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1.0

EXECUTIVE SUMMARY

INTRODUCTION
Maguire Street in its current configuration does not sufficiently serve the community of Warrensburg. Maguire Street
provides the first impression of Warrensburg, for visitors as they access the community and for residents as they
experience their community, and it typically is not a positive impression. Warrensburg is home to a reenergized
downtown, an excellent university, quality parks, trails and recreation facilities, regional healthcare facilities and distinct
neighborhoods. These community assets are accessed by Maguire Street, but the street does not convey the quality
of the community.
This plan concentrates on needed physical improvements to the Maguire Street corridor; improvements that will
redefine the corridor – its use, its appearance and its contribution to the community of Warrensburg.
Additional measures were proposed to soften and green the corridor through implementation of a significant
streetscape element to include trees, plantings, benches and other pedestrian amenities. Through the council
direction to limit future improvements to the current right-of-way and the addition of dedicated bicycle lanes the
streetscape elements were removed from the plan.
CORRIDOR EVALUATION
To better understand the forces that have shaped the Maguire Street corridor five frameworks were identified economic, development, infrastructure (transportation and utilities), urban design and environmental. Each of the
frameworks provides a picture of the issues and actions that influence development within the corridor.
•
•

•

•

Economic / Market – The population of the City continues to grow while unemployment grows and the
retail sector shrinks. The growth of the community can be attributed to growth of the University and
Whiteman Air Force Base, two populations that will shape the market for the foreseeable future.
(Re)Development – Much of the corridor is currently zoned for commercial uses; however, new commercial
areas directly compete with the aging facilities and structures along the corridor. The uses along the corridor
continue to change as the community grows and evolves. The Maguire Street Corridor does benefit from
the close proximity of the neighborhoods that it serves.
Infrastructure – The primary challenge that Maguire Street faces today is the current traffic operations in the
corridor, particularly in the north end of the corridor. Lack of pedestrain and bicycle facilities and the current
development pattern have made the car a necessity to access the corridor and its businesses. However,
unsynchronized traffic signals, no access management and lack of maintenance have made the corridor
difficult to use. Similarly, the poor quality of the infrastructure including the streets, sidewalks and overhead
power lines detracts from the visual appeal of the corridor.
Urban Design – In general the visual appeal of the corridor is lacking. The absence of streetscape, landscape
and pedestrian facilities detracts from the overall appearance of the corridor as well as its use. Similarly the
Maguire Street corridor lacks gateways and focal points to define it as the primary entrance into the
community.
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•

Sustainability – Many of the previous topics discussed contribute to the overall sustainability of the corridor,
both economically and environmentally. In addition to those elements, the Maguire Street Corridor is at the
top of two watersheds giving the corridor an opportunity to have a positive impact on water downstream
through better performing site design and infrastructure improvements.

All of these elements contribute to a degraded corridor that is a negative impact on the community of Warrensburg.
To end the decline of the corridor physically, visually and economically, long-term transportation improvements that
are people-oriented are needed as well as design and development improvements that benefit from an improved
public realm. The Maguire Street Corridor Plan encompasses those improvements that have been identified by the
community and corridor stakeholders.
THE PLAN
The Process
The planning process was centered on a public engagement
process that included a community advisory committee and the
public at-large. Through various outreach techniques, including
a three-day design workshop, committee meetings and public
meetings, issues were identified, ideas were sought and
concepts were discussed. Through the review of concepts for
the corridor, the plan was created based on what the
community desired to improve Maguire Street. The plan and
components adopted are a direct result of the public
engagement and adoption processes.
Corridor Vision and Frameworks
The corridor plan was formulated around a simple vision
reflecting the input of the community for the future of Maguire
Street. The Vision statement is:

The Maguire Street Corridor will be an inviting, thriving place
for people – a place that is comfortable, attractive and
successful.

Figure 1-1: Corridor Frameworks
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Figure 1-2: Redefined right-of-way

The vision defines the future of
the corridor as it is redeveloped
and reshaped to better serve the
community of Warrensburg with
attention to the future operation,
aesthetics and economics of the
corridor. To implement the

vision for Maguire Street the plan focuses on six
frameworks (similar to those used to define the
corridor) that each defines contributions to a new,
reinvigorated Maguire Street. The frameworks outline
the principles and objectives for Maguire Street and
include general, economic, development,
infrastructure, urban design and sustainability.
Through the use of the frameworks land owners,
developers, city staff and elected and appointed officials
can make day-to-day decisions regarding development
and improvements that, over time, will implement the
vision for Maguire Street.
Maguire Street
To provide further guidance for improvements to the
Maguire Street corridor Chapter 4 of the plan focuses
on different concepts that strive to improve the
corridor physically, visually and economically. Many of
the improvements that are proposed can be applied
throughout the corridor but should be tailored to the
different context of the corridor. Thus, the chapter is
divided in to four primary subjects, The Corridor,
North Maguire, Maguire Core and South Maguire to
relate improvements to different areas of the corridor.
The common themes throughout the planning process
were improving the transportation, design and business
environment for the Maguire Street corridor. Each of
these topics provides the foundation for improving the

Figure 1-3: Maguire Core
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corridor and each must be supportive of one another to achieve the vision. Transportation improvements
throughout the corridor will occur within the established right-of-way and will provide operational improvements to
increase capacity, efficiency and safety of travel. These improvements will focus on a multi-modal transportation
system that includes pedestrain and bicycle facilities as well as automobile accommodations. To achieve an improved
system several specific improvements need to be implemented including traffic signal timing optimization, access
management and the redefinition the right-of-way to balance automobiles with other modes. The future of Maguire
Street should include urban design elements (streetscape, lighting, pedestrian facilities, etc.) that soften the corridor
encouraging use of the corridor by people on foot. Transportation and design improvements when combined with
development and infrastructure improvements will help the corridor remain competitive within the market.
Each of these concepts is applied to North Maguire -from Highway 50 south to North Street; the Maguire Core from North Street south to Hamilton Street; and South Maguire - from Hamilton Street to Route DD. The plan
details concepts for improvements to each area based on the overall vision for the corridor including street and access
improvements, pedestrain design elements and gateways and new housing and service opportunities. As
implementation of these concepts occur it is important that ideas are applied in a context sensitive manner within the
corridor and in relation to the surrounding neighborhood.
IMPLEMENTATION
Action is necessary to achieve the vision for
Maguire Street. Implementation is the
process of putting this corridor plan into
action. Specific action items have been
identified based on the vision, principles,
objectives and concepts within the plan.
Responsibility for implementation lies not only
with the City of Warrensburg but the
property owners, stakeholders and
community in general. The vision for Maguire
Street will be realized over time through the
incremental, day-to-day decisions that are
made in response to this planning document.
Illustrative examples of different types of
development are included in this document to
help generate ideas to improve the Maguire
Street corridor.

Figure 1-4: Development Illustrative
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2.0

CORRIDOR EVALUATION

2.a
CORRIDOR CONDITIONS
The corridor conditions for Maguire Street focuses on the current economic and physical state of the corridor. The
evaluation is organized around five frameworks that provide guidance throughout the planning process and plan. The
frameworks include economic, development, infrastructure (transportation and utilities), urban design and
environmental. This chapter uses these frameworks to identify and analyze the major influences, actions and results
that have shaped the current condition of Maguire Street.
Economics / Market
To obtain a thorough understanding of the current market conditions in the City of Warrensburg, and the Maguire
Street corridor, demographic and economic trends including population growth, education, households,
unemployment, retail sales, housing and commercial space were evaluated. In addition to the market direction, there
is considerable focus and activity from a variety of initiatives that will improve the potential for future development
along the Maguire Street Corridor. This section of the corridor evaluation provides a summary of the market
conditions and an overview of the feedback received during the information gathering process. A complete copy of
the market study can be obtained from the Community Development Department of the City of Warrensburg.
Core Findings
The key findings that define the Maguire Street corridor market conditions include:

11,500
11,000
10,500
10,000

Fall Enrollment

2011

2010

2009

2008

2007

2006

2005

9,500

2004

College enrollment growth:
From 2002 to 2011, total fall
enrollment at the University
of Central Missouri has
grown at an annualized rate
of 1.4 percent. Additionally,
from 2007 to 2011, fall
enrollment has increased the
university’s ten-year

12,000

2003

•

Population growth:
Population growth has taken
place at an annualized rate of
1.4 percent in the City of
Warrensburg from 2000 to
2010. During this time, the
total population increased
from roughly 16,300 in 2000
to 18,800 in 2010.

2002

•

10 Year Average

Source: University of Central Missouri

Figure 2-1: UCM Enrollment Growth, 2002-2011
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enrollment average by an average difference of 3 percent. Full-time undergraduate and graduate fall
enrollment have increased at annualized rates of 3 percent and 7 percent from 2007 to 2011.
•

Household structure: From 1990 to 2010, persons living alone in the City of Warrensburg have increased as
a share of the total population, from 30.4 percent in 1990 to 31.3 percent in 2010. On average, this
segment of the population trended on a pace 4.5 percent higher than the national average from 1990 to
2010.

•

Labor force: Johnson County’s unemployment rate was nearly 1 percentage point below the national
average in December 2011, at 7.5 percent. Additionally, after several years of decline, beginning in 2006,
Johnson County has begun to experience growth in employment from 2010 (ten-year low) to 2011;
employment is currently trending at 2002 to levels.

•

Industry sales: Retail Sales in the City of Warrensburg have been led by the general merchandise stores and
eating and drinking retail sectors. On average from 2007 to 2011, general merchandise stores have
reported total sales upwards of $82.4 million, while eating and drinking places have reported totals upwards
of $37.5 million. Building materials and health services sectors have experienced the most growth from
2007 to 2011, both increasing at annualized rates of 27.5 percent.

•

Housing: In the City of Warrensburg, occupied space has increased at an annualized rate of 1.35 percent
from 2000 to 2010. While owner-occupied units have grown during this time period, renter-occupied
housing has increased at a quicker pace, at annualized rate of 1.43 percent from 2000 to 2010. During this
time period, multiunit structures, specifically ones with 10 to 19 units, have experienced the more robust
growth, increasing at an annualized rate of 3 percent.

•

Housing costs: On average homes have sold for nearly $120,000 from 2008 to 2009, while the majority of
rentals lease for rents between $500 and $1000 per month. In 2011, more than 50 percent of
homeowners expended less than 20 percent of their household income on monthly mortgage costs, while
over 50 percent of renters expended more than 30 percent of their household income towards monthly
rental costs.

•

Retail Space: The Maguire street corridor accounts for 67 percent of the total office and retail space in the
City of Warrensburg, more than half of which is street level retail. Currently, the Maguire street corridor is
reporting a vacancy rate of 6.4 percent, however nearly 90 percent of the vacancy is located on Missouri
Route 13, north of US Route 50.
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Figure 2-2: Warrensburg Office and Retail Inventory (sq. ft.)

Corridor

Total
Space

Street
Level

Street
Level
Retail

Street
Level
Office

Total
Vacant

Street
Level
Retail
Vacant

Street
Level
Office
Vacant

Street
Level
Retail
Vacant

Street
Level
Office
Vacant

Far South Maguire St.

73,407

73,407

59,227

10,062

0

0

0

0%

0%

53,715

50,027

34,659

6,414

1,288

0

1,288

0%

20%

54,973

52,188

24,454

10,219

4,222

4,222

0

17%

0%

North – Destination
(North Street to 50 Hwy.)

474,599

0

45,383

0

30,438

0

0

0%

0%

North
(N of 50 Hwy.)

516,205

518,392

518,392

0

39,312

39,312

0

8%

0%

Sub-Total
(Maguire St Corridor)

1,172,899

694,014

682,115

26,695

75,260

43,534

1,288

6%

0%

Downtown

507,573

333,514

248,618

72,068

65,076

47,216

1,164

19%

2%

Other Space

75,352

72,155

55,228

14,677

17,032

13,700

3,332

25%

23%

Grand Total

1,755,824

1,099,683

985,961

113,440

157,368

104,450

5,784

11%

5%

(South of Hamilton St.)

South UCM Campus
(Hamilton St. to UP rail line)

North – Core
(UP rail line to North St.)

Source: AECOM

Perceptions, Issues, Opportunities

As part of the information gathering process a series of stakeholder interviews were conducted. Interviews were
conducted with a sample of people from across the region, generally including:
•
•
•
•
•
•
•
•
•
•

Merchants and property owners
City staff in planning, finance
City elected leadership
County economic development
University officials
Real estate brokers
Real estate property managers
Main Street program
Chamber leadership
State economic development leadership (MODED)
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The focus of the interviews was to frame perceptions, issues and opportunities that will influence the overall corridor
planning effort. These insights were evaluated based on past experience with similar corridors elsewhere in the
Midwest. Key insights gained included:
Economic Framework
For Warrensburg, the recession came late, similar to other communities in the Midwest and recovery remains slow.
Through the interview process, several key demand drivers for the community were identified that define the
economic framework for the Maguire Street corridor. Those drivers include anchors, transportation and retail and
residential frameworks.
Key Anchors
Anchors are businesses, industry or activities that provide a significant contribution to the local economy through
direct or indirect impact. Warrensburg is fortunate to have several, diverse anchors that support the local
economy. The key anchors for the community and Maguire Street are:
•

Whiteman AFB - Whiteman AFB employs about 11,000 active duty personnel and civilians, as well as a
larger market of retirees. Partially due to Whiteman, the local market is highly transient, with a reported
47% of the community population turning over every year. Within this larger market, there is a core of
retirees and residents who have lived in the community for many years. The transient nature of the
community results in distinct and fragmented markets, with broad distinctions in market behavior between
military retirees, active duty and college students. Interviews suggest that the military is a key driver of the
housing market. Indications suggest that base employment levels have been stable / grown slightly. Given
the sensitive nature of missions at Whiteman, base access is limited.

•

University - Like Whiteman AFB, the university remains an essential anchor for the community. Like many
universities, The University of Central Missouri has recently become more interested in how it interacts with
the community, playing a more visible role. Reports indicate that the University is expecting a 3% to 4%
increase in enrollment over the near-term. With state budgets remaining challenged and less funding for
higher education, it is reasonable to expect that the University will pursue growth in enrollments. The
University is planning a new mixed use development near the stadium and downtown that will support
about 50,000 SF of retail space, in addition to 340 residential units. Reviews suggest that a share of
University employees / professors do not live in Warrensburg, opting for communities closer to Kansas City.

•

Gateway Tourism -Warrensburg continues to serve as a gateway into the Ozarks and Truman Lake
Reservoir. These corridors include:
1.
2.
3.

Hwy 71 or Hwy 291, connecting to Hwy 7 to Warsaw
Hwy 50 to Hwy 13 to Hwy 7 to Warsaw
Hwy 50 to Hwy 65 to Warsaw
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4.

To get to Lake of the Ozarks, Hwy 50 connects to Hwy 5 in Tipton.

The table below lists four possible routes which can be taken to get to and from these destinations and
Kansas City. In addition, each route has a specific segment (i.e. a gateway or destination route segment)
followed by the traffic point location associated with that route’s specific segment.
From 2000 to 2010, the total daily traffic on Route 2 increased at an average annual rate of 0.1 percent.
Route 2 represents the route in this table with the second highest daily traffic count total, at 21,339 in 2010,
and is a direct route to the Truman Lake area, passing directly through the City of Warrensburg at US Route
50 and Missouri Route 13. Routes 3 and 4 both pass through the City of Warrensburg traveling to both
tourist destination areas; more, average daily traffic counts on the gateway route segment on US Route 50,
just west of Tipton, has experienced an average annual increase of 1.53 percent from 2000 to 2010.
Figure 2-3: Traffic Count Growth for Tourist Destinations near Warrensburg, 2000-2010

Route 1
Route 2
Route 3
Route 4

Route Segment
Gateway
Destination
Gateway
Destination
Gateway
Destination
Gateway
Destination

Traffic Point Location
US Route 71 Southwest of Harrisonville
MO Route 7 West of Clinton
US Route 50 West of Warrensburg
MO Route 13 North of Clinton
US Route 50 West of Sedalia
Interstate 65 North of Warsaw
US Route 50 West of Tipton
MO Route 5 North of Versailles

Source: Missouri Department of Transportation

2000
32,621
12,104
16,442
4,740
13,878
9,176
4,992
3,778

2010
30,668
10,212
15,953
5,386
10,849
8,490
5,808
2,662

Net
-1,953
-1,892
-489
646
-3,029
-686
816
-1,116

CAGR
-0.62%
-1.69%
-0.30%
1.29%
-2.43%
-0.77%
1.53%
-3.44%

CAGR = Compound Annual Growth Rate

While initially Hwy 13 was the primary gateway from Kansas City, as other routes have been improved
destination traffic through Warrensburg has slowed. At the same time interviews suggest that specific chain
stores (Wal-Mart) sustain a strong business catering to this segment. As part of the analysis process, further
research will be conducted to better evaluate destination traffic flows through Warrensburg.
•

Health Care - The area is supported by a regional hospital. Related demand for medical office space
resulted in the construction of several new medical office buildings east of Maguire Street.

Transportation Considerations
• Although MoDOT has purchased the easements along the right-of-way for the new by-pass, it is not
clear how this action will prevent retail from shifting toward the corridor. For the near term, values for
vacant land appear to be more supportive of continued agricultural use rather than redevelopment.
Agricultural land values were quoted in the $2,200 per acre range.
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•

Maguire Street will require reinvestment in the near term. Potholes and drainage are significant
problems, along with limited sidewalks. As one person put it, the State recently put icing (i.e. new
asphalt) on what is in fact an old cake.

•

Warrensburg lacks solid north south alternatives to US 13 / Maguire Street. In many ways the
community does not have a compete grid of streets.

•

Signage into the community is poor, particularly at the US 50 / Maguire interchange. Sense of “arrival”
is lacking

•

Union Pacific and Amtrak are significant users of the rail line through town.

•

Some question as to the level of bike friendliness in the town.

•

Interviewees suggested awareness that portions of Maguire would need to be widened.

Retail Framework
• The market is still reacting to the apparent failure of Hawthorne Plaza, with two largely vacant strip
centers and a partially completed bowling center. Interviews suggested that higher rents and limited
visibility from Route 13 were factors.
•

Comments focused on the lack of certain types of stores in the community (apparel) as well as the
reality of proximity to Kansas City

•

At the same time, it is notable that the community did survive the arrival of a Wal-Mart Supercenter,
pointing to a stronger retail market. As well, the larger region appears saturated with Wal-Mart’s.

•

Reports indicate that several fast food chains rebuilt their stores in recent years to better serve this
market.

•

Rents along the corridor fall in a $10 to $15 per square foot range, with older shopping centers
supporting rents in the $12 per SF range.

•

Warrensburg supports a Main Street Program to sustain the downtown area. The area served by Main
Street does not include the corridor. The mix of downtown stores includes several consignment
shops, as well as restaurants and bars.
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•

Rents at the southern end of Maguire Street, including the intersection with County Route DD, are
generally lower. Route DD was identified as a secondary route for military personnel, who live in the
area. Interviews suggested that traffic speeds along this stretch of the corridor are higher, which is
counterproductive from a retail standpoint.

Residential Framework
• The military has a larger influence over the housing market, particularly homes for sale. “Typical” new
housing costs in the range of $175,000 (with basement). The upper end of the market (> $300,000)
is saturated according to interviews.
•

During the recession, as military transfers had a harder time selling their other house, local demand for
rental houses has increased. Rents for these units tend to fall in a $750 to $1500 per month range.

•

Older 2br units (900 SF) rent for about $450 per month

•

Older 3br units (1100 SF) rent for about $950 per month

•

Rates per bedroom for college students range between $250 to $275 per month

•

Newer studio units are renting for $375 to $450 per month

•

Rental occupancies are positive

Core Implications
In reviewing the array of perceptions noted during the interviews, past experience suggests that the following points
are particularly relevant:
•

The community has clearly benefited from stable growth opportunities created by Whiteman AFB and the
University. At the same time, there appears to be a level of complacency about the assumed long-term
stability of these anchors. While Whiteman has survived several base closure rounds, and sustains a critical
and high profile mission, our experience suggests that over the long-term, there will generally be fewer
larger military installations around the country.

•

It can be argued that the currently difficult fiscal climate at the state level in Missouri is influencing plans by the
University to further grow enrollment. Based on experience in Platteville, WI, where UW-Platteville
recorded annual enrollment growth of 3.8% since 2000, the rapid introduction of additional students
creates both new housing demand, as well as housing market challenges, to the extent that growth happens
in a planning vacuum.
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•

The analysis and interviews point to a retail market which has weathered the arrival of Wal-Mart and grown.
Vacancies appear modest, in spite of the recession. Moving forward, our main concern focuses on the new
by-pass route, and the extent to which MoDOT’s practice of securing easements along the corridor to limit
development is successful. Field surveys of corridor real estate are suggesting that several existing shopping
centers have not seen significant reinvestment recently, potential greenfield sites along the by-pass could see
tenant interest in the future.

•

The City does offer an industrial park, although reports suggest that it has few sites left for new
development.

