Planning and Zoning Commission
Monday, June 10, 2019
7:00 PM – City Hall
213 North Main
Republic, MO 65738
MEETING AGENDA
1. Call Meeting to Order
2. Approve Agenda
3. Approve Minutes
A. P&Z Commission Meeting, May 13, 2019
4. Meeting Procedures
5. Public Hearings
A. PDD 19-001 12 Stones. Public Hearing and Possible Vote to Recommend the
Approval of an Application to Change the Zoning Classification of Approximately 9.1
Acres, Located at 7000 Block West Farm Road 174, from Agricultural (AG) to 12
Stones Planned Development District (PDD)
B. PDD 19-002 Field Stone. Public Hearing and Possible Vote to Recommend the
Approval of an Application to Change the Zoning Classification of Approximately
5.75 Acres, Located at Old Stone Road, from Old Stone Planned Development
District (PDD) to Field Stone Planned Development District (PDD)
6. Other Business
C. SUBD 19-009 MT Farms. Possible Vote to Recommend the Approval of an
Application for a Preliminary Plat for Highway 60 Business Center, located at 3456
South Farm Road 101, a Commercial Subdivision Consisting of 62.57 Acres and 4
Lots in Phase 1
7. Citizen Participation
8. Community Development Department Update
9. Comprehensive Plan Update
10. Adjournment

Individuals addressing the Commission are asked to step to the podium and clearly state their name and address before
speaking. In accordance with ADA guidelines, if you need special accommodations to attend any city meeting, please notify
the City Clerks’ Office at 732-3140 at least three days prior to the scheduled meeting.

Ransom Ellis, Chairman
Brandon Andrews, Vice Chairman
Shane Grooms, Commissioner
Kevin Haun, Commissioner

Tony Mitchell, Commissioner
Erik Pedersen, Commissioner
Randy Phelps, Commissioner
Garry Wilson, Council Liaison

PLANNING AND ZONING COMMISSION
Republic City Council Chambers
213 N. Main, Republic, MO
May 13, 2019
7:00 p.m.
The regular meeting of the Planning and Zoning Commission was held on Monday, May 13,
2019; at Republic City Hall, 213 N. Main, in Republic. Commissioners in attendance included
Ransom Ellis, Chairman; Brandon Andrews, Vice-Chairman; Kevin Haun, Randy Phelps and
Erik Pedersen. Cynthia Hyder arrived late to the meeting. Commissioner Tony Mitchell was
absent for the meeting. Also, in attendance were Garry Wilson, Councilmember Liaison;
Garrett Tyson, Community Development Director; Karen Haynes, Principal Planner; Garrett
Brickner, City Engineer; and Connie Moller, Executive Assistant.
1. Call Meeting to Order. Chairman Ransom Ellis called the meeting to order at 7:02 p.m.
2. Record Commissioners Present. Commissioners in attendance included Ransom Ellis,
Chairman; Brandon Andrews, Vice-Chairman; Kevin Haun, Erik Pedersen and Randy
Phelps, Commissioners. Cynthia Hyder arrived late to the meeting. Commissioner Tony
Mitchell was absent for the meeting.
3. Approve Agenda. Motion was made by Kevin Haun and seconded by Brandon Andrews to
approve the agenda. Vote was 5 Ayes - Ellis, Andrews, Haun, Pedersen and Phelps. 0 Nays.
Motion carried.
Cynthia Hyder arrived for the meeting.
4. Approve Minutes.
a. P & Z Commission Meeting, April 8, 2019 - Motion was made by Kevin Haun and
seconded by Randy Phelps to approve the April 8, 2019, meeting minutes. Vote was 6
Ayes - Ellis, Andrews, Haun, Hyder, Pedersen and Phelps. 0 Nays. Motion carried.
5. Meeting Procedures. Chairman Ransom Ellis read a statement regarding the process and
procedures to be followed during the meeting of the Planning and Zoning Commission.
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6. Hearings.
a. SUBD 19-005 Ashford Place. Possible vote to recommend the approval of an
application for a Preliminary Plat for Ashford Place, a residential subdivision of nine
point three (9.3) acres, consisting of forty-eight (48) lots, located at the 900 Block North
Main Street.
Principal Planner Karen Haynes provided information on the agenda item. This is for
Ashford Place, 9.3 acres located north of the school property and will consist of a zerolot line residential development of 48 lots. Lengthy discussion followed concerning the
water connection in the area, the impact this development will have to traffic on Main
Street, etc. Commissioner Randy Phelps asked if adequate water flow was available on
the East end of Berry and if a flow test was available. Rick Wilson, Wilson Surveying,
spoke and said the flow had been tested three years ago. He added that he represents
the owners for this project. Mr. Wilson said there is 1500 gpm to the end of this
development which is the required amount adding being required to connect water to
the property to the north of this development would be very costly for the developer.
After much discussion, a motion was made by Randy Phelps and seconded by Brandon
Andrews to recommend the approval of an application for a Preliminary Plat for
Ashford Place, a residential subdivision of nine point three (9.3) lots, located at the 900
Block of North Main Street. Vote was 6 Ayes - Ellis, Andrews, Haun, Hyder, Pedersen
and Phelps. 0 Nays. Motion carried.
7. Citizen Participation.
Chairman Ransom Ellis opened the citizen participation at 7:55 p.m. No one came to the
podium and the citizen participation was closed at 7:55 p.m.
8. Community Development Department Update. Principal Planner Karen Haynes provided
information on the documents included with the packet. During the month of April, ninety
residential inspections were completed and eighteen commercial inspections. She provided
information also on commercial development planned for the City.
9. Comprehensive Plan Update. Community Development Director Garrett Tyson said the
department is currently heavily focused on transportation in the area. Research is being
conducted on Hwy. 60. Mr. Tyson said it is extremely important to protect the Hwy. 60
corridor for the Republic community as well as for other communities.
Mr. Tyson said the next agenda will be heavy with rezone requests and the Parks and
Recreation Department is planning to come and provide information on the upgrades and
improvements to the department.
A question was asked concerning Dunkin Donuts. Ms. Haynes said no permits have been
issued but Dunkin Donuts is coming to Republic and will include a Baskin Robbins as well.
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10. Adjournment. Motion was made by Kevin Haun and seconded by Randy Phelps to
adjourn the meeting at 8:03 p.m. Vote was 6 Ayes - Ellis, Andrews, Haun, Hyder, Pedersen
and Phelps. 0 Nays. Motion carried.

__________________________________
Karen Haynes
Principal Planner

_______________________________
Ransom Ellis
Chairman
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Planning and Zoning Commission

Project/Issue Name:

PDD 19-001. Public Hearing and Possible Vote to Recommend the Approval of
an Application to Change the Zoning Classification of Approximately 9.1 Acres,
Located at the 7000 Block of West Farm Road 174, from Agricultural (AG) to
12 Stones Planned Development District (PDD)

Submitted By:

Say You Can Development/Sparkman/Richesin

Presented By:

Community Development Department

Date:

June 10, 2019

ISSUE IDENTIFICATION
Say You Can Development and owners Sparkman/Richesin have applied to change the Zoning
Classification of approximately 9.1 acres of property located at the 7000 Block of West Farm Road 174
from Agricultural (AG) to 12 Stones Planned Development District (PDD).

