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MINUTES 
Board of Alderman  

Public Hearing 
1 & 3 South St Zoning Change  

April 20, 2022 
Mayor Fritz called the meeting to order  

5:02 PM 
 

This meeting is being held with a virtual option: 
https://us02web.zoom.us/j/85907372986?pwd=QWY1K3hZS0RPWC9qMENyTVcxTmlRZz09 

Meeting ID: 859 0737 2986                Passcode: 172815 
 

Acknowledgement of quorum: 
Aldermen Michele Stump: Present  
Alderman Virgil Moore: Present 
Alderwoman Christian Martin: Present 
Alderman Daniel Jacobs: Present 
 
Virtual: Mary Fritz, Kirsten, Amber C., Beckie (citizen)  
 
Also Present: Jerry Harman (City Administrator), Laura Cather (City Clerk), Bob Fritz 
(Mayor), Philip Korem (Future Alderman Ward II), Randy Reed (Public Works Manager), 
Todd Lemoine (Police Chief), Stephen Babbit (P&Z), Jason Hulling (P&Z), Don 
Bohenna (P&Z) 
 
Citizens Present with addresses: 
Margaret & Darrell Gonstead, 4 Greenview Dr.      Carol Stainbrook, 34 Skyline Dr.  
Barry Green, 3 South Street C                                Jill Downing, 6 Edgemont Dr.  
Marcel Glynn, 10 Woodland Ave.                           Sean Garland, 3 South St G 
Leona Baughman, 30 Woodland Ave.                    Stan Sharp, 140 Lakeshore Dr.   
Marjorie Rokita, 106 Shepherd Lane                      Natalie Modglin, 11 Pine Ln. 
James & Shelley Keeler, 3 South St H                   Lee & Sandi Erwin, 38 Lakeshore Dr. 
Margaret & Gary Birzer, 13 Sycamore                   Bridget Reynolds, 66 Northwoods Dr.  
Our Lady of the Cove, 20 Kimberling Blvd.            Sandra Fray, 66 Northwoods Dr.  
Sean & Karen Murray, 3 Heartland Dr.                  Joann McCullough, 18 Sycamore Dr.  
Elaine Hazelwood, 12B Valley View Dr. E.            Jim Davis, 24 Trail Ridge Dr. 
Gerald & Tamera Hogan, 50 Sunny View              Larry Anderson, 2352 Joe Bald Rd. 
Jim & Deb Podwinski, 48 Kimberling Blvd. 
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Alderman Moore addressed those in attendance showing his support to City 
Administrator Jerry Harman, and Mayor Robert Fritz. In the past City Administration has 
been treated unfairly due to nonfactual Facebook posts. Most information is open record 
and citizens can come to City Hall to request information at any time. 
 
Holyflip, LLC Zoning Change Request: Requesting a zoning change from 
Residential 3 to Commercial 2 on property 14-2.0-04-001-009-002.000: 1 South 
Street, Kimberling City MO.   
Lorie Garland Zoning Change Request: Requesting a zoning change from 
Residential 3 to Commercial 2 on property 14-2.0-04-001-009-002.001: 3 South 
Street, Kimberling City MO. 
 
1 South Street presented a zoning change request to the Planning & Zoning 
Commission on March 28th. At that time the Planning & Zoning Commission voted to 
approve the zoning change and move forward to public hearing. 3 South Street 
requested a zoning change after that meeting so that a zoning spot was not created if 1 
South Street is rezoned.  
 
Kirk Cocanougher, 3 South St gave a short presentation detailing why he is requesting 
the zoning change for his parcel. Mr. Cocanougher is proposing upgrades to the 
housing units located at 3 South St and using them for nightly rental instead of monthly 
lease. There will be upgrades made to the inside and outside of each unit, and the 
parking area will be asphalted with two spots being allocated to each unit.  
Standard operating procedures that Mr. Cocanougher will use in choosing renters are:  

• The management company will handle all bookings and employ local business 

owners for cleaning, maintenance, and landscaping.  

• There will be a 2-3 night minimum for all tenants 

• The minimum age to secure tenancy will be 21 years or older  

• All tenants must consent to and will have a full criminal background check ran 

prior to being allowed to secure tenancy  

• Maximum of three cars per unit (1 in garage, 2 in designated spots) 

• No on street parking 

• Strict noise guidelines will be outlined in rental agreement and deposit will be 

linked to their adherence  

Citizen Comments:  
Comments were made, citizens did not identify themselves before speaking. Questions 
and answers will be listed as they were asked.  
*Can the City update the zoning map without notifying Stone County and do nightly 
rental business have to have a resort license to operate?  
City Clerk Cather: The City maintains their own zoning, so the County does not need to 
be notified. Nightly rentals in Kimberling City would have a nightly rental business 
license, and by registered with the State of Missouri.  
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*Can the homes on Lakeshore near this property use their homes for nightly rental?  
City Clerk Cather: Only property that is zoned commercial can be used for nightly rental 
so this specific change would only affect 1, and 3 South Street.  
 