Development
Land Use
Defining land uses provides a snapshot of the current mix of and the future vision for activities within the corridor.
The current land uses throughout the Maguire Street corridor are varied ranging in intensity from industrial uses to
single family residential uses. Generally the retail uses are spread along the corridor with their greatest concentration
at the north end, adjacent to US 50 Highway, and the south end of the corridor adjacent to Route DD. The primary
land use in the core of the corridor is institutional with the presence of the University of Central Missouri campus.
Adjacent to the corridor the predominant land uses are residential, primarily single family residential structures
providing housing for residents and multifamily structures in proximity to the campus for students. Other uses are
dotted along the corridor including institutional uses, such as schools and recreational areas and a pocket of industrial
uses in the north portion of the corridor.
The future land use plan for the Maguire Street Corridor, as adopted by the 2007 Comprehensive Plan, identifies the
future uses along the corridor as “commercial” from US 50 Highway to Route DD, with the exception of the UCM
Campus property along Maguire Street. It should be noted that Downtown Warrensburg is recognized as a
commercial center and its maintenance as such is important to the community. In addition to the Maguire Street
Corridor commercial, areas along US 50 and Business 50 to the east and at the interchange of the US 50 bypass are
identified as future commercial areas within Warrensburg. Similarly an “activity center” containing commercial use is
identified along Maguire Street Two areas along the corridor have been identified as redevelopment areas, the area
north of Gay Street on the west side of Maguire and the area south of Route DD on the west side of Maguire Street.
The future land uses within the corridor include the following uses, for the specific location of each use refer to Figure
2-4 Future Land Use. Each use is defined in the following manner by the Comprehensive Plan.
•

Single Family Residential – areas with units designed to house one family per unit. Includes housing density
between three and eight units per acre and can include a mixture of dwelling types including detached, semidetached, attached, patio homes and townhouses.
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• Multifamily Residential – uses
include structures that can accommodate
more than one family such as condominiums
and apartments at densities of eight or more
units per acre. Units are typically two to
four stories in height and should incorporate
public space for residents.
• Office – uses that focus solely on
providing services for people, businesses or
institution with no retail or commercial sales.
• Commercial – uses that focus on
the sale of good and services typically
serving customers through a store or office
building.
• Downtown – commercial, retail,
office, institutional and residential uses
congregated in a walkable urban
environment that serves the entire
community.

Figure 2-4: Future Land Use

• University of Central Missouri
(UCM) – see educational uses.

Source: Comprehensive Plan

• Public / Quasi-Public – uses include
land and building improvements that are
owned by the City of Warrensburg, or
other public entities. Uses would include city hall, police and fire stations, cemetery and the community
center.
•

Educational - uses includes schools, universities and school support uses, such as administrative, recreation
and facility support uses.
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•

Park / Open Space - includes passive and active recreational areas such as parks, playgrounds, ball fields,
picnic areas and swimming pools. Also included in this designation are open spaces including natural areas,
wooded areas and floodplains.

•

Industrial – generally defined as those uses that involve the manufacturing, production, processing,
fabrication, assembly, treatment, repair or packaging of finished products, predominately from previously
prepared or refined materials. Warehousing, wholesaling and distributions of the products are also
considered part of the general industrial use.

•

Activity Center – these areas are defined by a pedestrian scaled village that allows community members to
work , shop, live, worship, congregate and enjoy the outdoors all within close proximity (walking distance)
from their homes.

•

Redevelopment Area – these areas are generally defined as areas that are ready for a change in
development from what currently exists, this can be in the form of expansion, addition, or major façade
changes to existing buildings and structures. In the City of Warrensburg’s Comprehensive Plan two
redevelopment areas have been identified, both impact the Maguire Street Corridor. The first area
generally surrounds US Business 50 and is bounded by US 50 Highway on the north, Gay Street on the
south, Maguire Street on the east and Hidden Pines Country Club on the west. The second area is at the
south end of Maguire Street and is bounded by Route DD / Hale Lake Road on the north, Route BB on the
south on each side of the corridor.

Zoning
The predominant zoning along the Maguire Street corridor is general business, along the northern and southern ends
of the corridor. This zoning pattern is responsive to the traffic that is experienced along the interchange of Maguire at
US 50 Highway and the intersection with Route DD. The uses within these areas are primarily commercial retail and
services oriented business of a suburban development pattern – building setback from the street, parking in front with
few pedestrian improvements. This is particularly true of the north end, north and south of US 50 Highway, to
accommodate the automobile. The Central Business district zoning category which covers most of the Downtown
Warrensburg area is adjacent to west side of the Maguire Street Corridor generally between North and Broad
streets. In the area between College Avenue and the corridor there are historic remnants of the commercial retail
and services uses, of an urban format – buildings to the street, parking to the side or rear and on-street and sidewalks
line both sides of the streets – that once completed the area.
The other zoning categories that exist along the corridor area residential, single family, two family and multifamily.
Medium Density Multifamily zoning is the most prevalent zoning within the corridor, mostly because the University of
Central Missouri campus is zoned as such. Low Density Multifamily zoning exists just off the corridor adjacent to the
businesses along the corridor at the north and south ends. Similarly Two Family Residential zoning exists just off the
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corridor adjacent to the business along the
corridor and in downtown. There is
currently a swath of two family zoning that
stretches across the Maguire Street
Corridor between the railroad right-of-way
and the South Street, an area dominated by
smaller lot single family homes and
apartment buildings. Two small areas of
Single Family Residential zoning encroach in
to the study area adjacent to business along
the corridor, each east of Maguire with one
just north of the railroad tracks and one
south of Hamilton Street. Adjacent to the
Corridor study area there are two locations
zoned for industrial, light and heavy,
between North and Gay Streets east of
Charles Street.
The current zoning accurately reflects the
development of the corridor; however it
does not conform to future land use plan as
adopted by the community through the
Comprehensive Plan. To implement the
future land use plan for the corridor the
zoning is in place, primarily to
accommodate commercial / retail
development along those areas of the
corridor that are now residential and
institution and zoned for residential uses.
This is specifically the case in the area
Figure 2-5: Zoning
Source: City of Warrensburg
adjacent to the corridor between the
railroad right-of-way and UCM which is
planned for commercial uses but is currently
developed with residential uses and Martin
Warren Elementary School. Similarly, the
two areas that have been identified by the
comprehensive plan as “redevelopment areas” for land use may need to be rezoned to accommodate the
redevelopment proposed.
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Zoning Category Definitions:
•

Single Family Residence (R-1) – designed to allow low density residential development in an urban setting
where all municipal or public services are provided

•

Two Family Residence (R-2) – designed to allow low density, one- and two-family residential development.
The R-2 district may be utilized for infill development areas.

•

Low Density Multifamily Residence (R-3) – designed to allow low-rise, low density residential development
with the commingling of compatible single-family and multiple-family dwellings, home occupations, certain
community facilities and special uses, yet retain the basic residential qualities of a quiet living environment and
limited vehicular traffic.
Medium Density Multifamily Residence (R-4) – designed to allow the medium density residential development
with the commingling of compatible single-family and multiple-family dwellings, home occupations, certain
community facilities and special uses, yet retain the basic residential qualities of a quiet living environment and
limited vehicular traffic.

•

•

General Business (GB) – designed to allow general trades and commercial services on major thoroughfares
outside of central or neighborhood business districts.to promote infill and sustain the mix of residential
development within the community, certain residential uses area allowed in the GB district subject to
conditions.

•

Central Business (CB) – designed to allow major business services and a broad range of retail merchandising
to co-exist with high-density residential developments. Principal commercial uses include financial service
and office businesses; department stores variety stores and general and specialty retail stores. Residential
uses are permitted a principal uses on individual lots, and on the second and higher floors above commercial
buildings.

•

Light Industrial (LI) – intended to primarily for manufacturing industries and other industrial activities in which
the impact upon the surrounding land uses and environment is limited.

•

Heavy Industrial (HI) – intended primarily for manufacturing uses and other industrial activities in which the
impact on the surrounding land uses and environment is, or may be more extensive than those found in the
Light Industrial (LI) district. Commercial uses in this district are generally those which serve the convenience
of industrial establishments and their employees. Residential uses are not compatible with this environment
and are not included in order that the district may be reserved for its intended heavy industrial purpose.
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Development Patterns
The current development pattern of the
Maguire Street Corridor is generally defined
by the “context” that influences and supports
the development along the corridor.
Although Maguire Street is a single
continuous street, approximately 2.7 miles in
length, the character, intent and use of this
public way and adjacent properties are used
in a variety of different ways, for a host of
reasons. The corridor context can be
divided into three distinct areas – north, core
and south.
The context of these areas is largely defined
by the key development drivers of the area
and the impact they have on daily use of the
area. In general the development drivers
shape the uses format of development along
the corridor, thus influencing the way people
use the corridor and the business, homes,
institutional and recreational uses along
Maguire Street.
In the north portion of the corridor the
development driver is the Interchange of US
Highway 50 and Maguire Street and more
Figure 2-6: Figure Ground
specifically to the automobile traffic that it
Source: Gould Evans Associates
generates. Thus, the development pattern
is responsive to the auto oriented use of this
section of the corridor with large parking
areas, numerous access points (curb-cuts) per
block and larger structure, low-density development. These elements combined make it difficult to accommodate the
pedestrian and encourages further use of the automobile to access the goods and services provided. This pattern
generally occurs from Northeast 175th Street on the north, to North Street on the south and College Avenue on the
west to North Burkarth Road on the east.
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The core portion of the corridor, the area
generally between North Street and Hamilton
Street, benefits from its location adjacent to
Downtown and the UCM campus. These
two districts drive the development pattern of
the area and have help to maintain some of
the urban character along Maguire Street and
the adjacent neighborhoods. The
development pattern within this area has also
been driven by the recreational and
employment opportunities that exist east of
the corridor at Grover Park and the Western
Missouri Medical Campus. The continued
traffic generated by Maguire Street has led to
some suburban style redevelopment of this
area, however the original development
framework, including the grid street network,
provide good connectivity throughout this
core area and an opportunity to strengthen
the urban pattern.
The southern portion of the corridor lacks any
identity and specific pattern for development.
The root cause of this is the lack of a single
Figure 2-7: Development Drivers
development driver to which development
Source: Gould Evans Associates
responds. The mixture of urban and
suburban, commercial and residential
development along the corridor responds to the
presence of Maguire Street with nothing significant to organize development, thus the lack of stable businesses and
properties, with a few exceptions. This provides an opportunity to create a place in the southern portion of the
corridor based on a development driver, something that development can build from and provide meaning to the
corridor and the users of the development. The corridor concepts will explore these opportunities further.
The current development patterns for Maguire Street are visually represented in the Figure Ground Map (Figure: 2-6)
depicting the current built environment. This map illustrates a footprint of building size and setbacks to Maguire Street
to the amount of open-space ground level parking for buildings in the study area. The retail land use closest to
Interstate 50, otherwise referred to as the Highway Commercial driver, clearly has a larger amount of space for
parking at the forefront of the buildings along the corridor. The core of the corridor shows many small building
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footprints with multiple gaps between their off-street entries, an indicator of multiple auto-oriented curb cuts instead
of contiguous building frontages or clustered developments for pedestrian access.
Development Density
The current development density for commercial and business use along the corridor is moderate to low and most
structures do not exceed one to two stories in height. It is apparent that the development drivers noted have
influenced the development character throughout the Maguire Street corridor. As the community has grown
outward from Downtown the density has decreased and the bulk of individual buildings have increased. (See Figure
2-6: Figure Ground) In the core of the corridor, the older section of the corridor, development is more dense
adjacent to the University and Downtown areas, and generally has not seen significant commercial redevelopment.
The north end of the corridor has developed to accommodate the significant traffic generated by US 50, with more
surface parking and fewer larger buildings. The south end of the corridor, mostly developed as residential has seen
some commercial investment of a suburban style, similar to the north end of the corridor. The University campus
provides a change in the density and character of development within the corridor. The core of the campus,
between South Street, Clark Street, Holden Street and Maguire Street, is a dense, walkable activity node that serves
the student population and community. Parking provided for the campus largely exists outside the core campus area.
The heights on the campus provide a stature for the campus within the community and a defining presence along
Maguire Street. The quality and character of the campus creates a different feel to the center portion of the corridor.
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Connectivity
Maguire Street is an automobile oriented
corridor, is the primary route through
Warrensburg, and provides access to many
of the destinations within the community.
While much of the community uses Maguire
Street to traverse town by car, the corridor
gets very little use by pedestrians and cyclists.
Much of the corridor is supported by a grid
network of streets that are perpendicular and
parallel to Maguire providing redundant,
supportive system of streets to connect the
community. This is particularly true in the
areas north of Clark Street, with the street
network south of Clark being disconnected.
The grid provides great connectivity
throughout the portions of the community
where it is present. However, the design of
the right-of-way, the portion outside of the
street pavement has not been designed to
accommodate the pedestrian or cyclist
comfortably, thus these modes of
transportation do not use the grid as
effectively as they could. While this is
acceptable on most of the narrower and
slower side streets serving residences (cars,
bikes, pedestrians more comfortably share
the same space), this is not acceptable along
Figure 2-8: Sidewalks
Maguire Street and the other arterial streets
Source: Gould Evans Associates
that serve the community. Inadequate
pedestrian and bicycle improvements along
arterial roadways create a dangerous situation
for people and they will not use those streets.
The people that use the Maguire Street
Corridor as a pedestrian or bicyclist do so because it may be their only option or they are willing to take the
associated risk. One alternative to walking or bicycling along the corridor and throughout the community is the Old
Drum local bus line that uses the corridor.

2.16 | M A G U I R E S T R E E T

Sidewalks and trails provide an important piece of the connectivity network for pedestrians and bicyclists. The
sidewalks along much of the Maguire Street Corridor, and connecting streets, are lacking, either missing altogether,
completely overgrown or in some state of disrepair. In some cases the sidewalk has been completely removed to
accommodate a driveway or curb cut improvement for vehicular access. Similarly, the American’s with Disabilities Act
(ADA) access improvements along the corridor are incomplete, with some intersections and crosswalk locations
upgraded with ramps and signals. The sidewalks that do exist range in size from three feet wide to a short section of
10 feet wide trails along Maguire, on UCM’s campus. Many side streets are connected with three to four foot
sidewalks, some of which are simply paved extensions of the roadway. Five major streets, Young Avenue, North
Street, Gay Street, Broad Street and Clark Street, intersect Maguire Street and connect community destinations and
were identified as important routes according to participants. (See Public Engagement Section of this Report) At each
end of the Maguire Street study area there are no sidewalks present on either side of the roadway and pedestrians
must use the street, including the US 50 Highway overpass, in these areas where automobiles are most heavily used.
The trail system within the community as proposed focuses on areas outside of the Maguire Street Corridor with a
few crossing routes at Hamilton Street, Clark Street, South Street, Gay Street and Russell Avenue. The quality of and
connectedness of the sidewalk and trail system has had and will continue to have an effect on the use of the corridor
by automobiles, pedestrians and cyclists.
Public Spaces
The Maguire Street Corridor is devoid of any meaningful public spaces for people. The University campus provides a
quality semi-public space for people that are attending the college or a campus event. The Martin Warren Elementary
School provides a similar semi-public space for the community. Within the corridor the street, and accompanying
right-of-way, provides the greatest amount of public space for people, and as previously noted that quality of the
space is not useable by people. It is evident that the public space along Maguire Street has been designed to
accommodate the automobile. The poor quality and design of the public space including sidewalks, crosswalks,
streetscape, landscape and visual elements does not encourage the use of the street as a public space. Similarly there
is a general lack of public spaces for recreational use or otherwise along the corridor. The corridor provides
connection to, Grover Park and Sheppard Park, but there is no meaningful, useable public space exists along the
corridor.
Public spaces and parks can transform a town’s comfortable sense of place, highlighting healthy activities and
neighborhood destinations. They are an essential community and economic asset that can reinvigorate a locations
appeal to residents, consumers and visitors. Warrensburg has eight locations identified as public spaces according to
the land use map, although only three are within the Maguire Street study area. One public space location is directly
adjacent to Maguire on the east, between the railway divide and Grover Street near the Martin Warren Elementary
School. Blind Boone Park is a small park located near the corridor that also serves as a landmark to the City. Open
space and parks are one of the most important highlights to Warrensburg, with forested areas and parks located at
both the north and south of the City. Ten locations, two very large designations, are shown in the land use map for
parks and open space in the area. Both have limited direct connection to the Maguire Street corridor.
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Parking
The commercial nature and the suburban style of development of much of the corridor is attractive to the use of the
automobile, thus parking is a major component of the corridor development pattern and use. The pattern of offstreet commercial parking within the corridor is responsive to the development patterns that it supports. In the north
end of the corridor the parking is generally specific to the building that it is serving, and the bigger the individual
building, the larger the parking area. In this area, generally north of North Street, the parking areas occupy more land
than the buildings do. (Refer to Figure 2-16: Figure Ground) The core of the corridor, extending south to Hamilton
Street, provides parking immediately adjacent to the roadway in front and beside businesses. The development
pattern for most of the area is smaller buildings or rows of shops that front on Maguire. Some shared parking occurs
on those blocks with several smaller shops, to maximize parking on the site. Redevelopment within this area has
changed some development patterns to a “pad site” format in which parking can be accommodated around the entire
building. Often this means that the buildings no longer front Maguire or are set back far enough that it interferes with
pedestrian accessibility. The limited commercial development in the southern portion of the corridor has provided
parking on site in front of the build with direct access to the front door. To accommodate this parking format the
buildings set further back from the street or do not front to Maguire, similar to much of the north end of the corridor.
The limited commercial development to the south end of the corridor does not provide opportunities for shared
parking.
Neighborhood Adjacency
The Maguire Street corridor is primarily developed with commercial, institutional (University) and residential uses
(multifamily and single family). However, immediately adjacent to those uses are residential neighborhoods, typically
made up of single family homes. This is particularly important in the north portion, the more commercialized area, of
the corridor. The proximity of the different uses provides potential for a walkable environment and easy access to a
variety of uses, but the scale and development of different uses can cause problems if not addressed. As changes to
the corridor development pattern happen over time the interaction between uses that rely on the Maguire Street
corridor for traffic and those surrounding that do not, is an important topic for the future success of the corridor. The
transitions between higher intensity commercial and office uses are important to understand so that corridor uses do
not harm the quality and residential character of the surrounding neighborhoods, and vice-versa. Similarly, transitions
between uses should be designed to allow for the redevelopment of Maguire Street and the continued connection
between the neighborhoods and the corridor.
Infrastructure
Transportation
The Maguire Street corridor is one of the major routes through Warrensburg providing access and utility services to
businesses and residents throughout the community. As Missouri Highway 13, Maguire Street has long been a major
transportation artery, both for local residents traveling north and south within Warrensburg as well as for regional
traffic traveling between portions of the state. Its interchange with US 50 Highway is the primary access point for
vehicles entering and exiting this major highway.
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Figure 2-9: Traffic Counts and Crash Data
Source: Gould Evans Associates

The existing roadway consists of an
asphalt-surfaced 3-lane section in
northern portion (one through lane in
each direction as well as a center left
turn lane) with curbs and storm
sewers for drainage and sidewalks
present along a majority of the
corridor. In the southern portion of
Maguire Street, the roadway is more
typically an asphalt-surfaced 2-lane
section with open ditches and no
sidewalks. The majority of the
corridor has a 60-foot wide right-ofway for the roadway, sidewalks, and
other public utilities. There does not
appear to be enough existing right-ofway to significantly expand the facilities
for vehicles or pedestrians beyond the
current 3-lane section with narrow
sidewalks without acquiring additional
property and/or easements from
adjacent properties for the majority of
the corridor.

