Attachment A

DEVELOPER AGREEMENT
GUARANTEEING INSTALLATION OF PUBLIC IMPROVEMENTS
IRREVOCABLE LETTER OF CREDIT

THIS AGREEMENT ("Agreement"), is made and entered into by and between
, a registered Missouri
("Developer") and the City of Columbia, Missouri, a municipal corporation of the
State of Missouri ("City") and will be effective the date of signature by the Party last
executing this Agreement (“Effective Date”). The City and the Developer may
hereinafter be collectively referred to as the Parties and individually as a Party.

WITNESSETH:

WHEREAS, the Developer has title or intends to acquire title to approximately
45.2 acres of land currently located in the City of Columbia, generally located at the
northwest and southwest corner of Scott Boulevard and Smith Drive, legally described
in the attached Exhibit A. (“Property”); and

WHEREAS, as a condition of approval of the final plat for Property, shown in
the preliminary plat of Westbury Village Subdivision attached as Exhibit B, certain
public improvements are required to be completed by the Developer as more fully set
forth herein; and

WHEREAS, the Developer wants to contribute financially to certain
improvements and provide security or collateral sufficient in the judgment of the City to
make reasonable provision for the completion of other required public improvements
and warranties on such public improvements; and

WHEREAS, the Parties desire to establish the public improvements guarantees
in the form of this Agreement and accompanying Irrevocable Standby Letter of Credit;
and

WHEREAS, the Developer and City seek to have Developer, at the Developer’s
cost, provide the following public infrastructure improvements or services, pursuant to
the applicable Codes and Regulations of the City;

NOW, THEREFORE, in consideration of the mutual covenants, promises,
declarations and conditions herein provided the Parties agree as follows:

Developer’s Obligations:

1. Public Improvements. The Developer must, at its cost, install and pay for all
public infrastructure improvements or services identified in the July 18, 2018 Traffic



Impact Study by CBB Transportation Engineers + Planners, incorporated herein as
Exhibit C, and fully listed below (“Public Improvements”). The Public Improvements
will be constructed in accordance with the City Code and the City’s Street, Storm Sewer,
and Sanitary Sewer Specifications and Standards, in place at the time of construction.
Design for the Public Improvements shall be prepared by Developer and approved by
the City before construction may begin on any Public Improvement. All Public
Improvements must be completed by Developer, at Developer’s expense, in the time and
manner set forth in paragraph 7 below. City may allow Developer to proceed with final
platting without completing all or some of the following Public Improvements upon
receipt of a security guarantee from the Developer in accordance with the process
described herein that is sufficient to guarantee the installation of the remaining Public
Improvements. Developer shall:

a. Restripe Smith Drive adjacent to the proposed site to provide separate left-
turn lanes at the site drives.
b. Stripe left turn lanes on Faurot Drive adjacent to the proposed site to
provide separate left-turn lanes at the site drives.
c. Provide southbound right-turn lanes on Scott Boulevard with appropriate
storage length and tapers at:
1. Faurot Drive
il. Right in/right out site drive between Faurot Drive and Smith Drive
iii. Smith Drive
iv. Right in/right out site drive south of Smith Drive
d. Provide additional eastbound left-turn lane of 250 feet plus taper on Smith

Drive at Scott Boulevard to provide dual left-turns on Smith Drive. This will
require signal adjustments to accommodate this additional lane.

e. Lengthen the existing northbound left-turn lane on Scott Boulevard at
Smith Drive to provide 250 feet of storage plus taper.

f. Shift the first site drive off Smith Drive westward to provide a minimum of
300 feet from the edge of pavement on Scott Boulevard to the first site drive.

g. Extend Faurot Drive westward through the proposed multi-family portion
of the development to connect to Stone Valley Parkway at one of the existing
streets on Stone Valley Parkway.

2. Phasing Plan. If any development of the Property, including final platting, will
be phased, then a plan which generally describes the sequence of development of the
Property (“Phasing Plan”) must be submitted to the Director of Community
Development (“Director”) concurrently with the first application for a Final Plat on the
Property. The Phasing Plan shall become final and binding upon Developer upon
approval of the first Final Plat on the Property. Thereafter, development and platting of
the Property shall occur in the sequence established in the Phasing Plan. However,
nothing contained in this paragraph shall be construed as precluding Developer from
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filing or developing more than one phase at a time. The Phasing Plan may not be
amended except upon written approval of the Director, which shall not be unreasonably
withheld. Once the Property has been preliminary platted, no part of the Property may
be conveyed as a small area transfer or using a metes and bounds description. A
conveyance of any part of the Property may only occur after the Property, or any
applicable portion thereof, has been final platted in accordance with the City’s
Subdivision Regulation.

3. Payment Offset for Smith and Scott Intersection Improvements.
Developer shall pay the City a lump sum of one-hundred sixty-thousand, seven-hundred
and forty-five dollars ($160,745.00) to offset the costs incurred by City to install traffic
lights and acquire certain rights-of-way as part of the Smith Drive and Scott Boulevard
Intersection widening project (“Payment Offset”). This Payment Offset must be
submitted to the City before the City will accept any public streets associated with this
Agreement or within one hundred fifty (150) calendar days of the issuance of any
construction permit for the Property, whichever is earlier.

4. Fee in Lieu for Stone Valley Parkway. Developer shall pay the City a lump
sum fee of twenty-seven thousand, seven hundred fifty-nine dollars and twenty-nine
cents $27,759.29 in lieu of constructing the Developers portion of one-half of the
remaining unfinished section of Stone Valley Parkway (“Fee in Lieu”). This Fee in Lieu
must be submitted before the City will accept any public streets associated with this
Agreement or within one hundred fifty (150) calendar days of the issuance of any
construction permit for the Property, whichever is earlier.

5. Performance Guarantee for Public Improvements. The Developer must
provide security and collateral in the form of an Irrevocable Letter of Credit, as set forth
in attached Exhibit D, for an amount equal to one hundred twenty-five percent (125%)
of the estimated cost for the remaining Public Improvements ("Security") within ten
(10) days of the Effective Date of this Agreement, payable to the City and guaranteeing
the construction, installation, and completion of all required Public Improvements, as
set forth in Exhibit C and with the City ordinances regulating the same. The estimated
cost for the Public Improvements that serves as the basis for the Irrevocable Letter of
Credit sum must be approved by the Director of Public Works before execution and
acceptance of the Irrevocable Letter of Credit by the City. Nothing in the estimates or
specification of component items will in any way require release of any portion of the
Security based on each line item, and Developer agrees it will continue to be obligated to
complete and guarantee completion of all Public Improvements until fully complete and
accepted by the City.

The Developer warrants and guarantees that all Public Improvements hereunder
will be constructed in a workmanlike manner, of materials as specified by the City’s
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Street, Storm Drain, and Sanitary Sewer Specifications and Standards for a period of
two (2) years on workmanship and materials from the date of issuance of a Notice of
Street and Storm Sewer Compliance thereof. The Developer will ensure that any
contractor or subcontractor who works on the improvements will also warrant their
work to the same extent as Developer. The Developer must convey title to the
improvements and any necessary easements to the City via appropriate instrument
approved by the City, free and clear of any lien, encumbrance or cloud upon such title, at
the time of, and as a condition of, issuance of a Notice of Street and Storm Sewer
Compliance by the City.

The Director of Public Works may approve a reduction in the required amount of
the Security whenever, in the Director of Public Works reasonable opinion, changed
circumstances justify the reduction. Any release of part of or a portion of the Security is
only an accommodation to the Developer and is not a waiver of any kind by the City of
its rights under this Agreement that the entire Security guarantees each and every
improvement.

6. Security. The Security guarantees the construction, installation, maintenance,
and completion of all Public Improvements in accordance with the approved Public
Improvements which are incorporated in this Agreement as listed in Exhibit C and as
required by the ordinances and regulations of the City.

7. Completion Date. The Developer guarantees that all Public Improvements will
be installed, constructed and completed in accordance with Exhibit C and the
ordinances of the City within two (2) years from the Effective Date (“Completion Date”),
and the Public Improvements, including all lots, common ground, streets, and
improvements, and all adjacent streets used for the hauling of construction equipment,
materials and supplies will be safeguarded, protected and kept free of associated mud,
trash, weeds, and debris during the construction period and otherwise properly
maintained, and constructed all in accordance with City Code and Approved
Improvement Plans.

8. Extension of Time for Completion. The Developer may seek an extension of
this Agreement beyond the amount of time required herein for completion of all Public
Improvements by submitting a written request for an extension to the Director of Public
Works prior to the expiration of the permitted time. The request for an extension must
state the reason for the request and the additional time needed. The Director of Public
Works will have sole discretion to determine if an extension is warranted and may
require any security and collateral it deems necessary to ensure completion of all Public
Improvements. Upon approval, the extension will begin from a date determined by the
Director of Public Works.



9. Release.

a. That the City may, through written authorization of the Director of Public
Works, release or reduce portions of the Security upon completion of components
within categories and will release corresponding portions of the Security upon
completion of categories of improvements.

b. In order to obtain such written authorization for a release, upon
completion of any such category of improvement the Developer must first make written
request for inspection to the appropriate inspecting authority. Upon receipt of the
Developer’s written request for inspection the City (or the appropriate inspecting
authority) will (i) inspect the construction, installation and completion of the Public
Improvement(s) that have been noted as complete by the Developer. Upon receipt of
the inspection report, the City’s Director of Public Works will review the report, verify
that the Public Improvement complies with all laws and requirements of the City, and
authorize such release.

c. Except for discretionary releases that may be granted by the Director of
Public Works in the public interest, no category of any Public Improvement will be
eligible for release until each and every component and requirement that makes up that
category of Public Improvement is deemed complete by the City. No category or public
improvement may be deemed to be complete until there is a certification by the City that
the project is complete. No certification will be issued by the City unless all of the
following takes place: (i) the Developer submits a written request to the City for
inspection of the Public Improvements; (ii) the inspection is completed by the City’s
inspector who determines that the Public Improvement are complete and recommends
to the City’s Director of Public Works that it be released; and (iii) the City's Director of
Public Works reviews the City Inspector's inspection report, determines that the Public
Improvement complies with all laws and requirements of the City, and authorizes such
release.

d. Upon certification by the City that the construction and installation of a
category of Public Improvement is complete (in accordance with section 9 (b) and (c)
above), the City will authorize the release of the estimated cost originally retained for
that category minus a maximum retention of five percent (5%), as otherwise provided in
this Section. The Developer will not be released of any responsibility for installation,
construction, completion, or maintenance for the required improvements, irrespective
of any release that may have been issued based on specific improvements or inspections,
prior to final approval of all improvements and release of the entire Security for all
categories.

e. In no event will the City be required to release, disburse or otherwise
dispose of more than ninety-five percent (95%) of the Security, until the City has
certified as provided herein that all categories of Public Improvements have been
completed in accordance with the Exhibit B and the City Code and the City’s Street
and, Storm Sewer, Specifications and Standards, in place at the time of construction.

5



10. Before Final Release. Upon completion of all of the Public Improvements and
prior to final release of the Security, the Developer must submit to the City an electronic
copy of "as built" drawings which show the actual installation of the said improvements,
and that if after the City reviews the "as built" drawings submitted it reasonably
determines that all of the improvements have been completed and, as applicable,
accepted by the respective utilities, then the City will approve the "as built" drawings.

11. Final Release. Upon approval of the "as built" drawings and completion of the
final improvements and certifications required, the final Security must be released not
later than thirty (30) days after acceptance of the improvements by the City.

12. Default or Abandonment. In the event the Developer is in default or
abandons the subdivision, or fails to complete the obligations herein, including, but not
limited to, the failure to complete the Public Improvements by the Completion Date, the
Developer will forfeit to the City the then current balance of the Security or any portion
thereof, which funds the City will thereafter use to complete the Public Improvements or
otherwise rectify the Developer's failure hereunder. The City may further apply such
necessary amount of the Security to remedy any failure of the Developer to perform its
maintenance obligations in the Public Improvements. For the purpose of this
Agreement and the City’s rights hereunder, any and all of the remaining Security may be
applied to completion or maintenance of any City improvements reasonably related to
the Public Improvements including, but not limited to, those listed herein, and no
limitation of any kind will be implied from the line item calculations of separate
improvements.

