
CITY OF W ASIDNGTON, MISSOURI 
PLANNING & ZONING COMMISSION MEETING MINUTES 

Monday, February 10, 2020 7:00 p.m. 

The regular meeting of the Planning & Zoning Commission was held on the aforementioned date and time in 
the Council Chambers of City Hall, located at 405 Jefferson Street in Washington, MO. 

1) The meeting was called to order, Pledge of Allegiance, and the following roll call was taken: 

Present: Tony Gokenbach, Carolyn Witt, Mark Hidritch, Mark Kluesner, Mark Piontek, Tom 
Holdmeier, Sandy Lucy, John Borgmann, Chuck Watson, Sal Maniaci 

Absent: Samantha Cerutti Wacker 

2) Approval of Minutes from January 13, 2020-Motion made to approve, seconded and passed 
without dissent. 

3) File #20-0201-The applicant is requesting a rezoning from M-2 Heavy Industrial to PD-R Planned Residential 
and approval of a develo ment Jan for ro e located at 700 W. Second Street International Shoe Factory) 

Sal Maniaci-The applicant is requesting approval to rezone approximately 3.37 acres from M-2 Heavy Industrial 
to PD-R Planned Residential and approval of a development plan for 85 apartments. The proposed development 
plan shows utilizing the main historic structure that is composed of three story, two story, and one story wings 
for the apartments. The demolition exhibit proposes the removal of 4 smaller structures to the rear. All of which 
are smaller and separated from the main building and can be considered in worse condition. There is no new 
building construction planned. The development plan shows 50 two bedroom units and 35 one bedroom units 
ranging in size from 610 square ft. to 1,012 square ft. There is a 12 ft. wide alley to the south of the property that 
is proposed to be vacated. It is not currently improved with any type of surface and has no value to the City to be 
maintained. 
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The applicant also submitted renderings of the development once the tuck-pointing, window replacement, roof 
repairs, etc. are complete. They are attached to this report. 

City code allows developers to request Planned Districts when their proposals are unique enough in design that 
they would not fit in one of the un-planned districts. In this case, there are two items requiring the applicant to 
apply for the planned development. 

1. Parking: City code requires that all apartments provide 2 parking spaces per unit. The applicant has 
proposed 128 off street parking spaces as well as 25 on street striped spaces resulting in a ratio of 1.8 per 
unit. The on street parking is shown as being striped on the building side of Rand and Second Streets. 
Both streets have the width to accommodate the parking. It was staffs recommendation early in design 
not to include Johnson Street due to its narrow width. The applicant's reasoning is that with 41 % of the 
units being one bedroom that the proposed amount of parking will be sufficient. In order to meet the 
same intent of our code and not burden the neighboring properties, there is an assumption being made 
that 20% of the one bedroom units will be tenants with 1 car. Although it does not match our City code, 
it is worth mentioning that the American Planning Association's National Parking Standards manual 
recommends 1.5 parking spaces for single bedroom apartments and 2 spaces for 2 bedrooms and above. 
Under the APA standards this development would need 153 spaces, which is exactly what is proposed 
with on and off street. 

2. Density: Density in Planned Residential Developments is set by ordinance. If the applicant were to be 
rezoning to R-3 Multi Family they would be required to meet a density of 3,000 sq. ft. per unit, a code 
that is written mostly to handle new construction of multi-family units. In this case, the applicant is 
requesting a density of 1,727 sq. ft. per unit with a total of 85 units. The property is unique in that the 
building already exists and takes up a certain percentage of the block. Being surrounded by right-of-way 
limits the developer from adding additional open space to decrease the density. Staff would not 
recommend demolition any of the main structure to decrease density given the historic significance of 
the structure. The other option would be increase the unit sizes to decrease the amount of units in the 
building. This however would most likely create units that are not compatible to the market, decreasing 
the feasibility of the project. In staffs opinion, the Planned Residential Code exists for properties and 
developments of this nature and given the size of the existing building the proposed density is adequate. 

Under all other zoning districts, the two issues above would be reviewed by the Board of Zoning Adjustment. 
However, when a development is in a Planned District, every item of the development plan is reviewed and 
approved by the Planning and Zoning Commission and the City Council. 

