Case # 09-124
TKG Conley Road, LLC

AGENDA REPORT

PLANNING AND ZONING COMMISSION MEETING

SUMMARY

JANUARY 7, 2010

A request by TKG Conley Road, LL.C (owner) to rezone approximately 18.31 acres from R-1 {one-
family dwelling) to C-P (planned business). The property is located on the former MoDOT site north
of Wal-Mart on Conley Road. (Case 09-124)

REQUESTED ZONING

C-P (Planned Business District), with the following development restrictions identified in the

applicant’s Statement of Intent:

a. Proposed uses

All C-3 uses

area

b. Maximum gross building floor

200,000 sq. ft.

¢. Maximum huilding height

45 ft., but may exceed 45 feet if additional setback (one foot
per one foot of height over 45 feet) is provided in all yards

d. Minimum maintained open
space (% of total site)

15 percent

SITE CHARACTERISTICS

Area (acres) 18.31
Address Conley Road
Topography Steep relief to north and west; moderate drop toward east
Vegetation Trees predominant on northern, western, and southern sides
Watershed Hinkson Creek
SITE HISTORY
Annexation date 1962
Initial zoning designation R-1, 1962
Previous rezoning requests N/A
Land Use Plan designation Commercial
Existing use(s) Vacant MoDOT facilities
Existing zoning R-1
SURROUNDING LAND USES
Orientation Zoning District l.and use
from site
North C-P/R-1 Residential/Columbia Country Club golf course
South C-3 Wal-Mart
East N/A Highway 63
West R-1 Columbia Country Club golf course
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UTILITIES & SERVICES

Sanitary Sewer City of Columbia
Water City of Columbia
Electric City of Columbia
Fire Protection City of Columbia
ACCESS
Conley Road
Location Eastern boundary
Major Roadway Pian Major Collector
classification
Capital Improvement Description: East Blvd. to Conley Road
Program projects Cost: N/A
Timeline: 10+ years
PARKS & RECREATION
2008 Neighborhood Stephens Lake Park
Parks Plan
2008 Trails Plan Primary trail along Hinkson Creek
Bicycle/Pedestrian “PedNet Backbone Proactive Pedway” along Hinkson Creek
Network Plan

PUBLIC NOTIFICATION

All property owners within 200 feet and City-recognized neighborhood associations within 1,000 feet
of the boundaries of the subject property were notified by postcard of a public information meeting,
which was held on December 14, 2009

Public information meeting | Number of attendees: 12 (including TKG's representative)

recap Comments/concerns: Several, highlighted by concerns about Conley
Road extension, buffering between proposed use and golf course,
and use of Transportation Development District (TDD) funds to
compensate golf course for lost property; TDD terms called for a
portion of the MoDOT site to be used for the golf course

Neighborhood East Wainut, Country Club Estates
Association(s) notified

Correspondence received | Numerous inquiries from Columbia Country Club members/nearby
residents

DISCUSSION

The petitioner is requesting C-P zoning, with all C-3 uses on the subject site. No development plans
have been submitted with the application; however, a “conceptual” layout (attached) of future

construction has been provided to assist in addressing several traffic circulation issues raised during
the proposal’s concept review. Adjacent zoning, north and south of the subject site, is mixture of C-P
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and C-3 uses. R-1 zoning is immediately to the west and is improved with the Columbia Country
Club. To the east is the US Highway 63 right-of-way.

The proposed zoning would permit uses consistent with the adjacent properties to the north and
south. The proposed C-P is consistent with the recommended “Commercial District” designation of
the Metro 2020 Plan. The site features several former MoDOT buildings that would be demolished,
Upon submission of a final development plan, the redeveloped site would be subject to all C-P
standards related to parking, landscaping/buffering, and stormwater as well as other pertinent
site/building regulations.

As required by Section 29-17(e), the petitioner has submitted the required Statement of Intent for the
requested C-P designation (attached). The statement of intent lists all C-3 uses, a maximum gross
building square footage of 200,000 sq. ft., a maximum building height of 45-feet, which may be
exceeded if additional setback is provided in all yards, and a minimum open space of 15 percent as
governing future site development. Additionally, the petitioner has submitted a development
agreement (attached) which proposes the establishment of a 0.89 acre buffer easement in the
northwest corner of the site, the provision of a Parks and Recreation trail easement along the western
boundary of the site, and an allocation of responsibilities for future on-site and off-site roadway/utility
improvements.,

The proposed C-P zoning for the site is considered an appropriate future designation based on the
site’s contextual location. Based on its context, development under the R-1 designation is not
appropriate or likely and is inconsistent with the Metro 2020 future land use designation. Future use
of this site for commercial purposes, however, requires consideration of several factors. The site is
part of a comprehensive traffic study involving the current Broadway Crossings development and
surrounding roadway network, it has recently been brought into the Conley Road Transportation
Development District (TDD), approved in 2005, and has been the focus of ongoing discussions
between the petitioner and Columbia Country Club related to the future extension of Conley Road.