13. No Waiver for Failure or Delay to Enforce. Exercise or waiver by City of
any enforcement action under this Agreement or the City's Code does not waive or
foreclose any other or subsequent enforcement action whatsoever.

14. Amendments or Modifications. This Agreement may be amended from time
to time provided that such amendment be mutually agreed upon in writing and signed
by all Parties hereto, including any future Developer of any part of the Property who
might otherwise be obligated to perform any of the requirements imposed upon the
Developer by this Agreement. Oral modifications or amendments of this Agreement are
of no force or effect and Developer will not be released from any obligation to construct
the Public Improvements by sale of any portion of the Property without the express
written consent of the City and the execution of a substitute Irrevocable Letter of Credit
which will, in the sole determination of the City, adequately protect the interest of the
public in the required construction of the Public Improvements.



15. Designation. The Developer is an independent contractor, and nothing
contained herein will constitute designation of the Developer or any of its employees or
agents as an agent or employee of the City.

16.  Notices. All notices between the parties hereto must be in writing and will be
sent by certified or registered mail, return receipt requested, by personal delivery
against receipt or by overnight courier, will be deemed to have been validly served, given
or delivered immediately when delivered against receipt or three (3) business days after
deposit in the mail, postage prepaid, or one (1) business day after deposit with an
overnight courier, and must be addressed as follows:

If to the City: with a copy to:

City of Columbia City of Columbia

City Manager Director of Public Works
701 E. Broadway 701 E. Broadway
Columbia, MO 65205 Columbia, MO 65205

If to Developer: with a copy to:

Each party will have the right to specify that notice is to be addressed to another address
by giving to the other party ten (10) days written notice thereof.

17. Hold Harmless. Developer, at its sole cost and expense, hereby agrees to
indemnify, protect, release, defend (with counsel acceptable to the City) and hold
harmless the City, its municipal officials, elected officials, boards, commissions, officers,
employees, attorneys, and agents from and against any and all causes of action, claims,
demands, all contractual damages and losses, economic damages and losses, all other
damages and losses, liabilities, fines, charges, penalties, administrative and judicial
proceedings and orders, judgments, remedial actions of any kind, and all costs and
expenses of any kind, including, without limitation, reasonable attorney’s fees and costs
of defense arising, out of Developer’s breach of this Agreement which results in injury to
any third party, except to the extent such injury arises from or is caused by the sole or
gross negligence or willful misconduct of the City, its elected officials, officers,
employees, agents or contractors. The indemnification, duty to defend and hold
harmless obligations set forth in this Section will survive for a period of five (5) years
from the date of City acceptance of public improvements.



18. Insurance. Any Party performing construction of public improvement under
this Agreement must provide, at its sole expense, and maintain during construction of
any public improvements related to this Agreement, commercial general liability
insurance with a reputable, qualified, and financially sound company licensed to do
business in the State of Missouri. The insuring company, unless otherwise approved by
the City, must have a rating of not less than “A,” and it must protect the insured Party,
the City, and the City’s officials, officers, and employees from claims which may arise
from the construction operations, whether such operations are by the insured Party, its
officers, directors, employees and agents, or any of its subcontractors. This liability
insurance must include, but will not be limited to, protection against claims arising from
bodily and personal injury and damage to property, resulting from all insured Party
operations, products, services or use of automobiles, or construction equipment. The
amount of insurance for required herein must be in no event less than the individual
and combined sovereign immunity limits established by § 537.610 RSMo., for political
subdivisions; provided that nothing herein will be deemed to waive the City’s sovereign
immunity. An endorsement must be provided which states that the City is named as an
additional insured and stating that the policy will not be cancelled or materially
modified so as to be out of compliance with the requirements of this Section, or not
renewed without 30 days advance written notice of such event being given to the City.

19. Sovereign Immunity. Nothing in this Agreement shall constitute or be
construed as a waiver of the City’s governmental or official immunity or its officers or
employees from liability or suit pursuant to Section 537.600 RSMo.

20. No Third Party Beneficiaries. There are no third party beneficiaries to this
Agreement.

21. Power of the City. Notwithstanding anything set forth in this Agreement to
the contrary, no provision contained herein shall in any manner diminish or usurp the
inherent rights and powers of the City to act in its capacity as a public body. All
financial obligations of the City shall be subject to future appropriation of the City in
accordance with applicable laws and requirements. Further, nothing herein shall relieve
Developer from complying with all applicable laws and requirements.

22, Authorized Employees. Developer acknowledges that Section 285.530,
RSMo, prohibits any business entity or employer from knowingly employing, hiring for
employment, or continuing to employ an unauthorized alien to perform work within the
State of Missouri. Developer therefore covenants that it is not knowingly in violation of
Section 285.530(1), RSMo, and that it will not knowingly employ, hire for employment,
or continue to employ any unauthorized aliens to perform work on any project which is



the subject of this Agreement, and that its employees are lawfully eligible to work in the
United States.

23. Inspection. Upon reasonable prior notice, the City may conduct such periodic
inspections of the projects herein, including any applicable phase, as may be generally
provided in the applicable law or regulation for inspection thereof pursuant to comply
with the terms of this Agreement. The Developer shall not deny the City and its officers,
employees, agents and independent contractors the right to inspect upon reasonable
prior written request, all engineering or construction contracts or documents pertaining
to the construction of the public infrastructure or any applicable phase thereof.

24. Governing Law. This Agreement will be construed according to the laws of the
State of Missouri. The Parties must comply with all local, state, and federal laws and
regulations relating to the performance of this Agreement.

25. Venue. Any action at law, suit in equity, or other judicial proceeding to enforce
or construe this Agreement, or regarding its alleged breach, must be instituted only in
the Circuit Court located in Boone County, Missouri.

26. Entire Agreement. This Agreement contains the entire and complete
agreement between the City and the Developer with respect to the requirements
imposed upon the Developer for the providing of financial security for the construction
and installation of certain improvements, all as hereinabove described in this
Agreement unless contained in a prior agreement and not expressly modified herein.
Parties agree that this Agreement constitutes a lawful contract between the Parties and
the Developer hereby acknowledges and agrees that this Agreement and the City’s
ordinances and regulations applicable to this Agreement constitute lawful exercises of
the City’s authority and police power.

27.  Contingencies. Notwithstanding anything herein to the contrary, this
Agreement and all obligations of Developer set forth herein are contingent and
conditioned upon the City’s approval of Developer’s pending application for rezoning of
the Property, the City’s approval of Developer’s pending application for approval of the
Preliminary Plat attached hereto as Exhibit B and approval of a final plat which is
conformance with the approved preliminary plat. In the event that either the pending
rezoning, the pending preliminary plat or the final plat are not approved, then this
Agreement shall become null and void.

28. Agreement to Run with the Land. The provisions of this Agreement will
constitute covenants running with the entirety of the Property and will bind the then-
current owners of the Property and all of such owners’ successors and assigns. In the
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event one or more third parties purchase the Property, each of the purchasers shall be
bound by the terms of this Agreement and hereby agree to perform all obligations of
Developer under this Agreement.

29. Recording. Upon adoption, the City shall cause this Development Agreement
to be recorded with the Recorder of Deeds of Boone County, Missouri, at the cost and
expense of the Developer. A copy of the recorded instrument shall be provided to the
Developer by the City.
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IN WITNESS WHEREOF, the parties have executed this Agreement on the day set forth
below each of their signatures.
CITY OF COLUMBIA, MISSOURI

By:
John Glascock, Interim City Manager

ATTEST: Date:

Sheela Amin, City Clerk

APPROVED AS TO FORM:

Nancy Thompson, City Counselor/jsc

STATE OF MISSOURI )
) ss
COUNTY OF BOONE )
On this day of , 2019, before me appeared

John Glascock, to me personally known, who, being by me duly sworn, did say that he is
the Interim City Manager of the City of Columbia, Missouri, and that the seal affixed to
the foregoing instrument is the corporate seal of the City and that this instrument was
signed and sealed on behalf of the City by authority of its City Council and the Interim
City Manager acknowledged this instrument to be the free act and deed of the City.

IN TESTIMONY WHEREOF, I have hereunto set by hand and affixed my
official seal, at my office in Columbia, Boone County, Missouri, the day and year last
above written.

Notary Public

My commission expires:
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DEVELOPER:

By:

Name Printed:

Title:
STATE OF MISSOURI )
) ss
COUNTY OF )
On this day of , 2019, before me, a Notary
Public in and for said state, personally appeared an
authorized member of , known to me to

be the person(s) described in and who executed the above agreement and acknowledged
to me that such agreement was executed as the free act and deed of such person(s) or
that such person(s) executed the same as the free act and deed of such company.

IN TESTIMONY WHEREOF, I have hereunto set my hand and affixed my
official seal in the County and state aforesaid the day and year last above written.

Notary Public

My commission expires:

12



EXHIBIT A

(Legal Description of property)
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DECEMBER 18, 2018
PROPOSED WESTBURY VILLAGE SUBDIVISION
LOTS 1 AND 2, M-N ZONING
(MIXED-USE NEIGHBORHOOD)
QUIT CLAIM DEED BOOK 1117 PAGE 286

A TRACT OF LAND LOCATED IN SOUTHEAST QUARTER OF SECTION 17 T48N R13W, IN
COLUMBIA, BOONE COUNTY, MISSOURI, FURTHER DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHEAST CORNER OF LOT 185 OF THE HAMLET PLAT 2,
RECORDED IN PLAT BOOK 27 PAGE 15, THENCE ALONG THE NORTHERLY LINE OF SAID LOT,
N 88°46’00”"W 119.49 FEET TO THE NORTHWEST CORNER THEREOF; THENCE ALONG THE
EASTERLY LINES OF LOTS 13G, 13F, 13E, 13D, 13C AND 13B OF THE HAMLET PLAT 1-A,
RECORDED IN PLAT BOOK 25 PAGE 55, N 33°02'00”W 240.05 FEET; THENCE N 41°34’30"W
224.30 FEET TO THE SOUTHEAST CORNER OF A TRACT OF DESCRIBED BY SURVEY RECORDED IN
BOOK 595 PAGE 385; THENCE ALONG THE EAST LINE OF SAID TRACT, N 1°14’00”E 128.50 FEET;
THENCE S 88°46’30”E 407.01 FEET TO THE WESTERLY RIGHT-OF-WAY LINE OF STATE ROUTE TT
(SCOTT BOULEVARD); THENCE ALONG SAID LINE, S 1°13’30”"W 491.49 FEET TO THE POINT OF
BEGINNING, AND CONTAINING 3.30 ACRES.
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EXHIBIT “A” Engineering Surveys and Service
1113 Fay Street Columbia, Missouri 65201 FREDERICK E, CARROZ 111

573-449-2646 - www.ESS-Inc.com PROFESSIONAL LAND SURVEYOR
PROJECT # 14065 Missouri Land Surveying Corporation #2004004672 PLS - 2008016655



PROPOSED WESTBURY VILLAGE SUBDIVISION DECEMBER 18, 2018
LOT 3, M-C ZONING

(MIXED USE COMMERCIAL)

QUIT CLAIM DEED BOOK 1117 PAGE 286

WARRANTY DEED BOOK 690 PAGE 601

A TRACT OF LAND LOCATED IN THE SOUTHEAST QUARTER AND NORTHEAST QUARTER
OF SECTION 17 T48N R13W, IN COLUMBIA, BOONE COUNTY, MISSOURI, FURTHER DESCRIBED
AS FOLLOWS:

STARTING AT THE NORTHEAST CORNER OF LOT 185 OF THE HAMLET PLAT 2, RECORDED
IN PLAT BOOK 27 PAGE 15, THENCE N 01°13’30”E, ALONG THE WESTERLY RIGHT- OF -WAY LINE
OF STATE ROUTE TT (SCOTT BOULEVARD), 491.49 FEET TO THE POINT OF BEGINNING.