Recent (2009) traffic counts by MoDOT indicate that portions of the Maguire Street corridor near US 50 Highway
have average daily traffic of approximately 20,000 vehicles. The traffic volumes decrease as you move away from US
50 interchange, with daily traffic volumes of approximately 9,000 vehicles to north of Warrensburg and 7,000 vehicles
south of Warrensburg. With MoDOT’s current effort to construct a bypass for regional Highway 13 traffic around the
east side of Warrensburg, it remains unclear how much of the existing traffic will be diverted from Maguire Street.
Traffic along Maguire Street is regulated by a series of traffic signals at major intersections throughout the corridor,
with the majority of these signals in the northern portion of the corridor. The signals are not interconnected or
coordinated with the US 50 Highway ramp signals to allow for adjustments in signal timing to adjust to changes in
traffic volumes along the corridor during peak travel times. At times (Friday afternoon being the most predictable),
traffic volumes are such that significant queuing occurs for northbound vehicles at the Young and Russell intersections
and vehicles may have to wait through multiple signal cycles in order to get through an intersection. One intersection
capacity analysis performed in 2010 for the proposed Keystone development using existing traffic only indicated an
overall level of service (LOS) of D at Young (Business 50) intersection (and an LOS of F for northbound traffic)
indicating significant delays for vehicles.
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Based on our observations, travel through the study area during non-peak times averaged between 5.5 and 7 minutes
(averaging between 21 and 27 mph). For periods of peak traffic, this travel time can increase by several minutes. This
potential congestion has led to many residents to use other local streets, such as Holden and Mitchell, as alternative
routes for north-south travel.
In addition to the traffic congestion at key locations, there are also concerns about the lack of access management
throughout the corridor. There are unrestricted entrances to properties throughout the corridor which creates
multiple vehicle turning locations in every block of Maguire Street. While the center lane allows left-turning vehicles to
leave the through lane unobstructed, frequent right turns can create delays for through traffic at virtually any location.
Similarly, the large number of potential left turns does create more opportunities (conflict points) for crashes along
Maguire. In addition to vehicles turning off of Maguire to access adjacent properties, there are also potential crash
opportunities from vehicles turning on to Maguire Street from the private properties. With a crash rate within the
corridor above the State average for this type of facility, steps to improve conditions and reduce the likelihood of
crashes would be prudent.
The corridor has an inconsistent availability of sidewalks for
pedestrians, and there are no bicycle facilities other than the
existing roadway to be shared with motorists. Sidewalks are
generally available on one or both sides of the corridor
between US 50 Highway and the UCM campus, often
narrow and of poor quality. However, there are large
portions of Maguire Street with no sidewalks south of
Franklin Street where pedestrians may have to use the
shoulder. Unfortunately, there are no pedestrian facilities
north of Young Street. Given the Walmart being located at
the north end, a number of pedestrians must use a narrow,
unprotected shoulder on the overpass and roadway when
traveling there.
Utilities
Storm drainage facilities within the corridor are generally limited in size as Maguire Street generally follows a ridgeline
for much of its length. In the northern portions of the corridor the street generally has curb and gutter and runoff is
either collected in curb inlets or is directed down intersecting streets to flow west or east. The southern portion of
the corridor is constructed using a more rural-type roadway section with open drainage adjacent to the roadway and
flowing off the corridor to adjacent drainages. There is a history of past flooding of Maguire Street at UCM campus
and near Emerson Street. The flooding at the UCM campus has been addressed as part of previous street and storm
improvements, but the roadway ponding (reportedly nearly a foot deep) near Emerson Street continues to be
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problematic during heavy rainfall. Drainage improvements at this location are likely to require significant improvements
to the downstream drainage system flowing through Shepard Park.
Given Maguire Street’s role as the busiest and most developed north-south arterial in Warrensburg, it is not surprising
that the corridor has quite a few utilities. Embarq – Centurylink (communications), KCP&L (power), MGE (natural
gas), Charter Communications (communications), Missouri American Water Co. (water), City Of Warrensburg
(storm and sanitary), and MoDOT (fiber for State facilities) are all present with utility facilities along Maguire Street.
While a majority of those utilities are underground, they all have an impact on existing operations and maintenance as
well as future opportunities to make improvements to Maguire Street. A map providing a schematic layout of existing
public utilities within the corridor can be found at the Public Works Department of the City.
Based on available information, it appears that KCP&L, MoDOT, and MGE are using Maguire Street as a main route
for serving their customers and operational needs in Warrensburg. The remaining utility providers have facilities along
Maguire but they are smaller in capacity and sized primarily just for those properties immediately adjacent to the
corridor. Based on this, any future improvements to Maguire Street (especially widening of the roadway) may require
extensive coordination with several utility companies to clear the way for construction to occur.
In general the infrastructure is in place to support the use of the corridor, however much of the above ground
infrastructure streets and sidewalks is of poor quality and in need of improvement. The systems of water, waste
water, storm water, electrical and gas seem to be in working order and providing adequate service for the corridor.
As changes occur to the corridor all the infrastructure systems should be evaluated and improvements made as
necessary.
Urban Design
Maguire Street provides the primary entry into Warrensburg from the north and the south and it serves as the
principal arterial that moves traffic throughout town, for both residents and guests. As such, Maguire Street is the
most used corridor within the community and serves as the “front door” to the community. It is apparent from
looking at all of the attributes of the corridor, street, lack of sidewalks, utility poles, driveways and turn-lanes that the
automobile has been the priority for the design of the corridor. However, the design of the corridor currently does
not convey a sense of pride in community or a quality of development that should be associated with Warrensburg.
Urban Design has to do with the quality and usefulness of the public spaces in the community. The largest public
space in any community is the rights-of-way that contain the roadways, sidewalks, bike lanes, streetscape, signage and
access for the adjacent properties within the corridor. When the elements of urban design are planned in concert
with one another, and the private development codes, the design quality of the corridor is improved, the visual clutter
along the corridor can be reduced and the attractiveness and usefulness of the corridor increases. A thorough
review of the urban design elements has been undertaken and the challenges for redevelopment of the corridor
identified.
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Streetscape
Streetscape encompasses those design elements, outside of the roadway, that define the public spaces along Maguire
Street, specifically the sidewalks, green space, trees and plantings, lighting, utility poles and pedestrian amenities. Each
of these elements contributes to the design and usefulness of the corridor. The streetscape along Maguire Street
generally consists of signage and utility poles; green space, trees and plantings and pedestrian amenities are generally
absent from the corridor, and where sidewalks do exist they are generally in poor quality. A good quality streetscape
can promote a sense of quality, encourage walking and pedestrian activity and provide a catalyst for business use along
the corridor, in addition to beautifying the corridor. The streetscape and other urban design elements discussed have
not been a priority during the evolution of the Maguire Street corridor, thus the corridor lacks a consistent, quality
public realm, pedestrian activity and connectivity and a is not an aesthetically attractive corridor. Streetscape can
contribute to all of these challenges through softening and beautifying the corridor.
Landscape
Landscape is the green space, trees and plantings on private property that accents development. Similar to the
streetscape along Maguire the landscape along the corridor is lacking. The within the commercial sections of the
corridor is minimal and much of what is present is in poor condition. Conversely in the residential sections of the
corridor and the University, the landscaping green areas provide a softer, natural feel to the corridor. Similarly, this
portion of the corridor is more pedestrian friendly and connected to surrounding areas.
Connectivity
A challenge of the Maguire Street Corridor, because of the lack of attention to design of the public realm, is the lack of
good pedestrian connectivity throughout the corridor and to the surrounding areas. The inconsistent, poor quality of
the sidewalks and the poor visual environment for much of the corridor detracts from pedestrian usage between
businesses and between the adjacent neighborhoods and the corridor. Similarly, the lack of bike path and lanes,
within or bisecting the corridor, makes the use of Maguire Street for cyclists dangerous trying to ride in traffic and
reduces access to the corridor and surrounding destinations. Improvements to the intersection at Gay and Maguire
Streets are necessary throughout the corridor to provide consistent connectivity and access within the corridor to
pedestrians. Additionally, the Americans with Disabilities Act require handicap accessibility in public spaces, including
the right-of-ways along streets. Overall connectivity throughout the corridor is lacking and reduces the ability to
effectively use the public space along Maguire.
Gateways and Wayfinding
The Maguire Street Corridor provides the primary entry points for the city from the north and south, yet there is
nothing significant to announce that you are entering Warrensburg. A gateway or entry feature, in addition to
welcoming visitors and residents to Warrensburg, can convey a sense of community pride and expectation that the
citizens have regarding their city. The current wayfinding system in Warrensburg provides direction to people to
access some of the more notable destination within the community, the University, Downtown, Grover Park and the
like. However, it is not as comprehensive and expansive as it should be to provide clear guidance to visitors. It will
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be important to incorporate and coordinate gateways, at the neighborhood, district and community scale, and
wayfinding into an effective system as the Maguire Street Corridor and the community continues to evolve.

Environmental
Environmental elements identified within the study corridor included: Ecoregions (ecological land types), natural
communities, watersheds, wetlands, water quality, soils, historic and cultural resources, public lands, and hazardous
waste.
Ecoregions and Natural Communities
Assessment of current land use provides a preliminary inventory of existing vegetation including trees, shrubs, and
herbaceous plants. The vegetative cover can be used to determine sensitive areas for protection. Information on the
State’s ecoregions is available through the Missouri Department of Conservation (MDC).
The Corridor Study Area lies within the Scarped Osage Plains ecoregion of Missouri. This ecoregion is characterized
by a smooth plain interspersed with steep slopes trending southwest-northeast. Limestone bedrock is commonly
exposed on steep slopes and local relief averages less than 100 feet.
Natural communities within the region were formerly greater than 80% prairie. Oak savannas and woodlands
occurred along steeper, sloped or scarped areas and in valleys. Marsh and bottomland forest was common along
streams and rivers. Currently, greater than 60% of the region has been converted to fescue pasture with large fields
of cropland. Woodlands and forests are confined to steep slopes and bottomland along streams and rivers.
Watersheds, Wetlands, and Water Quality
Watersheds, wetlands, and riparian (stream) corridors are critical for managing natural stormwater runoff, as well as
providing valuable habitats for wildlife. The US Fish and Wildlife Service (USFWS) maintain a Wetland Mapper
website that provides National Wetland Inventory (NWI) information on potential wetlands, including streams that
may occur on a site.
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The study corridor lies within the Blackwater
and Post Oak Watersheds. Maguire Street is
the dividing ridgeline forming the boundary
between the two watersheds. Therefore,
the corridor is outside of any 100-year
floodplains and there are no streams that
cross Maguire. However, stormwater
drainage from the street and adjoining
developments has a direct impact upon
streams within both watersheds. There are
three streams close to the study corridor. An
unnamed tributary beginning in Shephard
Park located on the northwestern side of the
corridor, flows northeast into the West Fork
of Post Oak Creek. Another unnamed
tributary beginning in Grover Park on the
northeastern side of the corridor flows north
into the Blackwater River. Bear Creek
located between Hamilton and Hazelwood
Drive in the southeastern part of the corridor
flows east to the Blackwater River.
The NWI indicates the presence of four
freshwater ponds within the study corridor.
The largest being a pond located on the
eastern side of Maguire, directly south of
Highway 50. Three small ponds are
located on the southwestern end of the
study corridor within remnant forested
areas and adjacent to the First Baptist Church.

Figure 2-10: Environmental Attributes
Source: Gould Evans Associates

The National Pollutant Discharge Elimination System (NPDES) requirements of the Clean Water Act are in place to
protect water quality and reduce impacts to rivers and streams due to construction activities. The Missouri
Department of Natural Resources’ stormwater regulations (10 CSR 20-6.010) require utilization of erosion controls
that limit the amount of pollutants that are allowed to leave a construction site. Implementation of control measures
including best management practices and compliance with permits will prevent adverse impacts to water quality due
to the roadway and adjacent land uses.
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Soils
Slopes are categorized with soil types. This type of assessment can help highlight areas that are prone to erosion and
therefore are less suitable for development. Soil information from the Natural Resources Conservation Service
(NRCS) Web Soil Survey website was examined to determine the characteristics of soils throughout the study
corridor. Factors reviewed included general soil types, representative slope, hydrologic soil group, and ecological site
type.
Dominant soils within Warrensburg are in the Mandeville–Norris–Bolivar association. They are characterized as
shallow and moderately deep, gently sloping to steep, well and moderately well drained. They were formed in
residuum from Pennsylvanian shale, sandstone, or limestone; on uplands. This area was not glaciated. Subsoils are
loamy to clayey with variable depth and drainage capacity.
Due to the agricultural nature of the County, soil is one of the most important natural resources. Most of the soils
within the study corridor are classified as either farmland of statewide importance or prime farmland, indicating that
they are best suited to food, feed, fiber, forage, and oilseed crops.
When considering development potential, factors affecting load bearing capabilities are depth to water table, flooding,
subsidence, shrink-swell potential, and compressibility. Excavation is influenced by the above factors as well as slope,
depth to bedrock, and the amount and size of rock fragments.
Historic and Cultural Resources
A historic property is any prehistoric or historic district, archeological site, building, structure, or object included in, or
eligible for, inclusion in the National Register of Historic Places (NRHP).
Public Lands
Public lands include any properties used or reserved for use as parks, recreation, or wildlife areas. These lands may
be in local, state, or federal ownership and management. There are four public parks within the City limits and in
close proximity to the study corridor including Shephard and Grover Parks in the north, and Pertle Springs and Lions
Lake in the southwest. Pertle Springs is owned by the University of Central Missouri. Additional wildlife and
recreation areas located within 25 miles of Warrensburg include Knob Noster State Park, Ralph and Martha Perry
Memorial State Wildlife Area, and Kearn Memorial Wildlife Area.
Recreational bicycle and pedestrian trails add value to a communities open space and park land as well as providing
alternative forms of transportation. The City currently has approximately 22-miles of walking trails throughout an area
east of the study corridor. The trails do cross the study corridor on Clark Street in the south and Gay Street in the
north.
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The “Existing and Future Parks Map” within the Warrensburg Comprehensive City Plan indicates that there are to be
several new parks, open space areas, and trails developed around the outer edge of the city. It will be critical for the
City to provide future connectivity to existing parks and trails.
5.b
CORRIDOR CONCEPTS
To gain a better understanding of the issues, challenges and assets within the Maguire Street Corridor stakeholders
were engaged. Through various methods feedback was elicited from participants and input was gathered. The intent
of the public engagement was to complement the technical analysis of the data gathered with anecdotal information
about the corridor. The engagement activities during the initials tasks of the project represent the first in a series of six
opportunities for the community to be involved in the process. The corridor oversight and technical committees met
on November 9, 2011 and the corridor workshop was held on the 15th of December 2011.
The corridor oversight and
technical committees as well as
the public were asked to provide
their thoughts regarding the
current conditions of the
corridor. This was done through
general dialogue regarding the
current issues in the corridor and
through a “headline” exercise in
which the participants each wrote
3 headlines describing the current
conditions of Maguire. The
comments and feedback received
are illustrated in the Word Cloud
(Figure 2-11: Word Cloud –
Current Conditions).
As one might expect the majority
of the comments centered on the
traffic congestion, the appearance
and the lack of pedestrian /
bicycle facilities. One topic
that gathered attention was
the difference between the
north and south portions of
the corridor in terms of
traffic, design and business
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Figure 2-11: Word Cloud - Current Conditions
Source: Gould Evans Associates

Figure 2-12: Word Cloud - Future
Source: Gould Evans Associates

success. One specific comment was the lack of lasting, quality business in the southern portion of the corridor.
Similarly the committees and the public were asked to describe the future of the Maguire Corridor in the year 2030
by constructing three newspaper headlines. The descriptions are included in the Word Cloud above. (Figure 2-12:
Word Cloud - Future).
Many of the comments focused on the word “improvement” or “new” when discussing the street, traffic, pedestrian
amenities, development and business. Many of the participants used words like “beautiful”, “friendly”, “inviting”,
“attractive”, and “success” to describe the corridor in 2030. In response to the issue of the north and south identified,
many of the comments also focused on the success of future businesses within the corridor.
The corridor workshop also provided the participants an opportunity to dream about the future of the corridor. Each
of the participants was asked to allocate a “recently donated $50 Million Dollars” to provide a public benefit to the
community though the improvement of the corridor. The comments received are included in the word cloud
identifying future desires for the corridor.
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Visual Mapping
The visual mapping exercise is an ongoing
diagrammatical map that is a result of community
participation and stakeholder collaboration to
identify key elements along the Maguire Street
corridor. Maguire Street is an asset to the city and
works as an integral part of the connectivity within
Warrensburg, thus identification of the most
notable pathways, edges landmarks, districts,
destinations and nodes are important to
understanding the general navigation of the city.
When asked to map the personal use of the
corridor many similarities were identified. Many
times they were identified for the same reason,
either being a challenge or an asset to the
corridor. Figure 2-13: Visual Mapping Results
depicts those items that were most often mapped
by the participants.

Figure 2-13 Visual Mapping

Source: Gould Evans Associates
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Corridor Concepts
From the input gathered through the public
participation process the corridor concepts
were prepared. The concepts depict
different means to address issues and
concerns about the corridor. The concepts
that were prepared are comprised of many
different components that respond to the five
different frameworks – economics,
development, infrastructure, urban design
and sustainability. The following is an
overview of the concepts.
Neighborhoods
The Neighborhood Concept focuses on
development of distinct neighborhood
centers that provide goods and services to
the neighborhoods adjacent to the corridor.
These centers would provide the daily
needs, within proximity, to the citizens of the
community. The centers would also be the
impetus for additional infill and
Figure 2-14: Neighborhood Concept
redevelopment along the corridor and within
Source: Gould Evans Associates
the surrounding neighborhoods. The
centers would be of a size and scale to serve
the adjacent neighborhoods and not
intentionally compete with community centers like Downtown Warrensburg. Improvements to the corridor including
traffic, urban design, infrastructure, connectivity and development would respond and support the development of the
neighborhood centers.
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Destinations
This concept focuses on the creation of larger
destinations that serve the people of
Warrensburg. One example of this, currently in
Warrensburg, is downtown providing
institutional, commercial, entertainment,
residential and other uses to citizens and
visitors. Another example of a destination is the
UCM campus. This concept would expand this
idea to the community by creating new
destinations along the Maguire Street corridor.
Because these are larger mixed-use areas
providing necessary goods and services there
would be fewer of them to serve the
community. Improvements to the corridor
including traffic, urban design, infrastructure,
connectivity and development would respond
and support the development of these larger
destinations.
Corridor
The Corridor Concept aligns with the land use
patterns, defined by the comprehensive plan, in
which the corridor becomes a commercial
corridor and Maguire Street becomes the traffic
artery for servicing those commercial
businesses. The corridor would become the
central spine for providing goods and services to
Figure 2-15: Destinations Concept
the community and region. Given the current
Source: Gould Evans Associates
development pattern and development within
the corridor, Warrensburg and the region, market
growth is necessary to support this concept. This
concept would have the greatest overall physical
disruption to the corridor as it repurposed to a strictly commercial corridor.
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The concepts were evaluated
by the public during a 3-day
Charrette session in which
multiple meetings and
discussions took place regarding
the merits of each concept.
The plan that is described in the
next two chapters is the result
of those discussions and the
items that were identified by
the community to change
Maguire Street.

Figure 2-16: Commercial Corridor Concept
Source: Gould Evans Associates
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3.0

Corridor Vision and Frameworks

INTRODUCTION
The corridor plan provides the policy framework to guide the future development and redevelopment of
the Maguire Street Corridor. Understanding the desire and needs of the community are the first step in
providing this guidance. An overarching vision statement and basic frameworks addressing specific topics
on future development in the corridor will guide a variety of development concepts and individual projects
to occur over time, while reshaping the corridor towards the desires and needs of the community.
VISION STATEMENT

The Maguire Street Corridor will be an inviting, thriving place for people – a place that
is comfortable, attractive and successful.
FRAMEWORKS
The frameworks provided in this chapter, like the vision, have been shaped by the public participation
received during the planning process. In general there were three primary topics that were most often
discussed for Maguire Street:
•
•
•

the operations of the street (traffic flow and safety),
the appearance of the street (aesthetics) and
the businesses supported by the street (development).

To adequately address each of these broad topics we have organized the ideas and needs of the corridor
through our corridor “frameworks” of economic, development, infrastructure, urban design and
sustainability. It is important to understand that each of these frameworks is dependent on and will
influence other frameworks. Actions taken to solve a traffic issues will potentially have an impact on the
urban design of the public realm and the accommodation of natural stormwater infrastructure. To
emphasize the relationship of each framework and the connection to the vision for the corridor, an
additional framework of general principles has been created.
The frameworks are intended to provide general guidance and identify opportunities to improve
development along the corridor in light of the corridor vision.
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3.a
General Framework
The Maguire Street corridor is an integral part to the future of Warrensburg; as such any changes should
strive to have a positive impact on the corridor and the community. The General Principles Framework
provides broad guidance and general direction for the 5 topic-specific frameworks.
Principles
1. Transform Maguire Street into a community asset for Warrensburg.
Changes to Maguire street should focus increasing the appeal of the corridor physically,
operationally and aesthetically to create an inviting and safe corridor for residents and visitors to
Warrensburg.
Objectives:
o Improve the appeal of the corridor through quality design and development.
o Create a safe and inviting corridor for people.
o Create a positive first impression of Warrensburg.
2. Create a good business environment along Maguire Street.
Improvements to the corridor should create an environment in which businesses can thrive by
balancing traffic flow, site access, community connectivity, parking, aesthetics and development
patterns that serve different modes of transportation.
Objectives:
o Create a diversity of uses along the corridor and in proximity to neighborhoods.
o Create destinations and emphasize urban design techniques that coordinate uses along
the corridor.
o Improve connectivity to adjacent areas throughout the corridor.
o Redesign and redevelop dilapidated and vacant properties.
o Target resources for business creation and growth.
3. Create places for people.
Maguire Street should focus on serving the people of Warrensburg though positive experience and
interactions. Development along Maguire Street should focus on creating active destinations that
are easily accessible and connected, promoting their use.
Objectives:
o Create activity destinations that provide a “park once” experience.
o Create a mix of uses (commercial, residential, institutional and open space/recreational)
within destinations.
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o
o
o

Target increased intensity of uses in activity destinations through compact walkable
development patterns.
Remove or minimize the visibility parking in the core of activity destinations.
Incorporate green space and gathering places as a central element in activity centers.

3.b
Economic Framework
Several economic factors will need to be managed for the revitalization of Maguire Street to be successful.
Most important to Maguire Street and Warrensburg are the slowing future growth rate of the population,
contrasted by increased university enrollment, and the general challenges of redevelopment. Challenges
include the difficulty of financing for projects and the perception of entitlement process risks. Addressing
these factors will assist the Maguire Street corridor redevelopment.
Principles
1. Set the Stage for Future Redevelopment
Objectives:
o Prioritize public investments to encourage and leverage private sector reinvestment in key
areas along the corridor.
o Consider use of incentives such as Tax Increment Financing to enable anchor projects to
move forward.
o Streamline the predevelopment planning and entitlement processes to encourage
redevelopment and reduce development costs.
o Prioritize walkable sites for higher density mixed use development along the corridor,
focused on commercial (retail /office) and residential development.
o Work with larger shopping center owners along Maguire Street to renovate / upgrade
their properties, in part to position strategically against the unclear threat of future
development along the by-pass route.
2. Focus on Market Opportunities Objectives:
o Monitor future mission and population changes at Whiteman AFB and plan for potential
impacts.
o Provide housing, retail and service opportunities for the growing student population at the
University.
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o

o

Capture the retail market opportunities with destination scale retail closer to Highway 50,
and neighborhood oriented more walkable commercial focused development along the
corridor near downtown, campus and the south end.
Capture the current residential market by focusing on rental housing, more upscale single
occupancy student oriented housing close to campus and downtown. Consider a more
urban townhouse format for key sites close to downtown / campus for a different single
family housing format.

3.c
(Re)Development Framework
For many residents Maguire Street is part of their daily lives; however it is generally not a positive
experience for most uses. The lack of coordination of development and improvements throughout the
corridor historically has created the challenges that exist today in using the corridor.
Principles
1. Promote infill / (re)development within the Maguire Street Corridor.
Objectives:
o Develop a mixture of places (scale, density, use) accessible by different modes of
transportation.
o Design infill and redevelopment for its context considering the scale, relationships and
transitions to adjacent areas.
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o Organize
(re)development
and
improvement efforts to create
coordinated redevelopment of
the corridor.
o Establish
connections
between
neighborhoods and corridor
destinations.
o Create
development patterns that
emphasize city landmarks or
create gateways and transitions
within the corridor.
o Aggressively
market the (re)development of
the Maguire Street Corridor.

