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Case Number September 14-126 CUP 
 

Case Type Conditional Use Permit 
 

Project Name Riles Acres – Commercial Recreational 
Equipment & Vehicle Storage Facility 

 
 

 
 

Applicant  Martin Mueller, McLaughlin Mueller, Inc. 
  218 W. Mill St. 
  Liberty, MO  64068 
 
Owners  Mark E. And Brenda K. Riles  
  1904 Victory Lane 
  Kearney, MO  64060-8849 
 
Request Conditional Use Permit to locate a Commercial 

Recreational Equipment & Vehicle Storage Facility 
 

 
 

Application Submittal 2014-08-04 
 

Public Notice Published 2014-08-21 
 
Neighbor Letters Sent 2014-08-22 
 

Report Date 2014-09-02 
 

 
 

REPORT AUTHOR(S) Debbie Viviano, Planner 
 Matt Tapp, Director 
  
Recommendation APPROVAL with conditions
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  General Information 
 

Site Location: 15710 N 69 Hwy 
  

 Section 26 | Township 53 | Range 30 
  

Site Size: 25.27+ Acres 
 

Existing Landuse & Zoning:   Agricultural District (AG) 
 

Zoning/Platting History: None 
  

Surrounding Landuse & Zoning: 
 

North - Agricultural (AG), Residential Low-Density District (R-1A) Zoned Land, Residential 
Rural District (R-1) Zoned Land 

East - Residential Rural District (R-1) Zoned Land, City of Excelsior Springs, Shelton 
Estates (R-1), Residential Rural District (R-1) Zoned Land 

South - Residential Rural District and Residential Low Density District (R-1 & R-1A) Zoned 
Land, City of Excelsior Springs 

West - Agricultural (AG), Residential Rural District (R-1) Zoned Land, City of Excelsior 
Springs  

 

Current Conditions:   
SSuubbjjeecctt  PPrrooppeerrttyy  LLiinneess  ===   BBBLLLUUUEEE   

 
Courtesy Clay County 
Assessor GIS/Mapping 

 
 

Courtesy Microsoft® Bing™ 
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  Assessment 
 

Martin Mueller, McLauglin Mueller, Inc, representing Mark and Brenda Riles are requesting 
approval of a Conditional Use Permit (CUP) to establish the Commercial Recreational 
Equipment & Vehicle Storage portion on proposed Lot 2 of Riles Acres (3.68+ acres).  The 
owners plan to construct this phase at a later date on the west portion of proposed Lot 2. 
 

The Riles wish to split their land to build one (1) new single-family home on proposed Lot 1 
(21.59+ acres), as well as establish a new Commercial Self-Storage Facility with Recreational 
Equipment & Vehicle Storage on proposed Lot 2. See related Rezoning/Preliminary Plat (Case 
No. Sept. 14-125RZ/P) and Final Plat (see Case No. Sept. 14-127F) requests for more 
information. 
 

2008 Comprehensive Plan Considerations 
The Comprehensive Plan (“Plan”) indicates that the subject property is located in 

the , as well as the 1-Mile Urban Coordination Sub-Tier and the 
Highway Corridor Overlay District (92 Highway).   
 
The following tables illustrate two (2) of the most pertinent policies shaped by the Plan.  The first 
(1st) table shows the land use tiers and corresponding guidelines, and the second (2nd) explains 
the exceptions to the 20-acre minimum lot size policy as directed by the Plan.  
 

 
 

URBAN SERVICES TIER 
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The City of Excelsior Springs is within the 1-Mile Urban Coordination Sub-Tier. The City 
responded with an email on May 29, 2014 and their response was that “his proposed use would 
be consistent with our zoning.”  
 

The subject request meets the spirit and jest of the 2008 Comprehensive Plan in addition the 
use would be consistent with the City of Excelsior Springs zoning. It is located on trail #C-13; a 
third priority bike trail as identified by the Northland Trails Vision Plan (“NTVP”). The Clay 
County Parks Department responded they do not want 15’ Recreational Easement (“R/E”) within 
30’ Utility Easement (UE) along the frontage of N. 69 Highway.  
 

