Limited operations may be permitted on Saturday
from 8:00 a.m. to noon as specified in the special use permit.

g .

	

Limiting the number and hours of blasting.

h.

	

Provision for duct containment both on and off-site .

i.

	

Establishing a length of time for the use .

Provide for adequate entering and exiting of the site as well as

k .

	

All areas quarried or mined shall not endanger the lateral support
of abutting or adjoining properties . A minimum setback of one
hundred (100) horizontal feet from any road right-of-way and one
hundred (100) horizontal feet from all other property lines,
measured on the surface, must be maintained free of any
quarrying or mining activity, either surface or subsurface.

1 .

	

Nobuilding, equipment, quarry products or other materials shall
be erected or stored within one hundred (100) feet of any
property or right-of-way line .
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m.

	

The proposed operation shall not contribute to soil erosion by
water and/or wind, nor shall it adversely affect soil fertility,
drainage and lateral support of abutting land or other properties.

n.

	

When any open excavation will have a depth of ten (10) feet or
more and create a slope of more than thirty (30) degrees, there
shall be a substantial fence, at least six (6) feet high, with suitable
gates where necessary, effectively blocking access to the area in
which such excavation is located . Such fence shall be located fifty
(50) feet or more from the edge of the excavation .

o .

	

The slope of material in any excavation shall not exceed the
normal angle of repose or forty-five (45) degrees, whichever is
less .

P_

q .

The applicant's operation shall be inspected by the Zoning Officer
or his designate, on or before July 1st of every year following the
approval of the application for compliance with the above listed
requirements and if found to be in violation shall receive a stop
order if the non-compliance is not corrected within sixty (60) days
of written notice from the Governing Body, or its designate,
itemizing the violations and corrective measures necessary for
compliance .

A copy of the annual survey of mining operations, as required to
be filed by State law with the State, shall also be filed with the
Governing Body. Said annual survey applies only to
underground mining activities, not to pen pit quarries .

r.

	

The Board of County Commissioners may require a bond or other
method of financial assurance acceptable by the County in the
amount that will guarantee the reclamation of the site within a
period of time to be specified and approved by the Governing
Body. Such surety shall be properly executed prior to any
grading or construction, and shall be released in segments upon
written approval of the County .

Composting sites as contained in SIC No. 2875 Fertilizers, Mixing Only,
requires more specific guidelines regarding the definition, process and
procedures. The following additional conditions shall be established for
composting operations :

a .

	

Composting sites shall include only yard wastes which are
defined as leaves, grass clippings, yard and garden vegetation
and woody materials that have been chipped and can be



CASS COUNTY, MISSOURI
ZONING ORDINANCE

composted . Stumps, roots, trees, branches and shrubs with root
balls intact are not included .

b .

	

Subject to the approval of the County Commission, an area may
be set aside for processing of woody materials such as trees and
branches into firewood or wood chip mulch.

c.

	

In evaluating a potential composting site, the following factors
shall be considered :

(1)

	

Traffic flow patterns;
(2)

	

Topography and geology, including drainage patterns,
slopes and depth to water table;

(3)

	

Accessibility from major roadways;
(4)

	

Prevailing wind direction at the site ;
(5)

	

Distances to houses, schools, businesses, etc .;
(6)

	

Distances to wetlands and streams;
(7)

	

Size of site relative to current and future needs, including
space for adequate buffer zones;

(8)

	

Travel distances for haulers/residents;
(9)

	

Availability of utilities such as water, sewers or electricity;
and

(10)

	

Safety, security and liability aspects of the site .

9 .

	

Sanitary landfills, SIC No. 4953, may require additional conditions in
order to be compatible with the area. Consideration should be given to
establishing conditions on the following items; however, it may not be
necessary to establish conditions on all these items, nor should this list be
considered to be all-inclusive . The conditions and requirements need to
be appropriate for the proposed special use at the location in which it is
proposed.

a .

	

Perimeter setbacks that may be in excess of the standard setbacks
in the district.

b .

	

Submission of a reclamation plan that meets all state and federal
regulations including a timetable . The reclamation plan
submitted shall be binding only to the extent that said plan shows
that intent of the applicant for reclamation . The actual
reclamation plan may be amended'. at such time that the applicant
is ready to begin such reclamation; however, the amended plan
must be approved by the Governing Body before reclamation
work may begin . Said approval shall require a public hearing
under the same procedures as the original application.
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E.

	

Time Limit:

c .

	

Improvements to off-site roads and bridges that provide access to
the site.

d .

	

Restricting access to the site to specific routes .

e .

	

Limiting the hours of operation.

f.

	

Fencing to prevent paper and debris from blowing onto adjacent
property .

g .

	

Provision for dust containment both on and off-site .

h.

	

Establishing a length of time for the use .

Provide for adequate entering and exiting of the site as well as
adequate on-site traffic controls .

Obtain a solid waste permit from the State of Missouri .

k .

	

The site shall be kept in a clean and sanitary manner and all
paper and debris shall be picked up and properly disposed of .

1 .

	

Expiration: A special use permit shall expire automatically unless a
building permit is taken within 12 months to effectuate such specially
permitted use; or if no building permit is required, evidence of use, such
as sales receipts or photographs, is filed with the Zoning Officer .

2.

	

Abandonment: Once a specially permitted use substantially ceases or is
abandoned for a period of more than twelve (12) months, the Special Use
Permit shall expire upon positive findings at a public hearing .



B.

	

General Provisions:

Article IX

PARKING AND LOADING REQLQREDdENTS
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A.

	

Intent and Pugrose : It is the intent and purpose of this Article to establish
minimum requirements as to number of spaces, clesign, and construction for off-
street parking and loading areas .

1 .

	

Location: Parking shall not be permitted closer to any side property line
than one-half the distance of the required side yard.

2 .

	

AccessoryUse: Off-street parking shall be considered as an accessory
use to the use for which the parking is provided . Parking not located on
the same tract on which the main use is :located must be located within
the zoning district in which parking or storage lots are permitted as a
main use; or be located in accordance with the provisions of this Article
relating to off-street parking exceptions.

In no instance shall off-street parking required by this Article be located
more than 300 feet (as measured along lines of public access) from the
use which it serves .

3 .

	

Area: Off-street parking space shall be at ].east 9 feet in width and at least
20 feet in length, exclusive of access drives or aisles, ramps, columns,
office or work areas.

4.

	

Access : Each required off-street parking space shall open directly upon
an aisle or driveway of such width and design as to provide safe and
efficient means of vehicular access to such parking space .

5 .

	

Desk: Off-street parking spaces shall comply with such design
standards relating to curb lengths, stall depth, driveway width, island
width, barriers, and ingress and egress as may be established from time
to time by the Governing Body.

6 .

	

Surfacin : All open off-street parking and loading areas including open
sales lot areas devoted to the sale, display, and rental of automobiles,
trucks, trailers or manufactured home sales and rental lots shall be
graded and paved with asphalt or concrete in conformance with the
Engineer's standards and specifications .
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?,

	

Lighting: Any lighting used to illuminate off-street parking and loading
areas shall be directed away from residential properties in such a way as
not to interfere with the residential use.

8.

	

Repair and Service: No motor vehicle repair work or service of any kind
shall be permitted in association with any off-street parking facilities .

9.

	

Requirements: Off-street parking and loading space, as required in this
Article, shall be provided for all new buildings and structures for
additions to existing buildings or structures. Off-street parking and
loading space shall be required for any existing building or structure
which is altered in any manner so as to enlarge or increase capacity by
adding or creating dwelling units, guest rooms, floor area, or seats .
Existing parking area previously required shall not be used to satisfy .
required off-street parking for any new structures or additions to existing
buildings, structures, or uses of land. Such existing parking space shall
be maintained and shall not be reduced so long as the main building,
structure or use remains, unless an equivalent number of such spaces are
provided elsewhere as provided in this Article .

10 .

	

Plans and Approval Required: Plans showing the layout and design of
all required off-street parking and loading areas shall be submitted to
and approved by the Zoning Officer prior to issuance of a zoning or
building permit . Before approving any parking layout, the Zoning
Officer shall satisfy himself that the spaces provided are usable and meet
standard design criteria . All required off-street parking spaces shall be
dearly marked.

11.

	

Curb Cuts: Before the issuance of a building permit, the number and
location of curb cuts for a commercially zoned parcel must be approved
by the Governing Body if such parcel is across a street from a residential
zoned district.

C .

	

Required Spaces : Off-street parking spaces shall be provided as follows :

1 .

	

Dwelling_ and Lodging Uses :

a .

b .

c .

Boarding or Lodging Houses : One parking space per each
occupant .

Dormitories . Fraternities, Sororities: Two parking spaces for each
three occupants based on the designed maximum capacity of the
building.

Hotels and Motels: One space per each rental unit plus one space
per each two employees in the largest working shift and such



d.

	

Manufactured Home Parks : One parking space per each ma-
nufactured home.

e.

	

Nursing Homes. Rest Homes, etc; : One parking space per each
two beds based on the designed maximum capacity of the
building plus one parking space for each employee .

f.

	

Single-Family and Two-Family: Two spaces per dwelling unit.

g .

	

Multiple-Family : Two (2) spaces per dwelling unit.

2 .

	

Business . Commercial, and Industrial Uses :

b .

	

Wrecking Yards : One parking space for each employee plus one
parking space for each 10,000 square feet of storage area .

c .

	

Banks . Post Office . and Business and Professional Office : One
parking space for each 300 square feet of gross floor area .

d .

	

Bowling Alleys : Four parking spaces for each bowling lane .

e. Cartage . Express. Parcel Delivery, and Freight Terminal
Establishments : One parking space for eachtwoemployees in
the^largest working shift in a 24-hour period plus one parking
space for each vehicle maintained on the premises .

f.

	

Car Wash: Three holding spaces for each car-washing stall plus
two drying spaces for each car-washing stall .

g .

h.
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spaces as are required for restaurants, assembly rooms, and other
affiliated facilities provided.

Automobile . Truck . Trailer and Manufactured Home Sale and
Rental Lots : One parking space for each 3,000 square feet of open
sales lot area devoted to the sale, display, and rental of said
vehicles plus one parking space for each service bay and
employee .

Funeral Homes and Mortuaries : One parking space for each ten
seats based upon the designed maximum capacity of the parlor
plus one additional parking space for each employee and each
vehicle maintained on the premises .

Furniture and Appliance Stores . Household Equipment or
Furniture Repair Shops : One parking space for each 400 square
feet of floor area .
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Cleaning, Servicing. Testing-orRep icing of Goods, Materials or
Products : One parking space per three employees based upon
the largest working shift in any 24-hour time period .

Medical and Dental Clinics or Offices : One parking space for
each 100 square feet of gross floor area.

k .

	

Restaurants . Night Clubs. Taverns, and Lounggs: One parking
- space for each 2.5 seats based on the maximum designed seating
capacity; provided, however, that drive-in restaurants shall have
a minimum of at least ten parking spaces .

1 .

	

Retail Stores and Shops : One parking space per 200 square feet of
floor area.

m.

	

Service Stations : One parking space for each employee plus two
spaces for each service bay.

n .

	

Theaters, Auditoriums, and Places of Assembly with Fixed Seats :
One space for each 3.5 seats .

o .

	

Theaters . Auditoriums, and Places of Assembly without Fixed
One parking space for each three people based upon the

designed maximum capacity of the building .

P_

q .

3 .

	

Other Uses :

Warehouse . Storage, and Wholesale Establishments : One parking
space for each two employees based upon the largest working
shift in any 24-hour period.

All other business and commercial establishments not specified
above: One parking space for each 300 square feet of floor area .

a .

	

huh

	

: One parking space for each four seats based upon the
maximum designed seating capacity including choir lofts .

b .

	

Elementary . Junior High. and Equivalent Parochial and Private
Schools : Two for each classroom .

c .

	

Lligh,Schools, Colleges . Universities, and Other Similar Public or
Private Institutions of High= .ea

	

invg. Eight parking spaces for
each classroom, plus one space for each two employees.
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d.

	

Holpitals : One parking space for each two beds plus one parking
space for each resident or staff doctor plus one space for each two
employees based on the largest working shift in any 24-hour
period .

e.

	

Laundromats: One space for each two washing machines .

f.

	

Nursery Schools and Day Care

	

enters. Public or Private : One
parking space for each employee.

g. Private Clubs . Lodges, and Uniort Headquarters: One parking
space for each three seats based upon the maximum designed
seating capacity .

h.

	

Swimming Pools and Clubs : One parking space for each 100
square feet of water area.

i .

	

Trade and Commercial Schools : One parking space for each
student and employee.

D .

	

Exception, Special Permit :

1 .

	

In order to provide off-street parking areas, the Governing Body may,
after public notice and hearing, grant a special permit for the
establishment of parking areas in any zoning district under the
provisions set forth in the Article providing for Special Use Permit. The
Planning Commission shall recommend the improvements needed to
protect adjacent property owners and the public interest, and to comply
with the provisions of this Article .

2 .

	

Permit Revocable : The Zoning Officer shall be responsible for the
enforcement of the conditions and requirements made by the Governing
Body in the approval of any off-street parking special permit. The
Governing body may revoke the special permit after public hearing for
any of the following reasons :

a .

	

Abandonment of the area for parking purposes for six months.

b .

	

Failure to comply with the requirements contained in this section
or imposed by the Board.

E.

	

Loading and Unloading RegWations: Loading and unloading space shall be
provided off-street and on the same premises with every building, structure or
part thereof, hereafter erected, established, or enlarged and occupied for goods
display, retail operation, department store, market, hotel, mortuary, laundry,
dry cleaning, office uses, warehousing, manufacturing, and other uses,
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involving the receipt or distribution of materials or merchandise by motor
vehicle. The loading and unloading space or spaces shall be so located to avoid
undue interference with public use of streets, alleys, and walkways .

Spaces Required :

a .

b .

c .

For all commercial uses, loading facilities shall be provided in
accordance with the following table:

For all industrial uses, loading facilities shall be provided in
accordance with the following table :

For each additional 100,000 square feet of gross floor area or any
fraction thereof over 100,000 square feet of gross floor area, one
additional space shall be provided . Each such additional space
shall be at least 10 feet in width by 70 feet in length.

Gross Floor Areas
of Establishment

Required Number
and Size of Loading Space

1,000-10,000 1- (10'x25')
10,000- 25,000 2 - (10'x25' each)
25,000- 40,000 3 - (10'x70' each)
40,000-100,000 4-(10'x70' each)

Gross Floor Areas
of Establishment

Required Number
and Size of Loading Space

1,000-10,000 1- (10'x25')
10,000- 40,000 1 - (10'x60')
40,000-100,000 2 - (10'x70' each)



C .

	

Classification of Signs :

1 .

	

Functional Types:

ArticleX

SIGNREGULATIONS
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A.

	

Intent and P=ose: It is the intent and purpose of these Sign Regulations to
qualify, supplement, or define the allowable uses of the several types of signs
allowed in the district regulations appearing elsewhere in this Regulation .

B .

	

Use Re Wations : Any sign shall, by definition, be a structure . No land or
building or structure shall be used for sign purposes except within the
stipulated districts listed in Sign Use Regulations specified herein . All signs
legally existing at the time of passage of these Regulations may remain in use
under the conditions of legal nonconformance . Signs in legal nonconformance .
shall not be enlarged, moved, lighted, or reconstructed ; however, the change of
the advertising display shall not be restricted except as previously stated . After
the affective date of this Regulation, no sign shall be erected, enlarged,
constructed, or otherwise installed without first obtaining a sign permit, and a
sign permit shall be legally issued only when in compliance with this Sign
Regulation . All signs shall be constructed in such a manner and of such material
that they shall be safe and substantial . Scale drawings of the sign and manner of
supports shall be furnished to the Zoning Officer in application for a sign permit
for all signs.

a .

	

Advertising Sign : A sign which directs the attention of the public
to any goods, merchandise, property, business, service,
entertainment, or amusement conducted or produced which is
bought or sold, furnished, offered, or dealt in elsewhere than on
the premises where such sign is located or to which it is affixed .

b .

	

Bulletin Board Sign : A sign that indicates the name of an
institution or organization on whose premises it is located and
which contains the name of the institution or organization, the
name or names of persons connected within, and announcement
of persons, events, or activities occurring at the institution . Such
sign may also present a greeting or similar message.

c.

	

Business Sign: A sign which directs attention to a business or
profession conducted, or to products, services, or entertainment
sold or offered upon the premises where such sign is located, or
to which it is affixed .
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d.

	

Construction Sign : A temporary sign indicating the names of the
architects, engineers, landscape architects, contractors, and
similar artisans involved in the design and construction of a
structure, complex or project only during the construction period
and only on the premises on which the construction is taking
place .

e .

	

Identification Sign: A sign giving the name and address of a
building, business, development, or establishment . Such signs
may be wholly or partly devoted to a readily recognized symbol.

f.

	

Name Plate Sign : A sign giving the name and/or address of the
owner or occupant of a building or premises on which it is
located, and where applicable, a professional status .

9-

2 .

	

Structural T=es:

Real Estate Sign : A sign pertaining to the sale or lease of a lot or
tract of land on which the sign is located, or to the sale or lease of
one or more structures or a portion thereof on which the sign is
located .

a .

	

Awning. Canopy, or Marquee Sign : A sign that is mounted or
painted on or attached to an awning, canopy, or marquee . No
such signs shall project above, below, or beyond the awning,
canopy, or marquee.

b.

	

Ground i

	

Any sign placed upon, or supported by, the
ground independently of the principal building or structure on
the property, where the bottom edge of the sign is under six feet .
in height above the ground .

c .

	

PoleSign: Any sign placed upon, or supported by, the ground
independently of the principal building or structure on the
property where the bottom of the sign is six feet or more above
the ground level .

d .

	

Projecting Sign: A sign that is wholly or partly dependent upon a
building for support and which projects more than 12 inches from
such building .

e .

	

Wall Sign: A sign fastened to or painted on a wall of a building
or structure in such a manner that the wall becomes merely the
supporting structure or forms the background surface, and which
does not project more than 12 inches from such building .



D.

	

General Standards :
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f.

	

Roof Sign

	

A sign totally supported on the roof of a structure .
Roof signs shall not project more than 12 inches beyond the face
of the building.

1 .

	

Gross Area of Sid: The entire area within a single continuous perimeter
enclosing the extreme limits of the sign, exclusive of the base on which it
is mounted or from which it is suspended. If more than one side of a
sign is utilized as a sign, then it shall also be computed and shall be
counted as a portion of the gross area . On lots where more than one sign
is located, the total gross area of all the signs shall not exceed the
maximum gross area permitted by this Regulation.

For computing the gross area of any wall sign which consists of letters
mounted or painted on a wall, the area shall be deemed to be the area of
the smallest rectangular figure which can encompass all of the letters .

2 .

	

Siga Height: sign height shall be measured from the ground elevation at
the base of the sign to the highest element of the sign .

3 .

	

Illuminated Signs: A sign designed to give forth artificial light or
designed to reflect light derived from any source .

a.

	

Illuminated signs shall be designed as to reflect or direct light
away form any residential dwelling district and any illuminated
sign located on a lot adjacent to, in front of, or across the street
from any residential district, which sign is visible from such
residential district, shall not be illuminated between the hours of
11 P.M. and 7 A.M.

b .

	

Lighted signs in direct vision of a traffic signal shall not be in red,
amber, or green illumination.

4 .

	

Flashing or Moving Signs: Any illuminated sign on which the artificial
light is not constant in intensity and color at all times. For the purpose of
this Regulation, any revolving, rotating, moving, animated, signs with
moving lights, or signs which create the illusion of movement shall be
considered as a flashing sign .

a .

	

Flashing signs shall not be permitted which are in any way
similar to traffic signals or emergency vehide fights .

b.

	

A sign whereon the current time and/or temperature is indicated,
intermittent lighting shall not be deemed as a flashing sign if the
lighting changes are limited to the numerals indicating the time
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5. Driveway or Window: No sign shall block any required driveway or
window .

6 .

	

Trees. Windows and Utility Poles : No sign shall be attached to a tree,
window or utility pole whether on public or private property .

7 .

	

Metal Signs : Signs constructed of metal and illuminated by means of
requiring internal wiring or electrically wired accessory fixtures attached
to a metal sign shall maintain a free clearance to bade of nine (9) feet .
Accessory lighting fixtures attached to a non-metal frame sign shall also
maintain a clearance of nine (9) feet to grade .

No metal sign shall be located within eight (8) feet vertically and four feet
horizontally of electric wires or conductors in free air carrying more than
48 volts, whether or not such wires or conductors are insulated or
otherwise protected .

8 .

	

Traffic Safety :

and/or temperature and are not more frequent than every fifteen
(15) seconds .

a .

	

No sign shall be maintained at any location where by reason of its
position, size, shape, or color, it may obstruct, impair, obscure,
interfere with the view of, or be confused with any traffic or
railroad control sign, signal or device, or where it may interfere
with, mislead, or confuse traffic.

b .

	

Any sign located within three (3) feet of a driveway or within a
parking area shall have its lowest elevation at least ten (10) feet
above the curb level; however, in no event shall any sign be
placed so as to project over any public right-of-way .

c .

	

Under no circumstances shall any sign be placed in the sight
triangle as defined by the Subdivision Regulations .

9 .

	

Setbacks : No advertising sign shall project beyond the front, side, or rear
building setback lines for the district set forth in this Zoning Regulation .

10 .

	

Lineal Street Frontage: In those districts where gross area is allocated
based on lineal street frontage and the tract or parcel is adjacent to more
than one (1) street, the lineal street frontage shall be computed as follows :

a .

	

For those tracts or parcels located on major streets as designated
in the Circulation Plan of the Comprehensive Plan, the lineal



E.

	

xe ptionc:

e .

	

Score boards in athletic stadiums .
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street frontage shall be the distance of that property line abutting
the major street .

b .

	

For those tracts or parcels not located on a major street, the lineal
street frontage shall be one-half the sum of all the street frontages .

1 .

	

The following signs shall be exempt from the requirements of this
Article :

a .

	

Flags or emblems of a governmental or of a political, civic,
philanthropic, educational, or religious organization displayed on
private property.

b .

	

Signs of a duly constituted governmental body, including traffic
or similar regulatory signs, legal. notices, warnings at railroad
crossings, and other instructional or regulatory signs having to do
with health, hazards, parking, swimming, dumping, etc .

c .

	

Memorial signs and tablets displayed on private property.

d .

	

Small signs, not exceeding three square feet in area, displayed on
private property for the convenience of the public, including signs
to identify entrance and exit drives, parking areas, one-way
drives, restrooms, freight entrances, and other similar signs.

2.

	

The following signs are exempt from the sign permit section of this
Article, but shall comply with all of the other regulations imposed by this
Article :

a .

	

Name plate signs not exceeding two (2) square feet in gross area
accessory to a single-family or two-family dwelling .

b .

	

Bulletin board signs not exceeding 15 square feet in gross area
accessory to a church, school, or public or non-profit institution .

c.

	

Temporary signs for the sale of household goods at a residence
(garage sale) for a period not to exceed three (3) days.

d.

	

Real estate signs not exceeding 16 square feet in the area for the
sale of the property on which it is :located . Off premise real estate
signs directing the public to the property for sale shall also be
permitted; provided they are directional in nature only .
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F.

	

District Re Watio c:

b.

c .

d .

Construction signs not exceeding 32 square feet in area only
during the period of construction.

f .

	

Political campaign signs, not exceeding thirty-two (32) square feet
in area, displayed during no more than an eight-week period
proceeding and a one-week period following an election.

1 .

	

"A" Agricultural District:

a .

	

Functional Types Permitted :

(3)

(4)

Bulletin board signs.

Business signs pertaining only to the sale of agricultural
products produced on the premises and home
occupations .

Construction signs .

Identification signs.

Name plate signs .

Real estate signs .

(4)

(5)

(6)

Structural Types Permitted :

Ground signs .

Wall signs.

Number_ of Sigm Permitted: One sign per zoning lot .

Maximum Gross Area:

Bulletin board and identification signs: 24 square feet.