FROM THE POINT OF BEGINNING, THENCE N 88°46'30"W 407.01 FEET TO THE EAST
LINE OF THE TRACT DESCRIBED BY SURVEY RECORDED [N BOOK 595 PAGE 385; THENCE ALONG
THE LINES OF SAID TRACT, N 1°14°00"E 201.51; THENCE N 83°25'00"W 32.41 FEET TO THE
SOUTHERLY RIGHT-OF-WAY LINE OF SMITH DRIVE; THENCE ALONG SAID RIGHT-OF-WAY LINE,
ON A NON-TANGENT CURVE TO THE LEFT, HAVING A RADIUS OF 493.00 FEET, A DISTANCE OF
16.50 FEET, THE CHORD BEING N 74°32'30”E 16.49 FEET; THENCE N 73°35'00”E 140.96 FEET;
THENCE N 80°03'20"E 47.00 FEET; THENCE N 73°35'00”E 30.29 FEET; THENCE ALONG A
CURVE TO THE RIGHT, HAVING A RADIUS OF 421.70 FEET, A DISTANCE OF 129.72 FEET, THE
CHORD BEING N 82°23'40"E 129.21 FEET; THENCE S 88°47'40”E 56.46 FEET; THENCE ALONG A
CURVE TO THE RIGHT, HAVING A RADIUS OF 30.00 FEET, A DISTANCE OF 47.13 FEET, THE
CHORD BEING S 43°47'00"E 42.43 FEET TO THE WESTERLY RIGHT-OF-WAY LINE OF STATE
ROUTE TT (SCOTT BOULEVARD); THENCE ALONG SAID RIGHT-OF-WAY LINE, S 1°13'30"W
260.14 FEET TO THE POINT OF BEGINNING, AND Yy
CONTAINING 108,299 SQUARE FEET OR 2.49 ACRES. I 4 W/‘\“,....,,,,
\)

see,
N .
¢

s

&
S carrozil : X
3. NUMBER (S
=0, " PLS-2008016655° &
N . X

EXHIBIT “A” Engineering Surveys and Services

1113 Fay Street Columbia, Missouri 65201 FREDERICK E. CARROZ 111
573-449-2646 - www.ESS-Inc.com PROFESSIONAL LAND SURVEYOR
PROJECT # 14065 Missouri Land Surveying Corporation #2004004672 PLS - 2008016655




PROPOSED WESTBURY VILLAGE SUBDIVISION DECEMBER 18, 2018
LOTS 4,5, 6, 7, 8, 9, 10, 11, 1/2 FAUROT DRIVE, AND 1/2 DAYSPRING DRIVE

M-C ZONING (MIXED-USE COMMERCIAL)

WARRANTY DEEDS BOOK 690 PAGE 601, AND BOOK 1538 PAGE 36

A TRACT OF LAND LOCATED IN NORTHEAST QUARTER OF SECTION 17 T48N R13W, IN
COLUMBIA, BOONE COUNTY, MISSOURI, FURTHER DESCRIBED AS FOLLOWS:

STARTING AT THE SOUTHEAST CORNER OF LOT 12 OF KING’S MEADOW SUBDIVISION - BLOCK
1, RECORDED IN PLAT BOOK 14 PAGE 32, AND ON THE WESTERLY RIGHT-OF-WAY LINE OF STATE
ROUTE TT (SCOTT BOULEVARD), THENCE ALONG SAID LINE S 1°13'30”W 256.37 FEET TO THE POINT
OF BEGINNING.

FROM THE POINT OF BEGINNING, THENCE CONTINUING ALONG THE WESTERLY RIGHT-OF-
WAY LINE OF STATE ROUTE TT (SCOTT BOULEVARD) S 1°13'30”"W 788.35 FEET TO THE NORTHERLY
RIGHT-OF-WAY LINE OF SMITH DRIVE; THENCE ALONG SAID LINE, ON A CURVE TO THE RIGHT,
HAVING A RADIUS OF 65.00 FEET, A DISTANCE OF 110.34 FEET, THE CHORD BEING S 49°51'20"W
97.56 FEET; THENCE ALONG A CURVE TO THE LEFT, HAVING A RADIUS OF 210.00 FEET, A DISTANCE
OF 36.32 FEET, THE CHORD BEING N 86°28'00"W 36.27 FEET; THENCE ALONG A CURVE TO THE LEFT,
HAVING A RADIUS OF 500.70 FEET, A DISTANCE OF 181.19 FEET, THE CHORD BEING S 78°12’40"W
180.20 FEET; THENCE S 67°50°40”W 51.93 FEET; THENCE S 73°35’00”"W 116.22 FEET; THENCE ALONG
A CURVE TO THE RIGHT, HAVING A RADIUS OF 427.00 FEET, A DISTANCE OF 171.41 FEET, THE CHORD
BEING S 85°05’'00”"W 170.26 FEET; THENCE N 83°25’00”"W 161.38 FEET; THENCE LEAVING SAID LINE,
N 6°35'00”E 81.69 FEET; THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 500.00 FEET, A
DISTANCE OF 211.68 FEET, THE CHORD BEING N 5°32°50”W 210.11 FEET; THENCE N 17°40'30"W
249.87 FEET; THENCE ALONG A CURVE TO THE RIGHT, HAVING A RADIUS OF 500.00 FEET, A DISTANCE
OF 132.66 FEET, THE CHORD BEING N 10°04'30”"W 132.27 FEET; THENCE N 2°28'20"W 381.70 FEET;
THENCE N 87°31’40”E 116.62 FEET; THENCE ALONG A CURVE TO THE RIGHT, HAVING A RADIUS OF
500.00 FEET, A DISTANCE OF 80.38 FEET, THE CHORD BEING S 87°52'00”E 80.30 FEET; THENCE
5 83°15'40”E 484.01 FEET; THENCE ALONG A CURVE TO THE RIGHT, HAVING wnt,

‘\ 'l,'
A RADIUS OF 200.00 FEET, A DISTANCE OF 39.66 FEET, THE CHORD ‘.(.)F.M,’?“&O",,
BEING S 77°34’50”E 39.59 FEET; THENCE S 71°54’00”E 101.66 FEET; ?;\ A
THENCE ALONG A CURVE TO THE LEFT, HAVING A RADIUS OF 200.00 | § * : mléﬁﬁ‘;'gggfm "*'—:
FEET, A DISTANCE OF 58.90 FEET, THE CHORD BEING S 80°20'20"E 231  NuMiER i :
58.69 FEET; THENCE S 88°46’30”E 49.43 FEET TO THE POINT OF % Oy PLS- 2008016655 @

BEGINNING, AND CONTAINING 19.04 ACRES.

EXHIBIT “A4” Engineering Surveys and Services S EDERICK E. CARROZ 11T
1113 Fay Street Columbia, Missouri 65201 PROFESSIONAL LAND SURVEYOR
PROJECT # 14065 573-449-2646 - www.ESS-Inc.com PLS - 2008016655

Missouri Land Surveying Corporation #2004004672




PROPOSED WESTBURY VILLAGE SUBDIVISION DECEMBER 18, 2018
LOTS 12, 13, 14, 1/2 FAUROT DRIVE, AND 1/2 DAYSPRING DRIVE

R-MF ZONING (MULTIFAMILY RESIDENTIAL)

WARRANTY DEEDS BOOK 690 PAGE 601, BOOK 1538 PAGE 36

A TRACT OF LAND LOCATED IN NORTHEAST QUARTER OF SECTION 17 T48N R13W, IN
COLUMBIA, BOONE COUNTY, MISSOURI, FURTHER DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF LOT 12 OF KING’S MEADOW SUBDIVISION -
BLOCK 1, RECORDED IN PLAT BOOK 14 PAGE 32, AND ON THE WESTERLY RIGHT-OF-WAY LINE OF
STATE ROUTE TT (SCOTT BOULEVARD), THENCE ALONG SAID LINE S 1°13’30”"W 256.37 FEET; THENCE
LEAVING SAID LINE, N 88°46’30”W 49.43 FEET; THENCE ALONG A CURVE TO THE RIGHT, HAVING A
RADIUS OF 200.00 FEET, A DISTANCE OF 58.90 FEET, THE CHORD BEING N 80°20'20”W 58.69 FEET;
THENCE N 71°54'10"W 101.66 FEET; THENCE ALONG A CURVE TO THE LEFT, HAVING A RADIUS OF
200.00 FEET, A DISTANCE OF 39.66 FEET, THE CHORD BEING N 77°34’50”"W 39.59 FEET; THENCE
N 83°15'40”"W 484.01 FEET; THENCE ALONG A CURVE TO THE LEFT, HAVING A RADIUS OF 500.00
FEET, A DISTANCE OF 80.38 FEET, THE CHORD BEING N 87°52’00”W 80.30 FEET; THENCE
$87°31'40"W 116.62 FEET; THENCE S 2°28’20”E 381.70 FEET; THENCE ALONG A CURVE TO THE LEFT,
HAVING A RADIUS OF 500.00 FEET, A DISTANCE OF 132.66 FEET, THE CHORD BEING S 10°04'30”E
132.27 FEET; THENCE S 17°40°30”E 249.87 FEET; THENCE ALONG A CURVE TO THE RIGHT, HAVING A
RADIUS OF 500.00 FEET, A DISTANCE OF 211.68 FEET, THE CHORD BEING S 5°32’50”E 210.11 FEET,
THENCE S 6°35'00”"W 81.69 FEET TO THE NORTHERLY RIGHT-OF-WAY LINE OF SMITH DRIVE; THENCE
N 83°25’00"W 518.52 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF STONE VALLEY PARKWAY;
THENCE ALONG SAID LINE, ON A CURVE TO THE RIGHT, HAVING A RADIUS OF 30.00 FEET A DISTANCE
OF 47.12 FEET, THE CHORD BEING N 38°25'10"W 42.43 FEET; THENCE N 6°35’00”E 144.75 FEET;
THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 533.00 FEET, A DISTANCE OF 194.49
FEET, THE CHORD BEING N 3°52'20”W 193.41 FEET; THENCE N 14°19’30”"W 363.26 FEET; THENCE
ALONG A CURVE TO THE RIGHT, HAVING A RADIUS OF 467.00 FEET, A DISTANCE OF 125.53 FEET, THE

CHORD BEING N 6°37'30”W 125.15 FEET; THENCE N 1°04'40”E 454.12 TO e,

THE QUARTER QUARTER SECTION LINE; THENCE S 83°15'40”E ,VM ¢ OF _1}413&",,,
1442.73 FEET TO THE POINT OF BEGINNING, AND \ q) “:...;' “”
CONTAINING 20.30 ACRES. v S8 < FREDERICK EMIL-7"

CARROZ 111

* 5

2% NUMBER

Q, " PLS-2008016655 " &
1 RN

4 Engineering Surveys and Services
EXHIBIT “A 1113 Fay Street Columbia, Missouri 65201 FREDERICK E. CARROZ I1I

573-449-2646 - www.ESS-Inc.com PROFESSIONAL LAND SURVEYOR
PROJECT # 14065 Missouri Land Surveying Corporation #2004004672 PLS - 2008016655




EXHIBIT B
(Preliminary Plat)