*How often will Mr. Cocanougher be in contact with his management company to make 
sure that the business is running smoothly?  
Mr. Cocanougher: Daily. They work for him, and he has set rules about how he wants 
the business to run.  
 
*Is there a maximum number of people that will be allowed in each unit, and does that 
mean only one family at a time or can one person invite different families?  
Mr. Cocanougher: 3 beds in each unit, so there would be a total of 6 people allowed in 
each unit. 6 people does not mean only one family can be at the unit at one time. If 
there is a maximum of 6 that can be made up of different families. 
 
Alderman Moore addressed those in attendance. There is nothing to stop people from 
asking to make changes to property they own or use their property as they see fit if it is 
already zoned for what they are requesting. What if scenarios keep being thrown out, 
the board will not deny a request to extent an area that is already surrounded by 
commercial property because of what ifs. The Board looks at each request with an open 
mind but to deny a request there has to be a specific reason why it would be a harmful 
impact to the city.  
 
*The city needs more affordable housing instead of nightly rental. How can the city 
approve taking some of the housing away or allowing him to build more units that are 
not being used for single family residence? 
Alderman Moore: The city cannot regulate how people use their own property. Taking 
housing away, demolishing homes, changing to owned homes instead of lease can 
happen at any time to any property. This gentleman is wanting to clean up the property 
which will in turn clean up the neighborhood.  
Mayor Fritz: The city has talked to developers who are coming in about affordable 
housing, and lease rentals. Developers are not building affordable housing, or 
apartments because affordable housing right now sells for $200,000 – $250,000 so 
there is not a profit to be made.  
 
*Is there any regulation on nightly rental in residential area: areas it is allowed, number 
of stays per year etc.  
City Clerk Cather: If a property wants to rent out their property as nightly rental the 
property must be zoned for commercial use. If the owner wanted to change the zoning 
to allow nightly rental the process for this would be to bring the zoning change request 
to the Planning & Zoning Commission. If approved a public hearing would be set before 
the Board of Aldermen vote on the change. Zoning on a parcel is never changed without 
a public hearing prior to the final vote.  
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*If the zoning is changed to commercial on these properties, could a bar be put into 
place instead of rental units.  
City Administrator Harman: Yes, in commercial zoning restaurants/bars are allowable. 
This property in question is already surrounded by commercial property so that is a 
possibility on the neighboring property already. 
 
*There are concerns about the safety of kids who walk on Lakeshore Drive. If more 
people are brought in who don’t know the area, would it be more dangerous for the 
pedestrians.  
Mr. Cocanougher: Kids being injured is a major concern but even if there are people 
coming to town to rent his units, the danger is still there. Even if the zoning is not 
changed, it will not have an impact on pedestrian safety.  
 
*If the zoning change is not approved will the property remain lease rental? 
Mr. Cocanougher: The original plan was to separate the units and sell them as single-
family residence. If the zoning is not changed it is highly unlikely that the property will 
remain rental property.  
 
Jason Hulliung (P&Z Chair) addressed the audience. When Mr. Cocanougher brought 
his plan to the Planning & Zoning Commission, we saw that his request was actually 
correcting a spot zoning situation. He was requesting a change from R3 to C2 in an 
area that already had C2 around it but also had a distinct boundary line (roadway) all 
the way around the property. From a zoning standpoint this zoning change request 
made sense which is why the Commission chose to approve and recommend the City 
move forward with a public hearing.  
 
*Are there any other areas in Kimberling City that are commercial areas directly next to 
residential?  
Jason Hulliung: The closest area is Cardinal Lane to Scenic Drive which is again 
separated by a road. If you look at the zoning map now there are not really any other 
spotted zoning. The current zoning map is available at City Hall, and the city website 
www.ckcmo.com.  
 
*There is a nightly rental in Greenview Drive that is in a residential area. Why is this 
nightly rental allowed?  
City Administrator Harman: There was litigation in 2004 that ended up allowing the 
property to be used for nightly rental purposes. The property is a grandfathered property 
and if it is used for the same use (nightly rental) when it changes owners it is allowed to 
be used for nightly rental purposes.   
 
Meeting Adjourned: 6:11 PM 
Attest:    Approved:  
________________   ________________ 
Laura Cather, City Clerk   Robert Fritz, Mayor 

http://www.ckcmo.com/