Figure 3-1: (Re)development Framework

o
o

2. Provide a variety of
housing types to meet current
and emerging housing needs.
Objectives:
o
evelop a higher density of

housing adjacent to or within activity destinations.
Develop multifamily (flats, townhomes and walk-ups) and single family (attached and
detached) housing formats – both ownership and rental.
Convert marginal retail uses to higher density residential formats.

3. Improve access and connectivity to properties along Maguire Street.
Objectives:
o Coordinate access at the block level.
o Implement access management that supports properties and improves traffic flow along
Maguire Street.
o Establish a pattern of development that promotes walking and bicycle access.
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4. Be sensitive to the transitions between commercial and residential neighborhoods.
Objectives:
o Buffer different uses when necessary.
o Coordinate development efforts between the corridor and surrounding neighborhoods.
o Identify constrained redevelopment sites.
o Identify opportunities for redevelopment that does not encroach on the neighborhood.
3.d
Infrastructure Framework
The transportation and utility infrastructure networks provide the foundation for the Maguire Street
Corridor. Although most of the infrastructure that is necessary is never seen, water, sewer waste water
and gas lines, those systems must function well to encourage and support development.
Conversely
those visible infrastructure elements, power lines and roadways, which detract from the corridor or are in
poor condition, can have a negative effect, physically and perceptually, on the corridor. The infrastructure
of the corridor should be coordinated and supportive of future development to create a useable lasting
Maguire Street Corridor.
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3.d.i

Transportation

Maguire Street will function better and be
more efficient if it is supported by a multimodal transportation network.
By
providing multiple routes by multiple
modes the traffic is dispersed throughout
the system and reliance on a single
roadway, Maguire Street, is reduced.
Principles
1.
Strengthen multi-modal
transportation networks connecting to
Maguire Street.
Objectives:
o Provide dedicated
facilities for pedestrians and cyclists within
the corridor and connections to the
corridor.
o Maintain a minimum
sidewalk width of 5’ on both sides of
Maguire, with wider pedestrian spaces in
commercial areas, designed in
conjunction with streetscape
improvements.
Figure 3-2: Transportation Network Framework
o Maintain a minimum
right-of-way of 60’ for the length of
Maguire Street to accommodate
pedestrian and bicycle facilities.
o Engage MoDOT regarding pedestrian facilities on the US 50 overpass.
o Install signage to identify bike routes and connections at key intersections.
2. Reduce congestion and travel delays for motorists.
Objectives:
o Develop a plan to connect and coordinate traffic signal operations.
o Reduce the number of entrances along the corridor.
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o
o
o

Improve capacity of alternate routes thru the City.
Distribute vehicle trips throughout the network.
Implement limited geometric improvements north of Young.

3. Enhance safety for all users of the corridor.
Objectives:
o Reduce number of automobile and pedestrian conflict points within the corridor.
o Implement geometric improvements around Hwy DD intersection.
o Implement City’s adopted access management policy as redevelopment occurs.
o Design of the roadway and amenities should balance the use of the street for different
travel modes in a manner that they are accommodating of the other modes.
4. Design transportation facilities within corridor to support adjacent development.
Objectives:
o The scale of roadway improvements should correspond to the development it supports.
o Implement an improved 3-lane road section (shared left-turn lane, coordinated access,
bike lanes and pedestrian amenities) south of Young Street.
o Create urban design elements that complement the scale of the transportation network.

3.d.ii

Utilities

Utilities are necessary to support the current development and future (re)development of the corridor. As
the corridor is redeveloped and the use, function and design of the corridor changes, utilities must be
accommodated in a manner that supports development and improvement activities. The use of the
existing corridor utilities to accommodate redevelopment can reduce the cost of development and reduce
the need for new infrastructure and resources.
Principles
1. Promote availability of utility services for current and future development activity.
Objectives:
o Inform utility providers of Maguire Street Corridor Study.
o Improve the appeal of infill sites with targeted infrastructure improvements.
o Coordinate utility improvements with redevelopment and corridor improvements.
o Direct (re)development to areas in which utilities, with capacity, are present.
o Establish a right-of-way management plan for the corridor.
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2. Encourage utilities locations to be coordinated and arranged to reduce maintenance impacts to
roadway and sidewalks
Objectives:
o Identify utilities that must be located along corridor.
o Establish minimum separation between utility structures and lines.
o Develop a plan for typical location of each utility within corridor.
o Require and enforce right-of-way permits for utility construction.
3. Address stormwater within the corridor.
Objectives:
o Address stormwater runoff at a district or area wide level, were possible, through the use
of streetscape improvements or property easements that allow contiguous improvements
to be made.
o Retain / detain stormwater along Maguire Street to minimize its erosion and water quality
impacts downstream.
o Incorporate natural stormwater solutions into the landscape (private) and streetscape
(public) where possible.
4. Reduce/eliminate the visual impact of above-ground utilities within corridor.
Objectives:
o Pursue the feasibility of burying utility lines; as a secondary measure pursue relocation of
utility lines.
o Identify possible locations for relocation of utilities away from street.
o Budget adequate City funds to pay for burying / relocation.

M A G U I R E S T R E E T C O R R I D O R | 3.9

3.e
Urban Design Framework
Urban Design strategies can address
the lack of visual interest and quality
in the corridor. Improvements to
streetscape, landscape, signage and
gateways offer opportunities to
create relationships between multiple
developments, improve the visual
character of the corridor, and allow
the corridor to have a positive impact
on the community.
Principles
1. Create an identity for the
Maguire Street Corridor.
Through
design
and
development, a new, fresh
identity will be created for
Maguire
Street
that
demonstrates a friendly,
coordinated, useable space
for people.
Objectives:
o Create a quality
public realm to
Figure 3-3: Urban Design Framework
support
development.
o Create visual interest through design elements and details of public realm investments.
o Provide a consistent quality to urban design elements of private investment that will define
the corridor.
o Create gateways that define the community, districts and neighborhoods.
2. Emphasize pedestrian scale details in all aspects of public and private investment – streetscapes, site
plans, building design, and open spaces.
Objectives:
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o
o
o
o

Promote diversity and visual interest along the corridor by focusing on the pedestrian
scale design details.
Create gathering places along the corridor, where people feel comfortable to spend time
between traveling and accessing their destination.
Incorporate natural features into the corridor where possible.
Balance access and mobility, so accommodations for traffic do not overwhelm needs of
people in and around the corridor

3. Create consistent relationship between private spaces and public right-of-way including accessibility.
Objectives:
o Implement landscape standards for private development as an extension of public
streetscape amenities; accommodate stormwater improvements in these areas, where
possible.
o Create useable space for people between the right-of-way and buildings.
o Promote building and site designs that connect the building frontage (façade and space
along front of building) and the public realm.
o Encourage building massing, orientation and façade designs that positively and intentionally
shape meaningful outdoor space, including the streetscape.
4. Integrate Maguire Street into the broader community with urban design features that emphasize links
and transitions between the corridor and other areas of the community.
Objectives:
o Create community, district and neighborhood gateways
o Expand community wayfinding system – improve visibility and connectivity throughout the
community, focus on identifying destinations within the corridor and other community
destinations.
3.f
Sustainability Framework
The sustainability of the Warrensburg community depends on the innumerable decisions and actions of its’
people. Every building and development in Warrensburg can help create lasting, positive growth for the
community. The Maguire Street vision supports principles for new urban infill housing, mixed-use retail,
green infrastructure design, and sustainable practices related to site design, storm water management and
building design. These are all supportive of LEED for Neighborhood Development principles for public
and private development throughout the corridor. Many of the items that are considered sustainable
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development practices are reflected in the previous frameworks. The following principles aim to emphasize
long-lasting growth, resilient development, and high performance design valued in other framework
principles. .
Principles
1. Create a lasting, usable development pattern through individual site development.
Objectives:
o Reinvest in existing centers by encouraging targeted development, redevelopment and infill.
o Establish a compact development pattern to create walkable destinations.
o Encourage building and site designs that are easily adaptable to a variety of uses or tenants,
and not exclusively reflective of one development program.
o Increase the residential density of the corridor to allow more efficient infrastructure
investments.
o Design to the “optimal” amount of parking and reduce the overall footprint of parking areas, to
promote compact development and minimize run-off.
o Design landscapes and streetscapes to provide energy efficiency benefits including passive
cooling, heat island reduction and infiltration of stormwater.
o Design flexible lot configurations to allow for innovative designs, to promoting infill, improve
solar orientation, allowing different housing formats, and incenting adaptive re-use.
o Develop community gardens as temporary uses on under-utilized or vacant sites.
2. Balance the use of automobile with other modes of transportation.
Objectives:
o Create an interconnected street network to increase the opportunity for walking, reduce
vehicular miles traveled, and provides access to adjacent land uses.
o Develop balanced street designs that accommodate all potential users of the street and rightsof-way.
o Create a pedestrian network that improve the connectivity of pedestrian destinations, shorten
distances for pedestrians with more direct and more frequent connections, and improve the
quality of walks with visual interest, comfort, and safety.
o Create dedicated, safe routes for bicycling to increase use, improve connectivity and reduce
pollution.
3. Promote the use of energy efficiency and alternative energy in the development and operation of land
and structures throughout the corridor.
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Objective:
o Design, construct, operate, and maintain buildings and infrastructure (both public and
private) that lead to less energy use and reduced lifecycle costs affecting the built
environment.
o Reduce or avoid large expanses of heat collecting surfaces, which cause a rise in ambient
air temperatures (increasing energy use or other energy-intensive mitigation strategies).
o Implement ‘cool’ or ‘green’ roofs to reduce unwanted heat gain from non-reflective
surfaces and to minimize stormwater run-off and pollutants.
o Design for active and passive solar energy capture through building and site orientation to
enable the utilization of natural light throughout the year while allowing for reduction
summer, solar, heat gain.
o Encourage the use of alternative energy sources at the site, block, or district scale such as
solar, wind, geo-thermal heat pumps, and bio mass.
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4.0

MAGUIRE STREET

INTRODUCTION
To address the concerns of the community of Warrensburg, improvements to traffic and safety, the
appearance and the business environment along the Maguire Street Corridor are necessary. This chapter
will define the necessary improvements to address the frameworks and principles in the Chapter 3. Many
of the improvements that are necessary are relevant to the entire corridor, but each can be implemented
differently in distinct areas of the corridor. To ensure consistency of the improvements along the corridor,
improvements have been defined generally for the entire corridor and specific concepts are defined for the
different contexts of the corridor.
THE CORRIDOR
Throughout the planning process the community focused on three primary themes of improvement for
the corridor: transportation, design and business. Each of these topics is relevant to the entire corridor and
provides the structure for future improvements to the corridor. The transportation improvements will
provide the physical restructuring of the corridor to change the use patterns for both vehicles and
pedestrians. The design of the corridor will focus on the visual changes that will create an atmosphere
comfortable for the people who will use the corridor. Finally, improving the business environment will
meet commercial and residential needs of the market and provide a foundation for infill and redevelopment
activities.
Each of these themes is related to and dependent upon the others. For example, redefining the business
environment is in large part dependent on the transportation facilities and design of the corridor that
attracts and sustains people using the corridor and its services. A general description of the improvements
recommended is followed by the application of specific improvements for the different sections of the
corridor.
1. Transportation Improvements – operational improvements to increase capacity, efficiency and
effectiveness of travel along Maguire Street. In addition to the vehicular improvements, pedestrian
and bicycle improvements are an emphasis of the transportation network that will help all modes
through the creation of a multi-modal traffic network.
a. Traffic Signal Timing – traffic flow throughout the corridor, particularly in the northern
section of the corridor is hampered by uncoordinated traffic signal timing and sequencing.
To improve flow through, and within, the corridor the traffic signalization should be
synchronized, optimized and maintained to provide the desired travel priorities based on
evolving traffic patterns.
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b. Access Management – the number of vehicular and vehicular / pedestrian conflicts in the
corridor also hinders good traffic movement and accessibility throughout the corridor.
The lack of defined access and turning points and the number of driveways along the
corridor is confusing and promotes undefined and unsafe turning movements. To
improve safety and better define vehicular movements the access management policy of
the City of Warrensburg should be applied to Maguire Street. Access concepts can be
seen in the illustrations in Chapter 5, Section b.

Before

After

Figure 4-1: Access Management Example – Before and After

c. Redefinition of Right-of-way – After years of resurfacing and milling the roadway, a
complete reconstruction of the curb, gutters and roadbed are necessary. During
reconstruction of the roadway the street corridor (within the current right-of-way or
expanded right-of-way) should be evaluated and a consistent alignment of the travel lanes
should be considered. Similarly, the alignment of the intersections, including the cross
streets, should be evaluated and consistency encouraged particularly as the street crosssection (number of lanes) changes.
The current right-of-way is exclusively concerned about the movement of vehicles,
making the use of the street difficult for anything else. As discussed Maguire Street should
represent the community and provide a place for people and business; to achieve this
goals improvements area necessary. Improvements to Maguire Street can generally be
targeted to three primary areas, of equal importance:
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•

The wheeled zone represents the movement of traffic, both vehicular and bicycle,
within and through the corridor. This zone is defined as the area between the
curbs.

•

The pedestrian zone, as its name implies, represents the area of the right-of-way
that is reserved for the people that chose to walk, for different reasons,
throughout the corridor, and is most often a sidewalk. This zone is generally
located at the outer edges of the right-of-way, adjacent to the property line or
building that is served by the sidewalk.

Figure 4-2: Right-of-Way Zones

d. Pedestrian Improvements – The need for a defined, consistent and accessible pedestrian
network along Maguire Street, and supporting corridors, is evident. Current pedestrian
facilities area inconsistent and where present are generally in poor condition. To
encourage pedestrian use and activity along Maguire Street a pedestrian network, defined
by sidewalks, streetscape and landscape, is necessary.

M A G U I R E S T R E E T C O R R I D O R | 4.3

e. Bicycle Improvements –
Similar to a good pedestrian
realm, defined bicycle
accommodations can
increase the use and
connectivity of the corridor.
Accommodating bicycles is an
important element of the
future of Maguire Street
defined by a dedicated 5 foot
striped bike lane along the
curb.
Figure 4-3: Dedicated Bicycle and Pedestrian Improvements

2. Aesthetic Improvements – To address
the appearance issues of the corridor,
urban design should be a focus to improve the public areas within the corridor. Improvements
such as streetscape and landscape to “green and soften” the corridor will also encourage use of the
corridor by pedestrians. A consistent design in street and pedestrian lighting and signage will also
make the corridor more usable. Improvements like burying the overhead power lines can clear
the visual clutter but can be expensive so moving the power lines to the rear of the property
should also be considered.
Where buildings are not, currently or developed later, adjacent to the right-of-way, landscaping
should assist in greening the corridor. To best achieve this idea “green easements” should be
encouraged on private property, adjacent to the public right-of-way. In addition to providing
additional natural elements within the corridor the easement should also serve as a stormwater
control mechanism. If designed correctly, contiguous “green easements” could provide a block or
district improvement within the corridor, with the potential to lessen the stormwater
requirements on individual property owners.
3. Market Improvements – Much of the recent growth, both commercial and residential, within
Warrensburg has been on the edges of the community. These areas provide the community with
necessary goods and services, but they also create competition for older commercial areas like the
Maguire Street Corridor. To regain its competitive edge Maguire Street needs to be repositioned
to compete in a saturated market.
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a. Development Improvements – Repurposing portions of the corridor is necessary to
remain a competitive business environment as well as fulfill the market demand within the
corridor. Providing new commercial and residential opportunities, as defined by the
development framework, will strengthen the corridor development mix and bring people
to the corridor.
To complement the public urban design improvements along the corridor a higher quality
of development should be expected to further enhance the appearance of the corridor.
Similarly, development along the corridor should strive to create places that people will
use, through the location and site design. Establishing relationships between the public
improvements and private development and improvements will create these places.
b. Infrastructure Improvements – Utilities within the corridor are expected to be adequate
to accommodate infill and redevelopment of the corridor. Development will provide the
opportunity to evaluate the infrastructure and improve facilities for the next 100 years.
Improvement of the street will also provide the same opportunity to upgrade the utilities
as necessary. Similarly, the transportation improvements that are made to the corridor
should be completed to enhance the business environment of the corridor, providing
improved access, pedestrian and automobile, to businesses along the corridor.
As mentioned previously in this section, “green easements” can provide a stormwater
solution for the corridor while adding natural elements that can soften the corridor
appearance.
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In addition to those concepts that can be applied throughout the entire corridor, the different development
contexts of Maguire Street have been addressed by dividing the corridor into three specific sections:
•
•
•

North Maguire – US 50 Highway to North Street
Maguire Core – North Street to Hamilton Street
South Maguire – Hamilton Street to Missouri Route DD

These individual sections provide conceptual examples of the improvements necessary to implement the
frameworks outlined in Chapter 3 and general corridor guidance provided in the previous section. The
development within each of these sections of the corridor responds to different development drivers, as
defined in Chapter 2: Corridor Conditions. The ideas and concepts portrayed represent one manner in
which the (re)development of Maguire Street could implement the vision. Many other alternatives exist.
Because we are not able to illustrate all potential concepts for improvements within the corridor, the
principles in Chapter 3 should be used to evaluate development, redevelopment and improvements, both
public and private, where specific guidance may be absent.
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Conceptual Redevelopment
Existing Structure

Figure 4-4 North Maguire
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4.a
North Maguire
North Maguire Street serves two primary purposes for Warrensburg as the community’s front
door and a regional commercial center. It is envisioned that each of these purposes will remain in
the future, however both will be improved. The current state of this section of Maguire Street is
disorganized, unfriendly and lacking in visual appeal. To address the operational and aesthetics of
North Maguire the following improvements are recommended.
A. Regional Destination
• Encourage infill / redevelopment / rehabilitation and provide a mix of uses including
residential to remain competitive for the future.
• Provide operational improvements, new street and intersection configuration, traffic
signal timing and street network improvements to improve traffic flow, improve
safety, improve walkability and connectivity and support development.
• Implement new urban design elements and encourage a higher quality of
development to support North Maguire as the gateway to the community.
A1. Regional Destination – Local Scale
The southern portion of North Maguire suffers from much of the same challenges as
the rest of the area and solutions proposed should be applied to this area. One
additional change that is necessary is a reduction in the scale of development to serve
the surrounding neighborhoods and better integrate physically into the existing
development context.
1. Install a Community Gateway for Warrensburg at US 50 Highway and Maguire Street.
2. Implement new street design and destination streetscape concept.
a. 100’ right-of way - 50 Highway to Russell
b. 80’ right-of-way – Russell Street to Young Street / Business 50
c. 60’ right of way – Young Street / Business 50 to North Street
3. Redesign intersections to accommodate new Maguire Street configuration.
a. Russell Street and Maguire
b. Young Street and Business 50 - transition from 80’ to 60’ of right-of-way
c. US 50 Highway
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Figure 4-5: Improved Street Section – 60’

Improved travel lanes, urban design and pedestrian ways can be accommodated within the existing
right-of-way of Maguire Street. To effectively implement these improvements the automobile
lanes, bicycle lane and pedestrian improvements should be balanced across the street section, as
shown in Figures 4-5 and 4-6. The speed of Maguire Street should be held to 30 mph or less to
create a safe environment for cyclist and pedestrian as improvements are made.

Figure 4-6: Improved Street Site Plan 60’
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Figure 4-7: Improved Street Section – 80’ - Russell Street to Young Street / Business 50

From Russell Street south to Young Street / Business 50 there is currently 80 feet of right-of-way.
It is important that the bicycle and pedestrian improvements are continued north to create a
consistency of improvements throughout the corridor. Similar to the street section south of this
portion of Maguire, improvements to the right-of way should strike a balance between the
automobile, cyclist and pedestrian that support each. The concept for this stretch of the corridor
is illustrated in Figures 4-7 and 4-8.

Figure 4-8: Improved Street Site Plan – 80’– Russell Street to Young Street / Business 50
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Figure 4-9: Improved Street Section – 100’ - US 50 Highway to Russell Street

The bridge on Maguire Street that spans 50 Highway will not currently accommodate pedestrian
and bicycle improvements, future widening or other improvements will be necessary to ensure
these improvements happen. South of the bridge, Maguire Street has 100 feet of right-of-way
currently, enough to accommodate significant pedestrian and bicycle improvements while also
improving the roadway and capacity for automobile traffic. A conceptual example of potential
improvements to this section are illustrated in Figure 4-9 and Figure 4-10, and any improvements
made should be along with the current bridge configuration and future changes.

Figure 4-10: Improved Street Site Plan - 100’ – US 50 Highway to Russell Street
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Interchange and intersections improvements at the north end of the corridor are necessary to
support the realignment of the street and to accommodate additional vehicular capacity as well as
the pedestrian and bicycle improvements recommended. Improvements at the US 50
Interchange, Russell Street and Young Street / Business 50 are warranted. Similar to the different
street sections the interchange and intersections should be improved in conjunction with the
desired right-of-way configuration to ensure consistency of the improvements.

IMPROVEMENTS – US 50 / MAGUIRE INTERCHANGE
•

Two through lanes in each direction.

•

Drop center turn lane.

•

Right turn lanes for access ramps.

•

Provide pedestrian and bicycle improvements.

On Bridge
• Widen bridge over US 50.
• Provide one through lane across the bridge.
•

Provide dual left turn lanes (east and west bound
access to US 50).

•

Provide pedestrian and bicycle improvements.

Figure 4-11: Interchange Improvements / Lane Configuration – US 50 Interchange and Maguire Street
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IMPROVEMENTS – RUSSELL STREET
•

Two through lanes in each direction.

•

Center turn lane in each direction.

•

Combination right turn / through turn lanes for outer
lanes.

•

Provide pedestrian and bicycle improvements.

•

Dedicated left turn lanes from Russell to Maguire.