DISCUSSION AND ANALYSIS
The property subject to this Rezoning Application is comprised of approximately 9.1 acres of land
located at the 7000 block of West Farm Road 174. The property is currently used as an agricultural field
and contains no structures.
Applicant’s Proposal
The applicant is proposing the Rezoning of this property to a Planned Development District (PDD) to
allow for the development of a residential single-family dwelling community for ages fifty-five (55) plus,
consisting of five (5) parcels of land, stormwater detention area, club house, public street extension,
open/common space, and private street; the development will consist of thirty-seven (37) single-family
residential dwellings.
Specifically, the applicant’s proposal includes the following elements:
•

•

Landscaping/Building Setbacks:
• North: 106’
• South: 25’ Setback
• East: 25’ Setback
• West: 25’ Setback
Individual Lot Setbacks:
PDD 19-001
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•
•
•
•

•

• Front Setback: 15’ from back of curb
• Rear Setback: 25’
• Side Setback: 6’
• Setback Between Dwelling Units: 12’
Density of Development: 401 Units/Acre
Stormwater Detention: A Stormwater Detention Basin is proposed at the southeast corner of
the property
Residential Units: 37 Single-Family Dwellings
Sidewalks: The applicant is proposing the extension of the public sidewalk from East Timber Oak
Street through the development; internal sidewalks are proposed on both sides of the private
street serving Lot 1
Age-Restricted Community: The applicant is not proposing an Age-Restricted Deed as part of
this proposal

The following paragraphs contain brief analyses of present site conditions as well as the proposal’s
relationship to adopted plans of the City.
Consistency with the Planned Development District (PDD) Ordinance
The purpose of the Planned Development Regulations is to allow for unconventional and innovative
arrangements of land and public facilities, which would be difficult to develop under the conventional
land use and development regulations of the City.
Planned Unit Developments must demonstrate substantial congruence with each of the following
conditions in order to be considered eligible for approval:
•

The proposed development plan shall involve a mixture or variation of land uses or densities
which cannot be accomplished by following the requirements set forth for conventional
development and which contains aspects of development beyond mere convenience that
necessitate use of a planned development.
• The 12 Stones PDD consists of thirty-seven (37) single-family residential dwellings on
five (5) Lots
• Lot 1: 33 Single-Family Residential Dwellings on 7.56 acres, Density of 4.4
Units/Acre
• Lots 2-5: 0.78 acres, Density of 5.1 Units/Acre
• Lot 2: 1 Single-Family Residential Dwelling on 0.24 acres
• Lot 3: 1 Single-Family Residential Dwelling on 0.18 acres
• Lot 4: 1 Single-Family Residential Dwelling on 0.18 acres
• Lot 5: 1 Single-Family Residential Dwelling on 0.18 acres
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The proposed development includes 33 single-family dwellings on a single lot under
common ownership; under traditional zoning district regulations, more than two (2)
dwellings on a single parcel of land would be a permitted use only under the MultiFamily Residential (R-3) Zoning District. The R-3 Zoning District requires compliance
with the area requirements of the High-Density Single Family Residential (R1-H) Zoning
District: 7,000 square foot minimum lot size, minimum lot depth of 90, and minimum
lot width of 70 feet for single-family dwellings. The proposed development under the R3 Zoning District Regulations would allow for a total of 24 on Lot 1 and a substantial
increase in unusable land on the northernmost portions of the parcel.
The proposed development plan shall involve the provision of all infrastructure deemed
necessary to adequately serve the potential development.
• The 12 Stones Development will extend the municipal water and sanitary sewer mains
on East Timber Oak Street through the development to the east property line of the
subject property, both mains will extend north through the development connecting to
City water and sanitary sewer lines on West Farm Road 174; the extension of the water
main at both locations will create a looped water system. The extension of water
parallel to West Farm Road 174 will require Off-Site Easements and the extension of the
City’s 10” water main located approximately 225’ from the subject parcels west
property line.
The proposed development plan shall involve design elements that promote the City of
Republic’s Comprehensive Plan.
• The City of Republic’s Comprehensive Plan promotes the expansion of residential
development at locations supported by the City’s water, sanitary sewer, and
transportation networks and promotes the development of a wide range of residential
development to provide adequate housing for a wide range of people within the
community
The proposed development plan shall involve design elements intended to lessen congestion in
the streets; to secure safety from fire, panic, and other dangers; to promote health and the
general welfare; to provide adequate light and air; to prevent the overcrowding of land; to avoid
undue concentration of population; to preserve features of historical significance; to facilitate
the adequate provision of transportation, water, sewerage, schools, parks, and other public
improvements.
• The 12 Stones Development will connect and expand East Timber Oak Street through
the property to the east, providing a future public road and sidewalk connection should
the adjacent property develop; the development’s private north-south road will connect
to East Timber Oak Street and West Farm Road 174; the development includes
sidewalks on both sides of the private street, greenspaces/open spaces, outdoor
recreational space for residents, clubhouse with parking, and dog park.
•

•

•

•
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Consistency with the Comprehensive Plan
The City’s Comprehensive Plan generally encourages the expansion of residential development through
proactive rezoning of land at appropriate locations. Appropriate locations are described generally
throughout the Plan with regard to the relationship of land at particular locations to infrastructure
capable of supporting various intensities and densities of uses.
The Plan also more particularly describes appropriate future land uses through the depiction of a Future
Land Use Map (FLUM). In this case, the FLUM depicts the subject property as having a Low Density
Residential FLUM designation. The City’s Adopted 2005 Land Use Plan has identified the Low Density
Residential Future Land Use Map designation as “Single-Family Residential Development at 1-6 units
per acre,” which includes the Low Density Single-Family Residential (R1-L) at 4 dwelling units/acre,
Medium Density Single-Family Residential (R1-M) at 5 dwelling units/acre, and High Density SingleFamily Residential (R1-H) at 6 dwelling units/acre. The proposed development’s density is 4.01
units/acre, within the allowable density for the Low Density Residential FLUM designation.
The 2005 Land Use Plan identifies Land Use Goals and Objectives relating to commercial development,
as follows:
•

•

•

Housing Development Supply and Demand: Housing development has been and will continue
to be an important element of the City’s overall growth and development; a wide range of
adequate housing availability for people of all income levels and ages is necessary to support the
City’s growth.
Goal: Encourage the development of Infill Housing
• Objective: Promote infill housing development
• Policies:
• Implement infill standards that promote compatibility between existing and
newly developed homes and actively promote infill opportunities
• Promote infill development as a means of maximizing existing infrastructure and
encouraging reinvestment in existing neighborhoods
• Support infill of vacant parcels in existing neighborhoods where variances are
needed due to changes in regulations
Goal: Improve the quality of all types of housing in the City
• Objective: Encourage the development of high quality housing regardless of the size,
type, and density of housing being constructed
• Policies:
• Adopt more flexible subdivision standards that would allow Developers to
incorporate high quality architectural details such as entry features and less
dominant garages to enhance visual appeal and residential character
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•
•

Adopt design standards for high density housing to offset the perception that
higher density housing is lower quality than low density housing
Adopt Traditional Neighborhood Design Standards for new urbanism
housing/mixed –use development

Compatibility with Surrounding Land Uses
The subject site is surrounded by Oak Court Place PDD, Two-Family Residential, High Density Single
Family Residential, and Greene County Agricultural and Residential zoning (Zoning Map enclosed with
Exhibit).
•
•
•
•

North: Two-Family Residential; High-Density Single Family Residential
South: Greene County Residential
East: Greene County Agricultural
West: Oak Court Place PDD

