
 

AGENDA 

CITY OF HARRISONVILLE 

BOARD OF ALDERMEN 

WORK SESSION 

CITY HALL 

JUNE 1, 2015 

6:00 PM 

Publish  

I. Call to Order 

A. Roll Call  

II. Discussion Items 

A. Discussion of Love's CID  

Posted on City Hall Bulletin Board this 28th day of May 2015 

 

 

___________________________ 

Kim Hubbard, City Clerk 

 
The Board of Aldermen meeting is an open meeting but is not a meeting of the public. There is a 

place on the agenda for comments of citizens under PUBLIC PARTICIPATION. Our rule is that 

comments by any individual or group shall not exceed (4) minutes. The Board of Aldermen request 

that concerns be initially addressed at the appropriate action level before coming to the  

Board of Alderman 



 

STAFF REPORT 

 

TO: Board of Aldermen 

FROM: Rick Deluca, Director 

DATE: May 27, 2015 

SUBJECT: Discussion of Love's CID 

 

Type of Item: Presentation 

The following is a summary of what has occurred or will be necessary for the completion of the 

project. The following is very general. A more detailed chart is included at the end of this report 

that, in general, summarizes the status of each item.   

 

 

Attachments: 

 

 Memo from Jim Clarke - Information on Community Improvement Districts (CID) 

 Summary - List of Tasks and Steps 

 Preliminary Plat of Love’s Addition 

 Love’s Preliminary Plat Resolution 

 South Harrisonville Conceptual Plan 

 Enhanced Enterprise Zone Board - Recommendation 

 Economic Development Committee - Harrisonville Chamber - Recommendation 

 Rotary Club - Letter of Support 

 

Overview:  

Love’s Travel Stop and Country Store is in the process of developing the area located north of 

the South Commercial and Brookhart Intersection. Their site would be approximately 12.1 acres. 

A total of 7 lots would be developed. The Love’s site, Lot 1, would include a McDonalds and a 

Subway (tenants within the primary structure). Furthermore, a Tire Shop (affiliated with 

Michelin) would also be located north of the primary structure. The area to be developed (as 

shown on the preliminary plat) is 24.21 acres. Love’s requested that the infrastructure and site 

improvements be constructed concurrently. Therefore, a development agreement was approved 

with the preliminary plat.  
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By bringing the infrastructure up to the interchange, the City will provide opportunities for 

additional commercial development (see South Harrisonville Conceptual Plan). The City has 

already had conversations with hotels and a restaurant (other than the tenants). The area to the 

south and west is planned for light industrial and/or office. This development is also the first step 

to connecting South Commercial Street with 267
th

 Street.    

 

Infrastructure: 

 

The following is a summary of the infrastructure that would accompany this project. More 

precise figures for utility extensions will be available next week.  

 

Water. Approximately 2,700 feet of water main would be constructed with this project. The 

Missouri Department of Natural resources will approve the plans for all public water lines. Fire 

flows must meet the requirements of the 2012 International Fire Code for Commercial buildings. 

Additional fire hydrants will be placed along Brookhart Drive and on the site as needed. The 

ultimate plan for the area is to loop the proposed water line to the existing water line at 267
th

 

Street at Brickplant to enhance water service and fire flows.  

 

Sanitary Sewer. Approximately 1,600 feet of sanitary sewer main would be constructed with this 

project.  The Missouri Department of Natural resources will have to approve the plans for all 

public sanitary sewer lines. 

 

Electric. The electric line will have to be relocated due to the relocation of the roadway. 

Additional easements will be necessary to the transformers. Street lights will be incorporated 

along the roadway.  The City, as is the case with all new development, will construct the 

additional electric distribution system infrastructure. The developer will be responsible for the 

cost of the transformer on the site. Additional easements will be necessary along Brookhart and 

running up to the transformer. These will be dedicated with the final plat.  

 

Stormwater & Floodplain. A state DNR Land Disturbance Permit will be required prior to 

construction. A storm water management plan must be developed with the construction plans. 