Figure 4-12: Intersection Improvements / Lane Configuration – Russell Street and Maguire Street

IMPROVEMENTS – YOUNG STREET / BUSINESS 50
•

Single through lanes south of Young / Business 50.

•

Two through lanes north of Young Business 50.

•

Center turn lane in each direction.

•

Right turn lanes to Young / Business 50.

•

Provide pedestrian and bicycle improvements.

•

Dedicated left turn lanes from Russell to Maguire.

Figure 4-13: Intersection Improvements / Lane Configuration – Russell Street and Maguire Street
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To accompany the street improvements, changes to the right-of-way outside of the roadway are
also necessary. Improvements to these areas will improve the pedestrian accessibility, the design
and the comfort of the corridor. Implementation of these improvements will assist private
development with accessibility, visibility and design to create an improved business environment by
creating places that people will use.
Design Elements
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2
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3

Bike Lanes (blue)

4

Lighting

5

Gathering Spaces

6

Pedestrian Improvements
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Parking Separated

8

Access Management

9

Buildings to the Street

6
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3

9
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4

6

9

7

8

3

2

Figure 4-14: North Maguire: Street and Plan Detail
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The arrangement of the right-of-way will play an important role in defining the future of the
corridor. In particular the edges of the right-of-way, the areas behind the curb, will have the
greatest influence on the use and the quality on the corridor.
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Conceptual Redevelopment
Existing Structure

Figure 4-15: Maguire Core
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4.b Maguire Core
The central portion of Maguire Street includes an eclectic mix of uses - predominantly Universityrelated residential uses supported by commercial along the corridor that defines it small town
character. It is envisioned that the character of this area will be maintained and enhanced for the
future. To strengthen and not compete with the Downtown and North Maguire destination areas
the Core area will focus on redevelopment and infill of residential uses with retail and service s
supporting uses. Improvements to the area should focus on enhancing the neighborhood
character of the area and connectivity for residents to community destinations.
•
•
•

Encourage infill / redevelopment / rehabilitation of different residential forms (flats, walk-up,
townhomes, rowhouses, attached and detached, etc.) to meet current and future market
demands.
Provide operational improvements, new street format, signal timing, access management, and
street network improvements to improve traffic flow, improve safety, improve walkability and
connectivity and support development.
Implement new urban design elements and pedestrian improvements to improve connectivity
and promote alternative forms of travel.

1. Implement new street design for Maguire Street within 60’ right of way.
B. Urban Village
• Focus on infill and redevelopment of residential and services uses consistent with the
current context of the area.
B1. Downtown Gateway at Gay Street and Maguire

C. Urban Residential
• Increase the residential diversity and density along the Maguire Street corridor to
complement and support the surrounding neighborhoods.
• Encourage small scale daily service commercial services that support the surrounding
neighborhoods.
D. University
• Continue to support Maguire Street with campus improvements that improve the
accessibility and appearance of the campus.
D1. Enhance university gateways at South and Clark Streets.
D2. Soften Maguire Street under the pedestrian overpass through median plantings or
alternative measures.

M A G U I R E S T R E E T C O R R I D O R | 4.19

To create a consistent collection of improvements throughout Maguire Street it is proposed that
the right-of-way improvements identified with the 60 foot cross section be carried through the
core portion of Maguire Street. It is important that the right-of-way be consistent throughout the
corridor. The concepts are illustrated below.

Figure 4-16: Improved Street Section – 60’
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Figure 4-17: Improved Street Site Plan 60’

Design Elements
1
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Parking Buffered

8

9

2
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8

7
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2
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Figure 4-18: Maguire Core: Street and Plan Detail

The design elements for the core of Maguire Street should focus on creating and enhanced
environment for pedestrians, bicyclists and residents. Increased residential development in this
section of the corridor should be well connected to surrounding destinations such as downtown
or the UCM campus through a well design pedestrian and bicycle system. An improved
pedestrian and bicycle environment will also reduce the number of automobiles on the corridor.
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The core of Maguire Street is uniquely situated in relationship to the primary destination within
Warrensburg; Downtown and the University of Central Missouri. As growth and improvement to
both destinations continue it is important the Maguire Street Corridor is connected to those
destinations
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Conceptual Redevelopment
Existing Structure
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Figure 4-19: South Maguire

4.c
South Maguire
South Maguire Street, predominately residential, lacks a definable activity center to which it can
relate or from which it can create an identity. Thus, the south end of the corridor also lacks retail
and services to support the residents of the community. This segment of the corridor should
focus on the infill and redevelopment of residential, to increase the market, and the creation of a
community destination to serve the residential and reduce corridor trips for daily services.
•
•
•
•

Create a compact, walkable community destination that provides retail, office and residential
opportunities.
Increase the diversity and density of housing along Maguire Street.
Provide operational improvements, new street format, access management, and street
network improvements to improve traffic flow, improve safety, improve walkability and
connectivity and support development.
Implement new urban design elements and pedestrian improvements to improve connectivity
and promote alternative forms of travel.

1. Implement new street design for Maguire Street within 60’ right of way.
E. Neighborhood Residential
• Focus on infill and redevelopment of residential along Maguire Street.
F. Community Destination
• Increase the commercial and residential diversity and density along the Maguire Street
corridor to complement and support the surrounding neighborhoods.
• Encourage small scale daily service commercial services that support the surrounding
neighborhoods.
F1. Install a Community Gateway for Warrensburg at Route DD and Maguire Street.
F2.Improve the Maguire Street / Route DD intersection to accommodate an improved 3lane section to improve safety and traffic flow.
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An improved right-of-way will provide a central piece of the future development / redevelopment
of the South Maguire Street area. Improvements to the right-of-way will define the accessibility of
the area while providing a foundation to new development. The 60’ right of way improvement
defined will provide the consistency of design while repositioning the corridor, physically and
aesthetically.

Figure 4-20: Improved Street Section – 60’
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Figure 4-21: Improved Street Site Plan 60’

To support the increased commercial and residential development within the southern portion of
the corridor the urban design elements should focus on creating an inviting connected pedestrian
network between surrounding neighborhoods and anew destinations. A new urban development
form will provides commercial opportunities to the surrounding neighborhoods and visitors to the
community.
Design Elements
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Figure 4-22 South Maguire: Street and Plan Detail
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Figure 4-23: Route DD Improvement

The intersection of Maguire Street
with Route DD at the south end of
the corridor provides and entry point
to the community, connecting the
community to points east, west and
south. In addition to the gateway
recommend for this intersection the
operations of this intersection could
be improved. Currently, the
intersection operates sufficiently for
the traffic volumes, but could use
striping and minor geometric
improvements. (Figure 4-24). As
growth of Warrensburg continues
and the southern portion of the
Maguire Street Corridor realizes
more traffic through this intersection,
additional improvements may be
necessary. Alignment of the
intersection to create a right-angle
alignment would improve the
efficiency and safety of the
intersection as traffic volumes rise.
This is a future improvement that is
not warranted at this time. Figure 425 shows a design concept that
could be implemented when
necessary.

Figure 4-24: Route DD Improvement Option – Long-term
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South Maguire will benefit from the creation of a destination to provide goods and services to the
surrounding neighborhoods. The development of the south end of Maguire Street will benefit
from a quality streetscape that will provide connectivity from the neighborhoods. Within the
residential areas the streetscape should focus solely on the connectivity to the destination area and
uses. The destination area, similar to the destination area at the north end of the corridor, should
focus on connectivity and place making to support development through its design.
The concepts and designs within this chapter are intended to illustrate the community’s desires for
redeveloping the Maguire Street Corridor. The implementation of these concepts will assist in
creating a vibrant corridor that serves the community by repositioning the corridor – operationally,
aesthetically and economically. These concepts are not intended to be directives or plans for
redevelopment, but design and development criteria that build upon the corridor frameworks and
principles to create a corridor the community desires.
Implementation of the frameworks and principles will happen through redevelopment and
development within the corridor. To most effectively transform the corridor there are specific
tasks that should be focused on to implement the concepts illustrated herein.
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5.0
5.0

IMPLEMENTATION

INTRODUCTION
Action is necessary to achieve the vision of Maguire Street for the future. This chapter focuses on the
actions and strategies necessary to achieve the vision of Maguire Street under the guidance of the principles
and objectives defined in the plan. Implementation of the action, goals and vision is critical to Maguire
Street becoming the corridor that has been defined by the planning process. The time to act is now.
Implementation is the process of putting the corridor study into action. Implementation is not the
culmination of the planning process; rather it is part of the continual planning cycle of input, analysis,
evaluation, plan development, and action. The corridor study is a plan; therefore implementation will be
incremental and cumulative. Implementation occasionally involves a large-scale project, however more
frequently it involves small projects and the day-to-day decision making of stakeholders.
Responsibility for implementation of the principles, strategies and actions in this plan are not the sole
responsibility of the City of Warrensburg. With limited resources at their disposal the City cannot and
should not take on all the items in this plan. Putting the plan into action will occur through private and
public decisions, investments, and improvements. Partnerships that can leverage resources, both public and
private, organize citizens, and create a positive environment for change are many times created to serve as
community catalysts to accomplish recommendations in a corridor study.
5.a
MAGUIRE STREET
The decisions that put the plan into action come from a variety of sources – both public and private – and
from a variety of perspectives – regulatory, fiscal, and strategic. The following strategies are intended to
guide the City’s implementation of the Maguire Street Corridor Study in pursuit of the defined vision.
To assist in prioritizing implementation of the corridor actions the items have been assigned a time range
for completion. The different time frames are defined as such:
•

Long-term Improvement – are defined by those actions that are not currently necessary but should be
implemented as Maguire Street continues to evolve. These projects can have a larger price tag that
may require financial assistance from other organizations that can take time to acquire. In general
these projects are more than 10+ years out, unless alternative funding sources can be identified.

•

Mid-term Improvement – are defined as those actions that are necessary because of other actions or
changes within the corridor. These projects are typically 5 to 10 years out and can require
coordination between multiple entities and / or property owners.
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•

Short –term Improvement – are defined as those projects that are currently necessary. These projects
typically take less money to complete involve fewer challenges and can support other medium or longterm project. Short-term project should be completed within the first 5 years after the study is
complete.

•

On-going Improvement – are those actions that are reoccurring over time. These actions need to be
maintained so that the vision of the corridor can be realized.

Many of the actions necessary to improve Maguire Street are applicable to the length of the corridor, but
some are specific to different sections to maintain the character of the area or address a specific issue. The
Implementation Matrix identifies those actions, responsible parties and a timeline for improvement to the
corridor.
5.a.i
Implementation Matrix
The decisions that put the plan into action come from a variety of sources – both public and private – and
from a variety of perspectives – regulatory, fiscal, and strategic. The following strategies and actions are
intended to guide the City’s implementation of the Corridor Study in pursuit of the defined vision.
The strategies and actions detailed in this section are the direct result of the vision, principles and objectives
identified previously in this study.
The City will work to implement the initiatives through the annual goal setting process that leads to the
adoption of an annual strategic plan, Capital Improvement Plan, and annual operating budget. Staff will
bring the initiatives forward at the beginning of the strategic planning process for consideration and inclusion
of the highest priorities in the coming year. The strategic plan is also organized by short, medium and
long-term timeframes.
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•

•

•

•
•

•
•
•

•

•

Optimize and coordinate traffic signal
timing to improve traffic flow through the
corridor at peak times.
o Focus efforts between US 50 and Gay
Street extending south to South Street.
Evaluate and amend zoning regulations as
necessary to promote development and
design concepts for Maguire Street –
specifically mixing of uses, higher density
residential and urban infill development.
Prepare and adopt Design and
Development Guidelines that promote
quality development and are based on the
corridor frameworks and principles and
design concepts of this plan.
Require access management strategies as
part of redevelopment proposals.
Implement improved right-of-way design
standards as (re)development occurs.

Implement pedestrian and bicycle
improvements on Maguire Street.
Bury utility lines throughout the corridor.
Coordinate stormwater management
improvements throughout the corridor to
address current issues and as
(re)development occurs.
Encourage the development of “green
easements’ adjacent to the Maguire Street
right-of way for stormwater management
and landscape improvements along the
corridor.
Investigate streets identified in the Street
Network Framework for automobile,
pedestrian and bicycle improvements to
support Maguire Street.

P r o j e c t
T y p e
On-going

Long

Medium

C o r r i d o r
I n i t i a t i v e s

Short

T i m e
F r a m e

P r i m a r y
P a r t i c i p a n t s

Public / Private /
Partnership



Public

City of Warrensburg



Public

City of Warrensburg



Partnership

City of Warrensburg / Land
Owners / Developers



Partnership

City of Warrensburg / Land
Owners / Developers

Public

City of Warrensburg



Public



Partnership

City of Warrensburg / Land
Owners / Developers

Public

City of Warrensburg



Partnership

City of Warrensburg /
KCP&L



Partnership

City of Warrensburg /
Property Owners



Partnership

City of Warrensburg /
Property Owners

Public

City of Warrensburg





City/ State / Federal
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•

•

•

•

•
•

•

•

Design and construct a Community
Gateway at US 50 and Maguire
Street.
Improve the road capacity of
Maguire Street near US 50 Highway
– through lane reconfiguration and
additional signage.
Widen the US 50 overpass to
accommodate increased traffic and
pedestrian and bicycle
improvements.
Implement the Destination
Streetscape between US 50 and
North Street.
Consolidate access points as
redevelopment occurs.
Encourage landscape and pedestrian
amenities in parking lots as
redevelopment occurs.
Construct the improved right-of-way
sections based on the concepts
shown in this plan to include
pedestrian and bicycle
improvements as well as traffic
improvements.
Construct interchange and
intersection improvements to
improve traffic flow and align street
improvements.
o US 50 Interchange
improvements to all ramps.
o
o

Russell Street intersection
improvements.
Young Street / US 50
intersection improvements.
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P r o j e c t
T y p e
On-going

Long

Medium

No r t h M a g u i r e
I n i t i a t i v e s

Short

T i m e
F r a m e

P r i m a r y
P a r t i c i p a n t s

Public / Private /
Partnership



Public

City of Warrensburg



Public

City of Warrensburg

Public

City of Warrensburg /
State of Missouri





Partnership




Partnership
Partnership

Public


Partnership



Partnership



Partnership



Partnership



Partnership

City of Warrensburg /
Land Owners /
Developers
City of Warrensburg /
Land Owners
City of Warrensburg /
Land Owners
City/ State / Federal
City of Warrensburg /
Land Owners /
Developers
City of Warrensburg /
State of Missouri / Property
Owners
City of Warrensburg /
State of Missouri / Property
Owners
City of Warrensburg /
Property Owners
City of Warrensburg /
State of Missouri / Property
Owners

•

•

•

•

•
•

•

•

Encourage the development of higher
density, alternative forms of residential that
meets the market need.
Research alternatives to providing
pedestrian and bicycle improvements over
the railroad tracks on Maguire Street
through widening or other improvements
to the current bridge structure.
Improve Maguire Street over railroad to
accommodate new right-of-way
standards, including pedestrian and bicycle
improvements.
Design and construct a Downtown
Gateway at Maguire Street and Gay
Street.
Implement the Urban Village streetscape
between North Street and Broad Street.
Implement the Residential streetscape
between South Street and Hamilton
Street.
Construct the improved right-of-way
sections based on the concepts shown in
this plan to include pedestrian and bicycle
improvements as well as traffic
improvements.
Improve Maguire Street under the
pedestrian overpass, green or soften with
plantings. Investigate the potential to
incorporate stormwater improvements in
this area.

P r o j e c t
T y p e
On-going

Long

Medium

M a g u i r e C o r e
I n i t i a t i v e s

Short

T i m e
F r a m e

P r i m a r y
P a r t i c i p a n t s

Public / Private /
Partnership



Public

City of Warrensburg



Partnership

City of Warrensburg /
Railroad / Property Owners

Partnership

City of Warrensburg /
Railroad

Public

City of Warrensburg



Partnership

City of Warrensburg / Land
Owners / Developers



Partnership

City of Warrensburg / Land
Owners / Developers

Public

City/ State / Federal

Partnership

City of Warrensburg / Land
Owners / Developers









Partnership

City of Warrensburg /
University of Central
Missouri
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•

•

•

•

•

•

•

•

•

Create a Community Destination to
provide goods and services to the
neighborhoods in the southern portion
of the corridor.
Encourage the development of higher
density, alternative forms of residential
that support the Community Destination
and meet the market need.
Encourage higher density redevelopment
along Maguire Street between Clark
Street and Hamilton Street.

P r o j e c t
T y p e
On-going



Long

Design and construct a Community
Gateway at Route DD and Maguire
Street.

Medium

S o u t h M a g u i r e
I n i t i a t i v e s

Short

T i m e
F r a m e







P r i m a r y
P a r t i c i p a n t s

Public / Private /
Partnership

Public

City of Warrensburg

Partnership

City of Warrensburg /
Property Owners / Developers

Partnership

City of Warrensburg /
Property Owners / Developers

Partnership

City of Warrensburg /
Property Owners / Developers

Implement the Residential streetscape
between Hamilton Street and Blake
Anthony Road.



Partnership

City of Warrensburg /
Property Owners / Developers

Implement the Destination streetscape
between Blake Anthony Road and Route
DD.



Partnership

City of Warrensburg /
Property Owners / Developers



Partnership

City of Warrensburg /
Property Owners / Developers



Partnership

City of Warrensburg /
Property Owners



Partnership

City of Warrensburg /
Property Owners

Monitor the traffic through the Route
DD and Maguire Street intersection to
anticipate needed improvements.



Public

City of Warrensburg / State of
Missouri

Design and construct minor
geometric improvements to
intersection.



Partnership

City of Warrensburg / State of
Missouri / Property Owners

Partnership

City of Warrensburg / State of
Missouri / Property Owners

Construct the improved right-of-way
sections based on the concepts shown in
this plan to include pedestrian and bicycle
improvements as well as traffic
improvements.
Close and vacate South Maguire Terrace
to improve safety of Maguire Street and
provide additional development
opportunities.
o Design and construct improvements
to maintain access for adjacent
properties.

o

o

Realign intersection to right-angle
configuration.
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5.b

Priority Development Concepts

(Re)development of the corridor will continue to happen through private investment in property.
Continued investment in the corridor has the ability to reshape the corridor and implement the vision
described in this plan. The priority development concepts are intended to provide an example of site
planning for redevelopment and infill that can benefit the corridor. These examples when completed in
conjunction with roadway, infrastructure, streetscape and other improvements will create a Maguire Street
that the people of Warrensburg will use and what will represent the community in a positive manner.
Commercial Infill / Redevelopment - Suburban
There are valuable goods and services that are provided along the corridor. Today, much of the
development along the corridor, through site design, caters to access by automobile and parking.
Recognizing that the automobile will always be an important part of the corridor, automobile
improvements should not continue to be made at the expense of the pedestrian or the bicycle. As
property (re)develops site design should consider those elements defined in this plan that can help improve
the quality of the corridor. Figures 5-1 and 5-2 are examples of how site development can accommodate
all the important factors that will define the corridor and accommodate the automobile.
Site Attributes:
1

Consolidated Site Access

2

Pedestrian / Streetscape
Improvements

3

Landscaping

4

Street and Bicycle
Improvements

5

Building Established Street
Wall

6

Access to Building from
Sidewalk

7
8

Secondary Ingress /Egress
for Circulation
Buffering from Adjacent
Uses

1

3

4

2
8
5
6
7

Figure 5-1: Commercial Infill / Redevelopment Site Plan
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Figure 5-2: Commercial Infill / Redevelopment - Perspective

Residential Redevelopment
One market that is underserved in the corridor is rental and ownership residential units, specifically
townhome, rowhouse, walk-up and flat formats. These higher density units provide housing
opportunities for empty-nesters, students and others who want a smaller unit with less
responsibility, like a yard. The area is ripe for these types of housing opportunities given the
corridor’s proximity to destinations such as Downtown the University and recreational activities.
Figures 5-3 and 5-4 provide an understanding of what this product might look like.
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1
2

7

4
5

MAGUIRE STREET

8

3

1

Side Street Site Access

2

Pedestrian / Streetscape Improvements

3

Landscaping

4

Street and Bicycle Improvements

5

Building Established Street Wall

6

Access to Building from Sidewalk

7

Gathering Spaces

8

Parking Behind Building

6

Figure 5-3: Residential Development Site Plan

Figure 5-4: Residential Development - Perspective
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Mixed-use – Urban Form
There are a few opportunities within the corridor to establish a new development pattern.
Where these opportunities exist a walkable, connected urban development environment should
be the goal. Creating a quality development location by addressing development patterns, the
transportation network and urban design, will enable a place to be created that will allow business
and residential development to prosper. Figures 5-5 and 5-6 demonstrate the type of
development that can be created when a well-connected, active, quality place should be the goal.

1

Consolidated Site Access

2

Pedestrian / Streetscape
Improvements

3

Landscaping

4

Street and Bicycle Improvements

5

Building Established Street Wall

6

Access to Building from Sidewalk

7

Gathering Spaces

8

Parking Behind Building

2

3
8
7

1

Figure 5-5: Mixed-use Development Site Plan
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4

5

6

Figure 5-6: Mixed-use Development - Perspective
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APPENDIX A: STREETSCAPE DISCUSSION
A significant piece of the planning process was the discussion was improving the appearance and pedestrain
accessibility and connectivity of the corridor through streetscape improvements. This appendix includes the
streetscape sections that were prepared during the process to guide future street scape improvements.
Through the council action to limit future improvements to the existing right-of-way and the need for dedicated
bicycle lanes the streetscape elements, primarily the amenity zone, was removed from the typical street
sections. This appendix should serve as documentation of the outcomes of the process discussion with regards
to the different streetscape applicable to the corridor and the context that they would serve.
The north section of the corridor has been identified as a destination and the concept of a “destination”
streetscape (Figure 4-15) will organize the right-of-way edges to support development in this area. The
destination streetscape will support an active business and living environment that allows people to use, enjoy
and connect with their surroundings.