The land uses permitted in the applicant’s proposal are considered to be generally compatible with the
surrounding residential zoned properties and uses in proximity to the subject parcel.
Capacity To Serve Potential Development and Land Use
Municipal Water and Sewer Service: This site is currently accessible by City of Republic water and
sanitary sewer services. The development of the subject 9.1 acres of property will require new
connections to existing water and sanitary sewer lines in proximity of the property. The applicant is
proposing connection to the existing ten (10) inch water main on East Timber Oak Street with an eight
(8) inch water main extending to the east property line of the subject property; an eight (8) inch water
main will run north from the extension of Timber Oak Street through the development connecting to the
City’s 10” water main approximately 225’ west of the property, requiring Off-Site Easements. The
development will be served by a new eight (8) inch gravity sewer main running north to south through
the development to the extension of the Timber Oak Street sewer main running east to west through
the subject property; the proposed connections will flow to the Shuyler Creek Lift Station. The Shuyler
Creek Station has sufficient capacity to serve the proposed development.
Transportation: The subject parcel is currently accessible, for current agricultural purposes, from an
existing access point on West Farm Road 174; the development of the parcel will require review for a
private street intersection associated with the overall development plan.
West Farm Road 174, from North Oakwood Avenue, east to State Highway ZZ is designated by the Major
Thoroughfare Plan (MTP) as a Collector. Streets designated as Collectors, collect and distribute traffic to
and from Local and Arterial Streets. Collector Streets are intended for moderate volume, low speed and
short length trips. The Major Thoroughfare Plan Design Standards include a minimum of sixty-five (65)
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feet of right-of-way for Collectors; dedication of deficient right-of-way will occur during final platting of
the development.
The City’s Public Works Department studied 2018 MODOT traffic counts on West Farm Road 174, in the
vicinity of the subject property, to determine baseline daily traffic data. MODOT’s traffic counts indicate
the volume of traffic on West Farm Road 174 at 1,265 daily trips; the road is well within the volume of
1,100-6,300 for a Collector.
The impact on the transportation network is evaluated by the City Engineer through trip generation
standards provided by the Institute of Transportation Engineers (ITE) Trip Generation Manual; these
standards include uses and associated number of trips generated by these uses. The applicant, as a part
of the subject proposal, submitted a Traffic Impact Assessment by CJW Engineers; the report indicates
2019 traffic counts for West Farm Road 174 at 1,670 daily trips and a total of 340 trips generated for the
proposed residential development. The City Engineer has reviewed the report and concurs with the trip
generation calculation of 340 daily trips per day generated from the proposed use, utilizing the ITE code
for Single-Family Detached Housing. The addition of up to 340 trips per day for the proposed residential
single-family housing development increases the daily traffic counts for West Farm Road 174 to
approximately 2010 daily trips, which is within the volume capacity for a Collector Street.
Floodplain: The subject parcel does not contain a Special Flood Hazard Area (SFHA/Floodplain).
Sinkholes: The subject parcel does not contain any identified sinkholes on the property.
All developments must include site design providing for sufficient emergency vehicle access as well as
fire protection facilities (e.g. fire hydrants). Additional elements of code compliance, evaluated at the
time of the development proposal, which will impact the commercial development of the subject
property, include, but are not limited to, the City’s Zoning Regulations, adopted Fire Code, and
adopted Building Code. The next step in the process of development of the subject parcel, upon a
favorable rezoning outcome, will be the development, review, and approval of a
Subdivision/Development Permit.
Alternative Uses as Presently Zoned
The current zoning of the subject property is Agricultural (AG); the property is currently used as an
agricultural field and contains no structures. The intensity and density of use does not generally
represent the highest and best use of the land from the perspective of urban growth and
development/redevelopment given its location on West Farm Road 174 and the size of the parcel.
The current zoning of the subject property would allow the owner to continue to utilize the parcel for
agricultural purposes.
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Extent to which Proposed Amendment Creates Nonconformities
The referenced property is vacant agricultural land, there are no known nonconforming uses.
Trend of Development in Vicinity of Subject Property
The general trend of development in the vicinity of the subject property (enclosed with Exhibit) can be
generally described as gradual residential development. The area directly adjacent to the property has
experienced new residential development, Westwood Phases 1, 2, and 3, and Oak Court, in recent years.
The residential development and redevelopment trend has been largely facilitated by the population
growth of the City of Republic, which has continued to create market conditions favorable to continued
residential growth in areas in proximity to the City’s major commercial corridors and public amenities.

STAFF RECOMMENDATION
Staff considers the proposed Zoning Map Amendment (Rezoning) to be generally consistent with the
goals and objectives of the Comprehensive Plan, generally consistent with the trend of development in
the vicinity of the site, generally compatible with surrounding land uses, and able to be adequately
served by municipal facilities and existing transportation networks. Specifically, the proposed
development can be adequately served by the City’s municipal water and sewer services and the City’s
transportation network, West Farm Road 174, can adequately serve the increase in trips generated by
the proposed development. Based upon this analysis (performed without the benefit of evidence and
testimony of a public hearing), Staff recommends the approval of this application.
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PDD 19-001: Twelve Stones 55+ Community
Zoning Map
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TwelveStones
City Limit

Zoning
AG Agricultural
C-1 Commercial
C-2 General Commercial
C-3 General Commercial
M-1 Light Manufacturing
M-2 Heavy Manufacturing
PDD Planned Development
R1-L Single Family Low Density
R1-M Single Family Medium Density
R1-H Single Family High Density
R1-Z Zero Lot Line Residential
R-2 Two-family Residential
R-3 Multi-family Residential

Applicant: Say You Can Development
Address: 7600 Block W Farm Road 174
Number of Proposed Units: 37 (Single Family)
Zoning: AG
Total Area: 9 acres
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PDD 19-001: Twelve Stones 55+ Community
Vicinity Map
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City Limits

Applicant: Say You Can Development
Address: 7600 Block W Farm Road 174
Number of Proposed Units: 37 (Single Family)
Zoning: AG
Total Area: 9 acres

0

0.5

1

Miles
2

PDD 19-001: Twelve Stones 55+ Community
Future Land Use Map
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City Limit

Future Land Use
Zone Type
Low Density Residential
High Density Residential
Med Density Residential
Main Street District
C-1
C-2
M-1
M-2
Park
Planned Business Park
Public Land Use
School Land Use

Applicant: Say You Can Development
Address: 7600 Block W Farm Road 174
Number of Proposed Units: 37 (Single Family)
Zoning: AG
Total Area: 9 acres
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May 28, 2019
Karen Haynes, CFM, CPM, CNU-A
Principal Planner
Community Development Department
City of Republic, Missouri 65738
Re: 12-Stone
PDD Details Supplement Letter
Ms. Haynes:
The purpose of this letter is to outline a few of the differences between the proposed PDD and
traditional R3 zoning. Please find the following as per your request:
1.

Front setback 15’ from back of curb: In order to provide a more interactive neighborhood and
to encourage interaction of the residents, we are proposing a front yard setback of 15’ from the
back of curb, whereas typical R-3 zoning would require 25’ from the right-of-way. This also
provides the ability to provide shared driveways and locate garages to the back of the residence,
and out of sight from street view.

2. Rear Setback Proposed to be 25’: Due to an existing utility easement running along the entire
west property line, we are proposing a 25’ rear setback on both the west, east, and south side of
the property. This will allow for additional green space in the rear yards, that is typically
provided in front yards, and will provide for recreational space for each resident.
3. Side Setback: Typical R3 zoning would require a min. side yard setback of 10’. We are proposing
to increase that to a minimum of 12’ between the buildings to allow for additional green space.
4. Our proposal provides for sidewalks on both sides of the street to encourage pedestrian traffic,
and social interaction between the residents. In addition, our proposal provides for a gathering
/ interaction space in the median that would be heavily landscaped with reduced traffic speed.
Should you have any questions or require additional information, please let me know.

Sincerely:

David Bodeen, PE
Pinnacle Design Consultants, LLC
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ISSUE IDENTIFICATION
ATW LLC and SBH Development LLC have applied to change the Zoning Classification of approximately
5.75 acres of property located at Old Stone Road, from Old Stone Planned Development District (PDD)
to Field Stone Planned Development District (PDD).

DISCUSSION AND ANALYSIS
The property subject to this Rezoning Application is comprised of approximately 5.75 acres of land
located at Old Stone Road. The property is currently unimproved, containing no structures.
Applicant’s Proposal
The applicant is proposing the Rezoning of this property to a Planned Development District (PDD) to
allow for a mixed-use development consisting of 12,800 square feet of commercial space and 110
residential dwelling units (apartments). The development will consist of three (3) main structures: one
(1) mixed-use building with commercial storefronts and residential dwelling units and two (2) residential
apartment buildings; greenspace and landscaping, swimming pool, and 320 parking spaces for
residential and commercial use.
Specifically, the applicant’s proposal includes the following elements:
•

•
•

Landscaping/Building Setbacks:
• Old Stone Road (South): 15’ Landscaping/Building Setback/Utility Easement
• Farm Road 103 (East): 15’ Landscaping/Building Setback/Utility Easement
• US Highway 60 (North): 15’ Landscaping/Building Setback/Utility Easement
• Old Stone PDD, Lot 1/State Highway M (West): 10-11’ Landscaping/6’ Building Setback
Stormwater Detention: Existing Stormwater Detention area (Old Stone Development)
Residential Buildings:
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Three (3) floor residential building, totaling twenty-four (24) residential units, consisting
of twelve (12) two (2) bedroom apartments and twelve (12) one (1) bedroom
apartments
• Three (3) floor residential building, totaling thirty-six (36) residential units, consisting of
twenty-four (24) two (2) bedroom apartments and twelve (12) one (1) bedroom
apartments
Mixed-Use Building:
• Three (3) floor mixed-use building, totaling 12,800 square feet of commercial first-floor
space and fifty (50) residential units, consisting of ten (10) studio apartments, ten (10)
one (1) bedroom apartments, and thirty (30) two (2) bedroom apartments
Sidewalks: Internal sidewalks; existing sidewalks on Old Stone Road
Parking: Total of 320 parking spaces (306 parking spaces required)
• Residential: 220
• Calculation: 2 parking spaces per unit (required)
• Commercial (Retail): 86
• Calculation: 1 parking space per 150 square feet
• Required: 1 parking space per 200 square feet
•