Character of the General Neighborhood 
Agriculturally (AG) zoned property is in each direction of the property. R-1 zoned land is to the north 

and west. R-1 & R-1A zoned land are to the north and south. The City of Excelsior Springs is to 
the east, west and south and within the 1-mile coordination tier [see Attachment B].  
 

Code Considerations 
The Conditional Use Permit (CUP) application was properly noticed in the Kearney Courier on 
August 21, 2014.  Adjacent property owners within the statutory law mandated 1,000 foot 
distance were notified by means of a certified letter sent August 22, 2014.  
 

The subject request for a Commercial Recreational Equipment & Vehicle Storage Facility is 
handled under multiple portions of the 2011 Clay County Land Development Code (“LDC”). The 
use table inside Section 151-6.1 includes a “Recreational Equipment Storage, Commercial” 
designation requiring approval of a Conditional Use Permit (“CUP”) in the Agricultural (“AG”) 
and Commercial Services (C-3) zoning districts.  As such, the subject request must meet all of 
the approval criteria for a CUP in Section 151-3.10 (A) (13) detailed below: 
 

A) The proposed use complies with the intent of the Comprehensive Plan and general 
provisions of the Land Development Code, modified for the specific use request. 
 

B) The proposed use in its proposed location will not have a substantial adverse impact 
on the public health, safety or general welfare. 
 

C) The proposed use will not cause substantial injury to the value of other property in 
the vicinity. 
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D) Adequate access routes will be provided and designed to prevent traffic hazards and 
to minimize traffic congestion in public streets. 
 

E) Adequate public safety, transportation and utility facilities/services  will be available 
to service the subject property while maintaining adequate levels of service for 
existing development, and 
 

F) The proposed use is compatible with adjacent uses in terms of scale, site design, 
and operating characteristics (i.e., hours of operation, traffic generation, lighting, 
noise, odor, dust, and other external impacts). 

 
The LDC also provides certain use standards within Section 151-6.2 (R) for a “Recreational 
Equipment Storage, Commercial”, which are noted below and specific to this request. Noted 
below in italics is the County staff response to the standard. 
 

1. A Conditional Use Permit is required in an AG and C-3 districts; uses are permitted in 
the I-1 and I-2 districts. 
 

The subject request meets this requirement for C-3. 
 

2. All commercial and equipment storage shall be totally enclosed within a building, or 
behind an 8’ fence in the I-1 district. 
 

Does not apply:  Subject request falls within a C-3 district, and not I-1. 
  

3. All recreational vehicles (campers, motor homes, boats, watercraft, etc.) may be stored 
outdoors; however, shall be enclosed within an eight foot fence with locking gate. 
 

The interpretation by the Planning & Zoning Director proposes two (2) main purposes for 
this section of the LDC: 
 

Security: 
According to the owner’s business plan (see Attachment “D”), the facility will 
provide controlled access at the entrance, concrete pillars or blocks along US 69 
Highway frontage (behind landscaping), as well as downward-pointing lighting. 
 

Due to the current deployment of multiple security measures on the property as 
detailed above, staff recommends the request meets this requirement. 
 

Aesthetics: 
Another purpose identified by the Director for the writing of this code focuses on 
the prevention of any negative visual impact of outdoor storage of commercial 
recreational equipment which may have on surrounding non-commercial uses 
(i.e. residences).  As indicated on p. 4 of the site plan drawings titled “Layout 
Plan” (see Attachment “E”), existing vegetation adequately shields the view of the 
proposed facility along the southern, western, and portions of the north property 
lines.  For that portion that does not shield the view along the north property line, 
new landscaping is being proposed.  In addition, clusters of new landscaping are 
also being proposed along the US 69 Highway frontage of the proposed facility. 