 

Roadways. The most notable infrastructure improvement would be the relocation of the 

Brookhart & Commercial Street intersection to the southwest. The South Harrisonville 

Conceptual Plan (see attached) further describes how the area would ultimately develop. The 

Commercial Street connection to 267
th

 Street would not be constructed with this project, but is 

planned for the future. This roadway connection is critical to the development of the west side of 

Harrisonville. It is necessary in attracting industry and jobs and enhancing our chances of 

expanding our industrial base. Love’s provided a traffic study that was submitted and approved 
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(by the City, MoDOT and the Federal Highway Administration) with the Love’s Travel Stop 

project. Some modifications to the geometrics around the interchange (at the off-ramps) will be 

constructed. It is important to note that the improvements to the geometrics to the interchange 

will benefit not only Love’s, but our existing industries and any future employers that may locate 

in Harrisonville.   

 

The City and developer must follow MoDOT’s process for the changes to the roadway. The City 

passed an ordinance and signed off on a Road Relinquishment Agreement. After that the Jefferson 

City MoDOT office reviewed and approved the agreement. After the approval of the Road 

Relinquishment Agreement, MoDOT provides a Change in Route Status Report.  

 

Vacations and Dedications: 

A variety of different easements and rights-of-way will need to be vacated/dedicated. These may 

be done either before completion of the final plat or with the final plat.  

 

The logistics surrounding the relocation of the existing roadway and relocation of an existing 

intersection will be challenging. The City cannot vacate the ROW prior to opening/completion of 

the relocated roadway. However, we don’t want to delay the project by waiting for Board of 

Aldermen action. Therefore, we anticipate the Board of Aldermen conducting the necessary 

hearings and approving the vacation ordinance, while having the effective date of the vacation 

ordinance concurrent with the Mayor’s signature or the opening of the new rerouted portion of 

the roadway. This should minimize any delays while fulfilling City and State requirements.  

 

Zoning: 

 

The portion of the site that is preliminary platted is zoned “C-2” Service Business District. A Love’s 

Travel Center is a permitted use in this zoning district.  

 

Gravel Pile - Excess Property:  

 

The developer, adjacent property owners and the City are working towards removing MoDOTs 

gravel pile and acquiring the excess property for commercial development. This would be 

beneficial from the standpoint of marketability of the property and enhancing the performance of 

the TDD and CID. This part of the project is adjacent to, but not within, the boundaries of the 

preliminary plat. Therefore, this process will not delay the Love’s project.  

 

Limitations Imposed on CID and TDD: 
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1. Terms of the CID and TDD are currently the same.  The terms in no way create a liability for 

the City. 

2. A one cent CID sales tax and a one cent TDD sales tax is proposed to fund ONLY the public 

improvements (streets, water, sewer, electric) which is limited to the lesser of actual costs or 

$3,250,000. 

3. The developer pays for all improvements, no financing provided by the City, and no interest 

paid to the developer.  The City is in no way liable if the TDD/CID do not generate funds as 

projected.  

4. The TDD and CID will be dissolved when the developer has been reimbursed per item 1 

above. 

 

Economic Impact: 

 

1. Taxable value of land and improvements of the Loves lot alone at completion is $5.5 

Million+-.  This equates to $12,241 of additional property tax to the city and $99,321 of 

additional property tax to all other taxing jurisdictions. Total Property Tax Receipt for 2014 

on subject property was $846.86.  As development occurs on the other six lots additional 

property taxes will be generated. There is not tax abatement or incremental tax reallocation 

associated with the project, all taxes are paid on all of value to each of the taxing 

jurisdictions. 

2. City sales taxes anticipated at just the Loves site is projected to be $93,750 annually (General 

Revenue $50,000; Parks & Recreation $25,000; Emergency Services $12,500; Law 

Enforcement $6,250). Loves indicates that 85% of their business is interstate traffic.  Based 

on this information $80,000 of new sales tax is estimated from just the Love’s lot. Additional 

sales taxes would be generated as the other 6 lots are built on. 

3. The site will purchase water, sewer and electric utilities from the City. 

4. Loves will employ 35-40 full time and McDonalds approximately 40 employees, totaling 75-

80 employees. 