•

•
•

The following paragraphs contain brief analyses of present site conditions as well as the proposal’s
relationship to adopted plans of the City.
Consistency with the Planned Development District (PDD) Ordinance
The purpose of the Planned Development Regulations is to allow for unconventional and innovative
arrangements of land and public facilities, which would be difficult to develop under the conventional
land use and development regulations of the City.
Planned Unit Developments must demonstrate substantial congruence with each of the following
conditions in order to be considered eligible for approval:
•

•

The proposed development plan shall involve a mixture or variation of land uses or densities
which cannot be accomplished by following the requirements set forth for conventional
development and which contains aspects of development beyond mere convenience that
necessitate use of a planned development.
• The Field Stone PDD consists of one (1) mixed-use building and two (2) residential
apartment buildings as a common development; the configuration, density, and
intensity of uses are not allowed under conventional zoning
The proposed development plan shall involve the provision of all infrastructure deemed
necessary to adequately serve the potential development.
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The Field Stone PDD Land Use Plan provides for an extension of a water main parallel to
US Hwy 60 required to serve the development; the development can be served by the
City’s sanitary sewer system; the existing transportation network is sufficient to serve
the development
The proposed development plan shall involve design elements that promote the City of
Republic’s Comprehensive Plan.
• The City of Republic’s Comprehensive Plan promotes the expansion of residential and
commercial development at locations supported by the City’s water, sanitary sewer, and
transportation networks
The proposed development plan shall involve design elements intended to lessen congestion in
the streets; to secure safety from fire, panic, and other dangers; to promote health and the
general welfare; to provide adequate light and air; to prevent the overcrowding of land; to avoid
undue concentration of population; to preserve features of historical significance; to facilitate
the adequate provision of transportation, water, sewerage, schools, parks, and other public
improvements.
• The Field Stone development will be served by the existing Old Stone Road and sidewalk
system installed during the development of Old Stone, Republic Road/State Highway
MM, US Hwy 60, and Farm Road 101
•

•

•

Consistency with the Comprehensive Plan
The City’s Comprehensive Plan generally encourages the expansion of residential and commercial
development through proactive rezoning of land at appropriate locations. Appropriate locations are
described generally throughout the Plan with regard to the relationship of land at particular locations
to infrastructure capable of supporting various intensities and densities of uses.
The Plan also more particularly describes appropriate future land uses through the depiction of a Future
Land Use Map (FLUM). In this case, the FLUM depicts the subject property as having a Local
Commercial (C-1) FLUM designation. The City’s Adopted 2005 Land Use Plan has identified the Local
Commercial Future Land Use Map designation as “Retail and office uses, including small neighborhood
shopping centers and isolated retail businesses, which includes the uses permitted in the
corresponding zoning district, Local Commercial (C-1).
Uses permitted in the Local Commercial (C-1) Zoning District include the following: General retail
businesses, government buildings, office buildings, and residential uses above the first floor or behind
non-residential uses.
The 2005 Land Use Plan identifies Land Use Goals and Objectives relating to commercial development,
as follows:
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•

•

Business Development & Retention: Local retail is important to quality of life in the City; a
substantial portion of the City’s tax revenues are tied to retail sales tax
• Goal: Expand opportunity for new commercial development in the City
• Objective: Study the opportunity for commercial property along major
thoroughfares and at major highway intersections
 Policies: The City should consider rezoning requests for commercial and
mixed-use development at intersections of major highways
• Goal: Encourage infill development of vacant commercial land utilizing existing
infrastructure
• Objective: Encourage infill development of vacant commercial land
 Policies: The City should strongly consider rezoning proposals for the
development of infill commercial properties identified in the Land Use Plan
Housing Development Supply and Demand: Housing development has been and will continue
to be an important element of the City’s overall growth and development; a wide range of
adequate housing availability for people of all income levels and ages is necessary to support the
City’s growth.
• Goal: Encourage the development of Infill Housing
• Objective: Promote infill housing development
• Policies: Implement infill standards that promote compatibility between
existing and newly developed homes and actively promote infill
opportunities: Promote infill development as a means of maximizing
existing infrastructure and encouraging reinvestment in existing
neighborhoods
•

Goal: Improve the quality of all types of housing in the City
• Objective: Encourage the development of high quality housing regardless of the
size, type, and density of housing being constructed
• Policies:
• Adopt design standards for high density housing to offset the perception
that higher density housing is lower quality than low density housing
• Adopt Traditional Neighborhood Design Standards for new urbanism
housing/mixed –use development

Compatibility with Surrounding Land Uses
The subject site is surrounded by General Commercial (C-2), Heavy Industrial (M-2), Old Stone PDD, and
Greene County Agricultural property (Zoning Map enclosed with Exhibit).
•
•
•

North: Heavy Industrial (M-2)
South: Old Stone PDD
East: Greene County Agricultural (A-1)
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•

West: General Commercial (C-2)

The land uses permitted in the applicant’s proposal are considered to be generally compatible with the
surrounding commercial, residential, and industrial zoned properties and uses in proximity to the
subject parcel.
Capacity to Serve Potential Development and Land Use
Municipal Water and Sewer Service: This site is currently served by City of Republic water and sanitary
sewer services. The development of the subject 5.75 acres of property will require the extension of a
new water main parallel to US Hwy 60 to serve the development and connection to existing water and
sanitary sewer lines on the property. An eight (8) inch water main exists on Lots 2, 3, and 4, connecting
to an eight (8) inch water main on the south side of Old Stone Road. The proposed water main will
connect to an existing ten (10) inch water main near the intersection of US Hwy 60 and Republic Road,
extending to the intersection of US Hwy 60 and South Farm Road 101 and connecting to the eight (8)
inch water main at the intersection of Old Stone Road and South Farm Road 101, creating a looped
water system to serve the development. The development will be served by existing gravity sanitary
sewer mains on the north side of Old Stone Road and on Lot 5, flowing to the McElhaney Lift and
Shuyler Creek Lift Stations, and then to the Treatment Plan; the Lift Stations and Treatment Plan have
sufficient capacity to serve the proposed development.
Transportation: The subject parcel is currently accessible, for residential and commercial access, from
Old Stone Road. The applicant is proposing to utilize the existing two (2) entrances from Old Stone
Road, located between Lot 3 and 4 and on Lot 5 to serve the development; no new entrances from US
Hwy 60 or South Farm Road 101 are proposed or are permitted.
Old Stone Road is classified as a local street, built during the construction of the Old Stone Apartment
Complex on the southside of Old Stone Road. The street was built with a seventy (70) foot Right-of-Way
and sidewalks on both sides of the street. The street was designed and built to accommodate the trips
generated by the full build-out of the Old Stone PDD, consisting of 384 residential dwelling units and five
(5) Local Commercial Lots. Residential and commercial traffic utilizing Old Stone Road exit the
development onto either West Republic Road or South Farm Road 101; traffic traveling to Republic or
Springfield may utilize either West Republic Road or Us Hwy 60.
The impact on the transportation network is evaluated by the City Engineer through trip generation
standards provided by the Institute of Transportation Engineers (ITE) Trip Generation Manual; these
standards include uses and associated number of trips generated by these uses. The Old Stone PDD was
approved for approximately 48,000 SF of retail with a weekday trip generation of 3,650. The trip
generation for approximately 13,000 SF of retail is 1,501 and the trip generation of 110 dwelling units
(apartment buildings) is 598, resulting in a total trip generation of approximately 2,099, less than the
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total (3,650) projected for the commercial area of Old Stone PDD; the City Engineer has determined
no further traffic analysis is required for the proposed development. The total trips generated by the
Field Stone Mixed-Use Development will not impact the future development of Lot 1 of Old Stone PDD,
allotting approximately 1,551 trips for development of the parcel.
Floodplain: The subject parcel does not contain a Special Flood Hazard Area (SFHA/Floodplain).
Sinkholes: The subject parcel does not contain any identified sinkholes on the property.
All developments must include site design providing for sufficient emergency vehicle access as well as
fire protection facilities (e.g. fire hydrants). Additional elements of code compliance, evaluated at the
time of the development proposal, which will impact the mixed-use development of the subject
property, include, but are not limited to, the City’s Zoning Regulations, adopted Fire Code, and
adopted Building Code. The next steps in the process of development of the subject parcel, upon a
favorable rezoning outcome, will be the development, review, and approval of a Replat Survey,
Infrastructure Permit, and a Commercial Building/Development Permit.
Alternative Uses as Presently Zoned
The current zoning of the subject property is Old Stone PDD, allowing for uses permitted in the Local
Commercial (C-1) Zoning District, such as general retail businesses, government buildings, office
buildings, and residential uses above the first floor or behind non-residential uses. The Old Stone PDD
as approved, does not allow for additional residential dwelling units, as the 384 originally permitted are
constructed or are in construction. The property will remain vacant until issued a Commercial
Development Permit for a Permitted Use in the Old Stone PDD or Rezoned.
The intensity and density of use does not generally represent the highest and best use of the land from
the perspective of urban growth and development/redevelopment given its location on US Hwy 60 and
West Republic Road and the size of the parcel.
Extent to which Proposed Amendment Creates Nonconformities
The referenced property is vacant land with no current established land use, there are no existing
known nonconforming uses.
Trend of Development in Vicinity of Subject Property
The general trend of development in the vicinity of the subject property (enclosed with Exhibit) can be
generally described as high density residential and commercial development. The area directly
adjacent to the property, Old Stone PDD, is currently developing the last of the residential dwelling units
allowed by the Old Stone PDD. Lots 1-5 of the Old Stone PDD, permitted for Local Commercial uses, has
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remained vacant since the PDD approval in 2004. Overall residential and commercial development in
the City has been largely facilitated by the population growth of the City of Republic, which has
continued to create market conditions favorable to continued residential and commercial growth in
areas in proximity to the City’s major commercial corridors and public amenities.

