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DATE:
CASE NUMBER:
APPLICANTS:

LOCATION:

REQUEST:

CURRENT ZONING:
CURRENT LAND USE:

SURROUNDING ZONING:

SURROUNDING LAND USES:

ATTACHMENTS:

PROJECT DESCRIPTION:

May 7, 2026
2026-0067
Tilman-Watkins Land / Dennis Zimmerman

SE Corner of Selmore Rd. at State Hwy EE, Ozark,
Parcel 18-0.5-21-0-0-021.001

Change zoning classification of this property to C-2
(General Commercial District)

R-1 (Suburban Residence District)
Vacant

North: A-1/MoDOT ROW East: A-1
South:C-2 West: Hwy 65 and R-1

Surrounding land uses include Highway 65 to the west,
vacant land and Hwy intersection to the north,
commercial to the south, and dispersed residential to
the east.

1. Application

2. Applicant’s letter
3. Site Maps

4. Photos of Site

5. General site plan

The applicant proposes the change in zoning classification for a 2.01 +/- acre
tract to C-2 in order that it can be lawfully developed and utilized as a location for
a future primary use which would be acceptable within the C-2 district.




BACKGROUND AND SITE HISTORY:

The property being considered is vacant and was created through the
development of US 65 many years ago. The applicant will be purchasing this
property pending the outcome of this rezoning request. Mr. Zimmerman has
expressed his intent to develop the site with a structure to house a business
which makes canvas boat covers.

PLANNING/LAND USE ANALYSIS:

Land Use Plan:

Christian County’s future land use plan shows this area as appropriate for
dispersed residential and agricultural uses. It should also be noted that the
County’s Comprehensive Plan recognizes that commercial and industrial
uses would typically be seen as appropriate along major transportation
corridors such as US HWY 65 which adjoins these subject properties.

Compatibility:

The subject parcel is located adjacent to a commercial use to the south
and the US 65 intersection to the north. Generally, commercial and
industrial uses would be seen as appropriate along major transportation
corridors such as this. Development tends to act as a buffer between the
high intensity use of the highway decreasing toward lower intensity uses
such as residential and agricultural located eastward.

The property located directly to the east is zoned A-1 Agriculture and
developed with a single-family residence with the home located 250 feet
from the subject parcel property line. It should be noted that in 2022, Mr.
James Denney progressively broke up the farmland east of the subject
property through a series of administrative minor subdivisions. While these
parcels were created in a lawful manner, he chose not to request rezoning
of any of the property from agriculture to a residential district. As a result,
these parcels do not carry the same buffering/distancing requirements as
properties which have a residential zoning designation which might
otherwise have some level of impact on the development of this parcel.

Connectivity:

The subject property has 506’ +/- of frontage along Selmore Rd. and
currently appears to have no established points of access from Selmore
onto the property. Access to US 65 is about 920 feet to the north along
Selmore Rd to the intersection of US 65 and State Hwy EE. MoDOT
controls this section of Selmore Rd. Any requests for driveway access
would need to be approved through MoDOT and developed in compliance
with their standards.




PROJECT/SITE ANALYSIS:
Site Characteristics:

The site is bordered to the west by the exit ramp from US 65 to State Hwy
EE and bordered on the east by Selmore Rd. The parcel is 194 feet wide at
its widest point. The site is relatively flat with little to no elevation change
from north to south.

Landscaping and Buffering:

No specific provisions for landscaping or buffering have been offered or will
be required at this time. It should be noted that the Zoning Regulations
pertaining to the C-2 District identify certain uses which require minimum
distancing from Residentially zoned property. The property located at the
southeast corner of Selmore and Jackson Spring Rd. is the nearest R-1
zoned property. The proximity of that property to the subject creates some
inherent limitations to the types of commercial activities and/or the possible
location of certain activities which may be possible in a small portion near
the southeast corner of the subject property.

Additionally, the C-2 District has certain yard setback requirements which
may impact the extent to which the parcel can be developed. These criteria
are applied administratively when a site plan for development is presented
for review.

The applicant has shared a preliminary site plan for the project. The general
location of the proposed building as described appears to meet all required
setbacks.

Building Design:

Any new construction would be subject to permitting and inspection by the
Building Inspections Department.

Maximum structure height in the C-2 District is 45 feet for principal buildings
and 25 feet for accessory structures.

Applicable setback requirements for the C-2 district include 50 feet for the
front yard and 20 feet for the rear. When these constraints are applied to
the size and shape of the subject parcel, influences the maximum footprint
of any structure that can be built.