Business signs, home occupations : 2 square feet,
Agricultural: 20 square feet .

Construction signs: 20 square feet .

Name plate signs : 2 square feet.
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(5)

	

Real estate signs : 32 square feet .

e .

	

MaximUM Heigh : 15 feet.

f.

	

Required Setbacks : None.

Bulletin board and identification signs that do not
exceed 12 square feet on one face for churches, hospitals, police
stations, fire stations, and other similar public facilities .

2.

	

"R-1" and 'R-A" Single Family Dwelling Districts . "R-2" Two-Family
Dwelling_Districts, and "R-3" Multiple-Fa Ully Dwelling Districts"

a .

	

Function Types Permitted:

(1)

	

Business signs pertaining to a home occupation and
subject to the sign requirement s of the home occupation
section of this Regulation.

(2)

	

Bulletin board signs.

(3)

	

Construction signs.

(4)

	

Identification signs .

(5)

	

Name plate signs .

(6)

	

Real estate signs.

b .

	

Structural Types Permitted :
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(1)

	

Ground signs .

(2)

	

Wall signs .

c .

	

Number of Sips Permitted: One sign per zoning lot.

d.

	

Maximum Gross Area :

(1)

	

Business signs, home occupations : 2 square feet .

(2)

	

Bulletin board and identification signs : 24 square feet.

(3)

	

Construction signs: 20 square feet.

(4)

	

Name plate signs: 2 square feet.
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e.

	

Maximum Height : 15 feet.

f.

	

Required Setback : No sign, except real estate signs, shall be
placed closer to the front property line than one-half the distance
of the front yard .

g .

3 .

	

"M-P" Manufactured Home Park District :

a .

	

Functional Types Permitted :

b .

	

Structural Types Permitted:

c.

d .

	

Maximum Gross Area : 20 square feet on one facade or not more
than 40 square feet total .

e.

	

Maximum Height: 20 feet .

f.

	

Required Setbacks : No sign shall be placed closer to the front
property line than one-half the distance of the front yard.

g.

Real estate signs: 6 square feet, provided that one sign not
more than 100 square feet in area announcing the sale of
lots and/or houses in a subdivision may be located on
said development . Said sign shall be removed at the end
of three (3) years or when 75 percent of the lots have been
sold, whichever occurs sooner.

Illumination : Bulletin boards and identification signs may be
indirectly illuminated with incandescent or fluorescent lighting .

(1)

	

Construction signs.

(2)

	

Identification signs .

(3)

	

Real estate signs .

(1)

	

Ground signs .

(2)

	

Wall signs .

Number of Signs Permitted: One sign per zoning lot.

Illumination: Signs may be illuminated indirectly with
incandescent or fluorescent lighting .



4.

5 .
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"PD" Planned Development District Signs permitted as designated in
approved Development Plans .

"C-1" Local_ Business District:

a . Functional Types Permitted :

(1) Bulletin board signs .

(2) Business signs .

(3) Construction signs .

(4) Identification signs .

(5) Name plate signs .

(6) Real estate signs .

b . Structural Types Permitted:

(1) Awning, canopy, or marquee signs .

(2) Ground signs .

(3) Wall signs.

C . Number of Signs Permitted :

(1) Awning, canopy, or marquee signs : No limitation

(2) Ground signs: One per zoning lot.

(3) Wall signs: No limitation .

d . Maximum Gross Area : One square foot of sign area for each one
foot of lineal street frontage .

e . Maximum Height: 30 feet.

f.. Required~ Setbacketba : 10 feet .

g. Illumination: Illuminated signs shall be permitted .
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6.

	

"'C-2" General Business District"

a .

	

Functional Types Permitted :

(1)

	

Advertising signs.

(2)

	

Bulletin board signs.

(3)

	

Business signs.

(4)

	

Construction signs.

(5)

	

Identification signs.

(6)

	

Name plate signs .

(7)

	

Real estate signs .

b .

	

Structural Types Permitted :

c.

	

Number of Signs_ Permitted:

d.

(1)

	

Awning, canopy, or marquee signs.

(2)

	

Ground signs.

(3)

	

Projecting signs .

(4)

	

Wall signs .

(1)

	

Awning, canopy, marquee or wall signs: No limitation.

(2)

	

Ground signs : Two per zoning lot .

(3)

	

Projecting signs: One per zoning lot .

Maximum Gross Surface Area: Two (2) square feet for each lineal
foot of street frontage, provided no single sign shall exceed a
gross surface of 400 square feet.

e.

	

Maximum Height: 30 feet.

f .

	

Required Setback : None, except that advertising signs and any
other sign that exceed 200 square feet in gross surface area shall
maintain the same setback that is required for principal
structures.



(2)

	

All other signs: 30 feet.
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g.

	

MuminaliQa : Illuminated signs shall be permitted .

7.

ZONING ORDINANCE

Wall signs : Not above the highest point of the structure
on which the sign is located .

"I-1" Light Industrial and "1-2" Heavy Indu:Arial Districts :

a . Functional T=e- Permitted:

(1) Advertising signs .

(2) Bulletin board signs .

(3) Business signs.

(4) Construction signs .

(5) Identification signs.

(6) Name plate signs.

(7) Real estate signs.

b . StructuralTypes Permitted:

(1) Awning, canopy, or marquee signs.

(2) Ground signs .

(3) Pole signs.

(4) Projecting signs.

(5) Wall signs .

c. Number of Signs Permitted:_ Two per zoning lot .

d . Maximum Gross Surface Area: Two (2) square feet per lineal foot
of street, frontage, provided no single sign exceeds a gross surface
area of 400 square feet.

e. Maximum Height:
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f.

	

ReQ ired- acks:

	

None, except that advertising signs shall
maintain the same setback that is required for principal
structures .

g . Riuminll,lipu: Illuminated signs shall be permitted .



Article Xf

NONCONFORMANCES

CASS COUNTY, MISSOURI
ZONING ORDINANCE

A.

	

General: Nonconformities are of three (3) types: nonconforming lots of record,
nonconforming structures, and nonconforming uses . A definition of each type is
as follows :

1 .

	

Nonconforming_ Lot of Record :

	

A lot which is part of a recorded
subdivision or a parcel of land, the deed to which was recorded prior to
the original adoption of zoning and/or subdivision regulations in the
County and neither said lot nor parcel complies with the lot width or
area requirement for any permitted uses in the district in which it is -
located.

2 .

	

Nonconforming Structure : A structure'in existence at the adoption of
these regulations which does not comply with the lot coverage, height or
yard requirements which are applicable to new structures in the zoning
district in which it is located .

3 .

	

Nonconforming Use: A structure or land in existence at the adoption of
these regulations which does not comply with the use regulation appli-
cable to new uses in the zoning district in which it is located .

B .

	

Nonconforming Lots of Record: The Zoning Officer may issue a Building Permit
for any nonconforming lot of record provided that:

1 .

	

Said lot is shown by a recorded plat or deed to have been owned
separately and individually from adjoining tracts of land at a time when
the creation of a lot of such size and width at such location would not
have been prohibited by any zoning regulations, and

2.

	

Said lot has remained in separate and individual ownership from
adjoining tracts of land continuously during the entire time that the
creation of such lot has been prohibited by any zoning regulations, and

3 .

	

Said lot can meet all yard regulations for the district in which it is
located .

C.

	

Nonconforming Structures:

1 .

	

Authorityto Continue : Any structure which is devoted to a use which is
permitted in the zoning district in which it is located, but which is
located on a lot which does not comply with the applicable intensity of
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use regulations and/or the applicable yard and height regulations, may
be continued, so long as it remains otherwise lawful .

2 .

	

Enlargement . Repair. Alterations : Any nonconforming structure may be
enlarged, maintained, repaired or remodeled ; provided, however, that no
such enlargement, maintenance, repair or remodeling shall either create
any additional nonconformity or increase the degree of existing
nonconformity of all or any part of such structure . Notwithstanding the
above, a porch which is covered by a roof which extends into the front
setback area may be enclosed but not in excess of the area covered by the
existing roof.

3 .

	

Damage_,orDestructionn: In the event that any nonconforming structure
is damaged or destroyed, by any means, to the extent of more than 50
percent of its structural value, such structure shall not be restored unless
it shall thereafter conform to the regulations for the zoning district in
which it is located . When a structure is damaged to the extent of 50
percent or less, no repairs or restoration shall be made unless a zoning
certificate is obtained within six (6) months, and restoration is actually
begun one (1) year after the date of such partial destruction and is
diligently pursued to completion .

4.

	

Moving: No nonconforming structure shall be moved in whole or in part
of any distance, whatever, to any other location on the same and any
other lot unless the entire structure shall thereafter conform to the
regulations of the zoning district in which it is located after being moved .

D.

	

INonconforming Uses:

1 .

	

Authority to Continue : Any lawfully existing nonconforming use of part
or all of a structure or any lawfully existing nonconforming use of land,
not involving a structure or only involving a structure which is accessory
to such use or land, may be continued, so long as otherwise lawful .

2.

	

Ordinary Repair and Maintenance:

a .

	

Normal maintenance and incidental repair, or replacement,
installation or relocation of non-bearing walls, non-bearing
partitions, fixtures, wiring or plumbing, may be performed on
any structure that is devoted in whole or in part to a
nonconformng use.

b.

	

Nothing in these Regulations shall be deemed to prevent the
strengthening or restoring to a safe condition of a structure in
accordance with an order of a public official who is charged with
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protecting the public safety who declares such structure to be
unsafe and orders its restoration to a safe condition .

3 .

	

Extension : A nonconforming use shall not be extended, expanded,
enlarged, or increased in intensity. Such prohibited activities shall
include, without being limited to:

a .

	

Extension of such use to any structure or land are other than that
occupied by such nonconforming use on the effective date of
these Regulations (or on the effective date of subsequent
amendments hereto that cause such use to become
nonconfomung) .

b.

	

Extension of such use within a building or other structure to any .
portion of the floor area that was not occupied by such
nonconforming use on the effective date of these Regulations (or
on the effective date of subsequent amendments hereto that cause
such use to become nonconforming); provided, however, that
such use may be extended throughout any part of such building
or other structure that was lawfully and manifestly designed or
arranged for such use on such effective date.

4 .

	

Enlargement : No structure that is devoted in whole or in part to a
nonconforming use shall be enlarged or added to in any manner unless
such structure and the use thereof shall thereafter conform to the
regulations of the district in which it is located .

5 .

	

Damage or Destruction: In the event that any structure that is devoted in
whole or in part to a nonconforming use is damaged or destroyed, by
any means, to the extent that more than fifty percent (50%) of its
structural value, such structure shall not be restored unless structure and
the use thereof shall thereafter conform to all regulations of the zoning
district in which it is located . When such damage or destruction is fifty
percent (50%) or less, no repairs or restoration shall be made unless an
occupancy certificate is obtained within six (6) months and restoration is
actually begun within one year after the date of such partial destruction
and is diligently pursued to completion.

6 .

	

Moving: No structure that is devoted in whole or in part to a
nonconforming use of land shall be moved in whole or in part for any
distance whatever, to any location on the same or any other lot, unless
the entire structure and the use thereof or the use of land shall thereafter
conform to all regulations of the zoning district in which it is located after
being so moved.
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7.

	

Change in

	

se: If no external structural alterations are made which will
expand the area or change the dimensions of the existing structure, any
nonconforming use of a structure, or structures and premises, may be
changed to another nonconforming use . In permitting such change, the
County Commission may require appropriate conditions and safeguards
to protect surrounding areas and properties . Once such use has changed,
it may no longer be returned to the original use or any other less
appropriate use .

S .

	

Abandonment or Discontinuance: When a nonconforming use is
substantially discontinued or abandoned, for a period of twelve
consecutive months, such use shall not thereafter be re-established or
resumed, and any subsequent use or occupancy of such land shall
comply with the regulations of the zoning district in which such land is .
located; except that a feed lot use may be resumed if discontinued for a
period of not more than thirty-six (36) consecutive months, on the
condition that the operation is resumed under a "Letter of Approval"
from the State Department of Natural Resources .

9 .

	

Nonconforming Accessory Uses: No use which is accessory to a
principal nonconforming use shall continue after such principal use shall
cease or terminate .

10 .

	

Nonconforming Residential Uses: Notwithstanding the provisions of the
above, any structure which is devoted to a residential use and which is
located in a business or industrial district, may be remodeled, extended,
expanded, enlarged, and rebuilt; provided that after any such remodel-
ing, extension, expansion, enlargement, or rebuilding, such structure
shall not be used to accommodate a greater number of dwelling or
lodging units than such structure accommodated prior to any such work.

E .

	

Status of Special Uses: Where a previously permitted use exists at the effective
date of these Regulations and is permitted by these Regulations only as a special
use in the zoning district in which it is located, such use shall not be deemed to
be a nonconforming use, but shall, without further action, be deemed a lawful
conforming use in such zoning district, as provided by prior approval .
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A.

	

Zoning Enforcement :

	

The Zoning Officer shall administer and enforce the
provisions of these zoning regulations . The duties of the Zoning Enforcement
Officer shall include :

1 .

	

Inspect any building, structure or land to determine whether any
violations have been committed or exist, whether or not such building,
structure or land is occupied, and whether or not a building permit has
been issued;

2 .

	

Issuing building permits when compliance is made with the regulations;
to refuse to issue the same in the event of noncompliance ; and give
written notice of such refusal and the reason therefore to the applicant,
which shall be endorsed on the application ;

3 .

	

Keeping the Governing Body advised of all matters pertaining to the
enforcement of this regulation; to make and keep all records necessary
and appropriate to the office, including but not limited to, all maps,
amendments, special permits, records of the issuance and denial of all
building permits and receipts of written complaints of violation of this
regulation and action taken on the same, and shall keep a record of all
permits issued, in a separate book that shall be available for public
inspection;

4 .

	

Issuing and posting notices of violations, stop orders, revocation of
building permits and order the remedying of any condition or omission
that is found to be in violation of this regulation;

5 .

	

Forwarding to the appropriate officials, agencies or bodies all
applications for special permits, variances, and amendments to this
regulation that are initially filed with the .Zoning Officer .

Building Permit. When Required : A building permit shall be obtained from the
Zoning Officer by any person or entity wishing ; to build or alter any structure
except a farm building, within the jurisdiction of the regulations; provided, that
the finished structure has at least one dimension larger than the following : (1)
width, 4'-0"; (2) height, 4'-0"; or (3) length, 8'-0" .

1 .

	

Application - Application for a building permit shall be made to the
Enforcement Officer on forms provided by him and shall contain the
following information :
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a.

	

A description, agreeing with the Tax Map, if such a map is
available, of the land on which the proposed work is to be done;

b.

	

Astatement of the use or occupancy of all parts of the land and of
the building or structure ;

c .

	

The valuation of the proposed work;

d .

	

The full name and address of the owner and of the applicant,
including the names and addresses of each officer and director of
any corporation;

e .

	

Abrief description of the nature of the proposed work;

f .

	

All applications shall be accompanied by the applicable site plan,
subdivision plats, drainage, grade and elevation plans and all
other documents, if required, for the development of the plot,
building or structure .

g . Storm Water Drainage Plan: All applications for a commercial or
industrial uses on a tract of one and one-half (11/2) acres or more
shall be accompanied by a storm water drainage study. The
storm water drainage study shall determine the amount of
increased storm water runoff that the proposed development will
create . If the proposed development will result in an increase in
storm water runoff of 5 .1 cfs or greater from pre-developed
conditions, the applicant shall be required to construct a storm
water detention facility. No storm water detention requirements
shall be required if the increase in design storm peak runoff for a
given development is less than 5.0 cfs from pre-developed
conditions and will not adversely affect existing downstream
development .

All detention facilities shall be designed in accordance with
Section 5600, APWA Standard Specifications and Design Criteria
unless otherwise noted . Detention facilities shall be seeded with a
seed mix commonly known as "Red Top" Bluegrass . An
alternative storm water drainage facility designed and certified by
a professional engineer may be proposed by the applicant. All
storm water drainage facilities proposed shall be approved by the
County Engineer prior to construction .

Maintenance of all storm water drainage facilities such as
mowing, sedimentation and debris removal shall be the
responsibility of the property owner. Failure to properly
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maintain storm water drainage facility at its designed capacity
shall be considered a violation of these regulations .

Each application for a building permit shall be accompanied by plans
and specifications, including plot plans as required drawn to scale,
showing the location and size of all proposed new construction and all
ere and character of the work to be performed and the materials to be
incorporated, distance from plot lines, widths and grades of adjoining
streets, walks and alleys . Plans and specifications shall bear the
signature of the person responsible for the design and drawings.

Applications shall be made by the owner,, or lessee, or agent of either, or
by the architect, engineer or builder employed in connection with the
proposed work. Where such application is made by a person other than
the owner, it shall be accompanied by an affidavit of the owner or
applicant that the proposed work is authorized by the owner and that
the applicant is authorized to make such application .

Any amendment to the application or to the plans and specifications
accompanying same must be filed and approved by the Enforcement
Officer prior to the commencement of the additional work, and such
amendments shall comply with the provisions of this Order. The
granting or refusal of such an amendment by the Enforcement Officer
shall be in writing and may be reviewed by appeal to the Board of
Adjustment within not more than three (3) months after such
determination is filed in the Office of the Enforcement Officer.

2.

	

Approvalor Disapproval of Building Permit - The Enforcement Officer
shall examine or cause to be examined all applications for permits and
the plans, specifications and documents filed therewith . He shall
approve the application within thirty (30) days of receipt of same. An
appeal from the approval or disapproval of any application shall be
made to the Board of Zoning Adjustment within thirty (30) days after the
determination of the enforcement Officer has been filed in the Office of
the Enforcement Officer, or endorsed on the building plans filed in said
office . Any final determination of disapproval shall be indicated in
writing, together with the copies thereof, filed in the Office of the
Enforcement Officer and mailed to the applicant .

Upon approval of the application and upon receipt of the fees therefor,
he shall promptly issue a building permit to the applicant upon the form
prescribed by him and shall affix his signature or cause his signature to
be affixed thereto . Upon approval of the application, both sets of plans
and specifications shall be endorsed with word "approved."
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One (1) set of such approved plans and specifications shall be retained in
the files of the Enforcement Officer and the other set shall be returned to
the applicant, together with the building permit, and shall be kept at the
building site and open to inspection by the Enforcement Officer or his
authorized representative at all reasonable times . If the application,
together with plans, specifications, and other documents filed therewith
describe proposed work which does not conform to all of the
requirements of the applicable building regulations, the Enforcement
Officer shall disapprove the same and shall return the plans and
specifications to the applicant.

3 .

	

Expiration and Extension - Every building permit shall expire by
limitation at the end of two (2) years from the date issued . if construction
is not completed within said two (2) year period, the Enforcement Officer
may, for due cause shown, extend the permit for a period not to exceed
six (6) months, and any further extension shall be applied for to the
Board of Zoning Adjustment, which, upon due cause being shown, may
grant further extensions not exceeding a total period of two (2) year .

4 .

	

Fees for Building Permits - Every application for a building permit
pursuant to this Order and any adopted Building Code shall be
accompanied by payment fee as ordered by the County Commission.

C.

	

Certification of Occupanctr.

i .

	

Acertification of occupancy shall be obtained from the Zoning Officer by
any person or entity wishing to occupy land, building or use, except for
agricultural uses .

2 .

	

The certificate of occupancy shall state that the building or proposed use
of a building or land complies with all the building and health laws and
orders and with the provision of these regulations . No building or land
will be occupied until the Cass County Health Department has made a
final inspection of the waste water disposal system after installation and
has given approval to the Cass County Planning Commission for
issuance of the certificate of occupancy. A record of all certificates shall
be kept on file in the office of the Zoning Officer .

a .

	

Certificate of occupancy for a building :

The certificate of occupancy for a new building or the
alteration of an existing building shall be applied for in
writing coincident with the application for a building
permit and shall be issued within ten (10) days after the
erection or alteration of such building or part thereof shall



b.

D.

	

Zoning Appeals :

E.

	

Notification of Violation:
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have been completed in conformity with the provisions of
these regulations .

(2)

	

Pending the issuance of a regular certificate, a temporary
certificate of occupancy may be issued by the Zoning
Officer for a period not exceeding six (6) months during
the completion of alterations or during partial occupancy
of a building pending its completion. Such temporary
certificate shall not be construed as in any way altering the
respective rights, duties or obligation of the owners or of
the county relating to the use of occupancy of the
premises, or any other matter covered by this Order and
such temporary certificate : ;hall not be issued except under
such restrictions and provisions as will adequately insure .
the safety of the occupants .

Certificate of occupancy for land: The certificate of occupancy for
the use of land, except for agricultural uses, or for a change in the
character of the use of land as herein provided shall be applied
for before any such land shall be occupied or used and a
certificate of occupancy shall be issued within ten (10) days after
the application has been made, provided such use is in
conformity with the provisions of these regulations.

The zoning appeals shall be handled by the Board of Adjustment. Appeals to
the Board may be taken by any person aggrieved or by any officer or
department of the County affected by any decision of the Zoning Officer . Such
appeals shall be taken within ten (10) days by filing with the Zoning Officer and
with the Board, (a Notice of Appeal) specifying the grounds thereof . The
Zoning Officer whose decision is the subject of the appeal shall forthwith
transmit to the Board all papers constituting the record upon which the action
being appealed was taken . The Board shall fix a reasonable time for the hearing
on the appeal, give public notice thereof as well . as due notice to the parties in
interest, and decide the same within a reasonable time.

The Zoning Officer shall notify, by certified mail or posting of property, the
owner or authorized agent of the owner, of the structure or land in which there
is found a violation of the regulations of the nature of the violation. The Zoning
Officer shall allow thirty (30) days for the owner to cause the violation to be
removed or corrected . Upon failure of the owner to remedy the defect within the
time specified by the Zoning Officer, said officer shall refer the case to the
County Attorney for remedy .
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F.

	

Penalties for Violation :

1 .

	

Any owner, lessee or tenant of land who shall construct,
reconstruct, alter, relocate or maintain any building or other
structure or use such land in violation of any of the provisions of
this Zoning Order shall be guilty of a misdemeanor .

2.

	

Any owner, lessee, or tenant of land, having been served with an
order in writing signed by the Enforcement Officer to correct or
remove any violation, who shall fail to comply with such order
within ten (10) days after such service, or who shall continue to
violate any of the provisions of this Zoning Order named in such
order, or who shall construct, alter or use and occupy any plot,
building or structure or part thereof in a manner not permitted by
an approved building permit shall be guilty of a misdemeanor .

3 .

	

The owner or general agent of any land, building, structure or
premises where a violation of the provisions of this Zoning Order
or order of the Enforcement Officer has been committed or shall
exist, or the lessee or tenant of any entire building or entire
premises in which such violation has been committed or shall
exist or the owner, general agent, lessee or tenant of any part of
the building or premises in which such violation has been
committed or shall exist, or the owner, general agent, architect,
builder, or contractor, or any other person who knowingly
commits, takes part or assists in such violation or who maintains
any building or premises in which any such violation shall exist,
shall be guilty of a misdemeanor .

4.

	

Each day that a violation continues shall be deemed a separate
offense .

G .

	

Abatement and Injunctive Relief. In the . event that any building or structure is
constructed, reconstructed, relocated or maintained or any building, structure,
lot or land is used in violation of any of the provisions of this Zoning Order, the
County Commission, the Enforcement Officer, the Planning Commission, the
Prosecuting Attorney, or the owner of any private property or any public body
the property of whom or which is or may be affected by any such violation may
institute in the Circuit Court any appropriate action or proceeding in law or in
equity to prevent such unlawful development or erection, construction,
reconstruction, alteration, relocation or maintenance or use, or to restrain, abate,
enjoin or correct such violation, or to prevent the occupancy of such building or
structure or unlawful use of such land and to prevent illegal act, conduct,
business or use in or about the premises, and these remedies shall be in addition
to other penalties prescribed in this ordinance.



Article XIII

BOARD OFADJUSTMENT

A.