Destination Streetscape

A- i

The urban village streetscape will focus on the connectivity as well as creating a softer corridor for people to
use. The residential streetscape will prioritize the connections between the neighborhoods and destinations as
well as along the corridor. The streetscape illustrations provide a framework for specific streetscape elements
to be implemented.

Urban Village Streetscape

Residential Streetscape
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APPENDIX A: Maguire Street Market Assessment
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Core Findings

In this section, AECOM reviewed the current market conditions in the City of Warrensburg, Missouri where there is considerable
focus and energy empowering the potential for future development along the Maguire Street Corridor. Throughout this market
analysis, AECOM evaluated trends in demographic and economic attributes in Warrensburg. Notable findings include:














Population growth: Population growth has taken place at an annual rate of 1.4 percent in the City of Warrensburg from
2000 to 2010. During this time, the total population increased from roughly 16,300 in 2000 to 18,800 in 2010.
College enrollment growth: From 2002 to 2011, total fall enrollment at the University of Central Missouri has grown at an
annual rate of 1.4 percent. Additionally, from 2007 to 2011, fall enrollment has ascended the university’s ten-year
enrollment average by an average difference of 3 percent. Full-time undergraduate and graduate fall enrollment have
increased at annual rates of 3 percent and 7 percent from 2007 to 2011.
Household structure: From 1990 to 2010, persons living alone in the City of Warrensburg have increased as a share of the
total population, from 30.4 percent in 1990 to 31.3 percent in 2010. On average, this segment of the population trended
on a pace 4.5 percent higher than the national average from 1990 to 2010.
Labor force: Johnson County’s unemployment rate was nearly 1 percentage point below the national average in
December 2011, at 7.5 percent. Additionally, after several years of decline, beginning in 2006, Johnson County has begun
to experience growth in employment from 2010 (ten-year low) to 2011; employment is currently trending at 2002 levels.
Industry sales: Retail Sales in the City of Warrensburg have been lead by the general merchandise stores and eating and
drinking retail sectors. On average from 2007 to 2011, general merchandise stores have reported total sales upwards of
$82.4 million, while eating and drinking places have reported totals upwards of $37.5 million. Building materials and health
services sectors have experienced the most growth from 2007 to 2011, both increasing at annual rates of 27.5 percent.
Housing: In the City of Warrensburg, occupied space has increased at an annual rate of 1.35 percent from 2000 to 2010.
While owner-occupied units have grown during this time period, renter-occupied housing has increased at a quicker pace,
at an annual rate of 1.43 percent from 2000 to 2010. During this time period, multiunit structures, specifically ones with 10
to 19 units, have experienced the more robust growth, increasing at an annual rate of 3 percent.
Housing costs: On average, homes have sold for nearly $120,000 from 2008 to 2009, while the majority of rentals lease
for rents between $500 and $1000 per month. In 2011, more than 50 percent of homeowners expended less than 20
percent of their household income on monthly mortgage costs, while over 50 percent of renters expended more than 30
percent of their household income towards monthly rental costs.
Retail Space: The Maguire street corridor accounts for 67 percent of the total office and retail space in the City of
Warrensburg, more than half of which is street level retail. Currently, the Maguire street corridor is reporting a vacancy
rate of 6.4 percent, however nearly 90 percent of the vacancy is located on Missouri Route 13, north of US Route 50.

Perceptions, Issues, Opportunities

As part of the Gould Evans Team, AECOM conducted a series of stakeholder interviews in Warrensburg, beginning in December
of 2011. Interviews were conducted with a sample of people from along the corridor and around the region, generally including:
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Merchants and property owners
City staff in planning, finance
City elected leadership
County economic development
University officials
Real estate brokers
Real estate property managers
Main Street program




Chamber leadership
state economic development leadership (MODED)

The focus of the interviews was to frame perceptions, issues and opportunities that will influence the overall corridor planning
effort. These insights were evaluated based on AECOM experience with similar corridors elsewhere in the Midwest. Key
insights included:
Economic Framework
For Warrensburg, the recession came late. Recovery remains slow. Interviews identified several key demand drivers for the
community:
Key Anchors – Whiteman AFB
Whiteman AFB employs about 10,000 active duty personnel and civilians, as well as a larger market of retirees. Roughly 75% of
the base population lives off-base, in areas such as Warrensburg. In 2010, the base generated a significant impact on the region,
supporting a total payroll in excess of $279 million, with base operating expenditures of an additional $220 million. Factoring
indirect jobs supported, the 2010 impact study identified a total impact of the base to the region of almost $600 million. Given
the sensitive nature of missions at Whiteman, base access is limited.
Partially due to Whiteman, the local market is highly transient, with a reported 47% of the community population turning over
every year. Within this larger market, there is a core of retirees and residents who have lived in the community for many years.
The transient nature of the community results in distinct and fragmented markets, with broad distinctions in market behavior
between military retirees, active duty and college students. Interviews suggest that the military is a key driver of the housing
market. Indications suggest that base employment levels have been stable / grown slightly.
Key Anchors - University
Like Whiteman, the university remains an essential anchor for the community. Like many universities, The University of Central
Missouri has recently become more interested in how it interacts with the community, playing a more visible role. Reports
indicate that the university is expecting a 3% to 4% increase in enrollment over the near-term. With state budgets remaining
challenged and less funding for higher education, it is reasonable to expect that the university will pursue growth in enrollments.
The University is planning a new mixed use development near the stadium and downtown that will support about 50,000 SF of
retail space, in addition to 340 residential units. Reviews suggest that a share of university employees / professors do not live in
Warrensburg, opting for communities closer to Kansas City.
Key Anchors – Gateway Tourism
Warrensburg continues to serve as a gateway into the Ozarks and Truman Lake Reservoir. These corridors include:

1.
2.
3.
4.

Hwy 71 or Hwy 291, connecting to Hwy 7 to Warsaw
Hwy 50 to Hwy 13 to Hwy 7 to Warsaw
Hwy 50 to Hwy 65 to Warsaw
To get to Lake of the Ozarks, Hwy 50 connects to Hwy 5 in Tipton.

The table below lists four possible routes which can be taken to get to and from these destinations and Kansas City. In addition,
each route has a specific segment (i.e. a gateway or destination route segment) followed by the traffic point location associated
with that route’s specific segment.
From 2000 to 2010, the total daily traffic on Route 2 increased at an average annual rate of 0.1 percent. Route 2 represents the
route in this table with the second highest daily traffic count total, at 21,339 in 2010, and is a direct route to the Truman Lake
area, passing directly through the City of Warrensburg at US Route 50 and Missouri Route 13. Routes 3 and 4 both pass through
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the City of Warrensburg traveling to both tourist destination areas; more, average daily traffic counts on the gateway route
segment on US Route 50, just west of Tipton, has experienced an average annual increase of 1.53 percent from 2000 to 2010.

Table 1: Traffic Counts for Tourist Destinations near Warrensburg, 2000-2010
Route Segment
Traffic Point Location
Gateway
US Route 71 Southwest of Harrisonville
Destination
MO Route 7 West of Clinton
Gateway
US Route 50 West of Warrensburg
Route 2
Destination
MO Route 13 North of Clinton
Gateway
US Route 50 West of Sedalia
Route 3
Destination
Interstate 65 North of Warsaw
Gateway
US Route 50 West of Tipton
Route 4
Destination
MO Route 5 North of Versailles
Note: CAGR= Compound Annual Growth Rate
Source: Missouri Department of Transportation
Route 1

2000
32,621
12,104
16,442
4,740
13,878
9,176
4,992
3,778

2010
30,668
10,212
15,953
5,386
10,849
8,490
5,808
2,662

Net
-1,953
-1,892
-489
646
-3,029
-686
816
-1,116

CAGR*
-0.62%
-1.69%
-0.30%
1.29%
-2.43%
-0.77%
1.53%
-3.44%

While initially Maguire Street was the primary gateway from Kansas City, as other routes have been improved destination traffic
through Warrensburg has slowed. At the same time interviews suggest that specific chain stores (Wal-Mart) sustain a strong
business catering to this segment. As part of the analysis process, further research will be conducted to better evaluate
destination traffic flows through Warrensburg.
Key Anchors – Health Care
The area is supported by a regional hospital. Related demand for medical office space resulted in the construction of several new
medical office buildings east of McGuire Street.
Transportation Considerations
Although MoDOT has purchased access rights from property owners along the right-of-way for the new by-pass, it is not clear
how this action will prevent retail from shifting toward the corridor. For the near term, values for vacant land appear to be more
supportive of continued agricultural use rather than redevelopment. Other considerations include:
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Agricultural land values were quoted in the $2,200 per acre range.



McGuire Street will require reinvestment in the near term. Potholes and drainage are significant problems, along with
limited sidewalks. As one person put it, the State recently put icing (i.e. new asphalt) on what is in fact an old cake.



Warrensburg lacks solid north south alternatives to Maguire Street. In many ways the community does not have a
complete grid of streets.



Gateway signage into the community is poor, particularly at the US 50 / Maguire interchange. Sense of “arrival” is lacking



Union Pacific and Amtrak are significant users of the rail line through town.



Some question as to the level of bike friendliness in the town



Interviewees suggested that portions of Maguire may need to be widened.

Retail Framework
The market is still reacting to the apparent failure of Hawthorne Plaza, with two largely vacant strip centers and a partially
completed bowling center. Interviews suggested that higher rents and limited visibility from Route 13 were factors. Other
considerations include:



Comments focused on the lack of certain types of stores in the community (apparel), linked with proximity to competitive
stores closer to Kansas City.



The community did survive the arrival of a Wal-Mart Supercenter, pointing to a stronger retail market. As well, the larger
region appears saturated with Wal-Mart’s.



Reports indicate that several fast food chains rebuilt their stores in recent years to better serve this market.



Rents along the corridor fall in a $10 to $15 per square foot range, with older shopping centers supporting rents in the $12
per SF range.



Warrensburg supports a Main Street Program to sustain the downtown area. The area served by Main Street does not
include the corridor. The mix of downtown stores includes several consignment shops, as well as restaurants and bars.



Rents at the southern end of Maguire Street, including the intersection with County Route DD, are generally lower. Route
DD was identified as a secondary route for military personnel, who live in the area. Interviews suggested that traffic speeds
along this stretch of the corridor are higher, which is counterproductive from a retail standpoint.

Residential Framework
The military appears to have relevant influence over the housing market, particularly homes for sale. “Typical” new housing costs
in the range of $175,000 (with basement). The upper end of the market (> $300,000) is saturated according to interviews.
Other considerations include:






During the recession, as military transfers had a harder time selling their other house, local demand for rental houses has
increased. Rents for these units tend to fall in a $750 to $1500 per month range.
Older 2br units (900 SF) rent for about $450 per month and Older 3br units (1100 SF) rent for about $950 per month
Rates per bedroom for college students range between $250 to $275 per month
Newer studio units are renting for $375 to $450 per month, and rental occupancies are positive

Core Implications
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The community has clearly benefited from stable growth opportunities created by Whiteman AFB and the university. At the
same time, there appears to be a level of complacency about the assumed long-term stability of these anchors. While
Whiteman has survived several base closure rounds, and sustains a critical and high profile mission, our experience suggests
that over the long-term, there will generally be fewer larger military installations around the country.



We would argue that the currently difficult fiscal climate at the state level in Missouri is influencing plans by the university to
further grow enrollment. Based on experience in Platteville, WI, where UW-Platteville recorded annual enrollment growth
of 3.8% since 2000, the rapid introduction of additional students creates both new housing demand, as well as housing
market challenges, to the extent that growth happens in a planning vacuum.



The analysis and interviews point to a retail market which has weathered the arrival of Wal-Mart and grown. Vacancies
appear modest, in spite of the recession. Moving forward, our main concern focuses on the new by-pass route, and the
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extent to which MoDOT practice of securing easements along the corridor to limit development is successful. Field surveys
of corridor real estate are suggesting that several existing shopping centers have not seen significant reinvestment recently,
potential greenfield sites along the by-pass could see future tenant interest.
The city does offer an industrial park, although reports suggest that it has few sites left for new development.

Demographic & Economic Perspective
The following section will focus on demographic and economic attributes of the nation.

National Perspective
To provide a proper national context for the Maguire Street Corridor Study, AECOM evaluated broader economic metrics
related to how the US is recovering from the recession. Key points include:









From October 2008 to October 2011, total US employment decreased by nearly 4.4 million jobs.
For the first time since 1975, the Housing Price Index began to drop, falling nearly 15 percent from the first quarter of 2007
to the first quarter of 2011.
As of 2010, nearly 1,700 financial institutions either closed or were merged with other financial institutions across the
country.
In 2009, all US financial institutions held a total of approximately $540 million of underperforming assets on their balance
sheets. At the time, about 80 percent of these assets were derived from real estate securitized loans.
Throughout the past 10 years, both mortgage debt and consumer credit have increased at nearly the same pace; however,
consumer credit has begun to decrease in recent months, whereas mortgage debt continues to trend at levels equivalent to
2007 levels, parallel with the height of the US housing bubble.
Individuals 65 years of age and older are expected to increase to over 70 million, noting a total increase of nearly 80
percent since 2010.
Looking over the past 200 years of westward expansion of the US, the period from 2000 to 2010 saw a remarkably slow
rate of movement in the center of the US population, comparable to levels achieved between 1920 and 1930. This lack of
mobility is a key challenge for the country

Recession and Recovery
In 2008, the United States economy officially entered a recession. Economists consider this recession as a “generational”
recession, or in other words, a severe economic event which happens infrequently and has a range of impacts much greater than
a normal business cycle. More so, this experience has been described as the deepest economic recession since the Great
Depression.
While there are myriad elements accounting for the cause of the current economic downturn, the underlying cause is generally
recognized as the excessive expansion of credit issuance coupled with a contraction of economic activity and combined with the
realities of government policy which favored home ownership while also deregulating financial and banking services. Severe
reactions rippled throughout the US consumer sector, a sector driving growth and health of the nation’s economy. Credit losses
and economic weakness ignited uncertainty and panic within financial markets, which in-turn added another layer to the national
economic problem, thus accelerating the deterioration of the US economy which began to be felt sometime between 2007 and
2008.
Arguably, the Midwestern US felt pressures sooner than the rest of the country. In 2006, industrial sectors slowed, at first by
stagnation in the home construction industry and then sweeping throughout various industries following the collapse of Lehman
Brothers in September 2008. This event marks one of the most profound periods of economic distress in recorded history. By
October 2008, financial markets in the US and overseas essentially stopped working, industries shutdown, layoffs spiked, and the
unemployment rate dramatically accelerated. Many cornerstones of the US economy, such as the automobile industry, were
weakened to the point of bankruptcy and in some cases operations were terminated entirely. As a result, these deep impacts

B-6

have caused fissures within the foundation of the US economy, likely to create long-lasting implications for many sectors, for many
years to come. For example:



Over the years, the US approach to economic growth can be best described as creative destruction: allowing firms to go
bankrupt and then redeploying resources in new ways. Looking back to the last significant recession in the early 1980’s, it is
notable that many companies that are taken for granted today were formed out of this last period of dramatic instability.
Some may expect the same from the current economic recession.



Dramatic growth in home prices between 2004 and 2007 effectively dampened the initial wave of the Baby Boomer
generation’s housing transition, which may have otherwise happened. Subsequent impacts on retirement savings also
suggest that many Boomers will need to remain in the workforce, which raises a unique set of workforce development
challenges.

An additional concern is the broader impact of the recession on the public sector relative to tax implications. Across the US,
property value growth has halted and begun to decrease. When combined with decreases in sales tax revenue and a general
slowdown in development, the period from 2009 to 2014 may prove to be the most difficult years that the public sector has
faced in recent history. While some public sector entities are better positioned to ride out these years, other entities will struggle
with insolvency unless restructuring efforts are undertaken.
While recent events have proved dramatic with respect to financial implications and behavioral economic trends, there are signs
of improving economic activity. In the later months of 2010, the US economy began to show signs of recovery, specifically:



Following a contraction within the financial market, the market itself is showing signs of stability; however, economic activity
is yet to increase due to tight access to capital for consumers and businesses.



Some benefits of Federal stimulus have begun to emerge, resulting in limited economic activity as seen in employment,
wages and housing prices. At the same time, the influence of policy levers is now weakening.



Employment has experienced static movement throughout 2010 and since January 2011, the US has seen gradual increases
in hiring, boosting total employment each month.



Following years of dramatic growth in the price of homes from 2004 to 2007, home prices in the US decreased at
staggering rates from 2006 to 2009; however, though home prices continue to lose value, in 2010 home values did not
decrease at as slow a pace as they did in 2008 and 2009.

As the US and global economy slowly recovers, there are certain factors that will cause lag-time, resulting in a slower recovery
than what may have been anticipated. While some segments of the US economy are improving, overarching factors may indicate
a slow moving process towards a full recovery of the nation’s financial system. In the following section, AECOM will provide a
broad overview of the current national economic outlook. Most metrics will be analyzed based on how much the US has
recovered since the housing and financial collapse.

State of Financial Institutions

The health of financial institutions is measured by a number of factors, one notable factor being the amount of bad debt a single
bank or financial institution is carrying; in other words, what proportion of a bank’s total assets are made up of loans or leases that
are delinquent/underperforming (i.e., assets past due 30-90 days, assets past due 90 or more days, or assets in nonaccrual status).
The following charts below look at all commercial banks and financial institutions that are insured or assisted by FDIC.
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Trillions

Figure 1: US Banks – Total Assets, 2002-2010
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The adjacent chart summarizes the total amount of financial assets of all banks in the nation. From 2002 to 2010, total financial
assets in the US have increased by an annual rate of six percent, peaking in 2008 at approximately $1.4 trillion. Since 2008, assets
have decreased slightly and leveled off by 2010. The next figure tracks the growth of total assets by banks in Missouri.
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Billions

Figure 2: Missouri Banks – Total Assets, 2002-2010
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Total bank assets peaked in 2009, nearing $140 billion. Since then, Missouri has experienced a sharper decline than the US;
however, total assets continue to remain substantially higher than all years prior to 2009. However, overall, from 2002 to 2010,
Missouri is trending at the same pace as the US, increasing at an annual rate of 6 percent.

State of Consumer Borrowing

As the nation’s economic recovery approaches its fourth year, it remains weak, only improving at a slow pace. Among other
things, the current sluggish pace of recovery is due to the arduous process of deleveraging, as financial institutions and individuals
chip away at massive amounts of debt. The following chart shows the amount of national debt as measured by consumer credit
and mortgages.
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Figure 3: National Debt Types, 2004-2011
(All $ = Trillions)
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Through nine months into 2011, consumer loans (excluding property), shifted upwards despite anti-credit attitudes born out of
the recession; while at the end of 2010, mortgage debt has decreased slightly but is still far above 2005 levels. The data from the
cross-currents is telling, suggesting a possible rise in confidence and income to boost some forms of consumer credit. Notable
statistics include:



Despite a 1.89 percent annual decrease following a peak in home mortgage debt in 2007, home mortgage debt in the US
has increased at an annual rate of 4.14 percent from 2004 to 2010. This increase accounts for an actual net increase of
nearly $2.3 trillion.



2008 marked the peak for which institutions extended credit (excluding property) to consumers. Onwards, consumer
credit has decreased at an annual rate of 1.9 percent, a net total of about $145 billion in two plus years, nearing prerecession levels.

As consumer credit converges on relative stability, mortgage debt remains the weakest part of the overall credit market. In the
coming years, mortgage lending standards are likely to tighten. New rules being developed could require mortgage lending
institutions to retain at least five percent of newly originated mortgages, where in the past it was routine for banks to sell off 100
percent; borrower down-payment commitments will grow.

State of Employment

Commonly cited as a leading metric gauging economic health, employment, as defined by the US Bureau of Labor Statistics (BLS),
includes the total number of persons on establishment payrolls employed full- or part-time; including, intermittent employees,
workers on sick leave, workers on paid holiday, and striking workers who are paid. Excluded from this measurement are
proprietors, self-employed, unpaid family or volunteer workers, farm workers, and domestic workers.

Figure 4: National Employment, January 1990-2012
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The following chart shows the US average annual total employment from 1990-2012 (as of January) for aggregated industry
sectors. During this time period, total employment increased by approximately 23 million, increasing at an annual growth rate of
0.88 percent. While the annual growth rate over this period of time has shown an upward trend, employment has decreased
the past several years.
The US experienced the most dramatic decrease in employment from 2007 to 2009. Within this three year stretch, total
employment decreased at an annual rate of 1.3 percent. From 2007 to 2009, the Goods Processing industry sector lost nearly
2.5 million jobs; the Private Service Providing industry sector lost nearly 1.4 million jobs, while the Government sector saw an
increase of 500,000 jobs. However, there are signs of recovery, from January 2011 to January 2012, the United States economy
gained nearly 1.9 million jobs. This growth is made up entirely from the private sector, as the government lost 300,000 jobs
from 2011 to 2012. Additionally, pending for the future may be the loss of more government jobs, due to overbearing debt at all
levels of government.
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Figure 5: US Total Employment vs. Unemployment Rate, Q4 2000-2011
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The chart above shows cyclical unemployment in the US, downward shifts in employment and upward shifts in the
unemployment rate as of Q4 2000 through Q4 2011. Cyclical unemployment is the by-product of a weak economy. The onset
of the recession occurred between 2007 and 2008 during the collapse of the US housing market, followed by financial institutions
freezing credit.
During the time of recession, the Q4 2008 total employment was nearly 136 million. However, the Q4 2008 unemployment
rate of 6 percent was just beginning to rise, not peaking until Q4 of 2009, at 9.5 percent. Employment numbers reached a low
point in Q4 of 2009; at this time, there were approximately 131 million individuals employed in the US labor force, about a 6percent drop from the peak in Q4 of 2007. Concurrently, the nation’s unemployment rate was at its peak.
It should be noted that in a healthy economy, a positive unemployment rate may be considered a good thing. It is an indication of
a fluid available workforce, as well as potential for growth. Therefore, static unemployment, at some lower capacity, is healthy.
In other words, a positive unemployment rate is the price paid for technological and personal socioeconomic advancement,
taking into account structural unemployment (i.e., factory layoffs) and frictional unemployment (i.e., individuals moving between
industries and locations).
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Boomer Retirements

Defined by the US Census, Baby Boomers are individuals that were born in the post-World War II demographic birth boom,
between 1946 and 1964. Population projections from 2000 to 2030 are shown below.