5. The project creates 7 new commercial lots, extends commercial/industrial infrastructure to 

40+ acres of additional developable land at an interstate interchange, and completes roadway 

improvements that makes extending Commercial Street west to the industrial park less 

expensive while also enhancing new and existing business expansion by providing 

complimentary and supportive businesses in close proximity to the industrial park.    

 

A. Discussion Item (ID # 1885) 

Discussion of Love's CID 

 

Attachments: 

BOA - Staff Report - Love's CID - 6-1-15 (1) (PDF) 
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Loves CID Attachments June 1 2015 worksession (PDF) 
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M E M O R A N D U M 

 

 

TO  Mayor Hasek & Board of Aldermen 

   

FROM  Jim Clarke – Economic Development Manager 

   

DATE  May 27, 2015 

 

SUBJECT Love’s Travel Stop and Country Store – Proposed Project and Community 

Improvement District (CID) 

 

 

Type of Item:   Informational 

 

Topic: 

 

Love’s Travel Plaza – New Infrastructure; New Revenue; New Brands (Restaurant & 

Lodging); Progress toward City’s Industrial Employment Base and New Employers  

 

Overview: 

 

Location:  Approximately 12.1 acres on NW corner of Interstate 49 

and Commercial Street (with Brookhart Dr. along SW 

portion of site)  

  

Zoning:   Current Zoning is appropriate – C-2 Service Business 

     

City Limits:   Currently within City Limits 

 

Revenue:            Currently No Sales Tax Revenue Generation (City or  

                                                County) on this property 

                                                Currently minimal Property Tax Revenue Generation 

 

Infrastructure:    Current infrastructure lacks to support future development 

                                                 (this includes water, sewer, electric - marginal, roads are 

                                                   inadequate) 

 

Adjacent Pad Sites:  Several Adjacent Pad Sites (approximately 6) are identified 

                                                in the Board of Aldermen Approved Preliminary Plat 

                                                 

                                                NOTE: these adjacent Pad Sites were planned and are 

                                                intended to afford additional Tax Generating Operators to 

                                                locate in proximity to activity generated by Love’s.  Goal is  

                                                to attract New Brands to the Market. 
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Sales Taxes:                             All Sales Taxing Jurisdictions would receive 100% of their 

                                                  imposed Sales Taxes – Cass County (General Revenue, 

                                                  Road and Bridge, Justice Center Building, Law 

                                                  Enforcement); City of Harrisonville (General Revenue 

                                                  1%, Parks and Recreation .5%, Emergency Services  

                                                  .25%, Law Enforcement .125%)   
 

Property Taxes:                  All Property Taxing Jurisdictions would receive 100% of  

                                                   their imposed Property Taxes (on New Construction) 

 

Community Improvement District (CID):   
 

As a Tool 

 

-  CID is a Separate Political Subdivision – IF formed as a Political Subdivision, rather  

    than as a Non-Profit 

 

-  CID - IF formed as a Political Subdivision (rather than as a Non-Profit) – CAN Impose 

    a Tax, or Taxes, within the District boundaries only 

 

-  Any Tax Imposed by a CID Political Subdivision – is imposed ONLY within the   

   Defined and Approved CID District Boundaries (NOT City-wide) (just as a City Tax is 

   imposed and effective ONLY Within the City’s “boundaries” (Limits)) 

 

-  CID is NOT a Tax Abatement, Tax Exemption or Tax Credit tool 

 

-  Taxes are not forgone, waived, forgiven, abated, credited or exempted with use of CID 

 

-  CID does NOT have access to use of any other Taxing Jurisdictions imposed taxes 

 

-  CID can and does “tax itself” (and customers) within the CID District boundaries only 

 

-  CID can place additional Sales Tax of up to 1% within its District boundaries only 

 

-  CID can impose a Property Tax, assessments, fees, etc. within its District boundaries 

   only 

 

-  CID can use its taxing authority, to fund public infrastructure, within its District 

   boundaries 

 

Love’s Proposed Use of CID as a Public Infrastructure funding tool 

 

-  Love’s will Petition the City to form a Community Improvement District (CID) as a 

    Political Subdivision 
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-  Love’s will Petition the City to allow the District to impose a 1% Sales Tax, on taxable 

    products, sold within the CID District’s defined and approved boundaries only.  This 

    1% Sales Tax is not applicable to fuel sales.  