With the proposal of the parking lot to the south of the building, there will be some storm water retention required. 
The plan shows a retention area in the southeastern comer of the lot. The Building also has 360-degree fire access 
and will be sprinkled. Stand pipes, water, and sewer lines will be addressed during the building plan review. 
There are two dumpster enclosures proposed for the development. Our solid waste department will work with the 
developer ensuring adequate dumpster size is met. The development also meets the 5% open space landscaping 
requirement for the amount of parking. Finally, there is a fence proposed around the parking area. Staff is 
recommending that the southern side of the fence be a 6 ft. sight proof fence to screen the adjacent homes from 
the any nuisance from vehicle lights and sounds. 

Staff would also like to acknowledge that the International Shoe Factory has been a targeted redevelopment for 
decades. The City' s Comprehensive Plan has, in staffs interpretation, has at least 7 objectives in the 
Implementation Strategy that this redevelopment could help achieve. They are Economic Development objectives 
1.6 and 2.4, aesthetics goals #2 and #3, and Land Use goals #1 and objectives 7.2 and 7.3. A highlighted copy of 
the implantation strategy is attached to this report. 
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Also, in 2007, the City had a Conservation Development Study completed that identified International Shoe 
Factory as a targeted Redevelopment Project Area that would qualify for development assistance to be able to 
enhance the subject property as well as the surrounding properties. The district included the factory as well as 
Elijah McCleans. Approving this proposal would complete the redevelopment of the area as recommended by the 
study. 

Finally, the Washington Historic Preservation Commission has identified the International Shoe Factory and 
surrounding blocks as a priority over the past 3 years. Since 2016, the WHPC has applied for and received over 
$60,000 of grant funds to survey the Factory building and surrounding properties. The surveys have determined 
that the factory itself is a historically significant structure and contributing building qualified for The Department 
of the Interior's National Register of Historic Places. The proposed investment would save the building from 
demolition and as well as put it to good use. 

Given the proposed improvement to the property and the development's compatibility with the City's plan staff 
recommends approval of the rezoning to PD-Rand the development plan under the following conditions: 

1. Parking stalls along Rand and 2nd Streets must be painted to City on-street parking requirements to 
capitalize on the most spots available. 

2. The on-street parking stalls must not be reserved and remain public as all on street parking is. 
3. A 6 ft. sight proof fence is placed along the southern boundary of the parking lot. 
4. Stormwater calculations must be verified by City Staff. If changes to the stormwater plan 

significantly alter the site plan, a revised set must be submitted for Planning and Zoning and City 
Council approval. 