	

Creation : A Board of Adjustment is hereby created and shall consist of five
(5)members. No more than two (2) may be residents of an incorporated area of
the County; and no more than one (1) member may be a Planning
Commissioner, appointed by the County Commission.

B.

	

Meetings and Voting: The Board shall adopt rules in accordance with this Order
and shall annually appoint a Chairman and Vice Chairman from its
membership. All meetings shall be open to the public and minutes shall be kept
of all proceedings and official actions .

C.

	

Duties: In exercising the following mentioned powers, the Board of Adjustment
may, in conformity with the provisions of this article and Section 64-660 of the
Revised Statutes of Missouri, reverse or affirm, wholly or partly, or may modify
the order, requirement, decision, or determination of the Zoning Officer
appealed from, and may make such order, requirement, decision, or
determination as ought to be made, and to that end shall have all the powers of
the officer from whom the appeal is taken .

The Board of Adjustment may reverse any order, requirement, decision, or
determination of any Zoning Officer . The Board of Adjustment shall be
authorized to:

1 .

	

Appeals: Hear and decide appeals where it is alleged that there is an
error in any order, requirement, decision, or determination made by the
officer charged with the administration of this Order. Such order cannot
be overturned by less than a four-fifths (4/5) vote of the Board.

2 .

	

Interpretation: Interpret the provisions of these regulations with regard
to the zoning district boundaries shown on the zoning map that was
made part of this Order by reference .

3 .

	

Variance of Height, Yard. Setback . P rking and Sign Regulations : Hear
and decide upon petitions for variances and, subject to such standards,
principles, and procedures provided in this Order, to vary the strict
application of the height, yard, setback, parking or sign requirements to
the extent necessary to permit the owner a reasonable use of his land. In
granting a variance, the Board may impose such conditions, safeguards
and restrictions upon the premises to be! benefitted by the variance as
may be necessary to reduce or minimize any potentially injurious effect
of such variance upon other property in the neighborhood, and to carry
out the general purpose and intent of these regulations .
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a.

	

Grounds for variance : A request for a variance may be granted
only where the strict application of height, yard, setback, parking,
or sign regulations under this order would result in peculiar and
exceptional practical difficulties to or exceptional and undue
hardships upon the owner of such property . A variance to the
property from the strict application can be made so as to relieve
such difficulties or hardships ; if such relief may be granted
without substantial detriment to the public good and without
substantially impairing the intent and purpose of any order or
resolution. Grounds for variance are:

By reason of exceptional narrowness, shallowness, or
shape of the specific piece of property at the time of the
enactment of these zoning regulations, or

(2)

	

By reason of exceptional topographic conditions, or

(3)

	

By other extraordinary and exceptional situations or
conditions of a piece of property .

b .

	

Findings of conditions: A request for a variance may be granted
upon as finding of the Board that ALL of the following conditions
have been met. The board shall make a determination on each
condition, and the finding shall be entered in the record .

(1)

	

The variance requested arises from such condition which
is unique to the property in question and which is not
ordinarily founds in the same zone or district or vicinity;
and is not created by an action or actions of the property
owner or applicant.

(2)

	

The granting of the permit for the variance will not be of
substantial detriment to adjacent property, and the
character of the district will not be changed by granting
the variance .

(3)

	

The strict application of the provisions of the zoning
regulations of which the variance is requested will
constitute undue hardship upon the property owner
represented in the application .

(4)

	

The granting of the variance is based upon reason and
demonstrable and exceptional hardship as distinguished
from variations for purposes of convenience, profit or
caprice.



(5)

	

The variance desired will not adversely affect the public
health, safety, morals, order, convenience, prosperity, or
general welfare.

(6)

	

The granting of the variance desired will not be opposed
to the general spirit and intent of the zoning regulations .

(7)

	

The condition or situation of the property concerned or the
intended use of the property is not of so general or
recurring a nature as to make reasonably practicable the
formulation of a general regulation to be adopted as an
amendment to the Zoning Regulations .

D.

	

Appeals from the Board of Adjustment:

	

Any person or persons, jointly or .
severally, aggrieved by any decision of the Board of Adjustment, or any
taxpayer, officer, department, or Commission of Cass County, Missouri, may
present to the Circuit Court of Cass County, Missouri, a petition;, duly verified,
setting forth that any decision of the Board of Adjustment is illegal, in whole or
in par;t, and specifying the grounds of such illegality . Such petitions must be
presented to the Circuit Court within fifteen (15) days after the filing of the
decision of the Board of Adjustment in the office of the Board of Adjustment.
All such appeals to the District Court shall be governed by the provisions of
R.S.Mo . Chapter 64.660, or as may be amended from time to time .
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Appendix A

IIVDEX

Accessory Building . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .10, 27, 29, 30,31,33,38,59,120
Accessory Use . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5,10,13,31,33,38,39, 40,41,69,70,72-74 80, 89,110,120
Alley. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .3, 6, 7,13,14,25, 34,36,91,94,113,120
Alteration . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6, 60,67,72, 74,108,110,115,114, 116,120
Amendments. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .1, 3, 13, 19-22, 47, 57, 67, 109, 111, 113,120
Animal Hospital or Clinic . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6,120
Apartment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6,120
Application . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2, 3, 19, 22,23,45, 48, 51, 53, 58, 66-68, 77- 87, 95, 111-118,120
Authority . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .1, 6, 19, 53, 57, 107, 108,120
Basement . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3,6, 9, 11,16, 53, 55, 56, 59,60,120
Board of Adjustment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6, 51, 52, 67, 68,71, 113, 115, 117, 119,120
Boarding or Lodging House . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6,9,11,90,120
Breeding . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .11,120
Building Permits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 47,111, 114,120
Certificate of Occupancy . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6, 114, 115, 120
Common Open Space . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 7,120
Day Care . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .8, 73, 74, 80,120
Depth of Lot . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .12,12,120
Dwelling . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6, 8, 12, 29-34, 48, 59, 71, 72, 90, 91, 97, 99, 100, 110, 121, 120

Floor Area Ratio . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .10,10,120
Foster Home . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .10,10,120
Front Yard . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .18, 27-31, 33, 36, 38, 40-43, 69, 70, 72, 75,102,120
Frontage . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6, 10, 12, 22, 29-31, 33, 38, 39, 41, 99, 103-105, 120
Governing Body. . . . . . . . . . . . . . . . . . . . . . . 6, 10, 18, 35, 45, 47, 51, 67, 68, 77 - 80, 83, 85-87, 89, 90, 93, 111, 120
Grade . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6, 7,10,11, 56, 59, 89, 98, 112, 113,120
Home Occupation . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 35, 38, 70, 72, 73, 100, 101, 120
Institution . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .11,14, 15, 92, .95, 99, 120
Intent. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1, 21, 25, 27-31, 33, 35, 36, 38-41, 43, 80, 84, 85, 87, 89, 95, 117-119,120
Lodging House . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6, 8, 11,122, 120
Lot

	

1, 3, 6, 7, 11, 13-18, 23-25, 27-29, 31, 32, 36-41, 45, 53, 69, 71, 73, 89, 91, 96, 97, 100-105,
107-109,116,122,120

Lot of Record. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .11, 12, 107, 120
Manufactured Home . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .12, 13, 25, 35-39, 89-91, 102, 120
Medical, Dental or Health Clinic . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 7,120
Mobile Home . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .8, 12,17, 36,120
Mobile Home Park . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .13,13,120
Modular Home . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .13,13,120
Multiple Dwelling . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .120
Nonconforming Structure . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .13, 66, 107, 108, 120

Family . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3, 6-10, 25, 27-34, 74, 80, 91, 99, 101, 120
Fee . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .19, 46, 69, 78, 89, 114, 120
Floor Area . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3, 9,10, 69, 90-92, 94, 109, 122, 120
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Nonconforming Use . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .13, 62, 66, 67, 107-110,121
Nursing Home or Convalescent Home . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . .14, 91,121
Parking Space . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ..14,74,80,89-93,121
Planning . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . 14,19-22, 35, 44,45,47,52,62,76-83,93,114,116,117,121,
Professional Office . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 14, 91, 121
Protest . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 22,121
Public Utility . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .14,14,121
Purpose

	

1,3, 5, 7, 8,11-17,19, 21,25,35, 37,44-45, 50, 53, 58, 59,61, 62, 66, 68, 70,77, 79, 80, 89,
93, 95, 97, 117, 118, 121

Rear Lot . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12, 17, 121
Rear Yard. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .17,18, 27, 29, 33, 38-43, 75,121
Recreational Vehicle . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .14,14,121
Restaurant . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .15,15,121
Setbacks . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 74, 75, 84, 87, 98, 101, 102, 105, 106, 121 .
Sign . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .15,16, 71, 72, 74, 79, 95-106, 117, 118, 121
Special Use Permit . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6, 16, 27, 29-31, 33, 4D-43, 73-74, 77-81, 85, 88, 93, 121
Story . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . .7, 16, 27, 29-31, 38, 121
Street Network . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .16,16,121
Structural Alterations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16, 110, 121
Subdivision Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . 28, 44, 80, 98, 107,121
Trailer or Recreation Vehicle . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 17,121
Treatment Facility for Drug and Alcohol Abuse . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .17,17,121
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APPENDIX A



Cass County, Missouri Zonin:~ Ordinance -- A r nendix A

Listing of Uses B Zoning District

GRP
NO.

SIC
NO.

USE DESCRIPTION
ZONING DISTRICTS

A R-A R-1 R-2 R-3 C-1 C-2 I-1 I-2

1 1 AGRICULTURE, FORESTRY & FISHING

1 1 AGRICULTURAL PRODUCTION - CROPS

1 13 Field Crops P P P P P P P P P

1 16 Ve etables and Melons P P P P P P P P P

1 17 Fruits & Tree Nuts P P P P P P P P P

1 18 Horticultural Specialties P P P P P P P P P

1 19 General Farms, Primarily Crops P P P P P P P P P

2 2 AGRICULTURAL PRODUCTION -
LNESTOCK

2 21 Livestock, Except Dairy & Poultry P S N N N N N N N

2 24 Dairy Farms P S N N N N N N N

2 25 Poultry and E s P S N N N N N N N

2 27 Animal Specialties P S N N N N N N N

2 29 General Farms, Primarily Animal P S N N N N N N N

2 211 Feedlots, Commercial S N N N N N N N N

7 7 AGRICULTURAL SERVICES

7 71 Soil Preparation Services S N N N N S S P P

7 72 Cro Services S N N N N S S P P

7 74 Veterinary Services S N N N N S S P P



7 75 Animal Services, Except Veterinary S S N N N S S P P
7 76 Farm Labor & Management Services S N N N N P P P P
7 78 Landscape & Horticultural Services S N N N N S S P P
8 8 FORESTRY

8 81 Timber Tracts P P P P P P P P P
8 83 Forest Products P S N N N N N N N
8 85 Forestry Services S N N N N S S P P
9 9 FISHING, HUNTING & TRAPPING

9 91 Commercial Fishing P N N N N N N N N
9 92 Fish Hatcheries & Preserves P N N N N N N S S
9 97 Hunting, Trapping, Game Propagation P N N N N N N N N

10 10 METAL MINING S N N N N N N S S
10 10 MINING S N N N N N N S S
12 12 COAL MINING S N N N N N N S S
13 13 OIL & GAS EXTRACTION

13 131 Crude Petroleum & Natural Gas S N N N N N N S S
13 132 Natural Gas Liquids S S N N N N N S S
13 138 Oil & Gas Field Services S N N N N N N S S
14 14 NONMETALLIC MINERALS, EXCEPT FUELS

14 141 Dimension Stone S N N N N N N S S
14 142 Crushed & Broken Stone S N N N N N N S S
14 144 Sand & Gravel S N N N N N N S S
14 145 Clay, Ceramic & Refractor Minerals S N N N N N N S S
14 147, Chemical & Fertilizer Minerals S N N N N N N S S



14 .I8 Nonmetallic Minerals Services N N N N N N S S

14 149 Nonmetallic Minerals, Misc . S N N N N N N S S

15 15 BUILDING CONTRACTORS N N N N N N P P P

15 15 CONSTRUCTION N N N N N N N P P

16 16 HEAVY CONSTRUCTION, EX. BUILDING N N N N N N N P P

17 17 SPECIAL TRADE CONTRACTORS

17 171 Plumbing, Heating, air-conditioning N N N N N N N P P

17 172 Paintin & Pa er Hanging N N N N N N N P P

17 173 Electrical Work N N N N N N N P P

17 174 Masonry, Stonework & Plastering N N N N N N N P P

17 175 Carpentry & Floor Work N N N N N N N P P

17 176 Roofing, Siding & Sheet Metal Work N N N N N N N P P

17 177 Concrete Work N N N N N N N P P
17 178 Water Well Drilling N N N N N N N P P

17 179 SpecialTrade Contractors, Misc . N N N N N N N P N

20 20 FOOD &KINDRED PRODUCTS

20 20 MANUFACTURING

20 201 Meat Products N N N N N N N S P
20 202 Dairy Products N N N N N N N S P

20 203 Preserved Fruits & Vegetables N N N N N N N S P
204t20

205

Grain Mill Products N N N N N N N S P

20 Bake Products N N N N N N N S P
20 206 Sugar & Confectioner Products N N N N N N N S P

20 207 Fats & Oils N N N N N N N S P



20 208 Bevera es N N N N N N N S P

20 209 Food & Kindred Products, Misc. N N N N N N N S P
21 21 TOBACCO PRODUCTS

22 22 TEXTILE MILL PRODUCTS N N N N N N N P P
23 23 APPAREL & OTHER TEXTILE PRODUCTS N N N N N N N S . P
24 241 Logging S N N N N N N S S
24 24 LUMBER & WOOD PRODUCTS

24 242 Sawmills & Planing Mills S N N N N N N S P
24 244 Wood Containers N N N N N N N P P
24 245 Wood Buildings & Mobile Homes N N N N N N N P P
24 249 Miscellaneous Wood Products N N N N N N N P P
25 25 FURNITURE & FIXTURES N N N N N N N P P
26 26 PAPER & ALLIED PRODUCTS

26 261 Pulp Mills N N N N N N N N S
26 262 Paper Mills N N N N N N N N P
~t~ ~caw.a _ua sn.. pca_~ awau mIVraIuuaSa 1V IV 1'V 1V 1V N N N Y
26 265 Paper card Containers & Boxes N N N N N N N S P
26 267 Misc . Converted Paper Products N N N N N N N S P
27 27 PRINTING & PUBLISHING

27 271 Newspapers N N N N N N S P P
27 272 Periodicals N N N N N N S P P
27 273 Books N N N N N N S P P
27 274 Miscellaneous Publishing N N N N N N S P P
27 275

Alk
Commercial Printing N N N N N N S P P



27 W, Manifold Business Forms
qwr

N N N N N N S P P

27 277 Greetin Cards N N N N N N S P P

27 278 Blankbooks & Bookbinding N N N N N N S P P

27 279 Printing Trade Services N N N N N N S P P

28 28 CHEMICALS & ALLIED PRODUCTS

28 281 Industrial Inorganic Chemicals N N N N N N N N P

28 282 Plastics Materials & Synthetics N N N N N N N N P

28 283 Drugs N N N N N N N P P

28 284 cap, Cleaners, & Toilet Goods N N N N N N N N P

28 285 Paints & Allied Products N N N N N N N N P

28 286 Industrial Organic Chemicals N N N N N N N N P

28 287 Agricultural Chemicals N N N N N N N N P

28 2875 Fertilizers, Mixing Only S N N N N N N S P

28 289 Miscellaneous Chemical Products N N N N N N N N P

29 29 PETROLEUM & COAL PRODUCTS N N N N N N N N S

29 291 Petroleum Refining N N N N N N N N P

29 295 As halt Paving & Roofing Materials S N N N N N N S P

29 299 Misc . Petroleum & Coal Products N N N N N N N N P

30 30 RUBBER & MISC. PLASTICS PRODUCTS

30 301 Tires & Inner Tubes N N N N N N N S P

30 302 Rubber & Plastics Footwear N N N N N N N S P

30 305 Hose, Belting, Gaskets & Packing N N N N N N N S P

30 306 Fabricated Rubber Products N N N N N N N S P

30 308 Miscellaneous Plastics Products N N N N N N N S P



31 31 LEATHER & LEATHER PRODUCTS

31 311 Leather Tannin & Finishing N N N N N N N S P
31 313 Footwear Cut Stock N N N N N N N P P
31 314 Footwear, Except Rubber N N N N N N N P P

31 315 Leather Gloves & Mittens N N N N N N N P P

31 316 N N N N N N N P P

31 317 Handbags & Personal Leather Goods N N N N N N N P P

31 319 Misc . Leather Goods N N N N N N N P P

32 32 STONE, CLAY & GLASS PRODUCTS

32 321 Flat Glass N N N N N N N S P

32 322 Glass & Glassware N N N N N N N S P

32 323 Products of Purchased Glass N N N N N N N S P
32 324 Cement, Hydraulic N N N N N N N S P

32 325 Structural Clay Products N N N N N N N S P

32 326 Pottery & Related Products N N N N N N N S P-
32

32

327

328

Concrete, Gypsum, & Plaster Products

Cut Stone & Stone Products

N

N

N

N

N

N

N

N

N

N

N

N

N

N

S

S

P

P

32 329 Misc . Nonmetallic Mineral Products N N N N N N N S P

33 33 PRIMARY METAL INDUSTRIES

34 34 FABRICATED METAL PRODUCTS

34E134 Metal Cans & Shipping Containers N N N N N N N N P

34 342 Cutlery, Handtools, & Hardware N N N N N N N N P

34 343 Plumbing & Heating, Except Electric N N N N N N N N P
34 344 Fabricated Structural Metal Products N N N N N N N N P



34 345 Screw Machine Products, Bolts, Etc . N N N N N N N N P

34 346 Metal Forging & Stampings N N N N N N N N P

34 347 Metal Services N N N N N N N N P

34 348 Ordnance & Accessories N N N N N N N N P

34 349 Misc . Fabricated Metal Products N N N N N N N N P

35 35 INDUSTRIAL MACHINERY & EQUIPMENT

35 351 En ' es & Turbines N N N N N N N N P

35 352 Farm & Garden Machinery N N N N N N N N P

35 353 Construction & Related Machinery N N N N N N N N P

35 354 Metalworking Machinery N N N N N N N N P

35 355 Special Indus Machinery N N N N N N N N P

35 356 General Industrial Machinery N N N N N N N N P

35 357 Com uter & Office Equipment N N N N N N N S P

35 358 Refri eration & Service Machinery N N N N N N N N P

35 359 Industrial Machinery, NEC N N N N N N N N P

36 36 ELECTRONIC & OTHERELECTRIC EQUIPMENT

36 361 Electric Distribution Equipment N N N N N N N P P

36 362 Electrical Industrial Apparatus N N N N N N N P P V

36 363 Household Appliances N N N N N N N P P

36 364 Electric Lighting & Wiring Equipment N N N N N N N P P

36 365 Household Audio & Video Equipment N N N N N N N P P

36 366 Communication Equipment N N N N N N N P P

36 367 Electronic Components & Accessories N N N N N N N P P

36 369 Misc . Electrical Equipment & Supplies I N
I

N I N N N N N P P



37 37 TRANSPORTATION EQUIPMENT

37 371 Motor Vehicles & Equipment N N N N N N N N P
37 372 Aircraft & Parts N N N N N N N N P
37 373 Ship & Boat Building & Repairing N N N N N N N N P
37 374 Railroad Equipment N N N N N N N N P
37 375 Motorcycles, Bicycles, & Parts N N N N N N N N P
37 379 Miscellaneous Transportation Equipment N N N N N N N N P
38 38 INSTRUMENTS & RELATED PRODUCTS

38 382 Measurin & Controlling Devices N N N N N N N P P
38 384 Medical Instruments & Supplies N N N N N N N P P
38 385 Ophthalmic Goods N N N N N N N P P
38 386 Photographic Equipment & Supplies N N N N N N N P P
38 387 Watches, Clocks, Watchcases & Parts N N N N N N N P P
39 39 MISC. MANUFACTURING INDUSTRIES

39 391 jewelry, Silverware, & Plated Ware N N N N N N N S P
39 393 Musical instruments N N N N N N N P P
39 394 Toys & Sporting Goods N N N N N N N P P
39 395 Pens, Pencils, Office & Art Supplies N N N N N N N P P
39 396 Costume Jewel & Notions N N N N N N N P P
39 399 Miscellaneous Manufactures N N N N N N N P P
40 40 TRANSPORTATION & PUBLIC UTILITIES

40 401 . Railroad, Switching & Terminal Services S N N N N N N S P
41

411

41

4121

PASSENGER TRANSIT

Taxi Cabs Dispatch N N N N N N S P P



41 413 Bus Service Terminal N N N N N N S P P

42 42 TRUCKING & WAREHOUSING

42 421 Trucking & Courier Services N N N N N N N P P

42 422 Public Warehousing & Storage N N N N N N N P P

42 423 Trucking Terminal Services N N N N N N N P P

43 431 U.S. POSTAL SERVICE N N N N N P P P P

45 458 Airports, Flying Fields & Services S N N N N N N S S

46 46 PIPELINES, EXCEPT NATURAL GAS

46 461 Pi elines, Except Natural Gas S S S S S S S S S

47 47 TRANSPORTATION SERVICES

47 472 Travel Agencies & Tour Operators N N N N N P P N N

47 473 Freight Transportation Arrangement N N N N N S S P P

47 474 Railroad Car Rental N N N N N S S P P

47 478 Misc . Transportation Services S N N N N N N P P

48 48 COMMUNICATIONS

48 481 Telephone Communications S N N N N P P P P

48 482 Telegraph & Other Communications S N N N N P P P P

48 483 Radio & Television Broadcasting S N N N N P P P P

48 484 Cable & Other Pa TV Services S N N N N P P P P

48 489 Miscellaneous Communications Services S N N N N P P P P

49 49 ELECTRIC, GAS, & SANITARY SERVICES

49 491 Electric Services S N N N N N N P P

49 492 Gas Production & Distribution S N N N N N N P P

49 493 Combination Utility Services S f N I N I N N N N P P



49 494 Water Supply S N N N N N N P P
49 4952 Sewage Systems not Septic Tanks S S S S S S S S S
49 4953 Sanitary Landfill S N N N N N N S S
50 50 WHOLESALE TRADE - DURABLE GOODS

50 50 WHOLESALE TRADE

50 501 Motor Vehicles, Parts & Supplies N N N N N N S P S
50 502 Furniture & Home furnishin s N N N N N N S P S
50 503 Lumber & Construction Materials S N N N N N S P S
50 504 Professional & Commercial Equipment N N N N N N S P S
50 505 Metals & Minerals, Except Petroleum N N N N N N S P S
50 506 Electrical Goods N N N N N N S P S
50 507 Hardware, Plumbing & Heating Equipment N N N N N N S P S
50 508 Machinery, Equipment & Supplies N N N N N N S P S
50 509 Miscellaneous Durable Goods N N N N N N S P S
50 5093 Salvage Yard N N N N N I N N I D D
51 51 WHOLESALE TRADE - NONDURABLE

GOODS

T~-

51 511 Paper & Paper Products N N N N N N S P S
51 512 Drugs, Proprietors & Sundries N N N N N N S P S
51 513 Apparel, Piece Goods & Notions N N N N N N S P S
51 514 Groceries & Related Products N N N N N N S P S
51 516 Chemicals & Allied Products N N N N N N S P S
51 517 Petroleum & Petroleum Products N N N N N N S P S
51 518 Beer, Wine & Distilled Beverages N N N N N N S P S