14



T
5 1€, | e 2000 Rt \
‘ »g Sk | one-ramuLy oweLLING
&g srovemoes | & G Esmaes AT 1
gsy - & wor
s EN o7 144 g&‘fg Lor 14
A k&} ENG) 107 201 ) JEE—
;0 = & 10T 1444 < LoT 7434
" v E F 3% 3 — T —_— —
s T 0 87 S
K 53 b 3
= 3k £5 —
SCOTT  GOULEVARD < 8§ 38 2% =
. 8 § . 3t 3
“ N wor 25 § s wr 3T = g
S a ] Gy TN R T S =
N o 25" SETBACK] 10" UTILITY EASENENT IN; R H
g a e ) gs oy TS | it H
N £ SELECOMMUNICATIONS LINE WINDERMERE iy : LR T Sé :
N N SANITARY SEWER LIN: 2 PagUENT - 5 oy & o sl | e il
H STORM SEWER LINE B iy Py 3£
g VATER L \ P @) | g T
£ & BRUSH LINE. = 5 B R £:
N —_— T DNt owme L i — 2 g z
& EXSTING CoNTauR o g8 A \ CLIMAX FOREST 5 C R
S o s B S e = S 3f G
x iy ~ 88y DANASELENT I 600K 1120 g o @‘% S £ 33
S o o v NI ST S0 g 1 RO ; §i: ¢
p4 aecrmic sox ~ R ESS 53
r~ FIRE. HYDRANT LN 10X10° EASEMENT I 800K, 1780 PAGE 180 2 5 ¢ R
= X
o AS VALIE = . g 3 &L
4 LT STanowrD ~ 23 H
mszou TaECOMNCATONS 0 ERSET $§ e =
SITE LOCATION MAP ® TELECOMMUNICATIONS PEDESTAL B 374 G 660 - & &5
» wumiTy POLE 58 § &
wor 10 STALE WATER WETER « 3 §8, @ L
VATER VALE 3 $ >
PROPOSED SWAL N ] SRR ¢ &
— s oomoswmerserie . § h
STREAM BUFFER NOTE . PROPOSED WATER UNE | R 9.51 ACRES L 3.59 ACRES g
A —— ProroseD sTomm SEweR ~3% 4 = B\ PROSED ZONTNG ot | ¥
A TYPE | STREAM BUFFER HAS BEEN PROVIDED IN ACCORDANCE WTH PROPOSED ZONING: R-MF ) d \ o ’
A0E ] STIEM SUTER 45 0 PROVDED I SC00roe arosen Ao NG Vo esl
SPeCrIOALLY. oo§s
K
s’ BEEw PROVED. A5’ DETERUINED, Fow T 75 WALTE SEmES Ugs BULDING ENVELOPE FOR LOTS WTH | S §, K z
s DerERuNeD 10
TN TEDALE GUARANALE UA® DATED 2015, Ao 15 LOCATED 45 St Sonsimie AR | PROPOSED 16 SANITARY -~ 8 B S
ON THE ALAT CLIMAX FOREST SEWEREASEHENT - @A
NORTH OF SUITH DRIVE: A CONSTRUCTED STREAM HAS BEEN PROVIDED A | S
TYPE Il STREAM BUFFER. - \ =
. ExsTNG 145 4G =
et e s — | S | : =3
cenam (1) s () bresemien = 636 Acke (25%) | e \ e =xg
surrEr ‘
TERLU e 4 5% | 0CAL NON-RESIDENTIAL STREET - OPTIONC. @2 P NG ORIE ===
Sou O Swnd DaE 77 e | - -5 2] L M IR
oL 7228 282 FLOODPLAIN NOTE 5 o e
o=
200051 puFFER g § | — (TS|
NORTH OF SMITH DRIVE. 2% OCATED IN ZONE X" AREAS DETERMINED TO BE & S
U T B AN CHANGE FLBoCALAR S St B 7100 S & 5 1. ERES
ez za7 INSURANGE RATE NAP NOMBER 2901960260, DATED WARCH 17, 2011 i // N % i g s o, z35¢e
38 5 N . = S
g g e KING'S 1, )
o s R+ b1 sty S=¢
O eAGE FOR TS DEVELOPUENT IS .yl s s SS¢
45.2 ACRES. § & o&F / E§ 4 g} / = - =
APPROVED 8Y THE PLANNNG AND ZONNG COMMISSION, COLUMBIA, 1. e ROy 5OES NOT CONTAN KO NEIPR- SR
MISSOURL OV CEMETERIES OR BURIAL GROUNDS. E - ' | = g
5. No LACOONS 4PE LOOATED OV THE pROPERTY 10 E A ) =F
H ] g i Lor
4 STREET MPRDVEMENTS (R SWITH ORVE AND. 3 f‘ 3 " / é} \ s 23
MEROVEMENTS AP
SARA LOE, CHARPERSON NG AR BASED 0N A TRAPFIE WEAGT ANAYLSS [ | e e s jo0)
5 waTen wan Exgeasions Reauren o sevie L / / | S8 ¢ g
OPOSED LOTS. L 88 5
-3 oF w3
APPROVED Y E GITY COINGL ALRSUANT 0 RESELUTON & o o s e e ey !l 154 AoRES @ 5§ L8
ov THE DAY oOF » 2018. DEPARTMENT. & 3 PROPOSED ZONING: #-C 055 ACPES R //%5 & /3; gé\ §3
7. ELECTRIC EXTENSION REQURED 0 SERVE THE 2 PROFOSED ZONING #-C 4.61 ACRES SEA ! L &
ZONING & USE NOTE Lors. 5 PROPOSED ZONING: H-C. [ bk 2w 5 4
s 8 qaoy soace cnseayanow ExsauenT Aows -l :) i s 2 H
MING 1S "PD'; PLANNED DEVELGPA ACCESS FOR_ CONSTRUCTION, 3 T s
EXSTN 20 UBKEED. AND BEAUTFICATON OF THE | S LXK X T
P e, Nl AL TCATON & \ 3 N L - | | Y
LOTS 1-2 "W-N' SHALL BE MXED USE ~ NEIGHAORHODD &l I U & peamnce exseyen I DREISREMASFRE S /
it wech - corRpoR. § S e /1472018
LOTS 3-11: W~C't SHALL BE NIXED USE $ 20" UTTY & DRAWAGE EASEMENT- K r— ‘J‘ l GREBN PACE CONSERVATION @ < W\\
LOTS 12-14: R-NF's SHALL BE WULTIPLE-FAMILY DWELLING: - INBO00K 7180 PaGE 155 ¢ 1L o Jl . ™
~ . 3 e ) & 4.25 ACRES N
330 %7 B NS . 3 5 %
. K - P ONSTRUTED 1 S §§ PROPOSED ZONING: A’-MF§ )3 S
PROPERTY OWNERS ¥ \ MANHOLE e 3 a3 ]
1.57 ACRES [ 393 / i -~
JOSERH TOSINI END US ARHY CORPS. PROPOSED ZONING: #-C H | ZoNED; P S K N
552 N. COUNTRY ROAD, SU/GT[ ! OF ENGINEERS ‘ PLANNED DEVELOPMENTS: IS / ROPOSED 18" SANTTARY © g
ST JAMES, NEW YORK 1178 TURISDICTION | | 4 ROPOSED 24 (ROSS ACCESS EASENENT L R aen 5 g
WESTRURY VILLAGE JOINT VENTURE ez & . . o " 9
B2 N COUNTAY ROAD, SUTE T ° e aFERE B R0POSED 16 $ANITAIIV$EWEREA55MENT\ | I g’ '
: Y X —
ST AMES, NEW YORK 11750 W GREEN SPACE POl g =4 = _ 3 WATTHEN 4. KFIETE
HAMLET LTED PARTNERSHP. P CONSERIATION & 08 WANHOLE RN ? PROFESSONAL ENGINEER
552 N. COUNTRY ROAD, SUITE | <! EASEMENT ! Kl e — F— N « 5 £
ST AMES N YO 1m0 9 I eroseo 4 o5 LI AT T e o
. - Ro: 5
GONTRAGT PURCHASER: &5z g <3 D SHOULD NOT BE CONSOERED 4
T coNeTCTON, L \ o W+ Mg %8, ACCESS EASEMENT § 3} 4 3 ogs N
308 5 NINTH ST. SUITE 701~ : % 8 § §§ Date
CaLuwBIA, MISSOUR! 65201 R Wi seranc ° 4 & 5 =3 &
2.47 ACRES g LB\ FROPOSED 10" YTILITY EASEMENT RS [d R OCTOBER 26, 2018
Ss £ o Mo X
e | PR0P0sED ZoNG L L NS i | Vgl 2 ¢ $
FUANKED DEVALOPWENTS 88 Es|| % B o Y R s
1 e T, N S
7.86 ACRES 0L 8] | ) ‘ 1,30 MCRES 1.06 acres LT 7.24 ACRES 1.41 ACRES / | [ §\ NovEwBER 30, 2018
w PROPOSED ZONING: M-N { X lgs { ‘ ROPOSED SN PROPOSED ZONING: M-C ‘ ' PROPC - PROPO: ING M-C / ’ \', 3§ py————
H 1.39 ACRES g ’ f A
5
g g PROPGSED ZONING: M/ RéW HDENING { S [NERP R R/W WIDENING |11 I Eg
X .09 ACRE { ol8lhs [ RN 0.74 ACRE 10WATER & EECTRIC 15 SETBACK Doy 3
8 v L O 2 semaek ¢ <} eoway e oo s Fice a0 il ¥ g
28 ] L PROPOSED 10| UTILITY EASEMENT iy M %\ — @ 5 L b1 UL ﬁnuwysem [ g
& —— - — ’ — e =t7 — 4 e
S =S — P — J
sy o —
10 VATER & LECTRC CAseuEnT i Bock 1053 PacE sce = — I =053 RS | ———————
RIGHTIV SN/ 7y 2 g
RzgHToUT S Sy S S N N X 52 [ ——
5 3 St E
- SECTION 16-48-13 SCOTT BOULEVARD (54' PAVEMENT — STare Roure ) ]
N — s PRELIMINARY PLAT
EAST 1/4 CORNER: o® ( ‘ _h —‘ N — _
% % 13
SECTON 171875 W L0737 P sy Shee
o7 1 L0746 3% Lor 38 wr 3 w140 Lor 41 wre s LoT 44 Lor 45 z" Lor 2 Lor 22 Lo 23 Lor 2¢ Lor 25
WEST LAWN SUBDIVISON. PLAT No. 1 wy P N
[ e 2 5 cLo1
ZoNED: R—1 TWO-FAMILY DWELLING s 2ZONED; R-2 Y 1 ooF 2
ONE-FAMLY DHELLNG &s THO-FAMILY RELLING 23
\ I I 8 / ‘ | | | | [ [ [ ' ' ES&S PROJECTNO. 13885




EXHIBIT C
(Traffic Impact Study)

15



SINCE 1973

July 18, 2018

Mr. Travis H. McGee

THM Construction LLC

308 South 9t Street, Suite 101-M
Columbia, Missouri 65201

RE: Traffic Impact Study
Westbury Village — Scott Boulevard and Smith Drive
Columbia, Missouri
CBB Job No. 051-18

Dear Mr. McGee:

As requested, CBB has completed a traffic impact study pertaining to a proposed mixed-use
development, known as Westbury Village, generally located in the northwest quadrant of the
intersection of Scott Boulevard and Smith Drive in Columbia, Missouri. The location of the site
relative to the surrounding area is depicted in Figure 1.
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Figure 1: Project Location Map
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Proposed Westbury Village Traffic Impact Study

Columbia, Missouri

@ July 17, 2018

Page 2 of 27

Based on the concept plan provided by Engineering Surveys and Services Inc. (ESS), an
approximate 45,000 square foot grocery store along with a 30,240 square foot retail building is
proposed on the site. The proposed development will also include up to eleven (11) additional
commercial outlots to be developed with a variety of neighborhood commercial type uses (i.e.,
restaurant, bank, convenience store with fuel, retail, office, etc.). The neighborhood commercial
part of the development would be located along the frontage of Scott Boulevard, north and
south of Smith Drive, with approximately 18.4 acres of multi-family housing (312 units) proposed

as a buffer between the commercial uses and the existing single-family residential uses to the
north and west of the development site.

In conjunction with the proposed development, Dayspring Drive would be extended south from
its existing terminus on the north side of the development to Smith Drive. A new segment of
Faurot Drive would also be constructed from Scott Boulevard to the west to the extended
Dayspring Drive. Primary access to the area road system would be provided via the extension of
Faurot Drive to Scott Boulevard and the existing traffic signal at Scott Boulevard and Smith Drive.
Based on the concept plan provided by ESS, the following access points are proposed to
accommodate the Westbury Village neighborhood commercial development:

e Aright-in/right-out (RIRO) drive on Scott Boulevard between Faurot Drive and
Smith Drive;

e A RIRO drive on Scott Boulevard south of Smith Drive;

e Two full access drives on the extension of Faurot Drive;

e Two full access drives on Smith Drive; and

e Three full access drives on Dayspring Drive.

Although preliminary at this time, it is anticipated that the multi-family portion of the
development would have one access drive on Faurot Drive and up to three access drives on
Dayspring Drive.

A schematic of the site plan provided is shown in Exhibit 1.

The purpose of this study was to determine the number of additional trips that would be
generated by the proposed development, assign the trips to the adjoining roadways, evaluate
the impact of the additional trips on the operating conditions for the adjacent roadways, and
determine the ability of motorists to safely enter and exit the site. If necessary, roadway
improvements (lane additions and/or traffic control modifications) would be recommended to
mitigate the impact of the development and to accommodate the additional traffic. The focus
of this study was the AM and PM peak hours of a typical weekday, as well as the Saturday midday
peak hour.