 

-  Love’s will use the 1% Sales Tax generated to fund (be reimbursed for) the necessary 

    Public Infrastructure improvements, they will be installing for their project, but with 

    capacity to also accommodate future development and Public Infrastructure users – to 

    include water, sewer, electric and significant road enhancements, including road 

    realignments and Interstate 49 ramps improvements. 

 

NOTE:  It is critical to note, Interstate access improvements are difficult to come by, 

requiring approval from the Federal Highway Administration and MoDOT input.  Such 

improvements can also be costly.  Interstate access improvements are required by Federal 

Highway Administration to benefit and improve the Interstate “system”.  Any community 

able to achieve Interstate access improvements, should seek to achieve this.  Especially, if 

another party is willing and able to fund these improvements.  Hence, the City will 

benefit in the future, by another party funding Interstate 49 access improvements. 
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TASK RESPONSIBLE PARTY STATUS NOTES 

    

Preliminary Development 
Planning – Concept Plan 

City Complete  Expanding & 
refining to the 
west.  

ALTA Survey  Love’s Complete  

Topographic Survey Love’s Complete  

Geotech Report Love’s Complete  

Title Work Love’s Complete  

Environmental – Phase 1 Love’s Complete  

Water Demand Analysis City Complete  

Preliminary Water Plan City Complete  

Preliminary Fire Flow Analysis City Complete  

Conceptual Site Plan Love’s Complete  

Rezoning – Loves Love’s & City Complete  

Rezoning – Brickplant LLC Brickplant LLC & City Complete  

Sign Variance Love’s & City Complete  

Traffic Study Love’s & TranSystems Complete  

Preliminary Plat Love’s & City Complete  

Development Agreement Love’s & City Complete  

Business Attraction Love’s & City Ongoing  

Establish New Roberd’s Lot – 
Former Gravel Pile location 

Roberd’s Group & City In process  Completion 
after roadway 
relocation  

MoDOT Approvals Love’s & City In process  Completion 
after roadway 
relocation 

Federal Highway Admin 
Approvals 

Love’s  In process  Completion 
after roadway 
relocation  

MoDOT Road Relinquishment 
Agreement 

City & MoDOT Complete  

Drainage Easement Vacation  City Pending July 6 BOA 
agenda 

CID  Loves & City Pending  

TDD Loves Pending  

Site Development Plan Loves & City Complete Approved with 
stipulations 

Construction Plans (Water & 
Sanitary Sewer) 

Loves & City Complete Approved with 
stipulations 

Construction Plans (Electric) Loves & City Complete Approved with 
stipulations 

Construction Plans (Roadway 
– City) 

Loves & City Pending Approved with 
stipulations 

Construction Plans (Roadway 
– MoDOT) 

Loves & City Complete Approved with 
stipulations 

Construction Plans (Storm 
Water & Erosion Control) 

Loves & City Complete Approved with 
stipulations 
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Land Disturbance Permit City Submitted Approved with 
stipulations 

Land Disturbance Permit  DNR Submitted  

Notice to Proceed with 
construction (infrastructure) 

City Pending  

DNR Approvals – Sanitary 
Sewer 

Love’s & DNR Submitted  

DNR Approvals – Water Love’s & DNR Submitted  

Transfer of Parcels  Love’s, MoDOT, City, 
Roberd’s Group, Brickplant 
Group 

80% + 
complete 

 

Construction of Infrastructure 
– Off-Site 

Love’s   

Construction of Infrastructure 
– On Site 

Love’s   

ROW Vacations MoDOT, City & Love’s Complete  

ROW Dedications MoDOT, City & Love’s  With final plat  

Easement Dedications Love’s & City  With final plat 
& Instrument 

Final Plat Love’s, Brickplant, City   

Building Permit Love’s & City  Plans 
submittal 
expected 
around 
September 

Occupancy Permit Love’s & City   

Business License Love’s & City   
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