51 519 Misc. Nondurable Goods IMF
N N N N N N S P S

51 5153 Grain, Field Beans & Ha S N N N N N S P S

51 5154 Livestock & Other Farm Products S N N N N N S P S

52 52 RETAIL TRADE

52 52 BUILDING MATERIALS & GARDEN
SUPPLIES

52 521 Lumber & Other Building Materials S N N N N N P N N

52 523 Paint, Glass & Wallpaper Stores N N N N N N P N N

52 525 Hardware Stores N N N N N N P N N

52 526 Retail Nurseries & Garden Stores S N N N N N P N N

52 527 Manufactured Home Dealers N N N N N N P P N

53 53 GENERAL MERCHANDISE STORES

53 531 Department Stores N N N N N N P N N

53 533 Variety Stores N N N N N N P N N

53 539 Miscellaneous Merchandise Stores N N N N N N P N N

54 54 FOODSTORES

54 541 Grocery Stores N N N N N P P N N

54 542 Meat & Fish Market N N N N N N P N N

54 543 Fruit & Vegetable Market N N N N N P P N N

54 544 Candy, Nut & Confectioner Stores N N N N N P P N N

54 545 Dairy Products Stores N N N N N P P N N

54 546 Retail Bakeries N N N N N P P N N

54 549 Miscellaneous Food Stores N N N N N P P N N

55 55 AUTOMOTIVE DEALERS & SERVICE STATIONS



55 551 New & Used Car Dealers
N N N N N N P S N

55 552 Used Car Dealers N N N N N N P S N
55 553 Auto& Home Supply Stores N N N N N N P S N
55 554 Gasoline Stations N N N N N P P S N
55 555 Boat Dealers N N N N N N P S N
55 556 Recreational Vehicle Dealers N N N N N N P S N
55 557 Motorcycle Dealers N N N N N N P S N
55 559 Automotive Dealers, NEC N N N N N N P S N
56 56 APPAREL & ACCESSORY STORES N N N N N N P N N
57 57 FURNITURE & HOMEFURNISHINGS

STORES

57 572 Household Appliance Stores N N N N N N P S N
57 5712 Furniture Stores N N N N N N P S N
57 5713 Floor Coverin Stores N N N N N N P S N
57 5714 Drapery & U holster Stores N N N N N N P S N
57 5731 Radio, TV & Electronic Stores N N N N N N P S N
57 5734 Computer & Software Stores N N N N N N P S N
57 5735 Record & Tae Stores N N N N N N P S N
57 5736 Musical Instrument Stores N N N N N N P S N
58 58 EATING & DRINKING PLACES

58 5811 Eating Places, Drive-In N N N N N S P S N
58 5812 Eating Places N N N N N P P S N
58 5813 Drinking Places N N N N N S S S N

~59 I 59 I MISCELLANEOUS RETAIL



59 91
Drug Stores & Proprietary stores N N N S P N N

59 592 Liquor Stores N N N N N S S N N

59 593 Used Merchandise Stores N N N N N S P N N

59 594 Miscellaneous Shopping Goods Stores N N N N N S P N N

59 596 Nonstore Retailers N N N N N S N N N

59 598 Fuel Dealers N N N N N S P P S

59 599 Retail Stores, NEC N N N N N S P N N

60 60 DEPOSITORY INSTITUTIONS N N N N N P P N N

60 60 FINANCE, INSURANCE & REAL ESTATE

60 601 Central Reserve Depositories N N N N N N P N N

60 606 Credit Unions N N N N N N P S N

60 608 Foreign Banks, Branches & Agencies N N N N N N P N N

60 609 Functions Closely Related to Banking N N N N N N P N NF60 6021 Commercial Banks, Main Office N N N N N N P N N

60 6022 Commercial Banks, Branch Offices N N N N N P P N N

60 6035 Savin s institutions, Federal N N N N N N P N N

60 6036 Savings Institutions, Except Federal N N N N N N P N N

61 61 NONDEPOSITORY INSTITUTIONS

61 611 Federal & Fed. Sponsored Credit N N N N N N P N N

61 614 Personal Credit Institutions N N N N N N P N N

61 615 Business Credit Institutions N N N N N N P N N

61 616 Mortgage Bankers & Brokers N N N N N N P N N

62 I 62 I SECURITY & COMMODITY BROKERS &
SERVICES

N I N N I N I N I N I P I N I N



63 63
INSURANCE CARRIERS N N N N N N P N N

64 64 INSURANCE AGENTS, BROKERS & SERVICE N N N N N P P N N
65 65 REAL ESTATE

65 653 Real Estate Agents & Managers N N N N N P P N N
65 654 Title Abstract Offices N N N N N P P N N
65 655 Subdividers & Developers N N N N N P P N N
65 6553 Cemeteries S S S S S N N N N
67 67 HOLDING &OTHER INVESTMENT OFFICES N N N N N N P N N
70 70 SERVICES

70 70 LODGING PLACES

70 701 Hotels & Motels N N N N N N P N N
70 702 Rooming & Boarding Houses S S N S N N N N N i

70 703 Cams & Recreational Vehicle Parks S N N N N N P N N
70 704 Membership-Basis Organization Hotels N N N N N N P N N
72 72 PERSONAL SERVICES

72 72i Laundry, Cleaning & Garment Services N N N IV N P P S N
72 722 Photographic Studios N N N N N P P N N
72 723 Beau Shops N N N N N P P S N
72 724 Barber Shops N N N N N P P S N
72 725 Shoe Re air & Shoe Shine Parlors N N N N N P P S N
72 726 Funeral Service & Crematories S N N N N N P N N
72 729 Miscellaneous Personal Services N N N N N P P N N
73 73 BUSINESS SERVICES

73 731 Advertising N N N N N N P S N



73 W Credit Reporting & Collecting N N N N N N P N N

73 733 Mailing, Reproduction, Stenographic N N N N N P P S N

73 734 Services to Buildings N N N N N N P S N

73 736 Personnel Supply Services N N N N N N P N N

73 737 Computer & Data Processing Services N N N N N N P S N

73 738 Miscellaneous Business Services N N N N N N P N N

73 7352 Medical Equipment Rental N N N N N N P S N

73 7353 Heavy Construction Equipment Rental N N N N N N P P N

73 7359 E ui ment Rental & Leasing, NEC N N N N N N P S N

75 75 AUTO REPAIR, SERVICES & PARKING

75 751 Automotive Rentals, No Drivers N N N N N N P S N

75 752 Automobile Parking S N N N N N P N N

75 753 Automotive Repair Shops N N N N N N P P S

75 7542 Carwashes N N N N N S P S S

75 7549 Automotive Services, NEC N N N N N N P S N

76 76 MISCELLANEOUS REPAIR SERVICES

76 762 Electrical Repair Shops N N N N N N P P S

76 763 Watch, Clock & Jewelry Repair N N N N N P P N N

76 764 Reu holste & Furniture Repair N N N N N N P P S

76 7692 Welding Repair N N N N N N P P P

76 7699 Repair Services, NEC N N N N N N P S N

78 78 MOTION PICTURES

78 781 Motion Picture Production & Services N N N N N N P S N

~'::7=8 ;jMotion Picture Distribution & Services N N ( N N~N N P S N



78 783 Motion Picture Theaters-Indoor N N N N N N P
78 784 Video Tae Rental N N N N N P P N N
79 79 AMUSEMENT & RECREATION SERVICES

UN79 791 Dance Studios, Schools & Halls N N N N N S P NN N
79 792 Producers, Orchestras, Entertainers N N N N N S P N N
79 793 Bowling & Skating Centers N N N N N S P N N
79 794 Commercial Sorts Facilities S N N N N S P N N
79 7991 Physical Fitness Facilities N N N N N S P S N
79 7992 Public Golf Courses P P N N N N N N N
79 7993 Coin-Operated Amusement Devices N N N N N S P S N
79 7996 Amusement Parks S N N N N S S N N
79 7997 Membership Sorts & Recreation Clubs S N N N N S S N N
79 7998 Adult Entertainment N N N N N N S S N
79 7999 Amusement & Recreation, NEC N N N N N N P N N
80 80 HEALTH SERVICES

80 801 Offices & Clinics of Medical Doctors N N N N N P P N I N
80 802 Offices and Clinics of Dentists N N N N N P P N N
80 803 Offices of Osteopathic Physicians N N N N N P P N N
80 804 Offices of Other Health Practitioners N N N N N P P N N
80 805 Nursing & Personal Care Facilities N N N N N P P N N
80 806 Hospitals N N N N N P P N N
80 807 Medical & Dental Laboratories N N N N N P P N N
80 808 Home Health Care Services N N N N N P P N N

~80 I 809 I Health & Allied Services NEC I N I N I N I N I N I P I P N Nu .



81 ~1 LEGAL SERVICES N N N N N N P N N

82 82 EDUCATIONAL SERVICES

82 821 Element & Secondary Schools S S S S S N N N N

82 822 Colleges & Universities S S S S S N N N N

82 823 Libraries N N N N N P P N N

82 824 Vocational Schools S N N N N S N N N

82 829 Schools & Educational Services, NEC S N N N N N P N N

83 83 SOCIAL SERVICES

83 832 Individual & Family Services N N N N N N P N N

83 833 Job Training & Related Services N N N N N N P S N

83 836 Residential Care, Including Group Homes N S S S S N N N N

83 839 Social Services, NEC N N N N N N P N N

83 8351 Group Day Care Homes S S S S S N N N N

83 8352 Day Care Centers N N N N N P P N N

84 84 MUSEUMS, ZOOS,BOTANICAL GARDENS

84 841 Museums & Art Galleries S N N N N S S N N

84 842 Botanical & Zoological Gardens S N N N N N S N N

86 86 MEMBERSHIP ORGANIZATIONS

86

86

861

862

Business Associations

Professional Organizations

N

N

N

N

N

N

N

N

N

N

N

N

P

P

N

N

N

N

86 863 Labor Organizations N N N N N N P P NF
86 864 Civic & Social Organizations N N N N N N P N N

86 865 Political Organizations N N N N N N P N N

86 866 Religious Organizations S S 5 S S S S N N



86 869 Membershi t Ov ,anizations, NEC S N N N N N P N N
87 87 ENGINEERING & MANAGEMENT

SERVICES

87 871 Engineering, Planning, Architectural &
Surveying

N N N N N N P S N

87 872 Accounting, Auditing & Bookee in N N N N N N P S N
87 873 Research & Testing Services S N N N N N P S .

P

87 874 Management & Public Relations N N N N N N P N N
89 89 SERVICES, NEC N N N N N N P N N
91 91 PUBLIC ADMINISTRATION N N N N N N P N N
91 91 EXECUTIVE, LEGISLATIVE & GENERAL N N N N N N P N N
92 92 JUSTICE, PUBLIC ORDER & SAFETY S N N N N N S S N
92 921 Courts S N N N N N P S N
92 9221 Police Protection S N N N N N P S N
92 9222 Le al Counsel & Prosecution N N N N N N P N N
92 9223 Correctional Institutions S N N N N N S S N
al I 0'))A Vi,. P.,Yf~f,Y TO XT XT1Y XTlY XT1V 1 1 1V

92 9229 Public Order & Safety, NEC N N N N N N S S N
94 94 ADMINISTRATIVE SERVICES, NEC N N N N N N P N N
100 100 RESIDENTIAL

100 1001 Single-Family Residential P P P P P N N N N
100 1002 Two-Family Residential N N N P P N N N N
100 1003 Multi-Famil Residential N N N P P N N N N
00 1004 Manufactured Homes P P P N N N N N N
100 1005 Mobile Homes N N N N N N N N N



Note: Manufactured homes in Districts "A", "R-A", and "R-1" shall be laced upon a permanent foundation and shall

have a minimum floor area of 1,000 square feet. No manufactured home shall be permitted within an Existing

subdivision until on 1 year after the date of adoption of this ordinance. See District Re ulations within the

"M-P" and "M-H" sections for futher information .

4-4-
N = Not Permitted, P = Permitted Use, S = Special Use, NEC = Not Elsewhere Classified -- Page 10
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Article I

GENERAL PROVISIONS

CASS COUNTY, MISSOURI
SUBDIVISION REGULATIONS

SECTION 1.

	

IURISDICTION:

	

All plans, plats, or replats of land laid out in building lots,
hereafter made for each subdivision or each part thereof lying within the
jurisdiction of the Cass County Planning Commission shall be prepared,
presented, and recorded as herein described .

SECTION 2.

	

PURPOSE

	

NT: The purpose and intent of these Regulations is to
provide for the harmonious development of the unincorporated areas of the
County; to provide for the proper location and width of streets, building lines,
open spaces, safety and recreational facilities, utilities and drainage ; for the
avoidance of congestion of population through requirements of minimum lot
width, depth, and area, and the compatibility of design; to require and fix the
extent to which and the manner in which streets shall be graded and improved,
and water, sanitary sewers, drainage, and other utility mains and piping or
connections or other physical improvements shall be installed ; and to provide
for and secure to the Governing Body, the actual construction of such physical
improvements .

SECTION 3.

	

APPLICABILITY : The owner or owners of any land located within the juris-
diction of these Regulations subdividing said land into two or more lots and
blocks or tracts or parcels, for the purpose of laying out any subdivision,
suburban lots, building lots, tracts, or parcels or any owner of any land
establishing any street, alley, park, or other property intended for public use or
for the use of purchasers or owners of lots, tracts, or parcels of land fronting
thereon or adjacent . thereto, shall cause a plat to be made in accordance with
these Regulations .

SECTION 4.

	

EXEMPTIONS: These Regulations shall not apply in the following instances :

1 .

	

The division of any parcel with forty (40) acres or more for the purpose
of dividing an agricultural tract from a habitable residence existing prior
to the adoption of these regulations, provided that no subdivided lot is
less than five (5) acres in area .

2.

	

A change in the boundary between adjoining land which does not create
an additional lot.

3.

	

Land used for streets or railroad right-of-way, a drainage easement, or
other public utilities subject to local, state or federal regulations, where
no new street or easement of access is involved .
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4.

	

Whenever any lot, parcel, or tract of land located within the area
governed by these Regulations has been subdivided, re-subdivided, or
replatted prior to the adoption of these Regulations.

5 .

	

Any transfer by operation of law.

6 .

	

Land which is to be used for cemetery purposes.

SECTION 5. APPROVALS NECESSARYFORACCEPTANCI: OF SUBDIVISION PLATS: All
plans, plats, or replats of land laid out in building lots, and the streets, alleys, or
other portions of the same intended to be dedicated for public use, or for the use
of purchasers or owners of the lots fronting thereon or adjacent thereto, shall be
submitted to the Planning Commission for its consideration, and its recom-
mendation shall be submitted to the Governing Body for their official
consideration and action .



Article II

DEFINITIONS

CASS COUNTY, MISSOURI
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SECTION 1.

	

DEFINITIONS: Definitions for the interpretation of these rules and regulations
as follows :

1 .

	

Agricultural P=oses: The use of a tract of land of not less than forty
(40) acres for the growing of crops, pasturage, nursery, or the raising of
livestock and poultry, including the structures necessary for carrying out
farming operations and the residence or residences of those owning or
operating the premises, a member of the family thereof, or persons
employed thereon, and the family thereof, but such use shall not include
feedlots as defined by State statute.

2.

	

Alley : A public or private right-of-way which affords only a secondary
means of access to abutting property .

3 .

	

Arterial Street : A street serving major traffic movements, designed
primarily as a traffic carrier between various sections of the county and
which forms part of the through-street network .

4.

	

Block: A piece or parcel of land entirely surrounded by public highway,
streets, streams, railroad rights-of-way, or parks, etc ., or a combination
thereof .

5 .

	

Collector Street: Any street designed primarily for the purpose of
gathering traffic from local or residential streets and carrying it to the
major street system.

6 .

	

Cul-de-sac:

	

A street having one end open to traffic and being,
permanently terminated by a vehicular turnaround .

7.

	

Deigxr : The location of streets, alignment of streets, grades and widths
of streets, alignment of easements, grades and widths of easements,
alignment and rights-of-way for drainage and sanitary sewers, and the
designation of minimum lot area, width and length.

8.

	

Easement-. A grant by the property owner to the public, a corporation, or
persons, of the use of a strip of land for specific purposes .

9 .

	

: Shall mean the County Engineer or designated engineering
consultant.
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10.

	

Final Plat: A plan or map prepared in accordance with the provisions of
this Regulation and those of any other applicable local regulation, which
plat is prepared to be placed on record in the office of the Recorder of
Deeds of the County in which any part of the subdivision is located .

Governing Bodv: The Cass County Commissioners .

Improvements: Street work and utilities that are to be installed, or
agreed to be installed by the subdivider on the land to be used for public
or private use of the lot owners in the subdivision and local
neighborhood traffic and drainage needs, as a condition precedent to the
approval and acceptance of the final map or filing of the record of the
survey map thereof .

13 .

	

Local Street : A street or road which provides primarily for direct access
to adjoining properties and is designed to serve minor traffic needs.

14.

	

Lt: A portion of land in a subdivision, or other parcel of land, intended
as a unit for transfer of ownership or for development.

15 .

	

Major Thoroughfare : A street, highway, or roadway designated as such
on the official Major Street Plan.

16 .

	

Marginal Access Street or Frontage-Faa-sia: A minor street which is
generally parallel to or adjacent to a major traffic thoroughfare, highway,
or railroad right-of-way and provides access to abutting properties .

17 .

	

Pedestrian Way: A right-of-way dedicated to public use, which cuts
across a block to facilitate pedestrian access to adjacent streets and
properties.

18 .

	

Planning Area : That area on a map prepared and maintained for or by
the Planning Commission describing the planning area limits .

19. Planning Commission: Shall mean the Cass County Planning
Commission, unless otherwise specified .

20 .

	

Preliminary Plat : A map made for the purpose of showing the design of
a proposed subdivision and the existing conditions in and around it; this
map need not be based on accurate or detailed final survey of the
property.

21 .

	

Setback fine or Building_Ljne: A line on a plat generally parallel to the
street right-of-way, indicating the limit beyond which buildings or



W%I-

	

COUNTY, MISSOURI
SUBDIVISION REGULATIONS

structures may not be erected or altered except as otherwise provided in
the Zoning Regulations .

22.

	

Sight Tri n 1 : A Sight Triangle is a triangular area at the intersection of
two streets in which nothing shall be erected, placed, planted, or allowed
to grow high enough above the elevation of the adjacent roadway to
constitute a sight obstruction. The area included in a Sight Triangle shall
be bounded on two sides by the centerlines of each street, and on the
third side by a line connecting the two lines . The unobstructed sight
distance must be sufficient to allow the operator of vehicles approaching
the intersection simultaneously, to see each other in time to prevent a
collision. The sight distance must be related to vehicle speeds and to the
resultant distances traversed considering perception, reaction time and
braking . (See the Transportation and Traffic Engineering_Handbook .
Second Edition, Institute of Transportation Engineers, 1982, or most
recent edition) .

23 .

	

Street: A right-of-way, dedicated to the public use, which provides
principal vehicular and pedestrian access to adjacent properties .

24.

	

Subdivides : A person, firm, corporation, partnership, or association who
causes land to be divided into a subdivision for himself or for others .

25 .

	

Subdivision : The division of a tract of land into two or more lots or
parcels for the purpose of transfer of ownership or building develop-
ment, or, if a new street is involved, any division of a parcel of land . The
term "subdivision" includes "resubdivision", and the term "resubdivision"
as used herein shall include any further subdivision of a lot of parcel of
land previously subdivided, for sale, use, or other purposes, which
varies from the latest approved subdivision of the same.

26 .

	

Zoning_ Enforcement Officer :

	

Administrator who enforces the
subdivision regulations, or other individual as designated by the
Governing Body.
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SECTION 1. WATER AND SEWER:

Article ,111

MINIMUM DESIGN STANDARDS

CASS COUNTY, MISSOURI
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1.

	

The area of the lots shall be determined by the availability of public
sewer and a public water supply, and by the district regulations of the
zoning ordinance . Prior to the submission of a preliminary plat, the
subdivider shall obtain information as to whether adequate public sewer
and water supply are available.

2 .

	

If the proposed subdivision is serviced by a public water supply and a
public sewer system, the minimum lot area requirements shall be subject
to those set forth herein in the Zoning Regulations .

3 .

	

If the proposed subdivision is serviced with a private or individual
sewage disposal system, the preliminary plat and final plat shall be
prepared on the basis of minimum three (3) acre lots ; provided, however,
that additional lot area may be required if the area has or is suspected of
having a high water table or if soil conditions prove to be unsuitable
based on percolation tests .

4 .

	

All water and sewer systems shall be reviewed for approval by the Cass
County Health Department.

5 .

	

For public water supply lakes and other public water supply sources, the
following requirements shall apply:

a.

	

For the purpose of implementing this regulation, a water supply
lake shall be defined as a body of water that can be identified by a
specific design elevation and shall not include the rivers, streams
or drainage ways that flow into the lake. Other public water
supply sources are , defined as the intake location on a river or
stream or a well location.

b .

	

Lots platted adjacent to a water supply lake or other public water
supply source shall be a minimum of 8 acres .

c .

	

Lots platted adjacent to a water supply lake shall have a
minimum lake frontage of 500 feet.

d .

	

Lots platted adjacent to a water supply lake or other public water
supply sources shall have a minimum 500 feet setback from the
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SECTION 2. BLOCKS:

shoreline of the lake or other public water supply source, to any
structure that is connected to a sanitary sewer system or
individual sewage disposal system .

e .

	

All individual sewage disposed systems designed on properties
platted next to a water supply lake or other public water supply
source shall be a low pressure system designed by a engineer and
approved by the County Health Department .

f.

	

Properties platted within 500 feet of a water supply lake or other
public water supply source, but not adjacent to the lake shall have
five-acre minimum lots .

1 .

	

Len~eth : Intersecting streets (which determine block length) shall be
provided at such intervals as to serve cross traffic adequately and to meet
existing streets in the neighborhood . In residential districts where no
existing plats are recorded, the blocks shall not exceed 1,200 feet in
length, except that a greater length may be permitted where topography
or other conditions justify a departure from this maximum. In blocks
longer than 800 feet, pedestrian ways and/or easements through the
block may be required near the center of the block . Such pedestrian
ways or easements shall have a minimum width of 10 feet . Blocks for
business use should normally not exceed 600 feet in length.

2 .

	

Width: In residential development, the block width shall normally be
sufficient to allow two tiers of lots of appropriate depth. Blocks intended
for business or industrial use shall be of such width and depth as may be
considered most suitable for the prospective use .

SECTION 3. STREETS . ALLEYS. AND PUBLIC WAYS:

1 .

	

Relations to Adjoining StreetS cwtm: The arrangement of streets in new
subdivisions shall make provisions for the continuation of the principal
existing streets in adjoining additions (or their proper projection where
adjoining property is not subdivided) insofar as they may be necessary
for public requirements. The width of such streets in new subdivisions
shall not be less than the minimum street widths established herein .
Alleys, when required, and street arrangement must also be such as to
cause no hardship to owners of adjoining property when they plat their
land and seek to provide for convenient access to it . Whenever there
exists a dedicated or platted half street or alley adjacent to the tract to be
subdivided, the other half of the street or alley shall be platted, and
dedicated as a public way.



2.

5 .

8 .
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Street Names: Streets that are obviously in alignment with others
already existing and named shall bear the same alpha-numeric
designation adopted by the Governing Body.

Arterial and Collector Streets : Major streets through subdivisions shall
conform to the Major Street Plan as adopted by the Planning
Commission and the Governing Body.

4 .

	

Local Streets: Local streets shall be designed to discourage through or
non-local traffic .

Cul-de-sacs : An adequate turnaround of not less than a one hundred
(100) foot diameter right-of-way shall be provided at the dosed end of a
dead-end street longer than one lot in length . Such local street segment
shall not exceed five hundred (500) feet in length from the center line of
an intersection of a cross street to the center of the cul-de-sac for
subdivisions with lots of three (3) acres in size or less and 1,000 feet for
all others .

6 .

	

Right-Angle Intersections : Under normal conditions, streets shall be laid
out to intersect, as nearly as possible, at right angles . Where topography
or other conditions justify a variation from the right-angle intersection,
the minimum angle shall be 60 degrees.

7 .

	

Streets Adjacent to a Railroad Right-of-Wavy. Limited Access Freeway.
State or Federal Highwav: Where lots front or side, but do not back, on
railroad rights-of-way, limited access freeways, or principal highways, a
marginal access street or frontage road may be required parallel and
adjacent to the boundary of such rights-of-way . The distance from said
rights-of-way shall be determined, with due consideration, to minimum
distance required for approach connections to future grade separation.