Proposed Westbury Village Traffic Impact Study

FITT O LIWEARS FTXY

Columbia, Missouri

i

AFR LTI

- g v ey

L0 W KIROLNY
o
T
W W R
|0 -
REEE v A

SR N EIFFIAE
I TITRLATT STy
WAL ITETVIED FS ity

AYFATRTITYS

VTN R
F eI B

S I IONT PR AN

PSS LINNOD ANO0E VIR 00
TIVTHA AHDELSIM

A v G0 D08 N KIS SN F A R

IR
|
Lkl

L

|

D

TR LN
LSS A TIWY AL T

B S B O W DRI S B

e ) s SR v
o T .--\L

T e G SO W

TRESTE FON ¥ GRS
e

BT i RO IO 80 S0Wal UL A0 B TOE

i
:

L B g0 0V B S X
i¥ LF BS e 1 i

i

AEmi

RERAAARARANR

i

COECECEEERER
5

gEgeReEss

¥R

BN R R R

I

REERRS

i

g
e
i.

CIWFEI L 4 497

|

Exhibit 1: Conceptual Site Plan (provided by others)

Job#051-18
06/26/18 @



Proposed Westbury Village Traffic Impact Study

Columbia, Missouri

@ July 17, 2018

Page 4 of 27

CBB discussed the scope of work for this traffic study with the City of Columbia at the
commencement of the traffic study process. CBB also provided the City a Technical Memo
summarizing the proposed site trip generation and directional distribution estimates, as well as

the Base traffic conditions and gained their consensus on the assumptions prior to completing
the traffic analyses.

As requested by the City, the following key intersections were included in the study:

e Scott Boulevard and Faurot Drive;

e Scott Boulevard and proposed RIRO south of Faurot Drive;
e Scott Boulevard and Smith Drive;

e Scott Boulevard and proposed RIRO south of Smith Drive;
e Faurot Drive and proposed east site drive;

e Faurot Drive and proposed west site drive;

e Smith Drive and proposed east site drive;

e Smith Drive and proposed west site drive; and

e Smith Drive and Dayspring Drive.

As requested by the City, the following analysis scenarios were considered:

e 2018 Base Conditions (Existing plus Breckenridge Park) and
e 2018 Build Conditions (Existing plus Proposed Development).

The following report presents the methodology and findings relative to the Existing, 2018 Base
and 2018 Build conditions.



Proposed Westbury Village Traffic Impact Study

Columbia, Missouri

@ July 17, 2018
Page 5 of 27

ExiSTING CONDITIONS

Area Roadway System: Scott Boulevard is five-lane Minor Arterial that runs north/south along
the west side of Columbia from Broadway to Route K. North of Smith Drive, asphalt sidewalk is
provided at the back of curb along both sides of the roadway. South of Smith Drive, sidewalk is
provided along the west side of the roadway, with a multi-use path provided along the east side
of the roadway. Bike lanes are provided along both sides of the roadway, south of Smith Drive.
The posted speed on Scott Boulevard is 45 miles per hour (mph). Figure 2 depicts a photo of
Scott Boulevard near Smith Drive.

L y.

ol = £ A b

Figure 2: Scott Boulevard — Looking North Toward Smith Drive

Smith Drive is two-lane Neighborhood Collector that runs east/west through the study area
from Scott Boulevard to the residential areas to the west. Smith Drive has a variable pavement
width of 36 to 38 feet with curb and gutter. Sidewalk is provided along both sides of the roadway
within developed parcels. The posted speed on Smith Drive is 30 mph.

Rollins Road is two-lane Major Collector that runs east/west through the study area from Scott
Boulevard to the residential areas to the east. Rollins Road has an approximate 32 foot
pavement width with curb and gutter. Traffic calming measures are implemented along Rollins
Road to slow traffic. Sidewalk is provided along both sides of the roadway. The posted speed on
Rollins Road is 25 mph.

Faurot Drive is two-lane Local road that runs east/west from Scott Boulevard to the residential
areas to the east. Faurot Drive has an approximate 26 foot pavement width with curb and
gutter. Sidewalks are not provided along the roadway. The posted speed is 25 mph.



Proposed Westbury Village Traffic Impact Study

Columbia, Missouri

@ July 17, 2018
Page 6 of 27

The intersection of Scott Boulevard and Smith Drive/Rollins Road is controlled by a traffic signal.
Separate left-turn lanes are provided for all approaches. The left-turn movements all operate
under protected plus permissive phasing with a flashing yellow arrow to indicate permissive left
turns. Push-button activated pedestrian signals and crosswalks are provided at the intersection.

An aerial view of the Scott Boulevard and Smith Drive/Rollins Road intersection is shown in
Figure 3.

Figure 3: Scott Boulevard and Smith Drive/Rollins Road intersection

The intersection of Faurot Drive at Scott Boulevard is side-street STOP controlled. A two-way
center left-turn lane is provided on Scott Boulevard to facilitate the left-turn movements to and
from Faurot Drive.
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Columbia, Missouri

@ July 17, 2018

Page 7 of 27

Existing Traffic Volumes: Video, turning movement traffic counts were conducted at the
following intersections during the weekday morning (7:00 - 9:00 a.m.), weekday afternoon (4:00

- 6:00 p.m.) and Saturday midday (12:00 — 2:00 p.m.) peak periods the second week of May
2018:

e Scott Boulevard and Smith Drive; and

e Scott Boulevard and Faurot Drive.

CBB also made observations during the school arrival (7:30 — 8:30 a.m.) and school dismissal
(3:00 — 4:00 p.m.) peak hours at the intersection of Scott Boulevard and Christian Fellowship
Road to observe the northbound left-turn queues and the turning movements at the
intersection.

The Columbia public school and Christian Fellowship school academic calendars were reviewed
to ensure that the data was collected during normal school operations. The existing peak hour
volumes are summarized in Exhibit 2.

Based on the traffic data collected, the weekday morning peak hour occurred between 7:15 and
8:15 a.m., the weekday afternoon peak hour occurred between 5:00 and 6:00 p.m. and the
Saturday midday peak hour occurred between 12:30 and 1:30 p.m. Given the traffic
characteristics in the area and the anticipated trip generation for the proposed development,
these peak periods would represent a “worst-case scenario” with regards to the traffic impact. If
traffic operations are acceptable during these peak periods, it can be reasoned that conditions
would be acceptable throughout the remainder of the day.
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Columbia, Missouri
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APPROVED DEVELOPMENTS — BRECKENRIDGE PARK

CBB previously conducted a Traffic Study in February 2016 for the Breckenridge Park residential
subdivision to the west of the proposed Westbury Village development. CBB prepared a Trip
Generation Comparison letter in August 2016 to reflect changes in that approved plan. The
revised development plan for Breckenridge Park consists of 133 single-family homes. The project
is currently under construction with only a couple of homes built to date.

As discussed in the previous studies, approximately 90 percent of the Breckenridge Park
subdivision trips are expected to utilize Smith Drive to access Scott Boulevard, with the
remaining 10 percent using the local streets to the south of the subdivision. As such, forecasts
were prepared to estimate the amount of traffic that the approved Breckenridge Park
development would generate during the weekday AM, weekday PM and Saturday Midday peak
periods. These forecasts were based upon information provided in the 10t Edition of the Trip
Generation Manual. Estimates for the Breckenridge Park development were based upon Land
Use: 210 — Single-Family Detached Housing.

Table 1: Trip Estimate — Approved Breckenridge Park Subdivision

Weekday AM Weekday PM Saturday Midday
Land Use Peak Hour Peak Hour Peak Hour

In QOut Total In QOut Total In Out Total

Single-Family Homes | 120 Homes
ITE Code 210 Using Smith

Approved Breckenridge Par
Total Trips

* Trips rounded to nearest 5

The Breckenridge Park site trips were assigned to the roadway network using the trip distribution
assumptions described in the February 2016 Traffic Study. The trips associated with the approved
Breckenridge Park development are shown in Exhibit 3.

The Breckenridge Park trips (Exhibit 3) were added to the existing traffic volumes (Exhibit 2) to
develop the 2018 Base traffic volumes shown in Exhibit 4.



Proposed Westbury Village Traffic Impact Study
Columbia, Missouri

i
igi e, 5 £ E T -h

“&b*

7 CNOY
= 15(55)<50';

@ = Existing Traffic Signal
e = Existing Side-Street Stop Control
| XX =AM Peak Hour Traffic (7:15 - 8:15 AM)
| (XX) =PM Peak Hour Traffic (5:00 - 6:00 PM) ‘
<XX> = Saturday Midday Peak Hour Traffic (12:30 - 1:30 PM)

Job#051-18

Exhibit 3: Breckenridge Park Site-Generated Trips 06/26/18




Proposed Westbury Village Traffic Impact Study
Columbia, Missouri

¥
igi e, 5 £ E T 5

tz (4) <2
Scott BOU’evard i J E * , «1 410<(7>75) <725>

5 (14) <> e

| 530 (1,365) <810> — : = PR T = ‘195> 5
: | | 450(1,125) <650> =

75 (235) <160> o,

i Faurot Drive

t 10 (10) <9>
& 3(4)<2>
[t 3(7)<3>
| + 7 (30) <19>

40 (12) <12> —
22 (19) <28>

A
[=)
<
—

v
[=)
<
—
o
o~
on

@ = Existing Traffic Signal
-a_ = Existing Side-Street Stop Control

XX =AM Peak Hour Traffic (7:15 - 8:15 AM)
| (XX) =PM Peak Hour Traffic (5:00 - 6:00 PM) ‘
<XX> = Saturday Midday Peak Hour Traffic (12:30 - 1:30 PM)

I : Job# 051-18
Exhibit 4: 2018 Base Traffic Volumes 06/26/18




‘ Proposed Westbury Village Traffic Impact Study
Columbia, Missouri

@ July 17, 2018

Page 12 of 27

PROPOSED SITE — WESTBURY VILLAGE

Once the base traffic volumes within the study area were established, we then considered the
traffic associated with the proposed Westbury Village development.

Proposed Land Use: Based upon the concept plan provided by ESS, previously shown in Exhibit
1, the proposed development would consist of an approximate 45,000 square foot grocery store
along with a 30,240 square foot retail building. The proposed development will also include up
to eleven (11) additional commercial outlots to be developed with a variety of neighborhood
commercial type uses (i.e., restaurant, bank, convenience store with fuel, retail, office, etc.) and
approximately 18.4 acres of multi-family housing (312 units) proposed as a buffer between the
commercial uses and the existing single-family residential uses to the north and west of the
commercial site.

Site Access: As part of the project, Dayspring Drive would be extended south from its existing
terminus on the north side of the development to Smith Drive. A new segment of Faurot Drive
would also be constructed from Scott Boulevard to the west to the extended Dayspring Drive.
Primary access to the area road system would be provided via the extension of Faurot Drive to
Scott Boulevard and the existing traffic signal at Scott Boulevard and Smith Drive. Based on the
concept plan provided by Engineering Surveys and Services Inc. (ESS), the following access points
are proposed to accommodate the Westbury Village neighborhood commercial development:

e Aright-in/right-out (RIRO) drive on Scott Boulevard between Faurot Drive and
Smith Drive;

e A RIRO drive on Scott Boulevard south of Smith Drive;

e Two full access drives on the new section Faurot Drive;

e Two full access drives on Smith Drive; and

e Three full access drives on the new section of Dayspring Drive.

Although preliminary at this time, it is anticipated that the multi-family portion of the
development would have one access drive on Faurot Drive and up to three access drives on
Dayspring Drive.

Based on direction from the City of Columbia, the City has stated that the intersection of Scott
Boulevard and Faurot Drive be restricted to % access (left-in/right-in/right-out — no lefts outs).
As such, this study makes the initial assumption that Faurot Drive (both the existing westbound
approach and the proposed eastbound approach) will be % access.

Based on the site plan, the extended segment of Faurot Drive would have a 38 foot back to back
cross section which would accommodate left-turn lanes at the proposed site drives, if needed.
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Additionally, the existing cross section of Smith Drive, adjacent to the proposed site, is 36 feet
wide which would also accommodate left-turn lanes at the proposed site drives.