STAFF RECOMMENDATION
Staff considers the proposed Zoning Map Amendment (Rezoning) to be generally consistent with the
goals and objectives of the Comprehensive Plan, generally consistent with the trend of development in
the vicinity of the site, generally compatible with surrounding land uses, and able to be adequately
served by municipal facilities. Specifically, the proposed development can be adequately served by the
City’s municipal water and sanitary sewer services and the City’s transportation network. Based upon
this analysis (performed without the benefit of evidence and testimony of a public hearing), Staff
recommends the approval of this application.
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PLANNED DEVELOPMENT DISTRICT (PDD)
1.

PROJECT DESCRIPTION AND LOCATION

This project consists of 5.75 acres of land and is located along the south side of
US 60 Highway and east of Missouri Route M Highway. The parcel under
consideration is currently platted as Lots 2, 3, 4, and 5 of Old Stone
Development as recorded in Plat Book ZZ at Page 158, Greene County
Recorder’s Office. A location map is shown on the Land Use Plan (Exhibit 1)
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LAND USE SUMMARY

These lots are currently zoned PDD on the City of Republic’s Zoning District
Map, but designated as “C-1 Local Commercial District on said Final Plat of Old
Stone Development. Zoning of adjacent properties are shown on Exhibit 1. The
property directly north of Highway 60 has a zoning of “M-1" Light Industrial
District. The property directly south of Old Stone Avenue (existing Old Stone
Apartments) is zoned PDD and designated as R-3 on said Final Plat of Old
Stone Development. The mixed use of both commercial and residential
apartments proposed with this development provide a reasonable transition
between the adjacent zonings. The proposed land uses, land allocations and
their relationships are shown on the Land Use Plan (Exhibit 1).

Tate Engineering Consultants
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The following table presents the proposed land uses and development areas for
this development.
Table 2.1 Land Allocation Summary Table

Total Project Area:

5.75

Acres

Buildings

1.14

Acres

Open Space

1.55

Acres

Paved Driveway and Parking Area

2.61

Acres

Sidewalks

0.45

Acres

Commercial Space

12,800

Sq. Ft.

Apartment Units

110

Units

Studio

10

Units

1 Bedroom

34

Units

2 Bedroom

66

Units

Residential Density
110 Units

Land Area 5.75 Acres

19.13 Units/Acre

Commercial Intensity
Commercial Area 12,800 S.F. Land Area 5.75 Acres.
Floor Area Ratio 0.05
The proposed development will include both commercial and residential
uses. The type of commercial uses anticipated will compliment the
residential uses. Pedestrian sidewalks and access throughout the entire
development as shown on the development plan will help encourage
pedestrian access and interaction with the mixed commercial areas in
the development.

Tate Engineering Consultants
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Permitted Commercial Uses:
Uses anticipated include restaurant, retail shops, and offices. Permitted uses as
follows:
•

Miscellaneous store retailers such as florists, office supplies, stationery,
gift stores, novelty and souvenir stores, used merchandise stores, pet and
pet supplies stores, art dealers, tobacco stores, electronics and appliance
stores, health and personal care stores, clothing and clothing accessories
stores, sporting goods, hobby and music stores.

•

General retail businesses including pawn shops and second-hand stores;
pet stores; print shops and photocopying establishments; restaurants
including drive-in, pick-up, and drive-up facilities; doughnut shops;
package liquor; book; tobacco; furniture; appliance; drug; grocery; flower;
jewelry; clothing.

•

Office or office buildings including health clinics, medical doctors and
dental offices, accountants, real-estate, engineering, architecture, finance,
insurance, and other professional service offices.

•

Personal service establishments including beauty parlors; barbershops;
custom tailoring; dry cleaning and laundry pick-up; shoe repair; selfservice laundromats; express or mailing offices; hearing aid and eye glass
shops, professional, scientific and technical services.

•

Private schools and studios for art, dance, drama, music or photography
and private and publicly funded schools, preschools and daycare facilities.

•

Veterinarian, dog grooming, boarding or similar place of animal care,
provided that only treatment be given to animals kept within the building or
office. No outside cages, kennels, fences, equipment, materials, etc.
associated with livestock or other large animals shall be stored on the
premises.

•

Government buildings and associated uses.

Tate Engineering Consultants
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ARCHITECTURAL THEME

Architectural exterior building materials covering outside walls may consist of
brick veneer, pre-cast elements, stone veneer, architectural style LP Wood
siding, and/or EIFS. Buildings shall have a minimum of 30% of brick, stone or
equivalent masonry product on exterior walls. All roofs shall contain shadow line
type (or equivalent) architectural shingles. Structures shall be three-story units
with wood frame construction.

The apartments will be studio, one or two bedroom units. The commercial units
shall conform to the architectural controls and details of the multi-family
residential apartments in the development.

CONCEPT RENDERING

Tate Engineering Consultants
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CONCEPT RENDERING

CONCEPT RENDERING
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STORMWATER MANAGEMENT

An existing detention basin is located south of this development in Lot 6 of Old
Stone Development. The detention basin was sized to mitigate both flooding and
erosion control and was sized to include drainage from this development.
Existing storm piping has been extended from the detention basin to capture
runoff from this site and offsite runoff from north of Highway 60 to convey
drainage to the detention basin. The site will be graded and drainage system
extended to convey runoff across the site while maintaining allowable depths of
flow and velocity.
There are no identified flood zones on the property based on the Flood
Insurance Rate Maps prepared by the Federal Emergency Management Agency.
The location of the development high in the watershed effectively precludes any
significant flooding problems.
A sediment and erosion control plan will be required for this development. The
Missouri Department of Natural Resources requires the development of a storm
water pollution prevention plan (SWPPP) to address erosion control
requirements both during and after completion of construction.
Undisturbed vegetation will be left wherever possible to filter runoff as sheet flow.
Best Management Practices for sediment/erosion control will be used where
necessary to prevent sediment runoff.
5.

UTILITIES

The development will utilize all current municipal utilities. Water is available via
an existing 10-inch waterline along US 60 Highway, which will be extended along
said south right of way line to loop to an existing 8” main on the eastern portion
of the site. Water mains will be sized and extended into the development to
provide water supply and fire protection. See Infrastructure Plan. (Exhibit 1)
Empire Electric Company will provide power.
underground.

All utilities will be constructed

Natural gas supply will be provided by Missouri Gas Energy Company.
6.

WASTEWATER DISPOSAL

This development will connect to the City of Republic's existing collection
system. An existing sanitary sewer line is located on the eastern portion of the
site and also along the north side of Old Stone Avenue. Service laterals will be
extended to each building from the existing sanitary sewer mains. See
Infrastructure Plan. (Exhibit 1)

Tate Engineering Consultants

Page 7

Field Stone

7.