Half Streets: Dedication of half streets will not be approved, except
where it is essential to the reasonable development of the subdivision
and in conformity with the Major Street Plan and other requirements of
these Regulations .

9 .

	

AD=: Alleys may be required in commercial and industrial districts .
Dead-end alleys shall be avoided, wherever possible . Alleys may be
required in certain residential areas.

10 .

	

Minimum Requirements : The right-of-way grades, horizontal curves,
and vertical curves for streets and alleys dedicated and accepted shall not
be less than the minimum for each classification as follows :



CASS COUNTY, MISSOURI
SUBDIVISION REGULATIONS

*PTE Transportation and Land Development Manual

11 .

	

Additional Requirements: When existing or anticipated traffic on arterial
and collector streets warrants greater widths of rights-of-way, the
additional width shall be dedicated .

12 .

	

Street Alignment: On streets with reverse curves, an appropriate tangent
shall be provided between curves to permit a smooth flow of traffic.

10

a. Rural Arterial Streets:
Minimum right-of-way width . . . . . . . . . .. . . . . . . . . . . . . . . . . . .. . . . . . . . . . .. . . .. . . . . . . .100 ft
Maximum gradient. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . ..5%
Minimum radii of horizontal curves . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . .300 ft.
Minimum sight distance on vertical curves . . . . . . . . . . . . . . .. . . . . . . . . . . . . .350 ft.
Minimum distance between points of access* . . . . . . . . . . ... . .. . . . . . . . . .350 ft.

b . Collector Streets:
Minimum right-of-way width . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 80 ft.
Maximum gradient . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ..7%
Minimum radii of horizontal curves. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 380 ft.
Minimum sight distance on vertical curves . . . . . . . . . . . . . . . . . . . . . . . . . . . . .300 ft.
Minimum distance between points of access* . . . . . . . . . . . . . . . . . . . . . . . . .200 ft.

c . Local Streets :
Minimum right-of-way width . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 60 ft .
Maximum gradient. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ..10%
Minimum radii of horizontal curves . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 270 ft .
Minimum sight distance on vertical curves . . . . . . . . . . . . . . . . . . . . . . . . . . . . .200 ft .

d . Cul-de-sacs :
Minimum right-of-way width . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 50 ft.
Maximum gradient . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .10
Minimum radii of turnaround . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 50 ft.

e . Frontage Roads:
Minimum right-of-way width . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 60 ft,

f. Alleys:
Minimum right-of-way width . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 20 ft .

g . Pedestrian Way:
Minimumright-of-way . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10 ft .

h . The absolute minimum gradient on a street shall be 0.5% and
minimum gradient shall be 1 .0% wherever practical .



SECTION 4.

	

LOTS:
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13.

	

Intersections : Local nonaligned intersections shall be spaced at a
minimum of 150 feet (centerline to centerline) .

14.

	

Drainage Easements : If a subdivision is traversed by a water course,
drainage way or channel, then a storm water easement may be required.
Such easement or right-of-way shall conform substantially to the lines of
such water course and shall be of such width or construction, or both, as
may be necessary to provide adequate stormwater drainage and to
provide for access for maintenance thereof.

1 .

	

Minimum lot width shall be as specified in the district regulations of the
Cass County zoning regulation; however, corner lots shall be 20 feet
wider than that required in those regulations, unless otherwise specified .
Lot width shall be measured at the building setback line .

2 .

	

Minimum depth shall be 100 feet . Lot depth shall be made through the
center of the lot and shall be perpendicular to the property line or radial
to the property line on curved streets.

3 .

	

Minimum lot area shall be subject to the zoning regulations of the district
in which the subdivision is located .

4 .

	

In subdivisions where septic tanks or other individual sewage disposal
devices are to be installed, the size of all lots included in the subdivision
shall be subject to regulations as set out in this section under water and
sewer.

In subdivisions where private water supply is by well or other means,
the size of all lots included in the subdivision shall be subject to
regulations as set out in this section under water and sewer.

6 .

	

All side lot lines shall bear 60 to 90 degrees from the street right-of-way
line on a straight street or from the tangent of a curved street .

7.

	

Comer lots, in residential subdivisions, shall observe the same setback on
both streets .

8 .

	

Double frontage lots shall be avoided unless, in the opinion of the
Planning Commission, a variation to this rule will give better street
alignment and lot arrangement.

9 .

	

Every lot shall abut on a street other than an alley .
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SECTION 5. EASEMENTS:

10 .

	

Building or setback lines shall be shown on the final plat for all lots in the
subdivision and shall not be less than the setback required by the zoning
regulations .

11 .

	

The subdivision or resubdivision of a tract or lot shall not be permitted
where said subdivision or resubdivision places an existing permanent
structure in violation of the requirements of the zoning regulations .

12 .

	

The depth of the lot shall not exceed four (4) times its width.

1 .

	

Where alleys are not provided, permanent easements of not less than 7'/2
feet in width shall be provided on each side of all rear lot lines, and on
side lot lines, where necessary, for utility poles, wires, conduits, storm
and sanitary sewers, gas, water, and heat mains, and other public
utilities. These easements shall provide for a continuous right-of-way of
at least 15 feet in width .

2 .

	

An additional 12-foot temporary construction easement (6 feet on each
side of the lot line) shall be provided for initial construction of water,
sewer, and other utility lines .

SECTION 6. DEDICATION OR RESERVATION OF PUBLIC SITES AND OPEN SPACES : In
subdividing land or resubdividing an existing plat, due consideration should be
given by the subdivider to the dedication or reservation of suitable sites for
schools, parks, playgrounds, or other public recreational areas or open spaces .
All areas to be reserved for, or dedicated to, public use shall be indicated on the
preliminary plat in order that it may be determined when and in what manner
such areas will be dedicated to or acquired by the appropriate agency . A written
statement from the Board of Education may be required to be submitted by the
subdivider indicating whether or not a school site in the proposed subdivision is
desired.

SECTION 7.

	

ACCESS CONTROL: In the interest of public safety and for the preservation of
the traffic-carrying capacity of the street system, the Planning Commission shall
have the right to restrict and regulate points of access to all property from the
public street system . Such restrictions shall be indicated on the final plat . Points
of access to the hard-surfaced roadways, if not regulated by the State Highway
and Transportation Commission, shall be restricted by the Planning
Commission, upon recommendation from the County Engineer. In
recommending restriction of access, the County Engineer shall refer to the
American Association of State Highway and Transportation Officials (AASHTO)
standards for the relation of sight distance to the design speed of the rural
arterial roadway .

12
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SECTION 8.

	

SUBDIVISION DESIGN: The design of the subdivision shall provide for effi-
cient traffic flow, proper mixing of land uses, and a logical link between
surrounding, existing development and the proposed layout . The
Comprehensive Plan should be used as a guide in determining if the design of
the proposed subdivision is proper . The Planning Commission shall have the
authority to deny a plat or request redesign if, in its opinion, the layout is not
suitable for the site.

SECTION 9.

	

STORM WATER RUNOFF PLAN: For developments containing any lots less
than five acres in size the subdivider shall be required to have an engineer's
study prepared to determine the amount of increased stormwater runoff that
will be created by the proposed development, to determine the required width
of easements and to determine how this runoff will be accommodated ; i.e .,
retention or detention ponds, etc . Such study shall be based on a 100-year
storm . The County Commission may require design modification of the
proposed stormwater system and subdivision to properly control and handle
increased runoff. A stormwater runoff plan may be required by the Zoning
Director or Planning Commission where unusual topographic or environmental
conditions exist to warrant the need for such a plan .

SECTION 10. SOIL EROSION CONTROL : The subdivider shall minimize soil erosion during
construction by minimizing the amount of exposed soils ; avoiding critical areas
(highly erosive soil and steep slopes) ; properly scheduling construction
activities, using mulches and using diversion structures to reduce runoff
crossing bare areas . The subdivider shall minimize long-term erosion of the
subdivision by retaining as much vegetative cover as possible, constructing
detention basins, planting vegetative buffer strips, shortening slopes and re-
establishing vegetative cover as quickly as possible . The subdivider shall have a
soil erosion control plan prepared by an engineer and submitted with the final
plat.
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Article IV

LOTSPLITS

CASS COUNTY, MISSOURI
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The intent of this section is to provide for the issuance of building permits in lots divided into
not more than two tracts without having to replat said lot, provided that the resulting lots shall
not again be divided without replatting . The Planning Commission may approve or
disapprove lot splits in accordance with these regulations .

SECTION 1.

	

APPLICATION PROCEDURE: Requests for lot split approval shall be made by
the owner of the land to the Zoning Enforcement Officer . Four copies of a scale
drawing of the lots involved if there are no structures thereon or, if structures
are located on any part of the lot being split, four copies of a certified survey,
signed and sealed by a registered land surveyor, of the lot(s) and the location of
the structure(s) thereon together with the precise nature, location and
dimensions of the proposed lot split shall accompany the application

SECTION 2.

	

APPROVAL GUIDELINES : Approval or disapproval of lot splits shall be made,
based on the following guidelines:

1 .

	

No lot splits shall be approved if :

a .

	

Anew street or alley is needed or proposed .

b .

	

A vacation of streets, alleys, setbacks lines, access control, or
easements is required or proposed .

c.

	

If such action will result in significant increases in service require-
ments, e.g ., utilities, schools, traffic control, streets, etc .; or will
interfere with maintaining existing service levels, e.g ., additional
curb. cuts, repaving, etc .

d .

	

There is less street right-of-way than required by these
Regulations or the Comprehensive Plan unless such dedication
can be made by separate instrument or is waived by the
Goven-dng Body.

e .

	

All easement requirements have not been satisfied .

f.

	

If such split will result in a tract without direct access to a street .

g .

	

Asubstandard-sized lot or parcel will be created.
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SECTION 3. IILING FEE;

h.

	

If the lot has been previously split in accordance with these
Regulations .

2 .

	

The Zoning Enforcement Officer may recommend such additional
requirements as deemed necessary to carry out the intent and purpose of
existing land development regulations and Governing Body policy .
Requirements may include, but not be limited to, installation of public
facilities, dedication of right-of-way and easements, and submission of
covenants for the protection of other landowners in the original
subdivision.

3 .

	

The Planning Commission shall, in writing, either approve, with or
without conditions, or disapprove the lot split within 60 days of
application. If approved, and after all conditions have been met, the
Planning Commission shall sign and furnish a certificate of approval to
be affixed to the lot split survey, and a certified copy thereof shall be filed
with the Recorder of Deeds, the official designated to issue building or
occupancy permits, and a copy shall be furnished to the applicant.

1 .

	

The filing fee for lot split shall be Fifty Dollars ($50.00) .

2 .

	

Cost of recording documents, publications, writs, and engineering costs
are payable in addition to filing fees . These costs will be billed to the
applicant.



1 .

	

Procedure for filing plats ;

2 .

Article V

PRELIMINARY PLATS

-ASS COUNTY, MISSOURI
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After reaching the preliminary conclusions regarding the requirements for the proposed
subdivision, the subdivider shall submit a preliminary plat together with any supplementary
information necessary.

SECTION 1.

	

PRE-APPLICATION. Prior to the filing of the preliminary plat, the subdivider
shall contact the Zoning Enforcement Officer to determine :

2 .

	

Availability of public sewers and water;

3 .

	

Comprehensive plan requirements for major streets, land use, parks,
schools, and public open spaces;

4 .

	

Zoning requirements for the property in question and adjacent
properties .

SECTION 2. SUBMISSION OF A PRELIMINARY PLAT:

1 .

	

Number of copes: The subdivider shall submit ten copies of the prelimi-
nary plat and ten copies of a vicinity map (if not on the preliminary plat)
showing the location of the proposed subdivision (see attached sample
plat) . These plans shall be filed with the official authorized to administer
the subdivision regulations at least 15 days prior to a regular Planning
Commission meeting at which the preliminary plat is to be considered.

V1 UW%T%=t

a.

	

The proposed name of the subdivision . (The name shall not
duplicate or too closely resemble the name or names of any
existing subdivision);

b .

	

The location of the boundary lines of the subdivision and
reference to the section or quarter section lines;

c.

	

The names and addresses of the developer, and the surveyor
and/or engineer who prepared the plat;

d.

	

Scale of the plat, l"=100' or larger;
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j .

e .

	

Date of preparation and basis for north;

f.

	

Existing conditions :
(1)

	

Location, width and name of platted streets or other
public ways, railroads and utility rights-of-way, parks and
other public open spaces, and permanent buildings within
or adjacent to the proposed subdivision shall be shown on
the preliminary plat.

(2)

	

All existing sewers, water mains, gas mains, culverts or
other underground installations, within the proposed
subdivision or adjacent thereto, with pipe sizes and
manhole locations, shall be shown.

Topography (unless specifically waved by the Engineer)
with contour intervals of not less than one (1) foot nor
more than five (5) feet as determined by the Engineer,
referred to U.S.G.S . datum shall be shown; also location of
water courses, bridges, lakes, ravines, and such other
features as may be pertinent to the subdivision shall be
shown;

g.

	

The general arrangement of lots and their approximate size ;

h .

	

Location and width of proposed streets, alleys, pedestrian ways,
and easements;

The general plan of sewage disposal, water supply, and utilities
in areas where public sewers and/or water are proposed to serve
the subdivision . In other cases, a notation shall be made on the
plat indicating type of sewage disposal and water system
proposed ;

Location and size of proposed parks, playgrounds, churches,
school sites, or other special uses of land to be considered for
reservation for public use .

SECTION 3. APPROVAL OR DISAPPROVAL OF THE PRELBAINARY PLAT: Action by the
Planning Commission shall be conveyed to the subdivider in writing within ten
days after the official Planning Commission meeting at which time the plat was
considered. In case-the plat is disapproved, the subdivider shall be notified of
the reason for such action and what requirements shall be necessary to meet the
approval of the Planning Commission.

The approval of the preliminary plat does not constitute an acceptance of the
subdivision, but is deemed to be an authorization to proceed with the

18
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preparation of the final plat. The approval of the preliminary plat shall only be
effective for a period of 12 months, unless an extension is granted by the
Planning Commission for up to an additional six-month period . If the final plat
for any part of the area covered by the preliminary plat has not been submitted
for approval within this specified period, a preliminary plat must be resub-
mitted to the Planning Commission for approval .



CASS COUNTY, MISSOURI
SUBDIVISION REGULATIONS



Article VI

FINAL PLAT

SECTION 1.

	

SUBMISSION:

	

After approval of the preliminary plat, the subdivider shall
submit a final plat for determination by the Planning Commission of
conformance with the Subdivision Regulations, such determination to be made
within ninety (90) days after the final plat has been submitted for consideration.
Preliminary and final plats may be submitted simultaneously.

1 .

	

A certified copy of the covenants, forming an association with the
minimum purpose of creating a roadway maintenance fund for internal
subdivision streets . Said covenant shall include the following minimum
information:

a .

	

Certification that the covenant has been filed with the Cass
County Recorder of Deeds;

b.

	

A statement indicating the covenant, as it relates to the road
maintenance fund, cannot be amended without prior written
consent of the Planning Commission and County Commission;
and

c .

	

The amount of annual dues collected for the road maintenance
fund, where funds will be kept, how funds can be disbursed, and
how the fee was determined .

2.

	

Two originals (on mylar) and ten prints thereof shall be submitted to the
official authorized to administer the Subdivision Regulations at least ten
days prior to the Planning Commission public hearing.

3 .

	

Certification from the appropriate water district, fire district, Missouri
Department of Natural Resources and Cass County Health Department.

4.

	

The names and signatures of the owner or owners of the property duly
acknowledged and notarized shall appear on the original copies
submitted .

5 .

	

The final plat, prepared for recording purposes, shall be drawn at a scale
of at least 1"=100' or larger. The size of the sheet on which such final plat
is prepared shall be 24 inches by 36 inches.

6 .

	

Final_ Filing Pee: $35.00 per lot .

- -CASS COUNTY, MISSOURI
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SECTION 2.

	

INFORMATION: The final plat shall show and contain the following
information :

1 .

	

Name of subdivision (not to duplicate or too closely resemble the name
of any existing subdivision) .

2.

	

Location of section, township, range, county, and state, and the exterior
boundaries of the subdivision showing (1) location and description of all
monuments, (2) bearings and horizontal distances between the
monuments, and (3) complete closure calculations .

3 .

	

The location of monuments or bench marks shall be shown and des-
cribed on the final plat. Location of such monuments shall be shown in
reference to existing official monuments or the nearest established street
lines, including the true angles and distances to such reference points or
monuments .

4 .

	

The location and horizontal calculations of lots, streets, public highways,
alleys, parks, and other features, with accurate dimensions shown in feet
and decimals of feet with the length of radii and of arcs along with the
intersection angle (delta) on all curves, and all other information
necessary to reproduce the plat on the ground. Dimensions shall be
shown from all angle points of curve on lot lines.

5 .

	

Lots shall be numbered clearly. Blocks shall be numbered or lettered
dearly in the center of the block.

6 .

	

The exact locations, widths, and names of all streets and alleys to be
dedicated .

7 .

	

Boundary lines and description of the boundary lines of any area other
than streets and alleys, which are to be dedicated or reserved for public
use .

8 .

	

Building setback lines on the front and side streets with dimensions.

9.

	

Name, signature, certification, and seal of the registered land surveyor
making the plat .

10 .

	

Scale of the plat (scale to be shown graphically and in feet per inch), date
of preparation, and basis for north.

11 .

	

Statement dedicating all easements, streets, alleys and all other public
areas not previously dedicated .



12 .

	

The following certificates, which may be combined where appropriate:

a.

	

A certificate signed and acknowledged by all parties having any
record, title, or interest in the land subdivided, and consenting to
the preparation and recording of the said subdivision map.

b.

	

A certificate signed and acknowledged as above, dedicating all
parcels of land shown on the final plat and intended for any
public use except those parcels which are intended for the
exclusive use of the lot owners of the subdivision, their licensees,
visitors, tenants, and servants.

c.

	

The acknowledgment of a Notary in the following form:

STATE OF -MISSOURI-)

COUNTY OF

	

CASS

	

)

BE IT REMEMBERED that on this _ day of

	

19-,
before me, a Notary Public in and for said County and State, came
to me personally known to be the same person who executed the
foregoing instrument of writing and duly acknowledged the
execution of same.

IN TESTIMONY WHEREOF, I have hereunto set my hand and
affixed my notarial seal the day and year above written.

(SEAL)

My Commission Expires :

(SEAL)

CASS COUNTY, MISSOURI
SUBDIVISION REGULATIONS

NOTARY PUBLIC

d.

	

The certificate of the Planning Commission in the following form:

This plat of

	

Addition has
been submitted to and approved by the Planning Commission
this day of

	

19-

Chairman

Secretary
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e.

	

The acceptance of dedications b;y the County Commissioner;,
when required, in the following form:

g.

The dedications shown on the plat accepted by the County
Commissioners of ass County, Missouri (State), this . day of
,19

ATTEST:
Commissioner

County Clerk

	

Commissioner

Commissioner

f.

	

A blank space for noting entry on the transfer record in the
following form :

Entered on transfer record this

	

day of

	

. 19_.

County Clerk

The certificate of the Recorder of Deeds in the following form:

STATE OF

	

MISSOURI )

COUNTY OF

	

CASS

	

)

This is to certify that this instrument was filed for record in the
Recorder of Deeds Office on the- day of . 19, in
Book Page

Recorder of Deeds

	

Deputy
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13.

	

Supplemental Information to be Submitted with Final Plat : The
following additional data shall be submitted with the final plat:

a.

	

A title report by an abstract or a title insurance company, or an
attorney's opinion of title, showing the name of the owner of the
land and all other persons who have an interest in, or an encum
brance on, the plat . The consent of all such persons shall be
shown on the plat.

b .

	

A certificate showing that all taxes and special assessments due
and payable have been paid in full ; or if such taxes have been
protested as provided by law, monies or other sufficient escrows
guaranteeing such payment of taxes in the event the protest is not
upheld, may be placed on the deposit with such officials or
governing bodies to meet this requirement.

c .

	

Acopy of any deed restrictions applicable to the subdivision .

SECTION 3. EXTENT A_ND MANNER OF PHYSICAL IMPROVEMENTS: As a condition to
the approval of a final plat, the subdivider shall agree to install the following
improvements:

1 .

	

Urban Reserve-Primary: Developments at a density greater than one
"sell-off" in 40 acres within one-half mile of and adjacent to an
incorporated city in Cass County shall petition for annexation to the City .
Subdivisions not annexed by the adjacent city shall be developed

according to regulations for Urban Reserve Secondary developments.

2 .

	

Urban Reserve - Secondary : A map is incorporated into these
regulations that designates the Urban Reserve - Secondary Areas of Cass
County, and this map may be amended and revised from time to time.
Subdivisions located within the designated Urban Reserve - Secondary
Areas shall develop water, sewer, streets and storm drainage
improvements according to the following requirements :

a .

	

Water: If the proposed subdivision is served by a water district, it
shall install waterlines and fire hydrants in accordance with the
standards of the water district. If the proposed subdivision is to
be served by a city, it shall install waterlines and fire hydrants in
accordance with city standards .

b .

	

Sewers: If the proposed subdivision is within four hundred (400)
feet of a city sewer and that sewer has the capacity to
accommodate the subdivision, the subdivision shall connect to
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c . Streets:

that sewer system and the sewer lines within the subdivision as
well as the connecting line will be built to the standards of the
city.

If the proposed subdivision is farther than four hundred (400) feet
from a city sewer line and the lots are less than three (3) acres, the
subdivision shall either connect to the city system if that line has
adequate capacity, or build a treatment facility adequate to
handle the proposed subdivision .

If the proposed subdivision is platted in lots of three acres or
more, individual sewage disposal systems will be permitted
provided they are approved by the County Health Department.

If the lots in the proposed subdivision are less than three
acres in area, the streets shall be constructed according to
the following standards :

Curb and gutter is required and rollback curbs are
permitted for residential streets but six inch stand
up curbs are required for collector streets .

Minimum street width is 28 feet back of curb to
back of curb for residential streets and 36 feet for
collector streets .

Surface Standards :

Type A - 6" portland cement concrete over 6"
compacted subgrade 95% of standard maximum
density; or

Type B - 2" Type 3 asphaltic concrete with 6" Type
1 asphaltic concrete base course and 6" compacted
subgrade 95% of standard maximum density; or

Type C- 3" Type 3 asphaltic concrete with 5"
stabilized aggregate base and 6" compacted
subgrade 95% of standard maximum density .

(2)

	

If the lots in the subdivision are three (3) acres or greater
in area, the streets may be a slab and ditch section with the
pavement width being 24 feet for residential streets and 32
feet for collectors . The surface standards shall be the same
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as above except that a minimum shoulder width of four
(4) feet shall be provided on each side of the street.

(3)

	

All streets shall be designed to the Kansas City Metro
APWA Standard Specification and Design Criteria .

d.

	

Storm Drainage/Storm Sewer: All subdivisions designed with
curb and gutter streets shall include a storm sewer system
designed by a licensed professional engineer in accordance with
APWA standards . All subdivisions designed with slab and ditch
streets shall include appropriate ditches and drainage ways
designed by a licensed professional engineer in accordance with
APWA standards .

e.

	

Lots: In those areas where municipal-type water and sanitary
sewer systems will be available in the future, but are not yet
available, the Planning Commission may require that lots be laid
out and arranged so that they can readily be converted to urban
type building sites without replatting when said systems become
available . When this situation occurs, land should be subdivided
so that by combining lots, a building site is created with an area of
not less that required for individual sewage treatment systems
which currently is three acres and provisions should be made for
appropriate utility easements and street rights-of-way when
utilities become available . The creation of a building site through
use of multiple lots shall be contingent upon the establishment of
restrictive covenants satisfactory to the County Commission that
no more than one dwelling unit shall be built on an aggregate
group of lots having an area of at least three acres until such time
as municipal-type water and sanitary sewer systems are available.

f.