Access:

The parcel currently has an existing point of access to Selmore Rd. near
the northern end of the property. This point and/or any other access
points intended for commercial use would need to be properly developed

2

3




in compliance with MoDOT standards. Any building permits or
subsequent Certificates of Occupancy would be dependent upon
approval of access improvement plans and completion thereof. The
applicant has been in contact with Dusty Sears from MoDOT regarding
this issue and they are working toward a preliminary approval.

Utility Services:

There are no known public utilities at this location.

ENVIRONMENTAL ANALYSIS:

Stormwater Impact:

Rezoning to C-2 comes with a requirement that 30% of this parcel be
maintained as open space. Any commercial development would also be
expected to meet the County’'s Stormwater and Erosion Control
Regulations. The act of rezoning in and of itself would not be expected to
create any significant impacts to stormwater concerns. Future development
is when this analysis would be triggered.

Groundwater Impact:

The rezoning request itself would not be expected to create any significant
groundwater impacts. Future development of the site will likely create the
need for water and wastewater management improvements. These issues
would be addressed under the purview of MoDNR and the Christian
County Health Department and the time of development.

Floodplain/Sinkhole Impacts:

There are no mapped floodplain or sinkhole on the property.

TRANSPORTATION ANALYSIS:
Traffic Impact:

There are no expected traffic impacts due to the rezoning. The section of
Selmore Road fronting and providing access to this property is
approximately 22 feet in width. To the south of this property, past Jackson
Spring Rd., the road surface narrows to about 13-16 feet in width. MoDOT
maintains this section of road and would administer any requirements for
access or road improvements once the specific use and development
plans are proposed.




PUBLIC COMMENTS:

Multiple residents expressed concerns or opposition to this request. These included:

1.

2.

3

Fear that development on this property might add to periodic stormwater issues
which occur to the south during heavy rain events.

Traffic safety concerns related to sight distance and possible driveway placement
along Selmore Rd.

Opposition to any development at the site which might take away from the “rural
atmosphere” in the area.

Kristen Haseltine from ShowMe Christian County also spoke in favor of this request. She
explained that the applicant is consolidating his operations hoping to relocate to Christian
County. In doing so, he will be bringing a new business to the county which may employ
up to 20 people.

ANALYSIS/ RESPONSE TO PUBLIC COMMENTS:

1.

In the site’s currently undeveloped state, stormwater is uncontrolled and moves
freely across the property. The development of this site will ultimately require
stormwater management (likely detention) to limit that free flow of water. While
this will not resolve the issues being experienced to the south, it will likely improve
the situation by adding some degree of control to the area within the subject parcel.

. Both MoDOT and Selmore Special Road District seem to agree that the location

of the northern access point would be acceptable. The applicant has expressed
that if only one point of access is deemed appropriate, he would be able to make
the project work. There was also some apparent confusion regarding the number
and frequency of customers who would be visiting the proposed business.
Residents seemed to infer that the proposed business would be generating in
excess of 20 trailers with boats per day. Mr. Zimmerman explained that clients
typically drop off boats to be fitted with covers. The process usually takes about a
week to complete. Due to the length of the work involved, he really only receives
about two new boats per day. This confusion is likely related to a statement made
by the applicant regarding the number of jobs being created which he estimated at
20.

The concerns expressed related to rural atmosphere are understandable but also
subjective in nature. The four new homes built nearby on Jackson Spring Road
over the past 3 years could also be seen as something less than rural in nature.

This site is located at the intersection of a US Highway and a State Route exit
ramp. The land serves no purpose agriculturally and is inappropriate for residential
use. While development of this site will add to the existing commercial
development directly adjacent to the south, it also would provide a physical buffer

between residential homes and the highway and may also provide a small
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improvement to the volume and flow rate of stormwater runoff currently impacting
areas to the south.

RECOMMENDATION:

After reviewing the staff report and hearing public comment at its April 20, 2026 public
hearing, the Planning and Zoning Commission agreed to forward a recommendation to
approve this zoning change request by a vote of 6 aye to 1 nay. (The chair did not vote)
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Todd M. Wiesehan
Executive Secretary
Christian County Planning and Zoning Commission




County of Christian Case Number: 20(a-C06 ]

Planning and Development Date Received:03 12~ 2e
1106 W. Jackson St. Received By: Jodd
Ozark. MO 65721 Fee Paid: _(z50 90
Rexexpt#@jwj@g’ Check # jOQ_?
APPLICATION

PROPERTY OWNER / REPRESENTATIVE INFORMATION

Owner’s Name Z ] “mﬁ)ﬁ \Ugj:k }ELS ﬂé_i_,.._.__‘_‘
Owner’s Address olé - :D((Dn)pv\&as C) Y