Planned Development District (PDD)

PARKING REQUIREMENTS

A total number of 320 individual parking spaces will be provided for in the
proposed development. The close proximity of the commercial and multi-family
parking units will allow shared overflow capacities for each. Since many of the
units will be studio or single bedroom apartments, it is unlikely that a full 2
parking spaces per apartment is actually necessary.
Parking Calculations

8.

Apartments
2 Parking Spaces Per Unit Required
(110 X 2)

220

Required

Retail
1 Space per 150 S.F. Average

86

Required

Total Parking Spaces Required

306

Spaces

Total Parking Spaces Provided

320

Spaces

PROPOSED DRIVES AND SIDEWALKS

The development will access Old Stone Avenue at two locations. Old Stone
Avenue has been constructed to City of Republic collector street standards,
having 40 ft. wide pavement section and a 70 ft wide right of way. Old Stone
Avenue continues across the south side of the development accessing Farm
Road 101 on the east and Missouri Route M on the west.
Sidewalks will be extensive throughout the development with pedestrian
access to every building and facility amenity. Pedestrian sidewalks and
access throughout the entire development as shown on the
development plan will help encourage pedestrian access and interaction
with the mixed commercial areas in the development.
9.

OPEN SPACE AND LANDSCAPING

The proposed development will include a considerable amount of open space.
More than 25% of the total development area will be dedicated to open space.
This open space will include development amenities such as a pool and common
areas. Landscaping improvements are shown on the preliminary development
plan layout (Exhibit 1).

Tate Engineering Consultants
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Field Stone

10.

Planned Development District (PDD)

PRELIMINARY COVENANTS

The developer desires to provide for the orderly and quality development of the
subdivision by way of the filing of Declaration of Covenants, Conditions and
Restrictions applicable to all portions of the development. Said Declaration of
Covenants, Conditions and Restrictions will provide for requirements for
improving the development and prohibit certain uses, for the mutual benefit of all
residents in the development.

Tate Engineering Consultants
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Field Stone

Planned Development District (PDD)

Letter Of Intent for Field Stone PDD
To Whom it may concern, regarding the proposed zoning application to
the PDD Development known as Old Stone, which will be called Field Stone in
the future, is a Live , Shop , Dine design concept for a mixed use development
of 110 multi-family units and 12- 1000 square foot commercial pad sites. Our
plan is to make this an exciting new concept, the first of its kind in the City of
Republic. This will be the first units in Republic to utilize a mixed use of
commercial property featuring a blend Restaurants, and Business such as
Pharmacy’s or other service related business, and some Office space, and MultiFamily.
We intend for this community to be one that catches the eye of West
bound traffic to Republic and would be a good Gateway to the City of Republic’s
East entry corridor. Our main building will be constructed of Glass Store fronts,
Stone Veneer and a hard siding product such as Hardy Board or LP products to
add to the look and longevity of our project. These products allow us to do
attractive accent patterns, and add to the attractive concept you see in our
renderings in the application. Our main building will feature commercial and
multi-family mixed uses, with the Glass and Stone fronts, some will have indoor
and outdoor spaces, and the building will feature the first interior hall concept
with an elevator in the city of Republic. The East end cap will feature a drive thru
window to meet the needs of a variety of commercial users. We think this is the
perfect location and use for this property with the access of two intersecting
Highways, US 60 and State Hwy MM. And with the access from Old Stone Ave
to the stop lights on US 60, we feel we have safe and controlled access to both
East & West Bound traffic on US 60.
Field Stone, upon approval of our request will be built in its entirety in on
build cycle of less than a year, and we anticipate the project to be upwards of
$15,000,000 and above and to be a world class Live, Shop, Dine concept that
we can all be proud of. With our amenity package and elevator and proximity to
the shops and dining we believe our project will be great success. We believe
this project further complies with the look and the design standard that will further
add to the growth and quality of the City of Republic and surrounding area.
In our pre submittal meeting with the City of Republic we were made
aware of the need of some cooperation with the City water department for
looping and extending the water system along the US 60 corridor and the
intersection of Fr 101, for future connections east of our project and would have
our full cooperation in this as well.
Thanks for your consideration in this matter, any questions or comments
are greatly appreciated, myself and my team would do our best to help, just let
us know.
Sean Coatney
Owner of Countryland Homes
& ATW,LLC

Tate Engineering Consultants
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LAND USE AND INFRASTRUCTURE PLAN

FIELD STONE
MIXED USE DEVELOPMENT
A PART OF THE NE1/4 OF THE SE1/4
SECTION 10, TOWNSHIP 28 NORTH, RANGE 23 WEST
CITY OF REPUBLIC, GREENE COUNTY, MISSOURI
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CURVE DATA

Buildings........................................1.14 Acres
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Paved Driveway and Parking Area......2.61 Acres
Sidewalks.......................................0.45 Acres
Commercial Space..........................12,800 Sq. Ft.
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EXHIBIT 1

Planning and Zoning Commission

Project/Issue Name:

SUBD 19-009. Recommending the Approval of An Application for a
Preliminary Plat

Submitted By:

MT Farms

Presented By:

Community Development Department

Date:

June 10, 2019

ISSUE IDENTIFICATION

Whether to approve the preliminary plat for the proposed Highway 60 Business Center major
subdivision.

DISCUSSION AND ANALYSIS

The proposed Highway 60 Business Center subdivision is located at the NW corner of the intersection of
South Farm Road 103 and US Highway 60 in Republic. The entire site to be subdivided is composed of
approximately 62 acres of land located within the General Commercial (C-2) zoning district. The
submitted preliminary plat illustrates the subdivision of land into new tracts of land to be served by
extension of public utilities and public streets. Of these six new tracts, four are designated as “lots”, one
as a “Common Area Detention Easement”, and another as “Future Development”. The four lots and the
common area are proposed to be accessed by new public streets that intersect with the existing US
Highway 60. The remaining 32 acres (+/-) designated as “future development” appears to be served by
an unspecified extension of public streets and, presumably, other utilities to be designed and
preliminary platted at some future time.
The City of Republic’s Subdivision Regulations require a preliminary plat to be submitted and approved
for any major subdivision prior to the construction of public infrastructure to serve the proposed
subdivision. That preliminary plat is intended to illustrate the proposed layout of lots and all associated
improvements to serve the new lots so that the City (as well as other agencies of jurisdiction) can
determine whether the proposal conforms to adopted regulations and plans. If the preliminary plat is
approved by resolution of the City Council, the developer is granted the conditional right to develop and
subdivide the subject property according to the preliminary plat for a period of two years. If the
developer proposes to stage the construction and subdivision of the land into separate phases, they may
indicate that on the preliminary plat and, upon final platting of the first phase, extend the validity of the
preliminary plat for two additional years.

SUBD 19-009

Planning and Zoning Commission

In any case, a staged (or phased) subdivision has a complete preliminary plat covering the layout and
design for all phases. Leaving a remainder of land for “future development” is not an option. The
reason for this is that the public infrastructure (i.e. transportation, water, sanitary sewer, stormwater,
etc.) that serves the development operate as a system that interacts with and must be coordinated with
the larger local and regional systems and networks. In other words, the City cannot provide a
conditional guarantee of a layout or design that has not been completed as required by the regulations.
In the case of the Highway 60 Business Center, the absence of a complete layout and design for the
entire subdivision leaves several critical issues unresolved. Given that this subdivision is served by an
expressway class thoroughfare (US Highway 60), the planning of transportation improvements is of vital
importance. The submitted preliminary plat illustrates public street access via a right-in/right-out public
street intersection with US Highway 60 as the only transportation infrastructure proposed for the
subdivision. While there is a “future street” sketched in on the plat document, those transportation
improvements are not complete and do not appear to conform to the City’s regulations and adopted
plans. Furthermore, those “future street” improvements have important impacts on US Highway 60
that must be assessed and designed to the City of Republic’s standards as well as to those of the
Missouri Department of Transportation (MoDOT). A previous version of this preliminary plat did
propose a more complete design of the subdivision but did not satisfy those standards and was
disapproved by the City and MoDOT. This new version worsens those same issues and exacerbates the
same problems.
Memoranda enclosed with this exhibit provide a detailed list of deficiencies of the submitted
preliminary plat as well as the City’s review and analysis of the proposed public street intersection with
US Highway 60.