	

Design and Inspection: All required facilities will be designed
and inspected by a licensed professional engineer. The
installation of water and sewer lines shall be coordinated with the
city or district providing the service and whatever additional
inspection that entity may require shall be made.

Rural Subdivision: Subdivisions comprised of lots three (3) acres in size
or smaller shall be developed within one-half (1/2) mile of a paved
County or State road . If the access road to the subdivision is a County
road, the county road shall be constructed to the minimum standard
specified in Section 3.4 of this article . In addition, the subdivider shall
participate in the improvement of the roadway, based upon the volume
and intensity of traffic generated by the subdivision (assuming complete
development) in comparison to the total traffic traveling the roadway .
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Local streets in rural subdivisions, shall be dedicated to the County
unless the County Commissioners specifically requests that they be
privately maintained .

If a subdivision abuts a county road the surface of which needs to be
changed to chip and seal, asphalt, asphaltic concrete or another surface
because of the volume of intensity of traffic generated by the proposed
development, the subdivider shall participate in the resurfacing of the
roadway for that portion of the road the subdivision abuts . The
developer's minimum financial responsibility will be for one-half the cost
of the new road surface abutting the subdivision . The County may
accept responsibility for financing the remaining cost of the road surface
improvements. Should the County elect not to participate in the road
surface improvement during the current or next fiscal year, the developer
shall either finance the entire adjacent roadway surface improvements or
delay development of the subdivision until the remaining cost of the
road surface improvement is provided .

4.

	

Rural Areas : Subdivisions located outside of the Urban Reserve -
Secondary Area in Cass County shall develop private utilities and streets
to the following standards, maintenance of which shall be provided
through assurances provided to the Goven ung Body.

Streets :

a .

	

Streets in subdivisions comprised . of lots smaller than 22,000
square feet shall be improved with curb and gutter, and a Type A,
Type B or Type C paved surface as specified in Section 3 of this
article .

b .

	

Streets in subdivisions comprised of lots between 22,000 square
feet but less than five (5) acres in :size shall be improved with a
Type A, Type B or Type C paved surface as specified in Section 3
of this article . Curbs and gutters shall not be required .

c.

	

Streets in subdivisions comprised of lots five (5) acres and larger
in size shall have a compacted base and be surfaced with chip and
seal in conformance with the Engineers standards and
specifications.

d .

	

Collector and arterial streets shall be dedicated to the public.

Arterial roads which directly connect with an existing asphalt or
concrete surfaced street shall be constructed of 2" Type 3 asphaltic
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concrete surface, 10" Type 1 asphaltic concrete case course and 6"
compacted subgrade 95% of standard maximum density.

Collector roads shall be shall be improved with a Type A, Type B
or Type C paved surface as specified in Section 3 of this article .

Water: Where a public water supply is proposed to serve the subdivi-
sions, said water lines shall be installed in proper easements or within
the limits of the street and alley right-of-way. The system shall meet
standards set by the appropriate water district.

Where private water supplies are proposed, adequate provision shall be
made for easements to allow installation of a public system should the
property ever be annexed or required to develop a public supply .

Sewer Where a public sewer system is proposed to serve the subdivi-
sion, the sewer system shall be designed and constructed to provide
service to each lot within the subdivision . The sewer system shall meet
all standards established by the County Engineer and the Missouri
Department of Natural Resources .

In subdivisions where individual private sewers are proposed, adequate
provision shall be made for easements to allow the installation of a public
system should the property ever be annexed or required to develop a
public system .

5 .

	

StreetSigm: Street signs will be supplied and erected by the appropriate
governing authority, but paid for by the Subdivider .

Sidewalks: Sidewalks shall be a minimum of four feet in width where
required by the Planning Commission.

7.

	

Other Improvements: If other improvements are required, such as tree
planting, retaining walls, drainage structures, etc., such improvements
shall be made in accordance with the recommendations of the Planning
Commission and specifications of the Engineer having jurisdiction .

a .

	

All lot corners and deflection points shall be set with one-half inch
(1/s") diameter iron bars twenty-four inches (24") in length .

	

All
boundary and block corners shall be five eights inch (5/8")
diameter iron bars thirty-six inches (36") long.

b.

	

All block comers and all curve points in the street alignment must
be permanently set prior to acceptance of the plat by the County.
Prior to any lot being sold, the total block must be monumented
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and comers set for all lots . Block corners shall be set a minimum
of four inches (4") below the finished grade elevation .

For boundary comers, all such monuments shall be placed in the
ground and encased within a concrete cylinder six inches (6") in
diameter and thirty inches (30") in length . The top elevation of
such cylinder shall be established . to two inches (2") below the
finished grade elevation. The iron bar shall extend above the top
elevation of such cylinder no higher than two inches (2") . In the
event of unusual topography, all such monuments may be
established upon the completion of all grading or construction,
provided however, that a satisfactory security for the actual
placement of such monuments be first accepted by the Planning
Commission or Board of Commissioners .

c .

	

A minimum of two benchmarks (monuments) shall be placed in
each subdivision, located and installed as required by the
Engineer . In subdivisions larger than 40 acres, one benchmark
shall be installed for each additional 20-acre area . The monument
shall be a 3-inch brass cap set permanently in concrete, 10 inches
in diameter by 24 inches deep approved by the Engineer. The
elevation of the monuments shall be identified on each.

8 .

	

Improvement Procedure : After the approval, but prior to the recording
of the final plat, the subdivider must make all required improvements.

In lieu of the actual construction of all physical improvements prior to
the issuance of building permits, the County Commissioners may, at the
option of the developer, accept a bond or other method of financial
assurance acceptable by the County in the amount that will guarantee
the construction of the required improvements within a period of time to
be specified and approved by the Governing Body. Such surety shall be
properly executed prior to any grading of construction shall be released
in segments upon written approval of the County.

Prior to issuance of building permits, all street paving, storm drainage,
and utility lines must be installed in accordance with County
requirements and plans approved by the appropriate utility company
and all grading work completed . A phasing plan for installation of final
street surfacing may be proposed by the developer to reduce
deterioration during construction, provided, however, that each phase
must be complete within three (3) years .

9 .

	

Acceptance of Improvements: Upon the receipt by the Governing Body
of the certificate of the inspecting official that all improvements have
been installed in conformance with the approved engineering drawings,
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and with the requirements of these Regulations, and all other applicable
statutes, ordinances and regulations, the Governing Body and/or such
appropriate utility shall thereupon by resolution or by letter,
respectively, formally accept such improvements, if not private. The
improvements shall become the property of the Governing Body or
appropriate utility company involved .

SECTION 4. CONSIDERATION BY THE PLANNING COMMISSION : If the Planning Com-
mission does not make a determination of approval or disapproval of the final
plat within ninety (90) days after the final plat has been submitted for
consideration, such plat shall be deemed to have been approved and a certificate
shall be issued by the secretary of the Planning Commission upon demand . If
the Planning Commission shall find that the plat does not conform to the-
requirements of the subdivision regulations, it shall notify the owner or owners
of such fact. If the plat does conform to the regulations, it shall have endorsed
thereon the fact that it has been submitted to and approved by the county
Planing Commission. The Recorder of Deeds shall not file any plat for land
located within any area governed by subdivision regulations as provided by law
until such plat shall bear the endorsement hereinbefore provided . If the council
or Board of Trustees of any municipality files with the Planning Commission, a
certified copy of a resolution of such council or board protesting against the
action of the county Planning Commission approving any such plat of any land
lying within one and one-half miles of the limits of the incorporated area of such
municipality, such approval shall be deemed overruled, and such plat may be
then approved only by a unanimous vote of the County Commission.

If the Final Plat is not recorded within twelve (12) months from the date of
approval by the Planning Commission, the approval will expire and the plat
shall be resubmitted for approval as if it were a new plat with a new filing fee .
Except that the subdivider may request an extension or extensions thereof, and
upon the showing of sufficient cause the Planning Commission may extend the
time limit.
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Article VII

RESUBDIWSIONS
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SECTION 1.

	

LOT SPLIT: A resubdivision of an existing lot or parcel which results in the
creation of no more than one (1) additional lot or parcel shall only require the
submittal of a final plat in accordance with lot split requirements of these
regulations.

SECTION 2.

	

RE-PLATS: A resubdivision of an existing lot or parcel which results in the
creation of two (2) or more additional lots or parcels shall require the submittal
of both a preliminary plat and a final plat in accordance with Articles V and V1 .
of these regulations.

SECTION 3.

	

REVIEW: The County Engineer shall review said resubdivision to determine if
the existing infrastructure (i.e. sewer lines, water lines, streets, etc .) needs to be
upgraded as a result of the creation of an additional lot or lots . If upgrading is
needed the re-subdivider shall be responsible for the improvements .
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Article VIII

VARIANCES ANDEXCEPTIONS
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SECTION 1.

	

VARIANCES: Whenever it is found that the land included in a subdivision plat
presented for approval is of such size or shape or is subject to or is affected by
topographical location or conditions, or is to be devoted to such usage that full
conformity to the provisions of these regulations is impossible or impractical,
the Planning Board may recommend to the Governing Body, by letter of
transmittal, authorization of variances or exceptions in the final plat so that
substantial justice may be done and the public interest secured. In
recommending such variances or exceptions, the Planning Board shall find the
following:

1 .

	

That there are special circumstances or conditions affecting the property .

2.

	

That the variances or exceptions are necessary for the reasonable and
acceptable development of the property in question .

3.

	

That the granting of the variances or exceptions will not be detrimental to
the public welfare or injurious to other property in the vicinity in which
the property is situated .

4.

	

Such request for variance shall be approved or disapproved by the
Governing Body after its consideration of the recommendation of the
Planning Board. The decision of the Governing Body shall be
transmitted in writing to the subdivider and the Planning Board .

SECTION 2.

	

APPEALS: The subdivider may appeal decisions made in the enforcement and
administration of these regulations by the County Engineer to the Planning
Board and by the Planning Board to the Governing Body. The decision of the
Governing Body shall be final and shall be made in writing and transmitted to
the subdivider and Planning Board.

SECTION 3.

	

WAIVERS: Any waiver of the required improvements shall be only by the
Governing Body on a showing that such improvement is technically not feasible .
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Article IX

AMENDMENTS

SECTION 1. AMENDMENT PROCEDURE . These regulations may be amended at any time
after the Planning Commission has held a public hearing on the proposed
amendment. A notice of such public hearing shall be published fifteen (15) days
in advance of the hearing in at least one newspaper having general circulation
within the county, and notice of such hearing shall also be posted at least fifteen
(15) days in advance thereof in one or more public areas of the courthouse of the
county . Such hearing may be adjourned from time to time .

SECTION 2.

	

PUBLIC HEARING . The hearing shall be conducted and a record of the pro-
ceedings shall be preserved in such manner and according to such procedures as
the Planning Commission may from time to time prescribe by rule. Any
interested person or party may appear and be heard at the hearing .

SECTION 3.

	

ACTION BY THE PLANNING COMMISSION. Upon the conclusion of the
public hearing, the Planning Commission shall prepare and adopt its
recommendations and shall submit the same, together with a record of the
hearing, to the Governing Body.

SECTION 4. ACTION BY THE GOVERNING BODY.

	

When the Planning Commission
submits a recommendation of approval or disapproval of such amendment, the
Governing Body may adopt such recommendation, return it to the Planning
Commission for further consideration, or take no further action .
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ArticleX

MISCELLANEOUS PROVISIONS
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SECTION 1. SUBMISSION TO THE GOVERNING BODY: After the review of the final plat
by the Planning Commission, such final plat together with the recommendations
of the Planning Commission, shall be transmitted to the Governing Body as
required by law for its review.

SECTION 2.

	

RECORDED PLATS: Seven copies of the recorded plat shall be provided by the
subdivider and shall be submitted to Zoning Enforcement Officer for
distribution to various public and quasi-public departments, offices, and
agencies.

SECTION 3.

	

SEVERABILITY. If any section of this Regulation be held to be unconstitutional
or otherwise invalid by any court of competent jurisdiction, then such section
shall be considered separately and apart from the remaining provisions of these
Regulations, said section to be completely severable from the remaining provi-
sions of these Regulations and the remaining provisions of these Regulations
shall remain in full force and effect .

SECTION 4.

	

PENALTY. Any person violating the provisions of the Subdivision Regulations
shall be guilty of a misdemeanor. Each day that a violation continues shall be
deemed a separate offense.
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Article XI

EFFECTIVE DATE
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These Regulations shall take effect and be in force and after its passage, approval, and
adoption .

Approved by the Cass County Planning Commission this _ day of

	

. 19-

(SEAL)
Secretary

Chairman

Approved by the Cass County Commissioners this day of

ATTEST:

County Clerk Chairman
(SEAL)

Commissioner

Commissioner
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INTRODUCTION

Article 1

THE ROLE OF EACH PARTTCIPANT

The purpose of zoning and subdivision regulations is to promote orderly
growth and enhance the livability of Cass County . The degree to which these
regulations are effective is largely dependent upon the caliber of implementation . The
best regulations are ineffective by themselves and perform their functions only
through proper administration on a day-to-day basis.

The purpose of this Procedure Manual is to set forth guidelines for the proper
administration of the Zoning and Subdivision Regulations, and the management of
floodplain regulations. Included are descriptions of the general role of each
participant, a discussion of the decision-making process, a recommended code of
conduct, and a step-by-step outline of the most common development requests .
Through-the use of the Procedure Manual, the Zoning Ordinance and Subdivision
Regulations will be more efficient, as well as applied more equitably and consistently .

The power to enact zoning and subdivision regulations has been granted to
cities and counties by the state enabling legislation. These statutes require the
participation of three separate bodies in the process of administering the regulations:
The Planning Commission, the Board of Zoning . Appeals, and the Governing Body .

Cass County Planning Commission. By State of Missouri statutes, the fast duty of
a' planning commission is to adopt a plan for the physical development of the
unincorporated areas of the county . Before adopting or amending the plan, the
planning commission must hold a public hearing. After adoption, a copy is certified
to the county commission and county clerk, and a copy recorded in the office of the
county recorder of deeds.

Under R.S . Mo. 64-510, a planning commission is primarily an advisory body. Under
the Zoning Ordinance, the Cass County Planning Commission's fast duty is to hold
a public hearing where public opinion can be expressed regarding proposed rezoning .

CASS COUNTY, MISSOURI
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In this sense, the Planning Commission is a sounding board for community attitudes
toward development. It is important for the Planning Commission to establish the
facts surrounding each development issue as clearly as possible so that decisions are
not based on misinformation or conjecture. The Planning Commission is required to
adopt a recommendation to the Governing Body regarding rezoning.

Under the Subdivision Regulations, the Planning Commission has responsibility
for approving or disapproving both preliminary and final plats. Guidelines to carry
out this responsibility are provided by the design standards set out in the regulations.

Board of Adjustments. The Board of Adjustment is primarily a quasi-judicial body
rather than an advisory or legislative one. Its role in zoning administration is
specifically limited to two types of tasks:

1 .

	

The appeal of an administrative decision or interpretation; and

2.

	

The granting of variances for cases of hardship .

CASS COUNTY, MISSOURI
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In the first case, the responsibility of the Board of Adjustment is to rule to the
interpretation of the zoning regulations whenever there is an ambiguous provision or
an alleged error. Variances are granted for unusual physical constraints, and the role
of the Board of Adjustment is to determine if a variance should be granted in a
manner which is consistent with the intent of the zoning ordinance and fair to the
applicants. The Board of Adjustment is not involved in administering the subdivision
regulations.

The County Commission . The Governing Body has responsibility for enacting and
amending the zoning and subdivision regulations after consideration of the
recommendations of the Planning Commission . This responsibility includes amending
the zoning regulations or the zoning district maps, but does not include approving
subdivision plats. The role of the Governing Body in the subdivision process is
limited to accepting or rejecting dedications of easements, rights-of-way and the public
lands, approving financial guarantees or financing mechanisms to ensure construction
of all public improvements, and approving engineering drawings.



Article 2

THE BASIS OF DECISION-MAKING
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As with other "police powers", the exercise of zoning and subdivision
regulations is subject to certain legal limitations . One of the most important of these
limitations requires that zoning and subdivision regulations cannot be applied in an
"arbitrary or capricious" manner. Decisions regarding zoning and subdivision issues
cannot be fixed or arrived at through an exercise of will or by caprice, without
consideration or adjustment with reference to principles, circumstances, or significance .

Zoning Issues . Before making any recommendation or decision on a zoning request,
the Planning Commission must first hold a public hearing. The purpose of the
hearing is to allow both sides to express their views on the issue and to discuss all
relevant factors . Although the hearing is a valuable mechanism for gauging the
community's attitudes toward development and for establishing the facts of each case,
it is important that decisions not be based solely on the opinions of the largest or
most vocal group of participants. Instead, zoning decisions must be based on the
best interests of the entire community, and not just the interests of a particular
property owner or neighboring property owners. In addition, the Planning
Commission should try to distinguish between facts and opinions at a public hearing .
Unsubstantiated assertions ("This project would reduce the value of my property by
75 percent") or generalizations" ("People who live in apartments always drive fast cars
and race up and down the streets") should be analyzed for their validity . Even
"expert witnesses" should be pressed to give as factual a basis as possible for their
judgments.

Second, zoning decisions should include consideration of long-range community
goals as well as short-range needs. The recommendations of the Comprehensive Plan
should be the primary source for this information . Because of its importance in the
zoning process, the Comprehensive Plan should be reviewed on a regular basis and
amended as necessary to ensure that it remains current.

Third, it is important to zone for land, not people . An error frequently made
is approval of a rezoning to accommodate an applicant's personal circumstances
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without consideration of land use conditions and characteristics. Such rezoning are
rarely in the public interest and, if challenged, can be held to be invalid. Instead,
decisions should be based on whether the land proposed to be rezoned is
appropriately suited to the list of permitted uses in the proposed zoning district .
Appropriate factors for consideration of a rezoning application include:

1 .

	

The character of the neighborhood;

2.

	

The zoning and uses of properties nearby;

3.

	

The suitability of the subject property for the uses to which it has
been restricted ;

4.

	

The extent to which removal of the restrictions (or change of zone)
will detrimentally affect nearby property;

5.

	

The length of time the property has remained vacant as zoned;

6.

	

The relative gain to the public health, safety and welfare by not
rezoning the property as compared to the hardship imposed on the
property owner;

7.

	

The recommendation of staff; and

8 .

	

Compliance with the Comprehensive Plan.

It should also be pointed out that the entire class of uses which the zoning
district permits should be considered rather than just !the use the applicant proposes,
since a change in ownership or in market conditions could easily result in a change
of the proposed use.

AAvyeals. Variances and Special Uses . The Board of Adjustment has the important
task of interpreting the Zoning Ordinance in situations where the language of the
ordinance is alleged to be ambiguous, the specifics of the case are unusual enough
to warrant special consideration, or an appeal is made. Thus, the decisions made by
the Board of Adjustment must be carefully thought out and clearly stated in order
to safeguard the integrity and purpose of the Zoning Ordinance.
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In deciding an appeal, the Board of Adjustment must interpret sections of the
Zoning Ordinance, as well as preserve the intent and consistency of the regulations.
The specifics of the applicant's situation are largely irrelevant, since the ruling of the
Board of Adjustment will affect not only the case at hand, but will also set precedent,
and so will affect each subsequent use of that section of the Zoning Ordinance.

The granting of a variance requires a very careful examination of the
applicant's situation. Although the Board of Adjustment should be careful to avoid
setting any unintentional precedents, the variance process requires a case-by-case
approach. Before a variance can be granted, facts must be presented supporting the
standards set forth in the Cass County zoning ordinance. These conditions require
the existence of practical difficulties or unnecessary hardship, and that any variance
granted be consistent with the intent of the regulations, the general welfare of the
community, and the rights of adjacent property owners .

The granting of a special use permit also requires a case-by-case approach .
The zoning ordinance sets forth conditions which must be met before a special use
may be granted. The district regulations also may establish additional conditions .
The recommendation to grant a special use permit should be made to the County
Commission only after the Planning Commission has found all the standards as set
forth in the ordinance have been met.

In each of the duties described above, it is important to point out that it is not
the role of the Board of Adjustment or Planning Commission to change or weaken
the intent of the zoning ordinance. If the ordinance needs changing, an amendment
should be passed by the Governing Body after the Planning Commission's review and
recommendation.

Subdivision Plats. The decision to approve or disapprove a preliminary or final plat
should be based on technical standards that can be set out in written form.
Standards for subdivision design are included in the subdivision regulations .
Standards for engineering design and construction should be available from the
Zoning Officer. There are other elements of "good subdivision design", however, that
are not easily quantified or expressed in writing. These include aesthetics,
compatibility with adjoining subdivisions, relationship to topographic conditions,
efficiency of the utility layout, and general suitability of the lot and block design to



the intended use of the land . These issues will have to be resolved in the best
judgment of the Planning Commission after consideration of the plans for the
subdivider .

In reviewing a subdivision plat, there are two distinct sets of interests to be
considered : the interests of the property owner or owners and the county-at-large .
Initially the subdivider is the property owner, but eventually lots in the subdivision
are likely to be sold to a variety of people. The property owner(s) needs a
subdivision design that can be developed easily and economically. This means an
efficient street and utility layout, and lots which have the appropriate size, shape and
topography to develop and maintain for their intended use. The broader community
needs a subdivision design that blends well with the development pattern of the
County, and that will not be a financial drain on local government. This means that
the subdivider must adhere to appropriate standards for design and construction, and
give adequate financial guarantees to ensure that all public improvements are
installed .
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Article 3

CODE OF CONDUCT
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In administering the zoning and subdivision regulations, it is crucial that the
decisions be made fairly and that they have the appearance of fairness . The
credibility of the Planning Commission, the Board of Adjustment, the Governing
Body, and public support for zoning and subdivision regulations in general, will
erode quickly if there is an appearance of unfairness or impropriety in members of
these public bodies . For this reason, it is important that a code of conduct be
established and followed as closely as possible .

Conflicts of Interest. In making zoning and subdivision decisions, members of the
Planning Commission, Board of Adjustment, and the Governing Body should be
acting in the best interest of the entire community. Whenever a member of any of
these bodies is acting on an issue in which he or she also has a personal interest, an
important element of fairness is lost . In general, a conflict of interest is any situation
in which a member is in a position to act upon or influence a development request
which includes the potential for direct or indirect gain, financially or otherwise. In
order to clarify this general rule, the following guidelines are recommended.

No member shall act on or influence any development request when:

1 .

	

The member has a potential for direct or indirect profit or financial
gain from the development;

2.

	

The member owns or is employed by any company which is an
applicant, subdivider, developer or option holder;

3.

	

The applicant, subdivider, developer or option holder is an established
and regular client of the member or the member's place of
employment;

4.

	

One or more of a member's immediate family (parent, sibling, spouse
or child) has a direct financial interest in the development or is an
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owner or officer of any company which is an applicant, subdivider,
developer or option holder; or

5.

	

The member has a potential for indirect financial gain or loss because
of related property or business holdings .

Other situations not covered by these guidelines should be left to the judgment
of the member involved . Again, the a2l2earance of fairness and impartiality is as
important as actual fairness and impartiality .

Ideally, citizens appointed to the Planning Commission and Board of
Adjustment should not include those who are likely to have repeated conflicts of
interests . When a conflict of interest does occur, however, the following steps should
be taken:

1 .

	

The member should declare, and the record should show, that a
conflict of interest exists with respect to a particular issue, and that
the member will not participate in any discussion or action ;

2.

	

The member should step down from his or her regular seat and
should not speak with any other members during the discussion of

- the issue at hand; and

3.

	

The member should not represent or speak on behalf of the applicant,
but may speak on this or her own behalf as a private citizen during
the hearing.