Intersection Sight Distance: Based on guidelines published in A Policy on Geometric Design of
Highways and Streets published by the American Association of State Highway and
Transportation Officials (AASHTO) often referred to as the Green Book, the intersection sight
distance requirement for the proposed drives along Smith Drive is 415 feet (assuming a 30 mph
posted speed limit and 35 mph design speed). Itis recommended that the proposed drives along
Smith Drive provide a minimum of 415 feet of sight distance. Note that the sight distance was
not measured in the field to evaluate the available sight distance at the proposed site drives.

Furthermore, careful consideration should be given to sight distance obstructions when
planning any future aesthetic enhancements, such as berms, fencing and landscaping, at any of
the subdivision entrances to ensure that these improvements do not obstruct the view of
entering and exiting traffic at the site intersections with the public roads. It is generally
recommended that all improvements wider than two inches (posts, tree trunks, etc.) and higher
than 3.5 feet above the elevation of the nearest pavement edge be held back at least 20 feet
from the traveled roadway.

Driveway Spacing: Based on Section 14 of MoDOT’s Access Management Guidelines (AMG), it
is recommended that a minimum of 220 feet of corner clearance be provided from the edge of
the major road to the proposed driveway. The first site drive on Faurot Drive is approximately
275 feet from Scott Boulevard (measured from the edge of pavement on Scott Boulevard to the
center of the proposed site drive) which meets the recommended minimum spacing in the AMG.
The first site drive on Smith Drive is approximately 240 feet from Scott Boulevard (measured
from the edge of pavement on Scott Boulevard to the center of the proposed site drive) which
also meets the recommended minimum spacing in the AMG.

Based on Section 13 of MoDOT’s Access Management Guidelines (AMG), it is recommended that
a minimum of 220 feet be provided between driveways on a minor roadway (measured from
center to center). The proposed site drives on Faurot Drive have a spacing of approximately 310
to 360 feet (measured center to center) which meets the recommended minimum spacing in
the AMG. The proposed site drives on Smith Drive have a spacing of approximately 260 to 290
feet (measured center to center) which also meets the recommended minimum spacing in the
AMG.

Trip Generation: Traffic forecasts were prepared to estimate the amount of traffic that the
proposed development would generate during the weekday AM, weekday PM and Saturday
Midday peak periods. These forecasts were based upon information provided in the 10t Edition
of the Trip Generation Manual, published by the Institute of Transportation Engineers (ITE). This
manual, which is a standard resource for transportation engineers, is based on a compilation of
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nationwide studies documenting the characteristics of various land uses. Estimates for proposed
Westbury Village development were based upon the following land uses:

e Land Use: 220 — Multifamily Housing

e Land Use: 710 — General Office

e Land Use: 820 — Shopping Center/Retail

e Land Use: 850 — Supermarket

e Land Use: 912 — Drive-In Bank

e lLand Use: 932 — High-Turnover Sit-Down Restaurant

e Land Use: 934 — Fast-Food Restaurant with Drive Through
e Land Use: 937 — Coffee/Donut Shop with Drive Through

e lLand Use: 945 — Gasoline Station w/Convenience Store

The data provided for Peak Hour of the Adjacent Street was used for the traditional weekday
AM and PM peak hour forecasts. The Saturday peak hour generator was utilized for the Saturday
Midday peak hour forecasts. It should be acknowledged that not all the land uses are anticipated
to peak simultaneously on Saturday, but were assumed to do so for our evaluations which would
represent a worst case scenario.

It is important to note that ITE estimates assume each of the development’s uses would be
freestanding. Instead, the uses within the development area would share access to the main
roadways surrounding the site and, in some cases, parking. Published studies show that patrons
of multi-use developments often visit more than one use within the development during a single
visit. As a result, a portion of the trips generated by the development would be captured
internally and not impact the external road system. To account for internal capture trips within
the proposed Westbury Village development, a 15% “common trip” reduction was applied
during the weekday AM, weekday PM and Saturday Midday peak hours. It is important to note
that the grocery store was considered the anchor for the development area and, as such, a
common trip reduction was not applied to the grocery store trips in order to be conservative.

It should also be noted that not all of these trips would represent new traffic on the adjacent
roadways. Specifically, a significant portion of the traffic attracted to this site would already be
traveling on Scott Boulevard as part of another trip; i.e., “pass-by” trips. The actual percentage
of traffic attributable to pass-by depends upon the nature of the use, the time of day and the
traffic volume on the adjacent street. Therefore, statistical information provided in the Trip
Generation Handbook, 3™ Edition, published by ITE, was utilized to estimate pass-by percentages
for the proposed uses. The pass-by percentages applied are summarized in Table 2. The values
shown in blue were derived using the pass-by percentages for similar uses and time periods.
These pass-by trips would create turning movements at the driveways serving the site, but they
would not represent new traffic on the adjacent roadways.
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Table 2: Pass-by Trip Assumptions

PASS-BY TRIP ASSUMPTIONS

LAND Use WEEKDAY WEEKDAY SATURDAY

AM PEAK PM PEAK MIDDAY PEAK
Shopping Center/Retail Shops

Supermarket

Bank

High-Turnover Sit-Down Restaurant

Fast-Food Restaurant with Drive Through

Coffee/Donut Shop with Drive Through

Gasoline/Service Station with Convenience Market

The trip generation estimates for the proposed Westbury Village development, including both
new trips and pass-by trips are summarized in Table 3.

The full build out of the proposed Westbury Village mixed-use development would be expected
to attract a total of approximately 310, 500 and 570 pass-by trips during the weekday AM,
weekday PM and Saturday midday peak hours, respectively. In turn, the Westbury Village
development would generate a total of 535 new trips during the weekday AM peak hour, 830
new trips during the weekday PM peak hour and 1,205 new trips during the Saturday midday
peak hour
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Table 3: Trip Estimate — Westbury Village Development

. Weekday AM ‘ EEGEVARY ‘ Saturday Midday
Land Use Daily Peak Hour Peak Hour Peak Hour

Tri
ps QOut Total In QOut Total In Out Total

Residential Development

Multi-Family 312 Units | 2,320 | 30 110 | 140

Residential Trips| 2,320 | 30 110 | 140

Commercial Development

Lots 1, 2, 3 and 10:
Shopping Center

Lot 4: Gas Station 16 vip 3,285

58,940 ft2 | 2,225 | 35 20 55

Lot 5;: HTSD Restaurant 3,756 ft2 420

Lot 6;: HTSD Restaurant | 4,380 ft2 490

Lot 7: Bank 5 lanes 625

Lot 8: Coffee/Donut Shop | 1,500 ftz | 1,230

Lot 9: Office 6,480 ft2 65

Lot 10: Fast Food
Restaurant

Lot 10: Fast Food
Restaurant (No AM)

Lot 11: Grocery Store 45,000 ft2 | 4,805

2,205ft2 | 1,040

2,205t | 1,040

Commercial Gross Trips| 15,225

15% Common Trip Reduction
(Excludes Grocery Store)

Commercial Pass-By Trips

Commercial New Trips

Total Westbury Village Pass-By Trips|

Total Westbury Village New Trips

* Trips rounded to nearest 5
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Trip Distribution: The site-generated trips for the proposed development were then assigned into
and out of the site based upon an estimated directional distribution. Based upon the existing

travel patterns in the area, it is anticipated that the distribution of site-generated trips for the
Westbury Village development would be as summarized in Table 4.

Table 4: Trip Distribution Assumptions (New Trips)

Trip Distribution Assumptions
Land Use

Commercial Residential

Tolfrom the north on Scott Boulevard

Tolfrom the south on Scott Boulevard

Tolfrom the east on Rollins Road

Tolfrom the west on Smith Drive

It should be noted that the pass-by trips were assigned according to the existing traffic volumes
on the adjacent roadways.

The site-generated trips for the weekday AM, weekday PM and Saturday midday peak hours are
shown in Exhibit 5.

2018 Build Traffic Volumes (2018 Base plus Westbury Village): The assigned traffic volumes
resulting from the trip distribution for the proposed Westbury Village development (Exhibit 5)
were added to the 2018 Base traffic volumes (Exhibit 4) to determine the total volumes in the
forecasted scenario. The forecasted, 2018 Build, traffic volumes for the weekday AM, weekday
PM and Saturday midday peak hours are shown in Exhibit 6.
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TRAFFIC ANALYSIS

Study Procedures: The 2018 Base and 2018 Build operating conditions were analyzed using
SYNCHRO 10, a macro-level analytical traffic flow model. SYNCHRO is based on study procedures
outlined in the Highway Capacity Manual, published by the Transportation Research Board.
This manual, which is used universally by traffic engineers to measure roadway capacity,
establishes six levels of traffic service: Level A ("Free Flow”), to Level F ("Fully Saturated"). Levels
of service (LOS) are measures of traffic flow, which consider such factors as speed, delay, traffic
interruptions, safety, driver comfort, and convenience. Level C, which is normally used for
highway design, represents a roadway with volumes ranging from 70% to 80% of its capacity.
However, Level D is often considered acceptable for peak period conditions in urban and
suburban areas.

The thresholds that define level of service at an intersection are based upon the type of control
used (i.e., whether it is signalized or unsignalized) and the calculated delay. For signalized and
all-way stop intersections, the average control delay per vehicle is estimated for each movement
and aggregated for each approach and then the intersection as a whole. At intersections with
partial (side-street) stop control, delay is calculated for the minor movements only since
motorists on the main road are not required to stop.

Level of service is directly related to control delay. At signalized intersections, the level of service
criteria differ from that at unsignalized intersections primarily because varying transportation
facilities create different driver expectations. The expectation is that a signalized intersection is
designed to carry higher traffic volumes, and consequently may experience greater delay than
an unsignalized intersection. Table 5 summarizes the thresholds used in the analysis for
signalized and unsignalized intersections.

Table 5: Level of Service Thresholds

CONTROL DELAY PER VEHICLE (SEC/VEH
LEVEL OF SERVICE ( )

(LOS) SIGNALIZED UNSIGNALIZED
INTERSECTIONS INTERSECTIONS
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2018 Build Auxiliary Turn Lane Needs: The need for right-turn lanes on Scott Boulevard and
Smith Drive were evaluated using MoDOT’s Access Management Guidelines (AMG). These
guidelines consider auxiliary lanes an asset in promoting safety and improved traffic flow at

relatively high conflict locations. Separate turn lanes are intended to remove turning vehicles
from the through lanes to reduce the potential number of rear-end collisions at intersections.

The MoDOT method provides volume guidelines for the consideration of separate right-turn
lanes by comparing the total advancing volume (which includes all turning traffic) to the number
of right-turns during the design hour with respect to the major road speed.

Utilizing MoDOT’s AMG Right-Turn Lane Guideline for Four-lane Roadway nomograph, separate
southbound right-turn lanes are warranted on Scott Boulevard at the proposed Faurot Drive
extension, the proposed RIRO site drive between Faurot Drive and Smith Drive, at Smith Drive,
and at the proposed RIRO site drive just south of Smith Drive.

Utilizing MoDOT’s AMG Right-Turn Lane Guideline for Two-lane Roadway nomograph, separate
westbound right-turn lanes are not warranted on Smith Drive at the proposed east (outlots) and
west (grocery) access drives.

The need for left-turn lanes on Smith Drive and Faurot Drive at the proposed site drives were
not evaluated for warrants since the existing roadway width on Smith Drive and the proposed
roadway width on Faurot Drive is sufficient to accommodate left-turn lanes at the site drives;
and, based on discussion with the developer would be striped to provide separate left-turns
lanes at the site drives.

Operating Conditions: The study intersections were evaluated using the methodologies
described above. The following right-turn lanes (assumed to provide 200 feet of storage plus
taper) were included in the 2018 Build analyses as discussed previously:

e southbound right-turn lane on Scott Boulevard at the proposed Faurot Drive extension;

e southbound right-turn lane on Scott Boulevard at the proposed RIRO site drive
between Faurot Drive and Smith Drive; and

e southbound right-turn lane on Scott Boulevard at the proposed RIRO site drive just
south of Smith Drive.

It was also assumed that separate left-turn lanes (assumed to provide 100 feet of storage plus
taper) would be provided on Smith Drive and Faurot Drive at the proposed site drives. The site
drives along Smith Drive and Faurot Drive were assumed to have one lane exiting and one lane
entering.