Phone Number Lf T-8b2-0003 Fax # Emall wms0 *&Gb\r@ shkc
g loba Vs

Represeniative’s Name Straightline Elite Properties, LLC (Dennis Zimmerman)

Repmessnsive’s Addvess 163 Emerald Cove Dr, Hollister, MO 65672

Phone Number 660-620-0990 Fax #

/ .
Representative’s Signature /%7 {Vf/‘-’\
7 /

Email Dennis@straightlinecanvas.com

e
TYPE OF REQUEST
W Rezoning [0 AmendmenttoPUD#
] Conditional Use Permit (CUP) [] Variance
[] Amendmentto CUP# ] Appeal
[] Planned Unit Development (PUD) D Vacation (Subdivison, Road et¢)

PROPERTY INFORMATION

Parcel Number 18-0.5-21-000-000-021.001 Section_21 Township 26 Range 21

Address / Location of Property 6401 Selmore Rd. Ozark. MO 65721

Acreage Being Considered for Request 2.91 Existing Zoning__ R-1
Existing Land Use Vacant
On-Site Wastewater System Public Sewer Provider

EXISTING OR PROPOSED WATER SUPPLY

On-Site Well l l Shared Well ] ]

How many people serviced by Shared Well
Public Provider




Wt oy o pae Navedn [2, 2026

Date

Authorized Signature of Owner(s)
¥

ol

ACKNOWLEDGEMENT OF PROPERTY OWNER

STATE OF MISSOURI )

) SS.
Zteer

COUNTY OF V)

On this / 2 day of . in the year é%% . before me, the undersigned notary public,
personally appeared Letn 7 W ; , known to me to be the

person(s) whose name(s) is/are subscribed to the foregoing instrument and acknowledged that
he/she/they executed the same for the purposes therein contained. In witness whereof, | hS;eunto
set my hand and official seal.

DESREE’ KAPICA
Notary Public — Notary Seel
STATE OF MISSOURI
Greeng County
My Commission Explres . B, 2027
Commission #15481

OWNER AND REPRESENTATIVE MUST READ AND INITIAL THE FOLLOWING:

%3}_) % Application for a Rezoning. CUP. PUD. Variance. Appeal. etc. does not guarantee approval of

the request. No refunds will be granted. Non-payment of any required fee or charge will result
in an incomplete application and the request will not be heard by the Christian County Planning
Commission, the Christian County Commission, and/or the Christian County Board of

Adjustment. Failure to pay the required fee or charge for a period of ninety days will constitute

% a withdrawal of the request.
WJ As required by the State Zoning Laws. a legal and must be placed in a local publication. A notice

of public hearing will also be posted on the property by the County.

'P%Aj % The property owner authorizes Christian County staff to conduct on-site inspections relating to the

request in order to ensure compliance with provisions of the Planning and Development and
Building Inspection Regulations.

ﬂ g All public hearings should be attended by the property owner or their representative. Failure to
appear could results in the case not being heard as scheduled. Anyone in attendance will be given
an opportunity to enter testimony into the record. A decision may be issued without the
attendance of the applicant or representative.

i ;%AJ /i Christian County is not responsible for inaccurate information provided by the

owner/representative. Submission of an inaccurate legal description could result in the need to
re-advertise the request at the applicant’s expense or making the decision void.

7, Z/ Z All applications. submissions, and testimony at a public hearing are public record.

Unless otherwise posted, all Planning and Zoning Commission Hearings and Board of Adjustment Hearings
are held at 1106 S. Jackson Street, Ozark, MO 63721,  Office Phone: (417) 581-7242  Fax: (417) 581-4623
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51 dennis@straightlinecanvas.com [] 417-739-3131

DENNIS ZIMMERMAN

*
iy

L R TGRILINE
B tLITE PROPERTIES

straightlinecanvas.com

To whom it may concern,

Christian County Planning and Development

Respectfully request to rezone the property located at 6401 Selmore Rd, Ozark,
MO 65721. Section 21, Township 26, Range 21, Lot 18-0.5-21-000-000-021.001.

Request to rezone the property to C-2 for the construction of a building to
operate Straightline Elite Canvas, LLC.

Straightline Elite Canvas, LLC sells custom boat covers, bimini tops, enclosures,

and other marine related items.
v

All boats and materials will be stored inside, except for the staging of boats
during drop-off and pickup.

There is no noise, environmental, or other impact to surrounding neighbors.

Proposed building layout is attached.

Regards,

Dennis Zimmerman
STRAIGHTLINE ELITE PROPERTIES LLC




Maps for Case# 2026-0067
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Site Photos: Case 2026-0067

e PUBLIC NOTICE  [£) o=

View of existing access point
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