STAFF RECOMMENDATION

The submitted preliminary plat is incomplete and contains multiple deficiencies regarding conformity
with the City’s adopted regulations and plans. Staff does not recommend approval of this preliminary
plat.

SUBD 19-009
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CERTIFICATE OF AUTHORITY

NUMBER LS-2010000563

MEMORANDUM
To:
From:
Date:
Re:
Cc:

Larry McConnell, M&T Farms
Garrett Tyson, Community Development Director
Monday May 13, 2019
Traffic Impact Assessment - Review
Dane Seiler, CJW Transportation Consultants

This memorandum provides commentary from the City of Republic, Missouri concerning the assessed
impacts of a new right-in-, right-out (RIRO) public street intersection serving a portion of land owned
by M&T Farms and located within the City’s General Commercial (C-2) zoning district.
The proposed new RIRO public street intersection (referred to in the assessment as Access P1) was
assessed for its impact on traffic on the existing US Highway 60 corridor in Republic, Missouri. US
Highway 60 at this location is a high-speed Expressway class thoroughfare that serves as an important
regional and interstate transportation facility. The US Highway 60 facility is a divided 4-lane highway
with a speed limit of 60 mph at this location and carries more than 30,000 vehicles per day. The US
Highway 60 facility is a primary commuter route that serves residents and businesses of communities
including Republic, Springfield, Billings, Clever, Marionville, Aurora, Verona, Monett, and thousands
of other people in Greene and Lawrence Counties and beyond. Additionally, the corridor is designated
by the Missouri Department of Transportation (MoDOT) as a Class 2 Freight Corridor, which is a
designation for transportation facilities that have been identified for their statewide importance to the
movement of goods for production. The US Highway 60 corridor is the facility that carries Republic’s
residents to and from the vital employment and healthcare centers located in the City of Springfield as
well as countless other important and productive destinations. The importance of maintaining safe and
efficient travel along this corridor can hardly be overstated. Compromising the efficiency of travel
along this corridor would have impacts, economic and otherwise, that would be felt deeply in Republic
and across a much broader region.
The impacts of Access P1 on US Highway 60 are assessed according to estimated future trips generated
from Phase 1 of a 60-acre development referred to in other contexts as the Highway 60 Business Center.
Phase 1 of the business park development is described in the assessment as encompassing “…some of
the commercial acreage directly adjacent to the new right-in/right-out.” Whatever this encompassed
acreage consists of, it was projected to generate several thousand daily trips from 92,600 SF of general
retail floor area.
Although it is not expressly accounted for in the assessment, a description of Phase 1 provided by the
developer included approximately 10 acres of land to be subdivided into lots as well as the
development of a bar. Traffic generated by the bar use was not accounted for in the assessment due to
an assumption that the timing of the peak trip generation from the bar use would be different from the
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timing of the peak traffic period for US Highway 60. A draft preliminary plat for the subject
subdivision was provided by the developer and includes the platting of four (4) commercial lots
totaling 20.58 acres of platted lots. The remainder tract is indicated as “future development” on the
document, though it adjoins the proposed new public street(s). The developer indicated that
development of the remainder tract would be restricted by some means until transportation could be
facilitated onto Farm Road 103 in some future phase of development. The remaining acreage is
comprised of approximately 40 acres of land located within the General Commercial (C-2) zoning
district that would, upon construction of the public improvements indicated on the draft preliminary
plat, enjoy access to the proposed Klara Street and Korah Avenue (Access P1) as well as the existing
Farm Road 103.
The Traffic Impact Assessment concluded that Access P1 would perform at a Level of Service (LOS) E
or F in the first year. The assessment also concluded that additional right-turn lane would need to be
constructed to serve Access P1.
Additionally, the engineering consultant performing the assessment also provided several other RIRO
intersections across the greater Springfield area as examples of comparable situations that were
recently approved along Expressways that function at acceptable levels. These comparisons were
presumably offered as a tool that the City of Republic could use to evaluate how the proposed Access
P1 would perform. The City staff performed a thorough evaluation and comparison of these
intersections as well as others in an effort realize the value of these comparisons. Our findings are
included in the list of comments below.
City staff did note other concerns not relating to transportation in a cursory review of the draft
preliminary plat that we will provide in a separate memorandum upon receipt of a completed
application for the formal consideration of that preliminary plat. What follows below is a list of
deficiencies noted about the traffic impacts assessed for Access P1 as a proposed public street
intersection.
1. The Traffic Impact Assessment is unclear as to the extent of Phase 1 and what was assumed to
be the encompassing acreage of Phase 1 served by Access P1 and the proposed platted acreage
on the draft preliminary plat are impossible to reconcile. The concern is that Access P1 will
serve a larger portion of land than was assessed. If Access P1 is permitted to serve additional
acreage, permit additional traffic on Access P1 that would not be acceptable.
2. The concept of restricting development and access rights by some legal instrument in order to
assure the public that the traffic generated from Phase 1 will not exceed that level assessed
seems unwieldy and very difficult to enforce. Although the City is not categorically opposed to
this possibility, the concerns are enough to warrant mention here. The inability to enforce such
the complex arrangement of restrictions that would be necessary to accomplish the desired ends
would prove to be fatal to the stated goal as it would permit additional traffic on Access P1 that
would not be acceptable.
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3. In the first year, Access P1 is projected to function at a LOS E (or F according to the report’s
conclusion). Given that traffic is highly likely to increase in volume in subsequent years, it can
be safely assumed that the LOS for Access P1 would deteriorate over time without other
improvements that would also serve the development. Since these improvements are not
included in the proposed preliminary plat and are also not programmed for public
improvement, it is reasonable to assume that the LOS failure would be imminent if not
immediate.
4. Even if one were to assume that a LOS E could be maintained for an extended period of time, an
LOS E intersection is generally considered as an unacceptable condition. The City has no
interest in accepting a public intersection and roadway that performs in an unacceptable
condition requiring further capital investment by the City in order to function at a LOS
acceptable by all practical standards, especially one along an expressway that operates at high
speed and is already well over capacity.
5. The assessment does not account for the inevitable increase in U-turn movements that would
occur at the existing intersections with US Highway 60 at Farm Roads 101 and 103. Those
movements and the conflicts they create are arguably more hazardous than the movements
associated with the ingress and egress traffic at Access P1.
6. Regarding the list of existing RIRO intersections on Expressway class thoroughfares within the
Ozarks Transportation Organization’s region, we did not find that any of those intersection
were sufficiently similar situations to the situation that would exist at the proposed Access P1.
None of the intersections provided were along 4-lane divided highways with 60 mph speed
limits nor were there any intersections with comparable traffic volumes. These are material
differences that warrant different considerations.
I have enclosed an illustration that includes a summary of the comments presented in this
memorandum in order to provide a concise and visual representation of the deficiencies identified
herein.
Please let us know if you have questions or concerns.
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SUMMARY OF DEFICIENCIES
1. SIZE AND SCALE OF PHASE 1 IS AMBIGUOUS AND INCONSISTENT ACROSS RELEVANT DOCUMENTS, THUS COMPROMISING THE RELIABILITY OF THE ASSESSMENT.
2. THE COMPLEX SET OF RESTRICTIONS AND CONDITIONS REQUIRED TO IMPLMENENT THIS PRESENTS AN UNTENABLE ENFORCEMENT BURDEN.
3. ACCESS P1 WOULD IMMEDIATELY RESULT IN AN UNACCEPTABLE LEVEL OF SERVICE
4. IMPACTS ON NEARBY INTERSECTIONS WITH U-TURN MOVEMENTS PRESENT POTENTIALLY HAZARDOUS CONDITIONS
AGGRAVATED
CONFLICT POINTS BY
ADDED U-TURNS

C
AC
ES
S
P1
NEW CONFLICT POINTS
FOR RIRO

AGGRAVATED
CONFLICT POINTS BY
ADDED U-TURNS

AGGRAVATED
CONFLICT POINTS BY
ADDED U-TURNS
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MEMORANDUM
To:
From:
Date:
Re:
Cc:

Larry McConnell, Applicant
Karen Haynes, Principal Planner
Monday, June 03, 2019
Highway 60 Business Center – Preliminary Plat
Garrett Tyson, Community Development Director