Based on the forecasted operating conditions at the signalized intersection of Scott Boulevard
and Smith Drive along with the heavy southbound right-turn and eastbound left-turn volumes,
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it is recommended that a separate southbound right-turn lane be provided on Scott Boulevard

at Smith Drive and that dual eastbound left-turn lanes be provided on Smith Drive at Scott
Boulevard.

Table 6 summarizes the results of these analyses, which reflect the 2018 Base and 2018 Build
operating conditions and average delay for each of the study intersections during the weekday
AM, weekday PM and Saturday midday peak hours. Again, the 2018 Build analyses in the table
reflect the previously noted lane additions. The existing traffic signal timing was maintained for
the Build analyses. The Synchro estimated average and 95th percentile queue lengths for the
key approaches are also shown in the table.

As shown in Table 6, all of the study intersections currently operate at favorable levels of service
overall and would continue to operate at favorable levels of service during the peak period 2018
Build conditions with the previously noted improvements.

As noted in Table 6, the eastbound approach of Smith Drive at Scott Boulevard operates at LOS
E with approximately 73 seconds of delay on average per vehicle with a Synchro estimated 95t
percentile queue length of 315 feet for the single left-turn lane. With the addition of dual
eastbound left-turn lanes, the eastbound approach of Smith Drive at Scott Boulevard is still
forecasted to operate at LOS E but with an improved delay of approximately 57 seconds of delay
on average per vehicle with a Synchro estimated 95 percentile queue length of 290 feet.

However, it is reasonable that with additional development trips, the signal timings would be
modified. In reviewing the traffic signal timings at Scott Boulevard and Smith Drive, the following
signal timing modifications are recommended:

e AM Peak Hour — reallocate 5 seconds of green time from Scott Boulevard (N/S through)
to the eastbound left-turn on Smith Drive.

e PM Peak Hour — reallocate 5 seconds of green time from the southbound Scott
Boulevard through to the northbound left-turn on Scott Boulevard.

e Saturday Midday Peak Hour — reallocate 2 seconds of green time from Scott Boulevard
(N/S through) to the eastbound left-turn on Smith Drive; and reallocate 2 seconds of
green time from the southbound Scott Boulevard through to the northbound left-turn
on Scott Boulevard.
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Table 6: 2018 Base and 2018 Build Capacity Analysis Summary

INTERSECTION/MOVEMENT

AM PEAK HOUR

2018
BASE

PAIRS
BuILD

1 - Scott Boulevard and Smith Drive/Rollins Road (Signalized)

PM PEAK HOUR

PAIRS
BASE

2018
BuILD

SAT PEAK HOUR

2018
BASE

PAIRS
BuILD

Eastbound Smith Drive Approach

E (72.9)
95hQ: 315’ L

E (57.1)
95Q; 290’ L
AvgQ: 195' L

D (38.4)
95hQ: 140' L

D (40.7)
95thQ: 160’ L
AvgQ: 115' L

C (29.1)
95thQ: 130" L

D (45.2)
951Q: 220' L
AvgQ: 160’ L

Westhound Rollins Road Approach

C (34.3)
95hQ: 30' L

D (39.6)
95tQ: 65’ T

D (37.1)
95Q: 70' L

D (41.4)
95tQ: 110 L

C(32.4)
95hQ: 35'T

D (46.5)
954Q: 65' T

Northbound Scott Boulevard Approach

B (13.5)
05tQ: 455’ T

B (19.2)
95hQ: 430' T

B (11.1)
95hQ: 225' T

C(23.5)
95thQ: 285’ L

B (11.7)
95t1Q: 200" T

C (24.6)
95hQ: 240' L

Southbound Scott Boulevard Approach

A(9.9)
95tQ: 170' T

B (17.3)
95hQ: 170' T

C(212)
951Q: 665’ T

C (28.9)
95tQ: 575' T

B (16.3)
950Q; 280' T

C (21.0)
95hQ; 290’ T

Overall

C (24.3)

C (29.0)

C(20.2)

C(29.8)

B (16.4)

C (29.1)

2 — Scott Boulevard and Faurot Drive (3/4

Side-Street S

top Control)

Eastbound Faurot Drive Right-Turn

B (10.5)

C(20.2)

B (14.0)

Westbound Faurot Dr Approach/RT-Turn

B (12.9)

B (10.2)

B (10.1)

B (10.4)

Northbound Scott Boulevard Left-Turn

A(9.1)

C (16.7)

B (12.5)

Southbound Scott Boulevard Left-Turn

B (12.3)

B (13.2)

A(9.3)

A(9.7)

A (9.8)

3 — Scott Boulevard and North RIRO Site

Drive (Side-Street Stop Control)

Site Drive Right-Turn

B (10.6)

C (18.6)

B (13.5)

4 — Scott Boulevard and South RIRO Site

Drive (Side-Street Stop Control)

Site Drive Right-Turn

B (10.1)

A(9.1)

5 — Smith Drive and East Site Drive (Side-Street Stop Control

Eastbound Smith Drive Left-Turn

A(8.9)

A (8.9)

Westbound Smith Drive Left-Turn

A (8.0)

A (8.5)

Northbound Site Drive Approach

B (11.6)

B (13.9)

Southbound Site Drive Approach

C (20.6)
95tQ: 40’

C(21.6)
95hQ: 55'

D (32.9)
95tQ: 90’

6 — Smith Drive and West Site Drive (Side

-Street Stop Control)

Eastbound Smith Drive Left-Turn

A(7.7)

A (8.5)

A (8.5)

Southbound Site Drive Approach

C(17.0)
95tQ: 30’

C(20.8)
95hQ: 55'

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle)
Denotes a movement on the approach with LOS E;
95" percentile queue for the critical movement of the approach and lane (L-Left, TR-Shared Thru/Right, R-Right)

Denotes a movement on the approach with LOS F

D (31.8)
95thQ: 115’
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Table 6: Existing and 2037 No Build Capacity Analysis Summary (cont.)

AM PEAK HOUR PM PEAK HOUR SAT PEAK HOUR

INTERSECTION/MOVEMENT 2018 2018 2018 2018 2018 2018
BASE BuILD BASE BUILD BASE BuILD

7 — Smith Drive and Dayspring Drive (Side-Street Stop Control)
Eastbound Smith Drive Left-Turn A (<1.0)
Southbound Dayspring Drive Approach B (13.8)

8 — Faurot Drive and East Site Drive (Side-Street Stop Control)
Westhound Faurot Drive Left-Turn A(7.3)
Northbound Site Drive Approach A (8.8)

9 — Faurot Drive and West Site Drive (Side-Street Stop Control)

Eastbound Faurot Drive Left-Turn . A(7.4)
Westhound Faurot Drive Left-Turn . A(7.4)
Northbound Site Drive Approach . A (10.0)
Southbound Site Drive Approach . A(9.7)

10 - Faurot Drive and Dayspring Drive (Side-Street Stop Control — Faurot Drive STOP Control)

Eastbound Faurot Drive Approach

Westbound Faurot Drive Approach

Northbound Dayspring Drive Approach

Southbound Dayspring Drive Approach

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle)
Denotes a movement on the approach with LOS E; Denotes a movement on the approach with LOS F
95t percentile queue for the critical movement of the approach and lane (L-Left, TR-Shared Thru/Right, R-Right)

Table 7 reflects the above noted signal timing modifications at Scott Boulevard and Smith Drive.
As shown in the table, all of the approaches are forecasted to operate at LOS D or better with
minor timing adjustments.

Based on the Synchro estimated 95™ percentile queues, it is recommended that the dual
eastbound left-turn lanes on Smith Drive at Scott Boulevard provide a minimum of 250 feet of
storage (exclusive of taper). It is recommended that the northbound left-turn storage on Scott
Boulevard at Smith Drive be extended to provide a minimum of 250 feet of storage (exclusive of
taper).



B

Proposed Westbury Village Traffic Impact Study
Columbia, Missouri
July 17, 2018
Page 25 of 27

Table 7: 2018 Base and 2018 Build Capacity Analysis Summary

INTERSECTION/MOVEMENT

AM PEAK HOUR

2018 BuiLD
(ORIGINAL
TIMINGS)

2018 BuILD
(REYS=]
TIMINGS)

1 - Scott Boulevard and Smith Drive/Rollins Road (Signalized)

PM PEAK HOUR

2018 BuILD
(ORIGINAL
TIMINGS)

2018 BuiLD
(REVISED
TIMINGS)

 SATPeAKHOWR

2018 BuiLD
(ORIGINAL
TIMINGS)

2018 BuILD
(REYS=]
TIMINGS)

Eastbound Smith Drive Approach

E (57.1)
95tQ: 290’ L
AvgQ: 195’ L

D (46.6)
95thQ: 245’ L
AvgQ: 185'L

D (40.7)
95tQ: 160 L
AvqQ: 115’ L

D (40.7)
95tQ: 160 L
AvqQ: 115' L

D (45.2)
95tQ: 220’ L
AvgQ: 160’ L

D (42.2)
95thQ: 215’ L
AvgQ: 160" L

Westbound Rollins Road Approach

D (39.6)
95hQ: 65’ T

D (38.6)
95hQ: 65' T

D (41.4)
95hQ: 110' L

D (41.4)
95hQ: 110’ L

D (46.5)
95hQ: 65’ T

D (46.3)
95hQ: 65' T

Northbound Scott Boulevard Approach

B (19.2)
95Q: 430 T

C (215)
95hQ: 460’ T

C (235)
95thQ: 285’ L

C (24.4)
95tQ: 245' L

C (24.6)
95tQ: 245' L

C (24.6)
95thQ: 250’ L

Southbound Scott Boulevard Approach

B (17.3)
95hQ: 170' T

B (19.1)
95hQ: 185' T

C(28.9)
95hQ: 575’ T

C(29.0)
95hQ: 625' T

C(21.0)
95hQ: 290' T

C(23.1)
95hQ: 305’ T

Overall

C (29.0)

C (27.8)

C (29.8)

C (30.1)

C (29.1)

C(29.2)

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle)
Denotes a movement on the approach with LOS E; Denotes a movement on the approach with LOS F
95t percentile queue for the critical movement of the approach and lane (L-Left, TR-Shared Thru/Right, R-Right)

Smith Drive Intersection Spacing: As shown in Table 7, even with the recommended roadway
and signal timings improvements, the Synchro estimated 95™ percentile queue for the
eastbound approach of Smith Drive at Scott Boulevard is 245 feet in the AM peak hour, although
the average queue is only about 185 feet. As such, it is recommended that the first site drive
off Smith Drive be located a minimum of 300 feet from the edge of pavement on Scott Boulevard
to minimize the potential for the site drive to be blocked. There is currently about 240 feet of
storage from the edge of Scott Boulevard to the center of the first site driveway.

It is also important to note that with the dual eastbound left-turn lanes at the signal and the
recommended westbound left-turn lane at the first site drive within close proximity to one
another, these left-turn lanes would have to be side by side (i.e., there is not room for back to
back left-turns) resulting in a five-lane cross section on Smith Drive at the first site drive.

Christian Fellowship Road and Scott Boulevard Queues: As mentioned previously observations
were made during the school arrival and dismissal peak hours at the intersection of Scott
Boulevard and Christian Fellowship Road to observe the northbound left-turn queues at the
intersection. Based on the observations, during the school arrival peak hour (7:30 — 8:30 a.m.),
a maximum queue of five (5) vehicles occurred once at 8:13 a.m. and a queue of two (2) vehicles
occurred twice at 7:50 and 7:55 a.m. During the school dismissal peak hour (3:00 —4:00 p.m.), a
maximum queue of four (4) vehicles occurred once at 3:25 p.m., a queue of three (3) vehicles
occurred twice at 3:23 and 3:28 p.m. with queues of two or less vehicles for most of the school
dismissal peak hour.
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There is approximately 400 feet between Faurot Drive and Christian Fellowship Road. With the
maximum observed queue of five (5) vehicles in the northbound left-turn queue occurring only
once over both the school arrival and dismissal peak hours, there is ample distance between

Faurot Drive and Christian Fellowship Road to accommodate the observed queue of
approximately 125 feet.

Future Roadway Network and Connectivity: The City’s CATSO Roadway Plan shows the
extension of West Broadway as a Major Arterial from its current terminus near Scott Boulevard
to Route UU. This proposed alignment is approximately % mile north of the proposed
development site.