Millions

Figure 6: US Population Age Cohort Growth Projection, 1990-2030
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Currently, the oldest Baby Boomers (born in 1946) will turn 65 years old in 2011, the youngest (born in 1964) are currently 47
years old. By 2029, all of the Baby Boomer generation will be 65 and older, the oldest individuals will be age 83. Not until
2031, when the youngest individuals of the Boomer generation are 67 years old, will all individuals within this cohort be eligible
for full Social Security benefits. As Baby Boomers enter their retirement years, some economists believe that there will be a wide
range of implications on the country. The projected growth of the older population in the US may present challenges to policy
makers and programs (i.e. Social Security and Medicare). Additionally, the aging population may affect the government,
businesses, health-care providers, and families.
Labor force participation among the elderly will have an important impact on the economy and dependency in the future. Some
of these impacts will affect:
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The accumulation of credits for pensions, annuities, Medicare and Social Security benefits.
The preemption of time and energy of adult children in supporting parents as dependents.
As boomers reach retirement age they will be dependent on different sources of income, including a Social Security fund
that will deplete as more individual become eligible.
Patterns in labor force involvement in the past 50 years suggest that there is a declining trend in median age of retirement;
however, with the recession affecting the savings of many boomers, some economists anticipate those reaching 65 (the
official retirement age) to remain in the workforce.
As the economy begins to slowly recover and grow, a workforce swollen with the Baby Boomer cohort may mean fewer
jobs for younger workers, as well as those who became unemployed during the recession.

Population Center

The population center is defined as the geographical location that represents the centroid of a region’s population. As there are
shifts in population and migration, the population center shifts as well. Throughout history, the US population center has shifted
in a line with southwesterly tones.
The National Mean Center of Population, determined by the US Census Bureau, is established by determining the place where
an imaginary, flat, weightless and rigid map of the US would be in perfect balance. More clearly, the mean center is the
geographic point where the US would be in perfect balance if each of the 308.7 million citizens weighed exactly the same. Since
1790, the population center has shifted west, reflecting the settling of the frontier, where waves of individuals began to immigrate
west and south. According to the Census, the current location in Texas County, Missouri has traveled nearly 1,000 miles from
the original center in 1790, Kent County, Maryland. The following figure shows the direction the National Mean Center of
Population has traveled since 1790.

Figure 7: US Census Map of Population US Center, 1790-2010

The chart below tracks the number of miles that the mean center of US population has shifted to the southwest since 1790; thus,
the ten-year rate of movement. Particularly notable in the following chart is the slower rate of movement during times of national
economic turmoil; for example, between 1920 and 1940 the average rate of southwesterly movement was nearly 2 miles
annually. This is significant, in that the rate of movement between 2000 and 2010, about 3 miles per year, which compares to
trends from previous periods where the national economy was stressed. On average, the population center moved nearly 5
miles southwest annually since 1790.

Figure 8: US Population Center Distance Traveled SW, 1790-2010

B-14

1790-1800
1800-1810
1810-1820
1820-1830
1830-1840
1840-1850
1850-1860
1860-1870
1870-1880
1880-1890
1890-1900
1900-1910
1910-1920
1920-1930
1930-1940
1940-1950
1950-1960
1960-1970
1970-1980
1980-1990
1990-2000
2000-2010
0
Source: US Census

10

20

30

40

50

60

70

80

Southwest Movement (Miles)

Warrensburg / Johnson County Perspective
The section below will focus on demographic and economic characteristics of Johnson County, relative to select benchmark cities
/ counties, as well as the state of Missouri and the nation.

Population

The population of Johnson County (otherwise referred to as the Warrensburg Micropolitan Area) grew at an annual rate of 0.86
percent from 2000 to 2010 reaching approximately 52,600 in 2010, according to the US Census. The county’s land area is
approximately 530,000 acres with a population density of 0.10 people per acre and 63 people per square mile. The City of
Warrensburg represents the largest municipality within Johnson County, with a total population of nearly 18,840 in 2010. Since
2000, The City of Warrensburg’s share of total county population has increased at an annual rate of 0.6 percent from 2000 to
2010.
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Figure 9: Map of Warrensburg Study Area

Maguire St.

Dividing the City of Warrensburg from east to west is the Maguire Street Corridor (Located in above map). Since 2000, the
Maguire Street Corridor has maintained nearly a 9 percent share of the total Warrensburg population, increasing from 1,530 in
2000 to 1,636 in 2010. According to the Census, the City of Warrensburg had a population density of 2.09 people per acre in
2010, while the Maguire Street Corridor had a slightly lower density figure at 2.02 people per acre in 2010.

Table 2: Regional Population Characteristics, 2000-2010
Population
2000

2010

2000-10

2000-10

Acre

Sq. Miles

2010 Pop Density
Per
Acre
Per Sq. Mile

Johnson County

48,258

52,595

0.86%

4,337

530,739

830

0.10

63

Warrensburg

16,340

18,838

1.43%

2,498

8,997

8.85

2.09

2,129

Maguire Street

1,530

1,636

0.67%

106

810

1.27

2.02

1,292

Source: Census & ESRI
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CAGR

Net

Land Area

According to forecasts based on Census data, Warrensburg’s population is projected to reach nearly 22,000 by 2020. Forecasts
suggest that the Maguire Street Corridor, currently making up 9.4 percent share of the City’s population, will experience a slight
decrease in share from 2000 to 2010.

Figure 10: Warrensburg Population Forecast, 2000-2020
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A significant portion of the City of Warrensburg’s residents are students who attend the University of Central Missouri. AECOM
estimated that college students accounted for roughly 15 percent of the Warrensburg population in 2000, and 13.7 percent in
2010. The Whiteman Air Force Base (AFB) Census Designated Place (CDP), located approximately 12 miles to the southeast of
Warrensburg near the City of Knob Noster, reported a population of approximately 2,560 residents in 2010, which has
decreased by 1,260 since 2000.
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Figure 11: Johnson County Share of Veteran Population Comparison, 2000-2010
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The chart above looks at the share of veterans living in Johnson County and all neighboring counties from 2000 to 2010. In
2010, Johnson County ranked third, relative to the counties indicated above, with a total of 5,800 former veterans in the general
population. Jackson County (Kansas City) to the northwest, with approximately 50,000 veterans, and Cass County to the west,
with 9,600 veterans, both reported higher totals of veteran population in 2010.
While each county indicated above have declined in the share of veteran population from 2000 to 2010, Benton County to the
southeast, reported the highest share of veterans, with a 16 percent share in 2010. Johnson County reported an 11 percent
share of veterans relative to total population in 2010, representing a decline by an average annual rate of 0.5 percent from 2000
to 2010.

Educational Attainment

The educational attainment of City of Warrensburg’s workforce will influence the Area’s business mix moving forward, and help
inform how new jobs may take the place of jobs lost. The figure below examines the City of Warrensburg’s share of population
aged 25 years and older by educational attainment as compared to the State of Missouri, the nation and benchmark municipalities.
In 2009, nearly 57 percent of Warrensburg’s population of individuals 25 years of age and older did not possess a higher-level
degree (i.e. Associates, Bachelors, Secondary). With the exception of Platteville, WI, the City of Warrensburg was below the
national average, state averages and benchmark cities for this measure. Slightly more than 43 percent of Warrensburg’s residents
hold at least an associates, bachelors, or secondary degree, exceeding the state average, at 31 percent, and the US average, at 35
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percent. Only Platteville had a higher percentage of residents 25 years of age and older with at least an associate’s, bachelor’s or
secondary degree, 48 percent.

Figure 12: Benchmark Educational Attainment, 2009
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College Enrollment

The figure below speaks to the growth trend in enrollment at the University of Central Missouri (UCM) from 2002 to 2011.
UCM’s average fall enrollment was 10,850. Overall, in the past 10 years, fall enrollment has increased at an annual rate of 1.35
percent, exceeding the ten year average from 2007 to 2011. From 2007 to 2011, average tuition rates increased by an annual
rate of 2.9 percent, rising from approximately $9,000 in the fall of 2007 to $10,100 in the fall of 2011.

Figure 13: Univ. of Central Missouri Fall Enrollment, 2002-2011
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Source: University of Central Missouri
The University of Central Missouri’s student body consists, primarily, of full-time undergraduates. However, graduate students
have increased at a quicker pace than undergraduates from 2006 to 2011; during this time, fall graduate enrollment increased
from 1,741 in 2006 to 2,171 in 2011, and undergraduate fall enrollment increased from 8,970 in 2006 to 9,466 in 2011. From
2006 to 2011, the share of full-time undergraduate students increased at an annual rate of 1.2 percent, while the share of fulltime graduate students increased at an annual rate of 3.8 percent. These growth rates are a clear indication that students are
opting to attend college on a full-time basis as opposed to part-time, as well as students making the choice to either stay or return
for a post-secondary degree.
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Table 3: Univ. Central Missouri Total Fall Enrollment, 2006-2011
2006

2007

2008

2009

2010

2011

CAGR 06-11

8,970

8,919

8,980

9,088

9,168

9,466

1.1%

Full Time
Part Time

7,133
1,837

7,070
1,849

7,185
1,795

7,565
1,523

7,826
1,342

8,009
1,457

2.3%
-4.5%

Total Graduate

1,741

1,999

2,083

2,103

2,183

2,171

4.5%

Full Time
Part Time

414
1,327

477
1,522

491
1,592

550
1,553

612
1,571

622
1,549

8.5%
3.1%

Total Undergraduate

Total Enrollment

10,711

10,918

11,063

11,191

11,351

11,637

1.7%

Full Time

7,547

7,547

7,676

8,115

8,438

8,631

2.7%

Part Time

3,164

3,371

3,387

3,076

2,913

3,006

-1.0%

Source: University of Central Missouri

Household Structure

The figure below depicts changes in household structure from 1990 to 2010 for the US and the City of Warrensburg. This figure
revealed that the share of married families with children is expected to decrease by nearly 6.6 percent in the US and only 0.8
percent in Warrensburg. Persons living alone in Warrensburg are expected to grow by an actual 1 percent, from 30.4 percent to
31.3 percent from 1990 to 2010, while nationally this segment will increase by 2.2 percent. Married couples without children
are projected to grow faster at the national level, as this share increases by 3.1 percent nationally, while in the City of
Warrensburg, married couples without children will be 5.1 percent less in 2010 than what it was in 1990.
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Families w/ children

Figure 14: Changes in Household Structure, 1990-2010
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Changes in population levels often correspond with shifts in age, household size and household structure. In the City of
Warrensburg younger people, those between the ages of 0 and 24, experienced a slight decline as a share of the city’s
population; from 2000 to the 2010 projection, this cohort declined at an annual rate of 0.4 percent from 2000 to 2010.
Children (ages 0-14) and young adults (ages 15-24) represent the largest segments of the population. Segments expected to
grow through 2010 are groups between the ages 0 to 14 (growth rate of 0.1 percent), 25 to 34 (growth rate of 0.6 percent), 55
and 64 (growth rate of 2.5 percent), and older the older than 75 segment (growth rate of 0.6 percent).
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Figure 15: Warrensburg Age Distribution, 2000-2020 (Projection)
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Migration

Indicated in the table below, individuals migrating to Johnson County have been outnumbered by those migrating from Johnson
County between 2001 and 2010. During this 10 year time span, Johnson County has experience a negative net migration of
nearly 600 individuals. From 2001 to 2010, the majority of individuals migrating to and from Johnson County originated from
and traveled to elsewhere in the state of Missouri (50 percent).

Table 4: Johnson County Population Migration, 2001-2010
Total Mig - US
Migration Into
Migration Out of
& Foreign
Johnson MO
Johnson MO
2001
2,058
1,969
2002
2,034
1,986
2003
2,091
2,070
2004
2,105
2,081
2005
1,941
2,079
2006
1,910
2,106
2007
1,874
1,993
2008
1,867
2,072
2009
1,968
1,994
2010
1,861
1,953
TOTAL
19,709
20,303
Source: US Internal Revenue Service
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Net Migration
89
48
21
24
-138
-196
-119
-205
-26
-92
-594

Labor Force

The labor force is defined as all workers aged 16 and over that are either working or are actively seeking work. This naturally
excludes most high school students, stay-at-home parents, retirees, individuals on medical leave, or other people who choose
not to work.

Figure 16: Johnson County Labor Force, December 2000-2011
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The figure above explores the annual labor force, employment and unemployment rate in Johnson County from December
2000 through December 2011. Peaking in 2006, employment in Johnson County grew from 24,200 in 2000 to 25,600 in
2006, while experiencing a favorable unemployment rate of 4 percent. Overall, while the labor force has grown, employment is
currently trending below 2000 levels; however, it should be noted that total employment in Johnson County has shed a net 545
jobs since 2000, but nearly 2,000 jobs since 2006. Additionally, employment reached a low point in 2010, at 23,100, reflecting
trends of the national recession, but in the past year Johnson County has improved slightly, increasing by 2.42 percent, while the
unemployment rate has decreased 1 percentage point to 8 percent.

Income & Wages

The below figure looks at per capita personal income in Johnson County compared to the state of Missouri from 1999 to 2009.
During this time period individuals throughout the state of Missouri earned 33 percent more than individuals in Johnson County.
However, from 1999 to 2009, per capita income in Johnson County increased at an annual rate of 1.24 percent while per capita
personal income across the state increased at an annual rate of 0.8 percent.
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Figure 17: Per Capita Personal Income, 2000-2009
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The chart below looks at average wages across industry sectors in Johnson County compared to the state of Missouri in 2010.
Overall, average wages across all industry sectors are nearly 21 percent lower in Johnson County compared to the state of
Missouri, and 34 percent lower in the private sector. With the exception of public administration industry sector and
transportation and warehousing industry sector, in no instance are wages in Johnson County greater than they are in the state of
Missouri. However, nominal wage differentials in the retail trade industry and the utilities industry sector imply that wages in these
sectors are comparable.
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Figure 18: Industry Distribution of Avg. Wage Per Job, 2010
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Benchmark Analysis
The following section is a benchmark analysis. This section will take a look at the performance and health of the City of
Warrensburg relative to a select group of comparable cities. The criteria for selecting the benchmark cities for this analysis
included several key attributes; such as, cities relative in size, cities with a mid-level college or university, cities experiencing
growth, or larger cities that serve as potential / ideal models for Warrensburg, and cities that are within 15 miles of a functioning
military facility (not all benchmarks exhibit this trait).
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Throughout this section, the subsequent analyses will be formatted by indicating each benchmark by their respective subset, for
example:



The comparable benchmark subset – those cities which are similar size and geographic location, with university or military
facility, and a population growth rate below 1 percent;



The growth subset – those cities experiencing similar levels of population growth as the City of Warrensburg, specifically,
cities with a population growth rate above 1 percent;



The aspiring subset – those cities that act as a model for the City of Warrensburg to strive towards, in terms of labor force,
and population growth.

Identified below are the cities that have been selected as appropriate benchmark cities; additionally, their host counties and
universities have been listed as well.
Comparable Benchmarks:
 Emporia, KS, Lyon County – Emporia State University
 Pittsburg, KS, Crawford County – Pittsburgh State University
 Portales, NM, Roosevelt County – Eastern New Mexico University / Cannon AFB
Growth Benchmarks:
 Maryville, MO, Nodaway County – Northwest Missouri State University
 Rolla, MO, Phelps County – Missouri University if Science and Technology / Fort Leonard Wood
 Platteville, WI, Grant County – University of Wisconsin-Platteville
Aspiring Benchmarks:
 La Crosse, WI, La Crosse County – University of Wisconsin-La Crosse
 Hopkinsville, KY, Christian County – Murray State University / Fort Campbell

Population Comparison

From 2000 to 2010, reporting a 2010 population of nearly 19,000, the City of Warrensburg experienced population growth, at
an annual rate of 1.4 percent, quicker than all benchmarks included in this study, with the exception of Rolla, Missouri. La Cross,
Wisconsin, with a 2010 population of 51,000, decreased at an annual rate of 0.1 percent from 2000 to 2010, and Emporia,
Kansas, with a 2010 population of nearly 25,000, decreased at an annual rate of 0.7 percent from 2000 to 2010. On average,
Warrensburg’s growth rate trends in line with the growth benchmark cities, which averaged an annual population growth rate of
1.4 percent from 2000 to 2010.
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Figure 19: Population Growth Benchmark Comparison, 2000-2010
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Employment Comparison

From 2001 to 2011, employment in Johnson County has increased nominally, at an annual rate of 0.1%. Relative to the
benchmark counties, Lyon County, Kansas, Nodaway County, Missouri, and Grant County, Wisconsin, were the only counties
that performed worse in terms of adding jobs. Employment levels in Christian County, Kentucky, increased at an annual rate of
1.0 percent from 2001 to 2011, representing the benchmark county with the quickest growth. The subset indicating the
strongest performance from 2001 to 2011 was the aspiring subset, growing at an average annual rate of 0.5 percent; additionally,
the growth subset displayed the weakest performance, decreasing at an average annual rate of 0.1 percent from 2001 to 2011.
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Figure 20: Total Employment Benchmark Comparison, December 2001-2011
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The United States unemployment rate was 8.3 percent in December 2011, while Johnson County, Missouri’s unemployment
rate was 7.6 percent at this time. Other than Christian County, Kentucky, part of the growth subset, Johnson County
represented the county with the highest unemployment rate relative to the benchmark counties in December 2011.
Additionally, from 2001 to 2011, the unemployment rate in Johnson County increased at an annual rate of 7.2 percent,
increasing quicker than all of the benchmark counties, other than Nodaway County, Missouri, where the unemployment rate
increased at an annual rate of 7.6 percent during this time. Johnson County’s unemployment rate in December 2001 was 3.8
percent, while Nodaway County’s unemployment rate was 2.4 percent. On average, from December, 2001 to December,
2011, Johnson County’s unemployment rate was 5.4 percent; nationally, the average unemployment rate was 6.3 percent during
this span.
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Figure 21: Unemployment Benchmark Comparison, December 2011
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Retail and Office Perspective

The following section is a review of retail and office sector characteristics, and how these sectors have fared nationally and locally
in recent years.

National Retail Spending Trends
In this section, AECOM examines national retail spending trends from 1992 through 2011. First, retail sales by retail category are
evaluated, along with changes in spending patterns of consumers not only on what is being purchased, but where those
purchases are being made. The U.S. Census Bureau provides national estimates of retail sales annually by category in the Annual
Revision of Monthly Retail and Food Services. The retail sales estimates include establishments that sell merchandise to the
general public without changing the product. Sales can occur in department stores, warehouses or specialized stores or through
catalogs, infomercials and the Internet.
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Trillions

Figure 22 – National Retail Sales, 1992-2011 (Projection)
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Beginning in 2008, retail sales declined for the first time in the past 20 years. In 2007, retail sales were $4.45 trillion, which fell to
$4.13 trillion in 2009. In 2010, retail sales began to climb again reaching $4.35 trillion, reaching a 20 year high in 2011 at $4.69
trillion.
The average per capita retail spending has increased every year except for 2008 and 2009. In 2011, each U.S. resident spent an
average of $15,080 on retail purchases, compared to $7,917 per resident in 1992.
In the following part of the analysis, retail spending on motor vehicles and parts dealers was excluded in order to focus primarily
on general retail purchases. Nationally, Americans spend about one-fifth of their retail dollars on motor vehicles and associated
service and repairs, which has remained relatively constant over time. In 2011, spending on motor vehicles and parts was 17.4
percent of all retail sales.
Although the amount being spent on general retail has grown substantially since 1992, how retail dollars are being spent has
changed considerably. The following chart shows the distribution of retail dollars by segment. The biggest decline occurred at
food and beverage (grocery) stores, falling from 25.7 percent of general retail dollars in 1992 to 18.4 percent in 2011. Part of
this decline may be explained by the decline in the price of food that took place between 1992 and 2006. However, a large part
is likely due to the increasing number of stores offering groceries including warehouse clubs and superstores like Wal-Mart
Supercenters and Wal-Mart Neighborhood Markets.

Figure 23 – Percent of General Retail Dollars by Category, 1992-2011 (Projection)
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Department stores have also seen a smaller share of retail dollars. This can also be explained by the expansion of sales at
warehouse clubs and superstores. In 1992, 2.8 percent of general retail dollars were spent at stores such as Sam’s Club, WalMart and Target. By 2011, this share had increased to 11.7 percent. Another notable change is the share of retail dollars being
spent on retail purchases made through infomercials, catalogs and the Internet (non-store retailers). In 1992, 5.5 percent of
general retail dollars were spent this way, this increased to 11.9 percent by 2011.
The following chart provides further evidence that Americans are moving away from traditional department stores and making
more of their retail purchases in big box stores and online.
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Figure 24 – Annual Growth – General Retail Sales, 1992-2011 (Projection)
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From 1992 to 2011, retail sales captured by warehouse clubs such as Wal-Mart, Costco and Target have grown at an average
annual rate of 12.8 percent. Online purchases increased 12.0 percent per year over this same time frame. Sales at traditional
department stores have actually fallen at an average annual rate of 1.4 percent.
The following segment specific trends are also noted:
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The Internet continues to absorb market share from traditional retail formats. Between 1992 and 2011, Internet retailing is
projected to have increased from 5.5 percent to 11.9 percent of general related retail sales, representing growth from
about $78 billion in 1992 to nearly $399 billion in 2011. While the re-allocation of retail sales to the Internet is of little
concern to retail chains, the same cannot be said for communities that derive sales taxes from retail space in the community
and see sales dollars and taxes captured by internet formats.