Acknowledgement of Outside Information. ]During any public hearing, it is
presumed that all sides will have the opportunity to hear the opposing side's
information and arguments, and to offer rebuttal. This right is lost when discussions
are held or information is provided outside the public hearing. The possibility exists
that a decision could be based on information that was never discussed publicly . To
avoid this situation, Planning Commission and Board of Adjustment members should
not receive any information relating to a case or discuss a case with anyone who has
an interest in the outcome. Where such a discussion or information is unavoidable,
the member should declare during the hearing, and the record should show, the
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general nature and content of the discussion or information and the participants in
the discussion or the source of the information.

These guidelines also apply to any personal knowledge which is relevant to the
issue. If a member has any personal knowledge which will affect his or her decision,
such information should be made public during the hearing and should be subject
to rebuttal .

Informed 1?articigation . All parties with an interest in a particular development issue
have a right to a decision based on all of the available information. Any member
who is not informed or aware of the available information should abstain from voting
on that issue. This includes the following situations :

1 .

	

When a member has not reviewed the application or the information
submitted with the application;

2.

	

When a member has missed all or part of a public hearing and has
not been able to review a transcript of the hearing; or

3.

	

When a member has missed all or part of the discussion between
members prior to the vote .

As a corollary to this policy, it is the duty of each member to attend normally
scheduled meetings as regularly as possible. Without regular attendance, informed
decision-making and full participation in the regulatory process is unlikely .
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PROCEDURAL SiII4IIKARY
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The final section of this manual is a step-by-step explanation of each type of
development request. Also included are checklists to assist in the review of each
request.

It is important to note that the official procedural requirements are contained
in the zoning and subdivision regulations themselves. This manual is a summary
document intended to present the zoning and subdivision process in an easily
understood format .
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Article 5

ZONING TEXT AMENDAIENT PROCEDURE
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A proposal for an amendment of the text of the Zoning Ordinance is normally
initiated by either the Planning Commission or the County Commission. A citizen
may also begin the amendment process by submitting the proposed change to the
Zoning Officer.

1 .

	

If the change is initiated by a private citizen, the normal procedure
is for the Planning Commission to permit the individual to present
the proposed amendment and the case for it at a regular meeting.
The Planning Commission, based on the information presented,
determines whether the proposal should be considered as an
amendment. If it is determined that the proposal has merit, the
Planning Commission may set a date for the public hearing and
authorize the publication of the necessary public notice .

2.

	

If the text amendment is initiated by either the Planning Commission
or the Governing Body, a public hearing may be scheduled
immediately. The Zoning Officer shall be responsible for having an
official notice of the public hearing published in a newspaper of
general circulation at least fifteen (15) days prior to the hearing. This
notice shall fix the time and place of the hearing and describe in
general terms the proposed change. At the public hearing, citizens
and parties of interest shall have an opportunity to be heard .

3.

	

The public hearing may be adjourned from time to time, and upon
its conclusion the Planning Commission shall prepare and adopt its
recommendation to the Governing Body. This recommendation shall
be submitted along with an accurate record of the public hearing.

4.

	

The Governing Body shall consider the Planning Commission's
recommendation and may either approve or disapprove the
recommendation; or return the proposed amendment to the Planning
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Commission for reconsideration . If the Governing Body disapproves
the recommendation, the application may be returned to the Planning
Commission for reconsideration . If received for reconsideration, the
Planning Commission shall consider the Governing Body's reasons for
disapproval and may resubmit its original recommendation or a
revised recommendation . Upon receipt of the recommendation, the
Governing Body may approve or disapprove the proposed zoning
district amendment.

If the Governing Body approves the requested change, it shall adopt an
ordinance to that effect . If the official zoning map has been adopted by
reference, the amending ordinance shall define the change of boundary and
shall order the official zoning map to be similarly amended.
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For Office Use Only

ZONING TEXT AMENDMENT FORM

	

Case No . :
Filing Fee:
Date Advertised :
Public Hearing Date:

APPLICANT OR AGENCY:

ADDRESS:

ZIP:

	

TELEPHONE #:

Present Text:

PROPOSED AMENDMENT:
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ZONING DISTRICT

CHANGE



Article 6

ZONING DISTRICT CHANGE
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A proposal for a change in district classification (rezoning) may be initiated by
either the County Commission, the Planning Commission, or the owner of the
property affected .

1 .

	

The applicant shall first obtain the proper application form from the
office of the Zoning Officer . The rezoning application form shall be
completely filled out and returned to the office of the Zoning Officer
with the appropriate filing fee, a certified list of owners of property
within one thousand (1000) feet and other required information .
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2.

	

The Planning Commission shall hold a public hearing at which time
citizens and parties of interest shall have an opportunity to be heard .
The Zoning Officer shall be responsible for having an official notice of
the public hearing published in a newspaper of general circulation at
least fifteen (15) days prior to the hearing. This notice shall fix the time
and place of the hearing and shall describe generally the change
requested. A written notice shall also be mailed to notify surrounding
property owners of the public hearing and of their right to file protest
petitions and shall explain the protest procedure.

3.

	

Such notice shall be given by certified mail to all owners of any real
property within one thousand (1000) feet of the proposed rezoning. A
notice shall also be posted in a conspicuous place in the County
Courthouse.

4.

	

The public hearing may be adjourned from time to time and, upon its
conclusion, the Planning Commission shall prepare and adopt its
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recommendation to the Governing Body. This recommendation shall be
submitted along with an accurate record. of the public hearing.

The Planning Commission shall inform protestors at the public hearing of their
right to submit protest petitions. If a written protest against a proposed amendment
shall be filed in the Office of the County Clerk within seven (7) days after the date
of the conclusion of the hearing on a proposed amendment by the Planning
Commission, which protest is duly signed and acknowledged by any municipality
with corporate limits within one an done-half (1-1/2) miles of the property proposed
for amendment or the owners of thirty (30) percent or more, either of the area of the
lots included in such proposed change, or of those immediately on the sides and in
the rear thereof extending one thousand (1000) feet therefrom, and of those directly
opposite thereto extending one thousand (1000) feet from the street frontage of such
opposite lots, then such proposed amendment shall not be passed except by two-
thirds (2/3) vote of the County Commission.

The Governing Body shall consider the Planning Commission's recommendation
and may either approve or disapprove the recommendation or return the proposed
amendment of the Planning Commission for reconsideration . If the Governing body
disapproves the recommendation, the application may be returned to the Planning
commission for reconsideration. If received for reconsideration, the Planning
Commission shall consider the Governing Body's reasons for disapproval and may
resubmit its original recommendation or a revised recommendation . Upon receipt of
the recommendation, the Governing Body may approve or disapprove the proposed
zoning district amendment.

If the Governing Body approves the requested change, it shall adopt an
ordinance to that effect. If the official zoning map has been adopted by reference,
the amending ordinance shall define the change of boundary and shall order the
official zoning map to be similarly amended.
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REZONING APPLICATION FORM

	

Case No. :
Filing Fee:
Date Advertised:
Date Notices Sent:
Public Hearing Date:

CHARACI

North
South
East
West

OF THE NEIGHBORHOOD:

RELATIONSHIP TO EXISTING ZONING PATTERN :

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

1.

	

Would proposed change create a small . isolated district unrelated to surrounding districts?

2.

	

Are there substantial reasons why the property cannot be used in accord with existing
zoning?

If yes. explain:

APPLICANT: PHONE:
ADDRESS : ZIP :
OWNER: PHONE:
ADDRESS : ZIP:
LOCATION OF PROPERTY:
LEGAL DESCRIPTION :

Present Zoning Requested Zoning :
Present Use of Property :

SURROUNDING LAND USE AND ZONING:

Land Use Zoning



CONFORMANCE WITH COMPREHENSIVE PLAN:

1 .

	

Consistent with Development Policies?

2 .

	

Consistent with Future Land Use Map?

TTE PLAN SUBMITTAL (if requited) :

TRAFFIC CONDMONS:

Development Plan

	

Topographic contours,

	

structures

	

(existing . and
proposed), parking, drives, walks, screening, drainage, access,
easements, dimensions between improvements, signage and
landscaping .

Streets) with Access to Property :

2.

	

Classification of Streets) :
Arterial

	

Collector

	

Local

Right-of-Way Width :

4 .

	

Will turning movements caused by the proposed use create an undue traffic hazard?

SHOULD PLATTING OR REPLATTING BE REQUIRED TO PROVIDE FOR:

1 .

	

Appropriately Sized Lots?
2.

	

Properly Sized Street Right-of-Way?
3 .

	

Drainage Easements?
4.

	

Utility Easements :
Electricity?
Gas?
Sewers?
Water?

5 :

	

Additional Comments:

CASS COUNTY, MISSOURI
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OTHER:

Certified list of property owners within 1000 fret

UNIQUE CHARACTERISTIC OF PROPERTY AND ADDTTIONAL COMMENTS:

SIGNATURE :

	

DATE:

BY:

TTTLE :

CASS COUNTY, MISSOURI
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APPEAL OF ADMINISTRATIVE

DECISION



APPEAL PROCEDURE

Article 7

APPEAL OF ADMIIYISTRATIVE DECISION

1 .

	

The applicant shall first meet with the Zoning Officer to receive a full
explanation of the zoning requirement in question as currently
interpreted. If an appeal is to be made, an application shall be obtained .

2.

	

The applicant shall file a completed application with the Zoning Officer
and pay the appropriate fee. The application shall include an
explanation of the decision being appealed and a statement of the
reasons for the appeal . Drawings of the property in question and a list
of all surrounding property owners may be required .

3.

	

The Zoning Officer shall then schedule a regular meeting of the Board
of Adjustment and send copies of the application to members of the
Board of Adjustment . Fifteen (15) days prior to the Board meeting, an
official notice to the public shall be published in a newspaper of general
circulation in the County explaining the appeal and the time and place

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Where it is alleged that there is error in any order, requirement, decision or
determination made by an administrative official in the enforcement of the Zoning
Ordinance, or of any ordinance adopted pursuant thereto, that interpretation may be
al2oealed to the Board of Adjustment . In its deliberations, the Board of Adjustment
must 2nly consider whether or not the interpretation in question conformed to what
was actually written in the regulations . The Board may not declare the zoning
regulations unfair or attempt to act contrary to their purpose. The Board can clarify
ambiguities or resolve conflict between opposing sections . Since the Board's decisions
will affect future applications of the regulation in question, the specific hardships of
the applicant should not be considered when reaching a determination .
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of the scheduled hearing. A copy of the notice shall be mailed to each
land owner within 1,000 feet and to the Planning Commission.

4.

	

At its scheduled meeting, the Board shall hear all facts and testimony
from all parties wishing to be heard concerning the appeal . The appeal
must be heard by the Board within a reasonable period of time from the
application and fee submittal and a written decision must be rendered
without unreasonable delay.

5 .

	

The Board of Adjustment may either affirm, reverse or modify the order,
requirement or interpretation at issue. The determination, in written
form, shall be sent to all affected parties including the Planning
Commission. A recorder shall keep minutes of the public meeting
including evidence presented during the proceedings and the findings
of the Board.
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For Office Use Only
Case No, :
Filing Fee :
Date Advertised:

APPLICANT:

	

PHONE:

ADDRESS:

	

ZIP:

OWNER:

	

PHONE:

ADDRESS :

	

ZIP:

LOCATION OF PROPERTY:

LEGAL DESCRIPTION :

Section of Zoning Ordinance Being Appealed :

Explanation of Decision Being Appealed:

ZONING APPEAL APPLICATION

CASS COUNTY, MISSOURI

Present Use of Property:

Proposed Use of Property :

SIGNATURE:

	

DATE:

BY:

TTTLB :

PROCEDURAL MANUAL



CASS COUNTY, MISSOURI

BOARD OF ADJUSTMENT

REASONS FOR DETERMINATION

	

Case No. :

In malting this decision, the Board found:

CA.SS COUNTY, MISSOURIv
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Date of Action :

Action:

On

	

, 19

	

, the Cass County Board of Adjustment, at its regular meeting,
(Affirmed, Reversed, Modified) the decision or determination by

(Approving/Denying) the appeal brought before them as Case No.

	

by the Applicant,
(Name) .



VARIANCE



VARIANCE PROCEDURE

Article 8

VARIANCE

When an applicant feels that the strict application of the requirements of the
zoning regulations would create an undue hardship, he or she may request a variance
from the Board of Adjustment . The Board of Adjustment must base its decision, to
as great a degree as possible, on factual evidence, and not the personal opinion of
the applicant, neighbors, or others . The request for a variance should be based on
a conflict between the restrictions on the development of the property due to the
Zoning Ordinance and the restrictions on the development of the property due to its
physical characteristics . A variance should be issued only to the specific restrictions
on physical construction and not to the list of permissible land uses within a given
zone.

1 .

	

The applicant shall first meet with Zoning Officer and receive a complete
explanation of the zoning requirement in question, the variance
procedure, and an application form.

2.

	

The applicant shall submit a completed application form and pay the
appropriate fee. As a part of the application, a sketch map may be
submitted showing proposed and existing structures and uses on the
property for which the variance is being requested and on immediately
adjacent properties .
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3.

	

The Zoning Officer shall then schedule a regular meeting of the Board
of Adjustment and send copies of the application to Board of Adjustment
members. Fifteen (15) days prior to the Board of Adjustment meeting,
an official notice to the public shall be published in a newspaper of
general circulation in the County explaining the variance request and the
time and place of the scheduled hearing. A copy of the notice shall be

CASS COUNTY, MISSOURI
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A. UNIQUENESS

B.

	

ADJACENT PROPERTY

C. HARDSHIP

D.

	

PUBLIC IIVTEREST

CA.iS COUNTY, MISSOURI
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mailed to each landowner within 1,000 feet and to the Planning
Commission.

4.

	

At the schedule meeting, the Board of Adjustment shall hear all facts
and testimony from all parties wishing; to be heard concerning the
requested variance . In each case, the Board of Adjustment shall not
grant a variance unless it finds, based on the evidence presented, facts
which conclusively support all of the following findings :

The variance requested arises from conditions which are unique to the property
in question, which are not ordinarily found in the same zoning district, and
which are not caused by actions of the property owners or applicant. Such
conditions include the peculiar physical surroundings, shape, or topographical
condition of the specific property involved which would result in a practical
difficulty or unnecessary hardship for the applicant, as distinguished from a
mere inconvenience, if the requested variance was not granted.

The granting of the variance will not be materially detrimental or adversely
affect the rights of adjacent property owners or residents.

The strict application of the provisions of the zoning regulations from which
a variance is requested will constitute an unnecessary hardship upon the
applicant. Although the desire to increase the profitability of the property may
be an indication of hardship, it shall not be a sufficient reason by itself to
justify the variance .

The variance desired will not adversely affect the public health, safety, morals,
order, convenience, or general welfare of the community. The proposed
variance shall not impair an adequate supply of light or air to adjacent



property, substantially increase the congestion in the public streets, increase the
danger of fire, endanger the public safety, or substantially diminish or impair
property values within the neighborhood.

E.

	

SPIRIT AND INTENT

Granting the requested variance will not be opposed to the general spirit and
intent of the zoning regulations.

F.

	

MINIMUM VARIANCE

The variance requested is the minimum variance that will make possible the
reasonable use of the land or structure .

Minutes of the public meeting, including evidence presented during the
proceedings and the findings of the Board of Adjustment, shall be kept. The
Board of Adjustment may either grant, grant conditionally, or deny the
application for a variance . The Board of Adjustment's determination, in
writing, shall be sent to all affected parties, including the Planning Commission.

CASS COUNTY, MISSOURI
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For Office Use Only
Case No . :
Filing Fee :
Date Advertised:
Public Hearing Date:

North
South
East
West

Present Use of Property :

Please complete both pages of the form and return to :

Zoning Officer
Annex No. Z
109 E. Wall SL
Harrisonville, MO 64701

VARIANCE APPLICATION

APPLICANT:

	

PHONE:
ADDRESS :

	

ZIP:
OWNER:

	

PHONE:
ADDRESS :

	

ZIP:
LOCATION OF PROPERTY :
LEGAL DESCRIPTION :

ADJACENT ZONING AND LAND USE:
Land Use

	

Zoninc

Proposed Use of Property : :

Utility lines or easements that would restrict proposed development :

CASS COUNTY, MISSOURI
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1. UNIQUENESS
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Please indicate below the accent to which the following facts may be established. in the applicant's opinion .

Yes - No

The variance requested arises from conditions which are unique to the property in question, which ate
not ordinarily found in the same zoning district, and which are not caused by actions of the property
owners or applicant . Such conditions include the peculiar physical surroundings, shape, or topographical
condition of the specific property involved which would result in a practical difficulty or unnecessary
hardship for the applicant, as distinguished from a mere inconvenience, if the requested variance was not
granted.

2.

	

ADJACENT PROPERTY

	

Yes

	

No

The granting of the variance will not be materially detrimental or adversely affect the rights of adjacent
property owners or residents .

3. HARDSHIP

The strict application of the provisions of the zoning regulations from which a variance is requested will
constitute an unnecessary hardship upon the applicant . Although the desire to increase the profitability
of the property may be an indication of hardship, it shall not be a sufficient reason by itself to justify
the variance .

a.

	

PUBLIC INTEREST

The variance desired will not adversely affect the public health, safety, morals, order, convenience, or
general welfare of the community. The proposed variance shall not impair an adequate supply of light
or air to adjacent property, substantially increase the congestion in the public streets, increase the danger
of fire, endanger the public safety, or substantially diminish or impair property values within the
neighborhood .

5.

	

SPIRIT AND INTENT

Yes No

- Yes

	

No

Yes No

Granting the requested variance will not be opposed to the general spirit and intent of the zoning
regulations.

6.

	

MINIMUM VARIANCE Yes - No

The variance requested is the minimum variance that will mare possible the reasonable use of the land
or structure .

SIGNATURE:

	

DATE:
BY:
T1TI.E :



On

	

, 19

	

, the Cass County Board of Adjustment, at its regular meeting,
(Action : Approved. Conditionally Approved, Denied) the variance

requested from Section

	

of the Zoning Ordinance for the property at
(Address or Location) as requested by

	

(Applicant) .

a. Uniqueness

b.

	

Adjacent property

c. Hardship

d

	

Public Interest

e .

	

Spirit and Intent

f.

	

Minimum Variance

Conditions (if any) :

CASS COUNTY, MISSOURI[

DETERMINATION OF THE BOARD OF ADJUSTMENT

In

	

(Action) this request, the Board of Adjustment found that the variance (did/did not) fulfill
the necessary five conditions for variance approval. Specifically, the Board of Adjustment found:

X.

	

Findings of Board of Adjustment on each of the following conditions :

Please call the Zoning Officer at 8845100 with any questions.

CASS COUNTY, MISSOURI

Variance Case:

Date of Action :

Approved

	

Denied

Zoning Officer

PROCEDURAL MANUAL
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SPECIAL USE PROCEDURE

Article 9

SPECIAL USE

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Certain uses or exceptions are permitted in some zoning districts, only when a
special use permit has been obtained from the Planning Commission. Such uses
require special study with respect to specific location and design considerations to
assure that they will have minimal negative impact on surrounding properties .

1 . The applicant shall first meet with the Zoning Officer to receive a full
explanation of the zoning and special use requirements, and an application
form.

2.

	

The applicant shall submit a completed application form to the Zoning Officer
and pay the appropriate fee. The application shall include a plan showing
existing and proposed structures on the property in question, adjacent
property, parking spaces, driveways, and other information which would be
helpful to the Planning Commission in their deliberations. Also enclosed shall
be a certified list of owners of property within one-thousand (1000) feet of the
subject property for which special use permit approval is sought .
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3. The Zoning Officer shall follow procedure as per a zoning amendment
application and schedule a regular meeting of the Planning Commission and
send copies of the application to Planning Commission members. The Zoning
Officer shall be responsible for having an official notice of the public hearing
published in a newspaper of general circulation at least fifteen (15) days prior
to the hearing. This notice shall fix the time and place of the hearing and
shall describe generally the request. A written notice shall also be mailed to
notify surrounding property owners, within 1,000 feet, of the public hearing
and of their right to file protest petitions and shall explain the protest
procedure.
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4.

	

The Planning Commission shall hold a public hearing at which time citizens
and parties of interest shall have an opportunity to be heard.

5. The public hearing may be adjourned from time to time and, upon its
conclusion, the Planning Commission shall prepare and adopt its
recommendation to the Governing Body.

6.

	

This recommendation shall be submitted along with an accurate record of the
public hearing.

7. The Planning Commission shall inform protestors at the public hearing of
their right to submit protest petitions . Protest petitions for special use permits
should be administered by the same procedure as for zoning amendments .

8. The Governing Body shall consider the Planning Commission's
recommendation and may either approve or disapprove the recommendation
or return the proposed amendment to the Planning Commission for
reconsideration. If received for reconsideration, the Planning Commission
shall consider the Governing Body's reasons for disapproval and may
resubmit its original recommendation, the Governing Body may approve or
disapprove the proposed zoning district amendment.

9. If the Governing Body approves the requested change, it shall adopt an
ordinance to that effect . If the official zoning map has been adopted by
reference, the amending ordinance shall define the change of boundary and
shall order the official zoning map to be sirnilarly amended .
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For Office Use Only
Case No. :
Filing Fee:
Date Advertised :
Date Notices Sent
Public Hearing Date:

APPLICANT:

	

PHONE:

ADDRESS :

	

ZIP:

OWNER:

	

PHONE:

ADDRESS :

	

ZIP:

LOCATION OF PROPERTY:

LEGAL DESCRIPTION :

ADJACENT ZONING AND LAND USE:
Land Use

	

Zoning
North
South
East
West

Present Use of Property :

Please complete both pages of the fort and return to :

Zoning Officer
Annex No. 2
109 E . Wall St.
Harrisonville, MO 64701

SPECIAL USE APPLICATION

CASS COUNTY, MISSOURI
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Does the proposed special use meet the following standards?

1 .

	

Is deemed necessary for the public convenience at that location ;

2 .

	

Is so designed, located . and proposed to be operated that the public health,
safety, and welfare will be protected; and

3 .

	

Is found to be generally compatible with the neighborhood in which it is
proposed and

4 .

	

Will comply with the height and area regulations of the district in which
it is located unless specifically granted .

Off-street parking and loading areas will be provided in accordance with
the standards set forth in the zoning regulations, and such auras will be
screened from adjoining residential uses and located so as to protect such
residential use from any injurious effect .

6.

	

Adequate utility, drainage, and other such necessary facilities have been
will be provided .

Should this special use be valid only for a specific time period?

BY:

TITLE :

Yes No

If Yes, what length of time?

SIGNATURE :

	

DATE:

Attachments Required :

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Yes No

Site plan showing existing and proposed structures on the property in question, and adjacent
property off-street parking, driveways, and other information.

Certified list of property owners within one thousand feet (1,000).

Title Report for property on which the special use permit is requested



Location) .

Conditions (if any:

CASS COUNTY, MISSOURI

PLANNING COMMISSION

REASONS FOR DETERMINATION

	

Special Use Case No . :
Date of Action :
Action :
Expiration Date :

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

On

	

, 19

	

, the Cass County Planning Commission at its regular meeting,
recommended

	

(Action : Approval, Conditional, Approval, Denial) of a special use permit for a
(Use) to be located at

	

(Address

	

or

In recommending

	

(Action) of this special use permit, the Planning Commission
considered all standards listed in the Zoning Ordinance, and all other conditions listed for that use in other
sections of these regulations .

	

fn addition, the Planning Commission found that the proposed use (did/did not)
provide safeguards to assure its compatibility with the surrounding area



AMENDMENT OF SUBDIVISION

REGULATIONS



CASS COUNTY, MISSOURI

Article 10

AMENDMENT OF SUBDIVISION REGULATIONS

SUBDIVISION AMENDMENT PROCEDURE

PROCEDURAL MANUAL

A proposal for an amendment of the text of the Subdivision Regulations is
normally initiated by either the Planning Commission or the Governing Body.
However, a private citizen may request that the Planning Commission initiate the
amendment process by submitting a proposed change to the Planning Commission.

1 .