Tony Gokenbach-Y ou mentioned that the building is up for becoming a national historic property or a district be 
built around it, would that make the project easier or harder to complete? 
Sal Maniaci-The goal is always to make it easier. The building itself we know is capable of being registered. We 
often do grants and go in and survey a property to see if anything qualifies. And if the district itself does, we 
would apply for another grant to get it actually registered. What that does is opens the property owner in there for 
Federal Tax Credits for rehab projects. Hopefully, that would entice anyone that is in the district. 
Tony Gokenbach-But they would have to jump through the hoops to qualify. 
Sal Maniaci-Yes, they would. And you have to do whatever they say. You have to make sure it does effect the 
historic integrity of the building. It creates a national historic district so you can have resources available for any 
type of rehab you may want to do. This building we know does qualify but that has to be individually registered 
and that costs between nine and ten grand. We don't go in and individually register buildings. We only do it by 
district. We had just completed the survey in August. How the program works is once you complete a survey 
district you are not permitted to apply for it for a year. 
John Borgmann-I know the building now is sprinkled and wondering if the builder is planning to sprinkle it as 
residential? 
Sal Maniaci-Yes. The applicant has come to two of our site plan meeting in house with staff with fire and water 
to go over some of the internal items. They have to figure out where the separate fire line will go. 
John Borgmann-Do we know if the City is going to incur any cost for the utility development for this project 
because I know the water is not that best out in that area. 
Sal Maniaci-Not at this time. It has not been requested. That would something to be discussed at a later date 
when construction begins but that is not tied to any zoning that needs to be approved. 
Carolyn Witt-Do they need to come before Historic Preservation? 
Sal Maniaci-It is not required. It is not in a design review area. And it is not registered yet. Since this has been on 
the agenda for four years I do plan on bringing this presentation to them next week just so everyone can see it. 
Ed Schmelz-Developer-Thank you Sal for the great presentation. I would like to talk about the units a little bit. 
These are going to be kind of a high-end unit. No low income. The units themselves will have granite counter 
tops, 11 to 14 ft. ceilings, exposed spiral duct work for the HV AC systems. We will have 2500 sq. ft. oflobby 
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space in the common area which will be set up for mailboxes, etc. Seating areas, couches, recreation area with a 
coffee station. Interior & Exterior bike racks, a small dog park. We will allow pets on the first floor. There will be 
security systems, cameras on exterior doors and in the parking lots, all interior hallways will have them along 
with the common area. The entry doors will remained locked at all times for security purposes. Every tenant will 
have a swipe card to get in/out. Key pad entrance for the individual units. For deliveries there will be an intercom 
system with face recognition at the front and rear doors. It will be a live stream. 
Tony Gokenbach-What do you see as far as rent for the one and two bedrooms. 
Ed Schmelz-So we have 85 units, 50 of them are two bedroom. Of those 50, 35 of them are two bedroom, two 
batch and they will go for $975 which will include sewer water and trash. Two bed, one bath will be $925. One 
bedroom will be $765. And we do have to studio apartments that will go for $595. The average is $878/unit. 
Mayor Lucy-Have you ever done this sort of project? 
Ed Schmelz-I have rehabbed several buildings but nothing of this size. 
Mark Kluesner-Will there be any elevators in case seniors want to rent? 
Ed Schmelz-Yes. One elevator. 
Kevin Unnerstall-My main concern is the parking owning rentals in the area. 
Sal Maniaci-I should bring up from the Traffic Committee meeting that conversation of people wanting to park 
closest to their unit. That is one reason we wanted to stripe parking spaces. There is also an ordinance that you can 
not have your car parked in front of someone else's home after I 0:00 p.m. This can be enforced with a phone call. 
It will be complaint driven. 
Ed Schmelz-The bulk of our doors are on the inside of the corridor. We are only striping one side. We only have 
one door on the west side. 
Karen Parhem-Glad to see this development happening. Glad it is going to be affordable for young professional. 
We have low end renters so this development will maybe help the neighborhood. When Elijah McLean's has 
events the parking is bad. They park everywhere. 
Tim Buddemeyer-I live at the corner of Roberts and Johnson. My issue is the parking also. If we are going to 
stripe this, my truck does not fit in the parking spaces downtown. I think maybe there should be another solution 
to the parking. I have a solution but it will probably affect me somewhat. If you look at Johnson Street, at the 
corner of Roberts, and Second and Johnson, there are two lots that would have to be bought and add parking 
there. It would really help with the parking issue. 
Karen Day-Johnson & Edith-I am concerned about the parking. Every couple these days are a two car family . 
So you don't have enough parking. So I suggest you deny this request and have them come back with maybe less 
units so the parking isn't an issue. 
Jolene Patterson-715 Rand-I am thrilled about this project. Obviously, everybody is nervous about the parking. 
Parking garages are very expensive. I wouldn' t go that way. 
Ed Schmelz-It would be difficult to build a parking garage. And they are pricey. It could be a million dollars and 
it would blow the project. I feel strongly that we will have enough parking. Our spots are 10 ft. x 20. 
Tony Gokenbach-1 guess your engineers said the detention is enough? 
Ed Schmelz- They just threw that on there. There is a natural water shed there already. We still are going to put 
in a detention pond. 
Tony Gokenbach-What about having a traffic study and making some of those streets one way and have diagonal 
parking? 
Sal Maniaci-That would be a recommendation that would have to go before the Traffic Committee and Council. 
John Borgmann-Johnson Street could not be a one way street because you would not meet fire lane access. A lot 
of the houses have driveways so parking may not be as bad as we all think. 
L.B. Eckelkamp-Owner of the property. I believe this is great. I think it is a great plan. I believe this is the 
perfect solution to affordable housing. 

A motion was made, seconded and passed without dissent. 
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4) File #20-0202-The sale of Lot 12 of the Heidmann Industrial Park to Noah's.Ark; Amendment #21 to the 
Redevelopment Plan. 

A motion was made and seconded, passed without dissent. 

5) File #20-0203-The sale of lots 21, 22 and 23 of the Heidmann Industrial Park to Project Trace; Amendment 22 to 
the Redevelopment Plan. 

A motion was made and seconded, passed without dissent. 

Motion made to adjourn at 8:30 seconded and passed without dissent. 

Approved: 7bn.~t#~ 
Thomas R. Holdmeier, Chairman 

Next meeting of the Planning & Zoning Commission will be held March 9, 2020 
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