Traffic considerations

The subject site's primary access will be provided via Conley Road, a City maintained major collector.
The CATSO 2030 Plan and the City's MRP show Conley Road as being extended to connect with
East Blvd. and Business Loop 70. The petitioner has indicated several times during review of this
proposal that, it has no intention of completing the connection of Conley Road to Business Loop 70
as was indicated in the list of “to be constructed” projects shown in the executed Conley Road TDD.
The petitioner indicates that such a connection is not warranted by the development of the subject
site and has proposed “upgrading” existing improvements in lieu of the full connection.

To support this change in proposed system improvements, the petitioner submitted an addendum to
the 2007 traffic study for the Broadway Crossings development. The addendum did not address all
issues associated with the removal of the Conley Road connection and was requested to be further
revised. To date, the revised traffic study has not been received and a determination of the
petitioner's assertion that the connection is not warranted cannot be verified. The traffic burden that
the proposed new development would place on MoDOT and City roads merits further investigation
before a final staff recommendation can be made.
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Transportation Development District considerations

As noted, the subject site was recently brought into the Conley Road TDD. Under this action the
property, upon development, will be collecting taxes to support and facilitate the construction of
transportation improvements identified in Exhibit C of the approved TDD (attached). In addition to
specifying improvements “to be constructed,” Exhibit C speaks to issues such as the compensation of
the Columbia Country Club regarding the land area it would lose with the extension of Conley Road
and the provision of land from the former MoDOT site (the subject site) as part of that compensation.
Exhibit C designates several items as “to be constructed by the District” relate to both the Conley
Road extension (ten items) and the Country Club land issue (three items). These include the
acquisition of land for the Conley Road extension, the construction of bridges, curbs, drainage
structures, and environmental analysis, as well as the payment for all administrative and engineering
fees related to said improvements. Also noted is the acquisition of property adjacent to the golf
course—listed separately from the provision of a part of the MoDOT site--for the Country Club to
redesign its course.

The petitioner has stated that the rezoning proposal is not subject to the requirements of Exhibit C
since it believes the extension of Conley Road is not required. Staff asserts that the improvements
specified as part of the TDD and Exhibit C indicate that the primary purpose for the establishing the
TDD is to facilitate the extension of Conley Road, as ten items enumerated in the court decree relate
to this action. Staff does not believe that the TDD has been subsequently revised to remove this or
any other project to be undertaken and any action to do so would require the consent of both the City
and MoDOT.

The pending traffic study revisions may provide the necessary support for the petitioner's assertion
that the extension of Conley Road is not required and therefore not the responsibility of the TDD.
Until such study is evaluated by both the City and MoDOT, however, this assertion cannot be verified.

Buffering

The petitioner has proposed a buffer area in the northwest corner of the subject site totaling 0.89
acres. The purpose of this buffer is to address concerns raised by the Columbia Country Club relating
to the visual impact the future development of the site may have on their members’ enjoyment of the
golf course. The proposed buffer is in an area of steep relief adjacent to (and containing
approximately 30 feet of fall) the golf course’s 16" hole. The total fall from the plateau at the former
MoDOT maintenance yard to the 16" fairway is approximately 60 feet. From the maintenance yard to
the banks of Hinkson Creek, there is approximately 114 feet of fall. The hill is heavily populated with
trees and scrub brush.

The westernmost portion of the proposed buffer is a potential route for a segment of the Hinkson
Creek trail. Should the trail be built in this general location it would likely necessitate the construction
of a retaining wall, thereby eliminating the intended purpose of the easement. During the concept
review, staff recommended that a more appropriate method of addressing buffer concerns would be
to identify a “conservation easement” along the western property line. Such easement could serve
three functions — a protected buffer, a trail easement, and the required setback. The buffering, as
presently proposed, is not acceptable.
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STAFF RECOMMENDATION

Staff recommends denial of the application as submitted, in light of the significant pieces of
information that remain unresolved. Staff finds the proposed C-P zoning appropriate for the site;
however, the potential impact of such a land use change may overwhelm the adjacent infrastructure,
specifically roads. Without review of the pending fraffic study, resolution of the TDD issues, and
further address of buffering concerns, staff does not support this proposal.

ALTERNATIVELY, staff would recommend a “tabling” of this project to the February 18, 2010
meeting. This time frame would provide opportunity for all pertinent parties to adequately review the
requested traffic study and address other issues of concern. Tabling to the February 18, 2010,
Commission meeting is recommended assuming the fraffic study is provided to staff for review no
later than January 10.

Report prepared by ‘i\i\L b‘f ?1‘2/5 Approved by (\’—\‘





















































































