	

If the change is requested by a private citizen, the normal procedure is
for the Planning Commission to permit the individual to present the
proposed amendment and the case for it at a regular meeting . The
Planning Commission, based on the information presented, determines
whether the proposal is worthy of consideration as an amendment. If
it is determined that the proposal has merit, the Planning Commission
may set a date for the public hearing and authorize the publication of
the necessary public notice .

If the text amendment is initiated by either the Planning Commission or
the Governing Body, a public hearing may be scheduled immediately.
The Zoning Officer shall be responsible for having an official notice of
the public hearing published in a newspaper or general circulation at
least fifteen (15) days prior to the hearing. This notice shall fix the time
and place of the hearing and describe in general terms the proposed
change. At the public hearing citizens and parties of interest shall have
an opportunity to be heard.

2.

	

The public hearing may be adjourned from time to time and upon its
conclusion, the Planning Commission shall prepare and adopt its
recommendation to the Governing Body. This recommendation shall be
submitted along with an accurate record of the public hearing. For
action on subdivision amendments, a quorum of the Planning
Commission must be present. A quorum is more than one-half the total
membership of the Commission. A vote either for or against an



CANS COUNTY, MISSOURI
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amendment by a majority of the quorum constitutes a recommendation
of the Planning Commission. When neither a vote for nor a vote against
the amendment has a majority of the quorum, it constitutes a "failure to
recommend" .

3.

	

The Governing Body shall consider the proposed amendment and may
approve the recommendation of the Planning Commission, or may take
whatever action it deems necessary.



SUBDIVISION REGULATION AMENDMENT

Subdivision Regulation Amendment Checklist

	

Case No.:

Date Filed:

Individual or Agency Requesting Change:

Address:

Telephone Number:

	

Zip Code:

Date of Public Hearing:

Existing Regulation:

Proposed Regulation :

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL



PLAT APPROVAL



PLAT APPROVAL PROCESS

Article 11

PLAT APPROVAL

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Any subdivision of land within the jurisdiction of the Subdivision Regulations
must, with certain exceptions, follow the procedures outlined below . The simple
division of one lot into two lots may qualify for a simplified procedure (See Lot
Splits) explained in the subdivision regulations . Any change of boundary which does
not create an additional lot or any division of land for agricultural purposes into
parcels of five (5) acres or more and does not create the need for a new street is
exempt from the subdivision regulations.

1 .

	

The applicant shall first meet with the Zoning Officer to receive an
explanation of the subdivision procedure and its requirements,
information on the current zoning, and an application form.

2.

	

The application form shall be completely filled out and returned to the
office of the director of the public works with the appropriate filing fee
and any required supplemental information. As a part of the
application, ten (10) copies of a preliminary plat conforming to the
requirements of the subdivision regulations and a vicinity map showing
the location of the proposed subdivision shall be submitted .

AN APPUOAMN SHALL 1"= BE

	

b1dM fd' HAS, B1Mq FULLY
M1®, T*M A

	

IIAM M 1PAII®, AND ALL RBQL11gsM
Z11RORMATMRT .

3.

	

The Planning Commission, based on the standards set out in the
subdivision regulations, may approve, approve conditionally, or
disapprove the preliminary plat and forward it on to the County
Commission for review and comment.

4.

	

The subdivider shall submit the final plat application form, along with
the appropriate fee and any required supplemental information.



CASS COUNTY, MISSOURI
-

	

PROCEDURAL MANUAL

	

_ ,

Included as part of the application shall be the original and ten (10)
copies of the final plat prepared in accordance with the subdivision
regulations.

5.

	

The Planning Commission shall review the final plat and, based on the
approved preliminary plat and the standards set out in the subdivision
regulations, approve or deny the final plat .

6.

	

The Governing Body shall review the final plat for consideration for any
dedication from the subdivider of street rights-of-way, drainage
easements, park lands, or other property to be used for public purposes .



PRELIMINARY PLAT CHECKLIST

	

Subdivision No . :
Date Field :

1 .

	

Name of Subdivision :

2 .

	

Name of Owner :

3 .

	

Name of Subdivides.

4 .

	

Name of Person who prepared the Plat :

5 .

	

Date of Public Heating :

Instructions :

The following checklist is to be completed by the Zoning Officer and shall accompany the Preliminary
Plat when it is submitted to the Planning Commission. If the answer to any of the questions is "No", a written
explanation must accompany this checklist

6 .

	

Does the Preliminary Plat show the following information?

A.

	

Name of the subdivision

CASS COUNTY, MISSOURI

B.

	

Location of boundary lines and reference to section or
quarter-section lines.

C .

	

Legal description, complete with Section, Township, Range,
principal meridian. county .

D .

	

Name and address of owner(s) .

E.

	

Name and address of subdivider(s).

F .

	

Name of planner, engineer, landscape architect, or surveyor
who prepared the Preliminary Plat

G.

	

Scale of Plat, 1" - 100' .or larger, and north arrow.

H.

	

Date of preparation, north arrow and graphic scale .

I.

	

Current zoning classification and proposed use of the area
being platted .

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Yes No



J.

	

Location, width and name of platted streets or other public ways,
railroad rights-of-way, utility easements, parts and other public
open spaces and permanent buildings within or adjacent to the proposed
subdivision .

K.

	

Location of existing sewers, water mains, gas mains, culverts or
other underground installations within or adjacent to the proposed
subdivision with pipe size, manholes, grades, and location.

L .

	

Names of adjacent subdivisions together with arrangement of streets
and lots and owners of adjacent parcels or unsubdivided land.

M.

	

Topography at contour intervals of not more than two (2) feet referred
to U.S.G.S . datum and location of water courses, bridges, lakes . ravines
and other significant physical feature .

N .

	

Arrangement of lots and their approximate sizes.

O .

	

Location and width of proposed streets, alleys, pedestrian ways
and easements.

P .

	

General plan of sewage disposal, water supply and utilities,
if public.

Q.

	

Notation of type of sewage disposal and water supply if
non-public .

R .

	

Location and size of proposed parks, playgrounds, churches, school
sites, or other special uses of land to be considered :For reservation
for public use .

S .

	

Relationship to adjacent unsubdivided land .

T.

	

Approximate gradient of sheets .

U .

	

Gross acreage of the subdivision ; acreage dedicated to
streets and other public uses ; total number of buildable
lots; maximum, minimum and average lot sizes.

7.

	

Certifications of approval from the Department of Natural Resources,
the appropriate water district, and the appropriate fire district

CASS COUNTY, MISSOURI
OROCEDURAL MANUAL

	

- ,

Yes No



8 .

	

Will the proposed subdivision mare the development of adjacent
property mote difficult?

9.

	

Are lots simd appropriately for zoning district?

t0.

	

Are all lots free from floodplain encroachment?

11 .

	

Are drainageways and other drainage facilities sufficient to
prevent flooding both on-site and off-site?

12.

	

Are all lots buildable with respect to topography, dtainageways,
bedrock, and soil conditions?

13 .

	

Do proposed street grades and alignment meet all requirements?

14.

	

Is the proposed subdivision inside the County limits?

15 .

	

Were ten (10) copies of the preliminary plat submitted?

16.

	

Was the preliminary plat fee of S

	

paid?

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Yes No



1 .

	

Name of Subdivision :

2.

	

Name of Owner.

3 .

	

Name of Subdivider.

4 .

	

Name of Person who prepared the Plat :

5 .

	

Date of Hearing:

Instructions :

A .

	

Name of the subdivision.

CASS COUNTY, MISSOURI

FINAL PLAT CHECKLIST

	

Subdivision No . :
Date Filed :

The following checklist is to be completed by the Zoning Officer and shall accompany the Final Plat
when it is submitted to the Planning Commission . If the answer to any of the questions is "No'", a written
explanation must accompany this checklist.

6 .

	

Does the Final Plat show the following information?

B .

	

Location of section, township, range, county and state:,
including the descriptive boundaries of the subdivision based
on an accurate traverse, giving angular and linear dimensions which
must be mathematically correct .

C.

	

Location of monuments or bench marks . Location of such monuments
shall be shown in reference to existing official montunenes or the
nearest established street, lines, including the true angles and
distances to such reference points or monuments.

CAS'S COUNTY, MISSOURI
PROCEDURAL MANUAL

Yes No



D.

	

The location of lots, blocks, streets, public highways, alleys,
paths and other features, with accurate dimensions in feet and
decimals of feet with the length of radii on all curves, and other
information necessary to reproduce the plat on the ground .
Dimensions shall be shown from all curbs to lot lines.

E .

	

Lots numbered clearly . Blocks numbered or lettered clearly in
the center of the block.

F .

	

Exact locations, widths and names of all streets acid alleys to
be dedicated.

G .

	

Boundary lines and descriptions of the boundary tines of any
area other than streets and alleys, which are to be dedicated or
reserved for public use .

H.

	

Minunum area and associated minunum elevation for the building on
each lot planned as a building site when requested by the Planning
Commission.

I.

	

Building setback lines on the front and side streets with
dimensions.

J.

	

Name and address of the registered land surveyor preparing
the plat.

K

	

Scale of plat, 1" = 100' or larger, date or preparation and
north point.

L .

	

Statement dedicating all easements, streets, alleys, and all
other areas not previously dedicated

Was the original on mylar, tracing cloth, or similar material, and were
sufficient copies submitted?

g .

	

Have all acknowledgements been signed?

A.

	

Owner or owners and all mortgager.

B .

	

Dedications or reservations.

C .

	

Engineer, surveyor or person preparing plat.

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Yes No



D.

	

County Cleric and County Collector.

9.

	

Title Opinion :

A.

	

Submitted (Date)

B.

	

Have all owners and mortgager signed plat?

10.

	

Has certification been submitted stating that all taxes and
special assessments due and payable have been paid?

11 .

	

Have certifications been submitted from the appropriate
water district . fire district and DNR.

12 .

	

Deed Restrictions :

A.

	

Are any deed restrictions planned for subdivision?

B .

	

If so, has a copy been submitted?

13 .

	

How has installation of the following improvement been guaranteed?

Construction Bond Petition(%)
Streets
Water
Sewer
Sidewalks
Other, as required
1 .
2 .
3 .

14 .

	

Are additional comments attached?

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

Yes No



LOT SPLIT



LOT SPLIT PROCEDURE

Article 12

LOT SPLIT

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

When specified conditions occur, one existing parcel of land may be divided
into two lots using a simplified procedure instead of a formal plat . This procedure,
known as a lot split, is faster and less costly to follow, but can only be used if all
the criteria specified in the Subdivision Regulations are followed .

1 .

	

The applicant shall meet with Zoning Officer to receive an explanation
of the lot split procedure, including its requirements and limitations .

2.

	

The lot split application shall be completely filled out and returned to
the office of the Zoning Officer with the appropriate filling fee. As a
part of the application, four (4) copies of a scale drawing shall be
submitted showing the boundaries of the existing parcel ; the location of
all structures ; the precise nature of the proposed split, the legal
description of the lots to be formed; and the name, signature, and seal
of the licensed engineer or the registered land surveyor who prepared
the drawing. Prior to the Planning Commission meeting, all adjoining
property owners shall be notified.

AN APRICAT1'1 SHALL r= BE PR

	

URTI":L IT HM MH FULLY
'IM APMKWIA72 IIW PAID AND ALL RSWWM

TMN .

3.

	

The Planning Commission shall review the proposed lot split at a regular
scheduled meeting based on the criteria specified in the Subdivision
Regulations.

4.

	

The Planning Commission Officer shall, within thirty (30) days of
application, in writing, ratify or not ratify, or continue for cause those
applications which, in the official's opinion, do not comply with the
Subdivision Regulations.



CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

5.

	

No building permit shall be issued for any site which contains a division
of a platted lot of record, unless such division has been ratified in the
manner provided in the Subdivision Regulations .



Lot Split Application No:

	

Date:

Request To: Zoning Officer
Annex No. 2
109 E. Wall St.
Harrisonville, MO . 64701

a
a
0

0
0

Attachment Required :

Four (4) copies of scale drawing;

Legal description of lots to be created;

The location of any structure(s) on the lot or lots thereon, together with the precise name, location and
dimensions;

Name, signature, and seal of the licensed engineer or registered land surveyor who prepared the drawing .

Filing Fee : $

LOT SPLIT APPLICATION
CASS COUNTY, MISSOURI

CASS COUNTY, MISSOURI

Telephone Number

PROCEDURAL MANUAL

As provided in Article

	

of the Subdivision Regulations, Cass County, Missouri, a lot split of Lot
BlockJ in the

	

Addition
to Cass County is hereby requested . The lot is generally described as:

APPLICANT OWNER

Name

Address Address

Area Code Telephone Number Area Code

REQUEST



LOT SPLIT REQUIREMENTS

The lot split is sought to provide for the issuance of building permits in lots divided into not more than two (2)
tracts without having to replat said lot.

The lot split application meets the following requirements :

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

APPLICANT'S SIGNATURE

By: _

Title :

ACTION

Action of the Zoning Officer:

YES N(h

0
0 (a) No new street or alley or other public improvements is needed or proposed

C'D (b) No vacation of streets, alleys, setback lines, access control or easements is required
or proposed.

G (c) The lot split will not result in significant increases in service requirements (e.e . .
utilities, schools, traffic control, streets, etcj ; or will not interfere with maintain
existing service level (e .g ., additional curb cuts, repaving, etc .) .

11 (d) There is street tight-of-way as required by these regulations or the Comprehensive
Plan .

0 0 (e) All easement requirements have been satisfied .

0 Q (f) The split will not result in a tract without direct access to a public street.

0 (g) No substandard-sized lot or parcel will be created.

0 (h) The lot has not been previously split in accordance with these regulations .



SITE PLAN



Site Plan Application No.

	

Date:

Request To: Zoning Officer
Annex No . 2
109 E. Wall Street
Harrisonville, MO. 64701

Intent :

	

Cass County recognizes that the very nature of land
development creates potential for traffic congestion,
overcrowding, adverse environmental impacts, and
health-related problems . It seeks to ensure that any
location within the County that has a potential for such
problems, referred to as areas of critical concern, shall be
subject to Site Plan Review by the Planning Commission.
Site Plan Reviews shall help ensure that the meaning and
intent of the Zoning Ordinance, and all portions thereof,
are fully complied with .

Submission Requirements:The site plan shall include, at the discretion of the
Planning Commission, the data, details, and supporting
plans listed in the zoning ordinance which are found
relevant to the proposal. The number of pages
submitted will depend on the proposal's size and
complexity . The applicant shall make notations
explaining the reasons for any omissions .

Article 13

SITE PLAN APPLICATION
CASS COUNTY, MISSOURI

CASS COUNTY, MISSOURI
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Site plans shall be prepared by a registered professional
engineer, architect, or landscape architect, at a scale of 1
inch equals 100 feet (unless a determination is made by
the Zoning Officer that an alternative scale is acceptable),
_on standard 24" x 36" sheets, with continuation on 8-
1/2"x 11"sheets-as necessary-for-written information . _

	

-

Authorf .

	

Building permits shall not be issued for any use of land
or proposed construction on a lot in the zoning districts
in which site plan review is applicable, unless Site Plan
Review approval has been granted by the Zoning Officer.



Standards for Review:

	

Please indicate whether the standards listed below
are met by the site plan submittal:

SIGNATURE:

	

DATE:

BY:

TITLE:

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

The proposal conforms to the provisions of the Zoning
Ordinance .

The proposal as implemented would be compatible with
the surrounding area .

The proposal conforms to the provisions of the county's
Subdivision Ordinance.

The proposal conforms to customary engineering
standards used in the county.

The location of streets, paths, walkways, and driveways
are located so as to enhance safety, and minimize any
adverse traffic impact on the surrounding area.

The extent to which the buildings, structures, walkways,
roads, driveways, open space (if any), and parking lots,
have been located to achieve the following objectives : (a)
preserve existing off-site views and create desirable on-
site views, (b) conserve natural resources and amenities
available on the site, (c) minimize any adverse floor
impact, (d) ensure that proposed structures are located
on suitable soils, (e) minimize any adverse social or
environmental impact, and (f) minimize any present or
future cost to the municipality and private providers of
utilities in order to adequately provide utility services to
the site .



FLOOD PLAIN

MANAGEMENT



Article 14

FLOOD PLAIN MANAGEMENT

FLOOD_PLAIN DEVELOPMENT PERMIT:

CASS COUNTY, MISSOURI
PROCEDURAL MANUAL

The Zoning Officer should issue flood plain development permits based upon
completed applications from developers . The officer should supply information such
as base flood elevation, regulatory flood elevation, floodway or floodway fringe
designation, etc. The developer will complete the remainder of the information
requested and return it to the administrator. At the same time as the local
administrator issues the permit application, he/she may issue an Elevation Certificate,
FEMA form 81-31 (5/90), for residential development. If the development is a
nonresidential structure, such as a commercial or industrial development, the
administrator may issue certificates for both elevation and flood proofing, FEMA Form
81-65 (5/90), copy also attached . For nonresidential structures, the developer has the
option of either elevating or floodproofing, or may use a combination of both to meet
the base flood elevation requirements of the building site .

The elevation certificate or flood proofing certificate gives final verification that
the development has met the standards of the permit requirements . These
documents should be . permanently filed with the permit and remain a public
record .

The above flood plain development permit application, along with the detailed
plans of the development, as required by the community's ordinance, should be
returned to the Zoning Officer. An example of a permit application, with instructions
on the reverse side, is attached for reference.

After the Zoning Officer reviews the permit application and approves it, the
application becomes a permit for flood plain development. The flood plain
development permit is not to be construed as a building permit, nor as a zoning/land
use permit, but rather as certification by the Zoning Officer that the required process
has been followed and that plans and specifications are in keeping with the
community's flood plain management ordinance.
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After the flood plain development permit has been approved and issued, the
actual development can start. After the lowest floor (including basement) has been
completed, the Elevation and/or Floodproofing Certificate verifying "as built
elevations" should be returned to the zoning officer for the files . A copy of the
elevation/ floodproofing certificate should be given to the developer for his/her use
at this time. It is this document which will be used to calculate the owner's
insurance rates. An example of an elevation certificate and a floodproofing certificate
is attached .

Substantial improvements to existing structures in the flood plain will need to be
permitted in the same manner as above. This type of requirement is especially
important in those communities which have flood plains that are already developed .
Manufactured homes will also need to be addressed as in the above procedures, to
include additional specifications addressed in the manufactured homes section of your
ordinance .

Maintaining Flood Plain Development Documents

All records for flood plain development, including copies of the flood plain
development permit/application, building permits, elevation/floodproofing certificates,
and occupancy certifications, shall be maintained on file by the Zoning Officer. These
files are necessary to record and document flood plain development. These files are
often accessed by: insurance agents writing flood insurance policies ; lending
institutions loaning money on the development, appraisers researching property
located in flood plains, and FEMA staff in reviewing community compliance with
NFIP participation requirements.

Any assistance you may require in this process should be directed to FEMA
Region VII staff at (816) 283-7002 .



Application tt

	

Date
TO THE ADMINISTRATOR: The undersigned hereby makes application for a Permit to develop in a floodplain. The work to be
performed, including flood protection works, is as described below and in attachments hereto . The undersigned agrees that all such work
shall be done in accordance with the requirements of the Floodplain Management Ordinance and will all other applicable countylcity
ordinances and the laws and regulations of me State of Missouri .

CASS COUNTY, MISSOURI
FLOOD PLAIN DEVELOPMENT PERMIT/APPLICATION

1. Location:

	

114;
Street Address

2

	

Type of Development: Filing

Routine Maim

	

Substantial Improv,

3.

	

Description of Development.

3.
6.

_All provisions of Ordinance

114 ; Section

Grading

Range

-Excavation
New Const,

4.

	

Premises : StruCture size

	

t_ x
Principal use
Value of Improvement (fair market) S-
Property loomed in a designated FLOODWAY? Yes- No

Property located in a designated floodplain FRINGE? Yes- No-
8.

	

Elevation of the 100-yearflood (ID source)
9.

	

Elevation of the proposed development site
10. Elevationlfloodproofing requirement
11 . Otherfloodplain elevation information (ID and describe source)

. 12 Other permits required?

	

Corps of Engineer 404 Permit
State Dept. of Natural Resources:

PERMIT APPROVAUDENIAL

Plans and Specifications ApproveciDenied this

	

Dayof

Signature of Deve(oper/Owner

	

Authorizing Official

Prim Name and Title

	

Print Name and Tits

Township

Other
Min Improvement

-ft.

	

Area of she
Accessory uses (storage. parking, etc.)
-Pre-Improventem/Assessed value of structure $

Date

sq . If.

	

.

IF ANSWERED YES. CERTIFICATION MUST BE PROVIDED PRIOR TO THE ISSUANCE OF A PERMIT TO DEVELOP, THAT THE
PROPOSED DEVELOPMENT WILLRESULT IN NO INCREASE IN THE BASE FLOOD (tee-YEAM ELEVATION.

Yes-No-, Provided,-_
Yes- No-Provided-

Foodptain Management Ordinance shall be in compliance .

MSLNGVD
MSL/NGVD
MSUNGVD

THIS PERMIT ISSUED WITH THE CONDITIONTHATTHELOWEST FLOOR (INCLUDING BASEMENT FLOOR) OF ANYNEW OR
SUBSTANTIALLY-IMPROVED RESIDENTIAL BUILDING WILL BE ELEVATED FOOT/FEETABOVETHEBASE FLOOD
ELEVATION. IF THE PROPOSED DEVELOPMENT IS A NON-RESIDENTIAL BUILDING . THIS PERMIT IS ISSUED WITH THE
CONDITION THAT THE LOWEST FLOOR (INCLUDING BASEMENT) OF A NEW OR SUBSTANTIALLY-IMPROVED NON
RESIDENTIAL BUILDING WILL BE ELEVATED OR FLOODPROOFED

	

FOOT/FEET ABOVE THE BASE FLOOD
ELEVATION.

THIS PERMIT IS USED WITH THE CONDITION THAT THE DEVELOPERlOWNER WILL PROVIDE CERTtFrATtON BY A
REGISTERED ENGINEER . ARCHITECT, OR LAND SURVEYOR OF THE'AS-BUILT LOWEST FLOOR (INCLUDING BASEMENT)
ELEVATION OF ANYNEW OR SUBSTANTIALLY-IMPROVED BUILDING COVERED BYTHIS PERMIT .

Owner or Agent Date Builder

Address

Phone

Address

Phone

SrM DATA



THIS PERMIT IS ISSUED WITH THE CONDITION THAT THE LOWEST FLOOR
(INCLUDING BASEMENT) OF A NEW OR SUBSTANTIALLY IMPROVED
NONRESIDENTIAL BUILDING -WL:.L BE ELEVATED OR FLOODPROOFED ABOVE
THE BASE FLOOD ELEVATION.

7 .

	

Other Permits Required?

Corps of Engineers 404 Permit :

	

Yes - No

State Permit :

	

Yes

	

No

Local Levee District :

	

Yes

	

No

Local Drainage District :

	

Yes _ No

Other:

All provisions of the community of r " aSG ro tNY.-mo. Flood plain Management
Ordinance (Ordinance Number

	

y

	

) shall be complied with .

THIS PERMIT IS ISSUED WITH THE CONDITION THAT THE DEVELOPER/OWNER
WILL PROVIDE CERTIFICATION BY A REGISTERED ENGINEER OF THE "AS-BUILT"
LOWEST FLOOR (INCLUDING BASEMENT) ELEVATION OF ANY NEW OR
SUBSTANTIALLY IMPROVED BUILDING COVERED BY THIS PERMIT.

Plans and Specifications Approved this

	

day of

	

, 199-

Signature

	

Date

	

Authorizing Official

	

Date
REG . ENGINEER

	

Name/Title

AFFIX SEAL HERE



" Community Official provides this information
** Developer/Owner provides this information

Permit/Applicadon #.

**
#3 **
#4 **
#5

	

* a) & b)/** c)
#6
#7 */**

Me= complete both pages of the form and return to :

Zoning Officer
Annex No. 2
109 E. Wall St.
Hatrisonville, MO . 64701

INSTRUCTIONS FOR' COMPLETION

CASS COUNTY,WMOURI
PROCEDURAL MANUAL