Stone Valley Parkway is a median divided parkway that currently ends approximately 1,200 feet
north of Smith Drive. Based on the City’s CATSO Roadway Plan, Stone Valley Parkway would
eventually be extended to the north to tie into the Broadway extension.

Stone Valley Parkway borders the western side of the proposed mixed-use development. Given
the future planned roadway network, it is recommended that a roadway connection be provided
from the proposed mixed-use development site to Stone Valley Parkway. Ideally, it is
recommended that Faurot Drive be extended through the proposed multi-family portion of the
development to connect to Stone Valley Parkway, opposite Parkwood Court. This connection
would provide a vital connection for patrons and residents of the proposed mixed-use
development to and from the north giving them an alternative to Smith Drive. The heavy
eastbound left-turn movement on Smith Drive at Scott Boulevard would be reduced if motorists
from the proposed development had the option to use Stone Valley Parkway to go north to the
Broadway extension. It is noted that even without the extension of Faurot Drive to Stone Valley
Parkway, motorists within the proposed development could take Smith Drive to Stone Valley
Parkway to then proceed back north, though this option would not provide as much of a benefit
to the road system and would require circuitous travel.
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CBB completed the preceding study to address the anticipated traffic impacts associated with
the proposed mixed-use development, known as Westbury Village, generally located in the
northwest quadrant of the intersection of Scott Boulevard and Smith Drive in Columbia, Missouri.

In summary, the following findings and improvements should be considered in conjunction with
the proposed development:

Restripe Smith Drive adjacent to the proposed site to provide separate left-turn
lanes at the site drives.

Given adequate width is being constructed along Faurot Drive, stripe Faurot Drive
adjacent to the proposed site to provide separate left-turn lanes at the site drives.

Provide southbound right-turn lanes (200 feet plus taper) on Scott Boulevard at the
following locations:

0 the proposed Faurot Drive extension;

0 the proposed RIRO site drive between Faurot Drive and Smith Drive;
0 Smith Drive; and

0 the proposed RIRO site drive just south of Smith Drive.

Provide an additional eastbound left-turn lane (250 feet plus taper) on Smith Drive
at Scott Boulevard to provide dual left turns on Smith Drive.

Lengthen the existing northbound left-turn lane on Scott Boulevard at Smith Drive to
provide 250 feet of storage plus taper.

Implement minor signal timings adjustments at the Scott Boulevard and Smith Drive
intersection.

Shift the first site drive off Smith Drive approximately 60 feet further west to provide
a minimum of 300 feet from the edge of pavement on Scott Boulevard to the first
site drive.

Extend Faurot Drive through the proposed multi-family portion of the development
to connect to Stone Valley Parkway, opposite Parkwood Court.

We trust that this trafficimpact study adequately describes the forecasted traffic conditions that
should be expected as a result of the proposed Westbury Village development. If additional
information is desired, please feel free to contact me at 314-449-9572 or swhite@cbbtraffic.com.

Sincerely,

o Wik
Shawmlerai White, P.E., PTOE
Associate - Senior Traffic Engineer
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November 5, 2018

Mr. Travis H. McGee

THM Construction LLC

308 South 9t Street, Suite 101-M
Columbia, Missouri 65201

RE: Trip Generation Update — Proposed Westbury Village Development
Smith Drive West of Scott Boulevard
Columbia, Missouri
CBB Job No. 051-18

Dear Mr. McGee:

As requested, CBB has prepared a Trip Generation update related to the proposed mixed-use
development, known as Westbury Village, generally located in the northwest quadrant of the
intersection of Scott Boulevard and Smith Drive in Columbia, Missouri.

CBB completed a traffic study earlier this year, in July 2018, for the Westbury Village
development. The original traffic study was based on a variety of commercial uses with a
residential component consisting of 312 apartment units. It is our understanding that the
current development plan consists of a 150 bed Congregate Care Retirement Community (i.e.,
senior living) and only 130 apartment units.

As such, the City of Columbia requested a comparison of the original trip generation
estimates for the residential component to the current trip generation estimates based on
the current plan to ensure that the findings in the original traffic study remain valid.

The primary purpose of this assessment was to determine the number of trips that would be
generated by the current development plan and compare those trips to the trips estimated in
the original traffic study (July 2018). It should be noted that no additional traffic data
collection or analyses were completed for this assessment, and this does not represent a
detailed traffic impact study.

Trip Generation Comparison

The July 2018 Traffic Study assumed 312 apartment units for the residential component of
the Westbury Village mixed-use development, while the current plan proposes a 150 bed
Congregate Care Retirement Community and only 130 apartment units. As in the original
traffic study, traffic forecasts were based upon information provided in the Trip Generation

L ]
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Manual, 10" Edition, published by the Institute of Transportation Engineers (ITE). Estimates
for the proposed residential development were based on ITE Land Use 220 — Multifamily
Housing and ITE Land Use 255 - Continuing Care Retirement Community.

A continuing care retirement community (CCRC) is a land use that provides multiple elements
of senior adult living. CCRCs combine aspects of independent living with increased care, as
lifestyle needs change with time. Housing options may include various combinations of senior
adult (detached), senior adult (attached), congregate care, assisted living, and skilled nursing
care—aimed at allowing the residents to live in one community as their medical needs
change.

Table 1 provides a comparison of the trip generation estimates between the previously
proposed plan and the currently proposed plan for the residential component of the
Westbury Village mixed-use development

Table 1. Westbury Village (Residential Component) — Trip Generation Estimate Comparison

Weekday AM Peak Hour ‘ Weekday PM Peak Hour
In ‘ Out Total ‘ In ‘ Out Total

Land Use Units

Previously Proposed Plan — July 2018 Traffic Study

Apartments 312 Units 32 108 140 102

Total Trips (July 2018 Plan) | 32 108 140 102

Current Proposed Plan

Apartments 130 Units 14 47

Continuing Care Retirement
Community

Total Trips (November 2018 Plan) 34

150 Beds 20 11

Net Difference +2

As shown in Table 1, the revised development plan is expected to generate approximately 48
fewer trips during the weekday AM peak hour and 54 fewer trips during the weekday PM
peak hour.

Summary

Although no specific traffic assignments or operational capacity evaluations were performed
for the study intersections using the lower trip estimates, it can be reasoned that operating
conditions would have similar, or slightly improved, results as reported in the July 2018 Traffic
Study since the current development plan is expected to generate less trips.
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We trust that this trip generation assessment adequately addresses the trip generation
differences associated with the revised development plan. Please contact me should there be
any questions regarding this letter.

Sincerely,

Shawn betai White, P.E., PTOE
Associate - Senior Traffic Engineer
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Date:

IRREVOCABLE LETTER OF CREDIT NO.

Beneficiary: Applicant: Issuer:
City of Columbia, MO Name of Bank:
P.O. Box 6015

Address:
Columbia, MO 65205

Phone

Fax:

Amount: Sxxxx
Initial One Year Term with Automatic Extensions until released by the City of Columbia
Attention: Chief Financial Officer

We hereby establish our Irrevocable Letter of Credit No. in favor of the City of
Columbia, MO (the “City”) for the account of (applicant/developer) and authorize
the City of Columbia to draw on (the “Bank”) up to an aggregate amount not to exceed
S , for the purpose of completing certain public improvements related to
Applicant/Developer’s Westbury Village project, which is generally located at the northwest and
southwest corner of the intersection of Scott Boulevard and Smith Drive in Columbia, Missouri, on the
terms and conditions set forth in this Letter.

This Letter of Credit is available by payment with the Bank against presentation of the City of Columbia
draft(s) at sight drawn on the Bank up to an aggregate amount not to exceed $ , for
those certain public improvements related to Applicant/Developer’s Westbury Village project which
Applicant/Developer is obligated to complete.

The sight draft drawn under this letter of credit must bear on its face the clause “Drawn under
(the Bank) Letter of Credit No. for full or partial payment.”

The initial term of this Letter of Credit will be one year from the date issued and shall automatically
renew for up to four (4) additional one year renewal terms, until released by the City of Columbia,
Missouri, unless we notify you in writing by overnight courier to City of Columbia; Attn: Finance
Director; 701 E. Broadway; Columbia, MO 65205 at least 60 days prior to any such expiration date that
we elect not to extend this Letter of Credit for any such additional period.

Demand for payment as per “Exhibit A” may be made in the form of a fax, by courier, United States
postal service mail or other telecommunication facility. A fax or other written demand for payment
must be followed by the appropriate original sight draft specified above within three (3) business days of
the sending of such telecommunication. As used herein, the term “business day” means a day on which
the Bank is open for the purpose of conducting commercial banking business.



If demand for payment is made by City of Columbia hereunder at or prior to 12:00 p.m. C.S.T./C.D.T., on
a business day and such demand for payment conforms to the terms and conditions hereof, payment
shall be made to City of Columbia of the amount demanded, in immediately available funds, not later
than 3:00 p.m., C.S.T./C.D.T., on the same business day. If the demand for payment does not conform to
the terms and conditions of this Letter of Credit, the bank shall give City of Columbia prompt notice not
later than 3:00 p.m., C.S.T. /C.D.T., on the same business day.

If demand for payment is made by City of Columbia hereunder after 12:00 p.m. C.S.T./C.D.T., on a
business day and such demand for payment conforms to the terms and conditions hereof, payment
shall be made to City of Columbia of the amount demanded, in immediately available funds, not later
than 3:00 p.m., C.S.T./C.D.T., the next business day. If the demand for payment does not conform to the
terms and conditions of this Letter of Credit, the bank shall give City of Columbia prompt notice not later
than 3:00 p.m., C.S.T. /C.D.T., on the next business day.

Any demand for payment hereunder shall not exceed the aggregate amount.
Partial draws are permitted.

It is a condition of this Letter of Credit that it shall be automatically extended for up to four (4)
additional one year renewal terms until released by the City of Columbia, Missouri, unless we notify you
in writing by overnight courier to City of Columbia; Attn: Finance Director; 701 E. Broadway; Columbia,
MO 65205 at least 60 days prior to any such expiration date that we elect not to extend this Letter of
Credit for any such additional period.

This Letter of Credit may not be transferred or assigned.
This Letter of Credit shall be governed by the Laws of the State of Missouri.

Communications with respect to this Letter of Credit shall be in writing and shall be addressed to the
bank at its address set forth above, specifically referring to the number of this Letter of Credit.

Attached hereto as “Exhibit B” is a true and correct copy of the Bank’s resolution, minutes or excerpts
from the Bank’s bylaws adopted by the Board of Directors in compliance with the Board’s bylaws which
are still in effect, giving requisite authority to the officer or agent signing this Letter of Credit to do so on
behalf of the Bank.

We, the Issuer, hereby agree with City of Columbia that all drafts presented in accordance with the
terms and conditions of this Letter of Credit will be duly honored upon presentation to us or to the

Bank’s designated nominated person and confirmer.

Name of Bank:

Authorized Signature
Name:
Title:




EXHIBIT A: TO LETTER OF CREDIT NO. XXX-XXXX
CERTIFICATE WITH RESPECT TO AUTHORIZED SIGNATURES

The undersigned, City Manager, for the City of Columbia, MO (the “City”), hereby certifies to

, (the “Bank”), with reference to the Bank’s Irrevocable Letter of Credit No. Xxxx-xxxx
(the “Letter of Credit”) dated L/C Date, that the following persons are duly authorized officers or agents
of the City for the Purpose of performing all duties of authorized representative as defined in the Letter
of Credit and the following are the true and genuine signatures, respectively, of such officers or agents:

Name Office Signature
Janice Frazier Interim Finance Director

Lynn Cannon Deputy Finance Director

John Glascock City Manager

This certificate amends and supersedes any prior certificates with respect to authorized signatures
received by the Bank in connection with the Letter of Credit.

IN WITNESS WHEREOF, the City has executed and delivered this certificate as of the day of
,20
CITY OF COLUMBIA
By:
Name:

John Glascock

Attest:
Sheela Amin

Approved as to form:

Nancy Thompson



EXHIBIT B: EVIDENCE OF AUTHORITY OF BANK'’S OFFICER OR AGENT TO EXECUTE LETTER OF CREDIT NO.
XX-XXXX.