  
4. Front/street side setbacks shall be required in accordance with all district standards. 

 

Based on the site plan drawings supplied by the owners, this requirement is currently 
being met as all proposed buildings are setback a minimum of 25 feet. 
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5. All storage facilities that house more than 4 pieces of recreational equipment shall have 
direct vehicular access to a paved public road. 
 

The proposed site has vehicular access via US 69 Highway, which is paved. 
   

6. No recreational equipment shall be used for living, sleeping, or housekeeping purposes 
while in storage. 
 

Owners are aware of this requirement and will be in compliance. 
  

7. Facilities shall be used strictly for the storage of private recreational equipment.  Such 
facilities shall not be used for sale, rental, repair, or construction of such recreational 
equipment. 
 

Owners are aware of this requirement and will be in compliance. 
  

8. All customer use areas shall have a dust-free surface. 
 

As stated in the owner’s Business Plan (see Attachment “D”), the driveway will consist of 
“concrete that changes to dust free chip and seal past the right of way”. 
 

9. Depending on the location of the ingress/egress point for the storage site, all driveway 
entrances for such storage sites shall be reviewed and approved by the County Highway 
Department or the Missouri Department of Transportation. The minimum width of such 
driveways shall be 24 feet. 
 

Missouri Department of Transportation (“MoDOT”) has given approval for the 
approaches and driveway permit location.  See following section of staff report. 

 

Outside Agency Review 
MoDOT replied an email with this response:  
 

“We do not need any additional right of way for a commercial driveway. The two tracts have existing access 
– one is being upgraded to a commercial approach to accommodate the storage unit development.  The 
other is an existing gated access that will serve that second tract for non-commercial purposes.  No 
additional access can be obtained for tracts in question.” 

 
A standard Road Impact Fees (RIF) of $1,100.00 has been assessed for the additional Lot 2 as 
it fronts onto a state highway.  
 

The Clay County Health Department has given preliminary and final approval.  The Public Water 
Supply District #1 of Ray County has water availability for water meters for both lots.  
 

  Findings 
 

Staff has received multiple phone calls on the Self-Storage Facility with Commercial 
Recreational Equipment & Vehicle Storage rezoning and CUP requests.  One (1) was in 
opposition stating they did not want to see another self-storage facility in the area.  A few phone 
calls stated they had no opposition once they heard the details of the request.  A separate email 
from a nearby property owner stated that they are in full support of this request. 
 

The owners have also addressed the stormwater management and design criteria (LDC Section 
151-8.12 and 11.2) for this new development in a Storm Drain Report that has been reviewed 
by the County’s Consultant Engineer. 
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   Recommendations 
 

Staff recommends the request for the Conditional Use Permit to establish the Commercial 
Recreational Equipment & Vehicle Storage on proposed Lot 2 of Riles Acres (3.68+ acres) be 
approved with following conditions as shown on Exhibit A: 

 
Exhibit A 

 
1. The applicant shall comply with all the conditions and requirements of the Land 

Development Code, Section 151-3.10, Conditional Use Permits, and Section 151-
6.2 (R), Recreational Equipment Storage, Commercial, or as amended. 

  
2. The CUP shall be based on a time frame of fifteen (15) years. 
  
3. This CUP may be revoked at any time based on public complaints or violations of 

the LDC substantiated by an investigation by county staff. 
   

4. The applicant shall comply with and meet all codes and requirements stipulated by 
any local, state and federal governmental entities having jurisdiction over storage 
facilities. 

  
5. Lighting shall be directed downward and shielded from direct glare on nearby 

properties and roadways. 
 
6. All signage shall conform to the standards within the LDC and may require a permit 

prior to construction. 
  
7. Emergency 911 signage is required. 

 
8. Implement the County’s Consultant Engineer recommendations from their report 

dated August 29, 2014.  
 

9. Once approved, this CUP is non-transferable; therefore, if ownership changes a 
new CUP must be filed with the Clay County Planning and Zoning office. 
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   Attachments 
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Attachment D – Owner Business Plan 
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Attachment E – Site Plan Drawing 