This memorandum contains a list of issues that represent parts or characteristics of the Highway 60
Business Center that are deficient regarding conformity to the City’s regulations concerning major
subdivisions. Each deficiency is clearly identified below by first referring to the specific regulation
being considered and then describing what the City staff has found to be the deficient aspect of the
preliminary plat.
In the interest of clarity, some introductory context may be helpful. Preliminary plats for major
subdivisions in the City of Republic are subject to Zoning and Subdivision Regulations found within
the City of Republic’s Municipal Code of Ordinances, the International Fire Code (IFC), adopted
regulations of the State of Missouri and the federal government, as well as the adopted plans of the
City (i.e. Land Use Plan, Transportation Plan, Water System Master Plan, etc.). Preliminary plats are
also subject to review by outside agencies where the subdivision affects another jurisdiction. Unlike
some building codes, the City’s Zoning and Subdivision Regulations are not prescriptive (at least not
primarily so), which allows for the exercise of good judgment and discretion in the application of the
regulations. In exercising this judgment and discretion, both the applicant and the City staff rely upon
professional and ethical norms as well as upon the expertise of licensed professionals such as
engineers, surveyors, and geologists.
A preliminary plat represents the proposed layout and design of a proposed major subdivision of land
into several lots served by the extension or public infrastructure and utilities through easements and
right-of-way to be dedicated to the public following their construction and installation for operation
and maintenance. As such, the City of Republic is careful in planning and regulating the layout of new
public infrastructure in order to mitigate the potential externalities of growth in traffic, population,
water demand, etc. The City’s subdivision regulations require that preliminary plats specifically
describe and illustrate the location and extent of all proposed public infrastructure in sufficient detail
so that the proposal can be appropriate assessed for impacts and regulatory compliance.
A complete preliminary plat may also indicate a plan for the staging of the construction of public
infrastructure into various phases of development. An initial phase can be constructed and final
platted prior to the remainder of the subdivision being completed. In this case, the City may require
the construction or financial security of public infrastructure beyond the initial phase in order to ensure
that the impacts of the phased approach do not adversely affect the public.
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In the case of the most recently submitted version of the Highway 60 Business Center preliminary plat,
the plat document includes a detailed layout for an initial phase of development and labels the
remaining area as “future development” for which there is only ambiguous detail as to the layout of
the public infrastructure. It is the City staff’s position that this approach to establishing staging of
construction is not conforming to the City’s Subdivision Regulations as the “future development” area
of the subdivision is not designed in a compliant manner. Put another way, the entire subdivision
must have a detailed design and layout that conforms to the regulatory requirements, regardless of
whether there are planned stages of construction or phasing of development. It is this general
deficiency to submit a complete preliminary plat that generates several of the specific deficiencies listed
below.
DEFICIENCY #1
Relevant Requirement: In planning and developing a subdivision the developer shall comply with the
general principles of design and minimum requirements for the layout of subdivisions set forth in
Article VI (Major Subdivision – Improvements), and with the rules and regulations concerning
required improvements set forth in Article IV (General Principles of Design and Minimum
Requirements for the Layout of Subdivision), in these regulations, and in every case shall pursue the
procedure in the following Sections. (410.090) Preliminary plats are reviewed “…for conformance with
all applicable City codes and regulations…” If staff finds that “…it is incomplete or that the
requirements of this Chapter [410], the comprehensive plan or other adopted plans have not been
met…” then staff shall communicate all deficiencies to the applicant in writing. (410.150.A)
Description of Deficiency: The preliminary plat is incomplete for its lack of enough detail for the
“future development” area as described in the introductory paragraphs of this memorandum. The
“future development” area must be designed and illustrated according to all of the requirements that
pertain to the initial phase.
DEFICIENCY #2
Relevant Requirement: The Design Standards of Section 410.370 require a local commercial street to
have 70 feet wide right-of-way dedicated.
Description of Deficiency: Both Korah Avenue and Klara Street have right-of-way widths of only 65
feet.
DEFICIENCY #3
Relevant Requirement: The street layout of the subdivision shall be in conformity with the adopted
Transportation Plan. The design and arrangement of streets in the subdivision shall provide for the
continuation of streets in adjacent subdivisions. (410.410)
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Description of Deficiency: The proposed street layout for the Highway 60 Business Center does not
conform to the adopted Major Thoroughfare Plan on account of lack of a proposed realignment of Farm
Road 103 to facilitate a 90-degree angle of intersection with US Highway 60. It is also unclear as to
whether the secondary circulation system required by the adopted Transportation Plan and by Section
410.400 of the Municipal Code of Ordinances is planned for construction due to the incompleteness of
the plat document.
DEFICIENCY #4
Relevant Requirement: Cul-de-sac streets may be allowed if the street does not exceed five hundred
(500) feet in length measured from the centerlines and the closed end shall have a turnaround
encompassing a minimum right-of-way diameter of one hundred (100) feet. (410.450.C)
Description of Deficiency: Due to the incompleteness of the preliminary plat, it is assumed that Korah
Avenue and Klara Streets are the only streets planned for construction and that they represent a deadend street in excess of 500 feet.
DEFICIENCY #5
Relevant Requirement: Proposed streets shall be extended to the boundary lines of the tract to be
subdivided, unless prevented by topography or other physical conditions or unless, in the opinion of
the Planning and Zoning Commission, such extension is not necessary or desirable for the future
development of adjacent tracts. (410.460.A)
Description of Deficiency: Due to the incompleteness of the preliminary plat, it is assumed that the
streets will not extend to the boundaries of the development as required. Furthermore, the extension of
these streets to the boundary lines is also necessitated by the adopted Major Thoroughfare Plan. It is
the opinion of City staff that the extension of these streets to achieve conformity with the requirement
is not prevented by topography or other physical conditions.
DEFICIENCY #6
Relevant Requirement: The maximum project gross building area cannot exceed 124,000 square feet
with a single fire apparatus road and the buildings must be equipped with an approved automatic
sprinkler system. Section D104.2 of Appendix D of the 2012 edition of the International Fire Code
Description of Deficiency: Due to the incompleteness of the preliminary plat, it is assumed that this
subdivision will only facilitate a single point of public ingress/egress to the platted lots, which
represents a violation of the relevant requirement.
OTHER CONSIDERATIONS:
•

Both the City of Republic and the Missouri Department of Transportation (MoDOT) have
determined that the utilization of Farm Road 103 and the intersection of Farm Road 103 with US
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•

•

Highway 60 without acceptable improvements would represent a serious public safety hazard.
The incompleteness of the “future development” area leaves one to assume that there are no
planned improvements to the farm road or the intersection.
The Traffic Impact Assessment conducted for the proposed right-in/right-out intersection of
Korah Avenue with US Highway 60 indicates that the intersection will fail to perform at an
adequate level of service. The City’s concerns with this proposed design are detailed in a
separate memorandum that is enclosed as a reference.
Other various provisions and recommendations of the City’s adopted Transportation Plan that
admonish the City to recommend against this preliminary plat are included in the excerpts
contained below:
o Arterial streets should intersect each other at 90-degree angles.
o Discourage the use of arterial streets for short trips by constructing secondary
circulation systems wherever possible.
o Ensure that all developments have adequate street capacity to handle anticipated traffic
by using the latest version of the ITE Trip Generation Manual to assess the impact of
future traffic volumes on the existing street system before the development is approved.
o Discourage premature development in growth areas that requires access to unimproved
street or streets without adequate capacity by requiring necessary off-site road
improvements to be made in conjunction with approved development.
 Poor access management may create:
 High crash rates
 Poor traffic flow and congestion
 Numerous brake light activations by drivers in through lanes
 Pressures to widen an existing street or build a bypass
 Bypass routes as congested as the roadways there were built to relieve
 A decrease in property values
o “From a land development perspective, private investment in abutting land
development is jeopardized as traffic problems cause a decline in commercial and
residential property values. Poorly designed ingress and egress not only present a
traffic hazard, but also cause congestion that can create a negative image of a business.”
o “Poorly coordinated on-site circulation systems and the failure to develop a supporting
roadway system typically force more trips onto the arterial roadways. This results in
multiple traffic conflicts, increased congestion and a decline in traffic and pedestrian
safety. This generates a demand for roadway improvements and the cycle begins again.
Failure to address the congestion and safety problems ultimately leads to deterioration
in abutting properties. These are not the inevitable of development and urban growth.
Rather, they are symptoms of inadequate attention to access management to preserve
the integrity of the roadway system as development occurs.”
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