Growth of health and personal care stores reflects the increasing scale of products and services that drug stores and
pharmacies now offer. Walgreens and CVS have been very aggressive in expanding across the Midwest.



While larger format building material stores (Lowes, Menards and Home Depot) have dramatically altered the market for
home improvement supplies, sales growth appears to have peaked in 2006 at $335 billion. Sales decreased by 4 percent
between 2006 and 2007, 5 percent the following year and 12 percent from 2008 to 2009. In 2010 sales increased from
the previous year by 5 percent to $283 billion, and up 6 percent in 2011 to $300 billion. Market share has also decreased
since 2005. These declines reflect both the impact of the current downturn in the housing market, as well as a likely level
of market saturation in this segment.



While Department stores have only continued to struggle, grocery stores have responded, with formats either growing in
size (80,000 ft2 and up) or getting smaller (Trader Joes at 15,000 ft2). Between 1992 and 2011 spending on food and
beverage stores grew at an average annual rate of 2.7 percent. However, spending on this category was steadily increasing
from 2004 to 2008. This may indicate a possible turnaround as grocery stores become more competitive with warehouse
clubs and superstores. However, this increase may also reflect recent increases in the price of food, which began in 2006.
Growth slowed in 2009 but started rising again in 2010, increasing by 6 percent from 2010 to 2011.

There are also several broader economic factors that are influencing retail spending patterns:
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In addition to declining sales, the tight credit markets have led to a wave of bankruptcies among American retailers. Midsize
chains such as Levitz and Sharper Image have filed for bankruptcy protection and larger chains such as Circuit City and Linen
‘n Things have closed leaving thousands of storefronts empty. Others companies such as Office Depot, Lowe’s, J.C. Penny,
Ann Taylor and the jeweler Zales, have all announced that they are downsizing their operations. CoStar Group Inc.
estimates a net loss of 1,300 retail stores during 2008.



Auto dealerships across the country are also being affected. Auto sales dropped by nearly 13 percent in 2008 and another
12 percent in 2009, the largest drop in more than 25 years. Declining sales have led automakers to close nearly 1,900
dealerships. The unprecedented closings reflect the precarious financial state of the firms, both of which have received
substantial loans from the federal government. A federal tax incentive, the Car Allowance Rebate System, also known as
Cash for Clunkers, helped sales rebound in 2010. From 2009 to 2011, sales increase by nearly 19 percent, from $690
billion in 2009 to $819 billion in 2011.



Due largely to the rising price of gasoline, the share of retail dollars spent on fuel has increased significantly in recent years.
Between 1992 and 2003 sales at gasoline stations were fairly steady at approximately 8 percent of general retail sales. It
increased annually through 2008 where it peaked at 12.6 percent. It fell in 2009 to 10.2 percent, rose in 2010. With gas
prices on the rise in 2011, up to a 12.8 percent share of general retail sales, it is expected to continue increasing through
the near term.



Retailers in general are also reacting to changing spending patterns driven by new technologies (broadband access and cell
phones), which have in the past several years captured a significant share of disposable income, in the range of $50 to $150
per month. The emergence of services including TiVo, XM Satellite Radio, iTunes and Netflix are examples. The impact of
broadband access is expected to have a significant impact on the profitability of traditional video rental stores, a standard
anchor of many neighborhood retail centers.



The rollout of Macy’s in recent years as a national brand also highlights the disappearance of more than 10 regional
department store brands, including Marshall Fields, Filene’s, Foley’s, Hecht’s, Famous-Barr, Kaufmann’s, Robinsons-May and
L.S. Ayres, impacting shopping centers. Furthermore, other changes like the Sears/Kmart merger in 2005 has led to
modifications for those retail formats. Chicago-based General Growth Properties’ Chapter 11 bankruptcy protection
announcement in early 2009 was a result of the company not being able to refinance its maturing debt. This
announcement from the second largest mall owner in the United States is one major example of the inability to refinance
debt in the current credit market crunch, which may impact other real estate companies as well.



Big box formats are increasingly engaging in battles for market share (Wal-Mart versus Target, Kohl’s versus JC Penney and
Lowes versus Home Depot and Menards and Walgreens versus CVS). In all cases, the companies involved will choose to
locate stores in close proximity to each other to pull sales from a competitor, even at the expense of cannibalizing existing
store sales. This level of competition has boosted retail inventories, lowered store sales per square foot and created
greater competitive pressures for independent store owners.



Because larger format retailers are finding their traditional suburban markets increasingly saturated with retail space, national
chains are increasingly looking at inner city markets for new growth in sales. Firms such as General Growth, Target and
Wal-Mart are actively looking at urban sites and trying to deal with difficult questions of site assembly, brownfields
remediation and entitlement.

While analysts predict that retail sales have bottomed out, they also caution that they may be slow to recover and may not reach
previous peaks experienced during the housing boom and era of easy access to consumer credit. As the labor market recovers,
consumers will likely increase their spending to satisfy pent up demand. However, even when jobs do come back, credit markets
are tighter, home values are lower and many consumers may have accumulated debt during the recession, all of which will
continue to affect retail spending. In addition, preliminary research from PricewaterhouseCoopers LLC (PwC) indicates that there
has been a shift in shopping behavior emerging. Shoppers are taking a more thoughtful approach to buying, leaning toward more
pragmatic and practical purchases rather than rampant deal-seeking behaviors. The source of consumer spending will change as
well. Younger shoppers from Gen X and Gen Y will lead the recovery since Gen X is in the middle of a high-spending life stage
and Gen Y has a greater willingness to spend, especially on new technologies. Although there will most likely not be a wholesale
return to a pre-recession shopping mode, companies will need to adapt to the changed behaviors and patterns to win in today’s
changed marketplace, which includes online purchasing.
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Warrensburg Office and Retail Industry Sales
The table below shows total sales by industry sector in Warrensburg from 2010 to 2011. In 2011, general merchandise stores,
earning nearly $81 million, as well as eating and drinking places, earning nearly $38 million represented the top sellers in
Warrensburg. Growing at the quickest pace in the City of Warrensburg is the health service industry sector, as well as the
building materials industry sector, both growing at average annual rates of 27.5 percent from 2007 to 2011. Office and retail
sales accounted 92 percent of total industry sales in Warrensburg in 2011, compared to 74 percent statewide.

Table 5: Warrensburg Total Sales – Office & Retail Sectors, 2007-11 (Forecast)
Description
Apparel & Accessory
Stores
Building Materials
Business Services
Communication
Durable Goods
Eating & Drinking Places
Food Stores
General Merchandise
Stores
Health Services
Home Furniture Stores
Miscellaneous Retail
Nondurable Goods
Person Services
Subtotal

2008

2009

2010

2011
(Projected)

SIC

2007

56-

$5,332,320

$5,880,925

$5,084,421

$5,388,135

$5,205,878

-0.6%

527348505854-

$9,515,437
$2,252,919
$10,769,879
$4,209,350
$36,151,049
$27,142,116

$10,696,515
$2,657,929
$10,918,390
$2,593,707
$37,510,159
$28,230,090

$28,164,825
$3,895,498
$10,140,128
$2,323,008
$37,066,622
$28,816,388

$27,188,987
$4,079,069
$9,717,865
$2,081,082
$37,979,336
$28,990,782

$25,181,576
$3,677,867
$9,752,390
$2,398,143
$38,952,611
$28,930,535

27.5%
13.0%
-2.5%
-13.1%
1.9%
1.6%

53-

$81,452,257

$82,702,607

$83,593,044

$83,372,422

$81,107,417

-0.1%

8057595172-

$141,570
$28,123,308
$21,387,629
$4,259,133
$320,761
$231,057,727

$306,717
$27,159,553
$19,514,652
$5,307,490
$91,027
$233,569,761

$317,223
$8,358,669
$16,908,696
$5,040,806
$99,779
$229,809,106

$402,965
$7,821,877
$16,705,835
$5,359,487
$70,121
$229,157,962

$374,473
$8,268,249
$15,288,828
$5,197,909
$154,921
$224,490,796

27.5%
-26.4%
-8.0%
5.1%
-16.6%
-0.7%

Source: AECOM
Similar to the table above, the table below looks at total sales in the City of Warrensburg on a per capita basis. In 2011, general
merchandise stores reported the highest per capita sales figure, at $4,250, relative to the rest of the industry sectors in
Warrensburg; additionally, eating and drinking places ($2,050), food stores ($1,500), and building materials stores ($1,318) all
reported per capital sales higher than $1,000 in 2011. Again, the most growth is noticed in the building materials industry sector
and the health services industry sector, both growing at an annual rate of 26.7 percent from 2007 to 2011.
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CAGR

Table 6: Warrensburg Per Cap Sales – Office & Retail Sectors, 2007-11 (Forecast)
Description
Apparel & Accessory
Stores
Building Materials
Business Services
Communication
Durable Goods
Eating & Drinking Places
Food Stores
General Merchandise
Stores
Health Services
Home Furniture Stores
Miscellaneous Retail
Nondurable Goods
Person Services
Subtotal

SIC

2007

2008

2009

2010

2011
(Projected)

CAGR

56-

$287

$310

$265

$286

$273

-1.3%

527348505854-

$512
$121
$580
$227
$1,946
$1,461

$563
$140
$575
$137
$1,975
$1,486

$1,467
$203
$528
$121
$1,930
$1,501

$1,443
$217
$516
$110
$2,016
$1,539

$1,318
$193
$511
$126
$2,039
$1,515

26.7%
12.3%
-3.1%
-13.7%
1.2%
0.9%

53-

$4,384

$4,354

$4,353

$4,426

$4,247

-0.8%

8057595172-

$8
$1,514
$1,151
$229
$17
$12,436

$16
$1,430
$1,027
$279
$5
$12,297

$17
$435
$881
$263
$5
$11,967

$21
$415
$887
$285
$4
$12,165

$20
$433
$800
$272
$8
$11,754

26.7%
-26.9%
-8.7%
4.4%
-17.2%
-1.4

Source: AECOM
Below the table reports a location quotient analysis for total sales in the office and retail industry sectors in the City of
Warrensburg. Location quotients are used to determine how well the local market, in this case Warrensburg, resembles a larger
market, in this case the state of Missouri. Industry sectors with a LQ ratio greater than 1.0 are more significant locally compared
to the state. In general, higher location quotients point to industry sectors which are more integrated in the local economy, and
have a greater influence on growth and job creation. A sample of the sectors evaluated in the analysis follows.
In 2011, the building materials industry sector reported the highest location quotient at 2.20; additionally, this industry sector has
experienced significant growth from 2007 to 2011, during that time increasing at an annual rate of 21.1 percent. General
merchandise stores, reporting a location quotient of 1.96 in 2011, indicates a strong local influence, which is likely a product of big
box chains in the area. Eating and drinking places reported a location quotient of 1.45 in 2011. The eating and drinking place
sector has performed well in Warrensburg, likely, as a result of a large student population, nearly 15 percent of the total
population, living on fixed incomes, in addition to being a gateway to several summer destination areas, such as the Truman Lake
area and the Lake of the Ozarks.
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Table 7: Warrensburg Sales LQ – Office & Retail Sectors, 2007-11 (Forecast)
Description
Apparel & Accessory
Stores
Building Materials
Business Services
Communication
Durable Goods
Eating & Drinking Places
Food Stores
General Merchandise
Stores
Health Services
Home Furniture Stores
Miscellaneous Retail
Nondurable Goods
Person Services
Subtotal
Source: AECOM

SIC

2007

2008

2009

2010

2011
(Projected)

CAGR

56-

0.86

0.86

0.72

0.73

0.72

-4.4%

527348505854-

1.02
0.41
0.88
0.38
1.45
1.08

1.15
0.44
0.84
0.30
1.42
1.06

2.33
0.64
0.75
0.30
1.36
1.03

2.31
0.70
0.74
0.27
1.39
1.04

2.20
0.68
0.79
0.30
1.45
1.05

21.1%
13.3%
-2.6%
-5.6%
0.0%
-0.7%

53-

2.05

2.01

1.95

1.96

1.96

-1.2%

8057595172-

0.23
1.74
0.73
0.67
0.25
1.23

0.44
1.69
0.83
0.78
0.06
1.25

0.38
0.75
0.81
0.82
0.07
1.24

0.47
0.69
0.80
0.87
0.05
1.24

0.47
0.75
0.74
0.84
0.12
1.25

20.2%
-18.9%
0.3%
5.9%
-17.0%
0.3%

A pull factor analysis measures the strength of local retail trade compared to a larger market area, while controlling for both
population and income. In this case it compares the per capita sales by industry sector in the City of Warrensburg to the state of
Missouri, controlling for differences in per capita income. Like location quotients, there is an underlying assumption that the
shopping patterns of residents in the local area are the same as that of the whole state. Pull factors estimate the extent to which a
particular retail sector draws customers from outsides its boundaries. A pull factor greater than 1.0 implies that the market area is
drawing customers from outside the area. A pull factor less than 1.0 implies that residents in the market area are spending dollars
in competing markets.
The following table is a report of pull factor figures for the City of Warrensburg from 2007 to 2011. Relative to spending patterns
of individuals statewide, several industry sectors in the City of Warrensburg indicate exemplary local significance. For example,
the building materials sector, the health services sector, and the business services sector exhibited meteoric increases from 2007
to 2011.
Eating and drinking places have maintained a steady pace between 2007 and 2011, during which time reporting a strong pull
factor of 1.97 in 2011. Industry sectors with the strongest local performance are the building materials sector, with a pull factor of
2.99 in 2011, and the general merchandise stores sector, with a pull factor of 2.67 in 2011.
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Table 8: Warrensburg Pull Factor – Office and Retail Sectors, 2007-11 (Forecast)
Description
Apparel & Accessory
Stores
Building Materials
Business Services
Communication
Durable Goods
Eating & Drinking Places
Food Stores
General Merchandise
Stores
Health Services
Home Furniture Stores
Miscellaneous Retail
Nondurable Goods
Person Services
Subtotal

SIC

2007

2008

2009

2010

2011
(Projected)

CAGR

56-

1.169

1.172

1.002

1.040

0.975

-4.4%

527348505854-

1.395
0.562
1.199
0.522
1.972
1.474

1.561
0.593
1.134
0.400
1.927
1.433

3.260
0.894
1.051
0.422
1.908
1.449

3.287
1.002
1.062
0.383
1.978
1.487

2.999
0.925
1.078
0.413
1.972
1.430

21.1%
13.2%
-2.6%
-5.6%
0.0%
-0.8%

53-

2.800

2.721

2.733

2.789

2.668

-1.2%

8057595172-

0.308
2.374
0.993
0.913
0.334
1.677

0.600
2.285
1.126
1.054
0.086
1.694

0.535
1.056
1.139
1.155
0.097
1.743

0.675
0.983
1.143
1.240
0.070
1.774

0.643
1.024
1.003
1.145
0.159
1.696

20.2%
-19.0%
0.3%
5.8%
-17.0%
0.3%

Source: AECOM

Johnson County Benchmark Location Quotient Analysis
Due to the indefinite nature of public labor statistic data aggregated at localized levels, AECOM calculated location quotients for
the following counties, which were used as representatives for the benchmark cities. This was done to avoid or eliminate issues
involving unavailable or non-discloseable data.
The figures below provide a vantage point to analyze the significant presence of the accommodation and food service industry
and the retail industry in Johnson County compared to benchmark counties. As mentioned earlier, a location quotient larger than
1.0 means that the local economy has a larger than expected share of firms or jobs indicating that the sector is exporting those
goods and services outside of the local market. A location quotient of 1.0 indicates that the sector is performing sufficiently to
meet local demand for the given good or service. A location quotient less than 1.0 indicates that the number of firms or jobs is
lower than the distribution in the larger market and is likely importing goods and services to meet local demand.
The figure below is benchmark comparison, measuring location quotients for jobs in the accommodations and food industry
sector and the retail trade industry. In Johnson County, MO, the location quotient for jobs in the retail trade industry sector was
1.01, suggesting that this sector is sufficiently meeting demand, thus performing better than the state average in this particular
industry. The accommodations and food service industry reported a location quotient of 1.18 in Johnson County, which indicates
that this industry is exceeding local demand and is performing at a higher level relative to the state of Missouri.
Only Crawford County, KS and Phelps County, MO posted higher location quotients in the accommodations and food service
industry sector, while several benchmark counties had higher location quotient figures in the retail trade industry sector, including
Grant County, WI with a location quotient of 1.19.

Figure 25: Benchmark Jobs LQ-Food Services/Retail-Comparison, 2010
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The following chart is a location quotient analysis of the number of establishments of both the retail industry sector and the
accommodations and food service industry sector in their respective counties. In 2010, Johnson County, MO reported strong
location quotient figures for the number of establishments in both accommodation and food service (1.36) as well as retail trade
(1.16); the strong performance in relation to the number of establishments likely indicates that sales are being brought in from
outside of Johnson County, allowing the market to expand in Johnson County.
Lyon County, KS and Phelps County, MO were the only two benchmarks that exhibited stronger location quotients in the
accommodation and food service industry. While strong, the retail trade industry sector in Johnson County was outperformed by
four benchmark counties, including Phelps County, MO with a location quotient of 1.28.

Figure 26: Benchmark Establishments LQ-Food Services/Retail-Comparison, 2010
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Benchmark Wage Comparison
The following chart is a comparison of average annual wages in the accommodations and food service industry sector, as well as
the retail trade sector. In 2010, Johnson County posted the highest average annual wage ($22,415) in the accommodation and
food service industry sector when compared to the benchmark counties – Johnson County ranked 1,288 out of 3,079 US
counties in this measure.
Average annual wages were the lowest in Grant County, WI at $8,756 in 2010. Johnson County fell in the middle of the pack
when compared to benchmark counties, with an average annual wage of $11,226 in the retail trade industry sector, ranking
1,785 out of 3,079 nationally. Of the benchmarks listed, Christian County, KY reported the highest annual average wage in the
retail trade sector in 2010.
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Figure 27: Benchmark Wages-Food Services/Retail-Comparison, 2010
$11,226

Johnson County, MO

$22,415
$10,354

Comparable

Lyon County, KS

$20,623
$10,198

Crawford County, KS

$20,443
$12,281

Roosevelt County, NM

$20,999
$10,622

Growth

Nodaway County, MO

Grant County, WI

$17,967
$8,756

Aspiring

Phelps County, MO

Christian County, KY

La Crosse County, WI
Accommodation and food services

$19,932
$12,039
$21,762
$12,443
$22,078
$10,990
$20,998

Retail trade

Source: STATSIndiana

Johnson County Benchmark Office Sector Analysis
The table below is a location quotient analysis focused on jobs in office using sectors (i.e., information, finance and insurance, and
real estate, et al) in Johnson County compared to benchmark counties in 2010. All location sectors with a location quotient
greater than the 1.0 baseline have been highlighted. In 2010, Johnson County reported the strongest location quotient listed in
the public administration industry, reporting a location quotient of 2.41. Notably, this industry sector is the only office using
industry sector in Johnson County with a location quotient exceeding 1.0. In 2010, Johnson County reported a total of nearly
1,800 jobs in the public administration sector, which is defined as a sector consisting of federal, state and local government
agencies managing public programs, policies and institutions in a given area.
The aspiring subset reported strong location quotient figures in several industry sectors. For example, La Crosse, Wisconsin, is
strong in the finance and insurance industry sector (1.01), the real estate industry sector (1.07), the management of companies
industry sector (1.31), and the health care industry sector (1.54), while Christian County, Kentucky, reported strong location
quotient figures in the professional and technical services industry sector (1.80), the administrative waste services industry sector
(1.09), the public administration industry sector (1.25), and the health care industry sector (1.13). Both the growth subset and
comparable subset reported counties with strong industry sectors and other counties which did not have any industry sectors
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breaching the 1.0 baseline, such as Phelps County, Missouri (growth subset) and Roosevelt County, New Mexico (comparable
subset).

Table 9: Benchmark Jobs LQ-Office Sector-Comparison, 2010
Industry Sector
Information
Finance and
Insurance
Real Estate, rental,
leasing
Professional,
technical services
Mgmt. of companies,
enterprises
Administrative,
waste services
Educational services
Health care, social
assistance
Public administration

Study

Comparable

Growth

Aspiring

Johnson

Lyon

Crawford

Roosevelt

Nodaway

Grant

Phelps

Christian

La Crosse

0.54

0.69

0.82

0.67

0.61

0.65

0.46

0.54

0.78

0.57

0.50

0.45

0.65

0.73

0.85

0.49

0.52

1.01

0.31

0.88

0.86

0.71

0.36

0.98

0.69

0.93

1.07

0.29

0.30

0.62

0.20

0.32

0.82

0.41

1.80

0.77

0.09

0.07

1.53

N/A

0.48

0.22

0.22

0.10

1.31

0.33

1.00

0.56

0.41

0.18

0.77

0.23

1.09

0.80

0.06

0.01

0.01

N/A

0.03

1.09

0.07

0.20

0.82

0.55

0.68

1.04

0.04

0.79

0.02

0.84

1.13

1.54

2.41

1.10

0.92

0.44

1.20

1.58

0.95

1.25

0.57

Source: STATSIndiana
The table below is an analysis looking at wages for office using sector industries in Johnson County compared to benchmark
counties in 2010. On average, wages in office using sectors neared $33,800 in 2010. Compared to the benchmark subsets, the
average wage for office using sectors in Johnson County was second to the aspiring subset, at $43,450. Highlighted in green are
the industry sectors reporting the highest wage for that specific county; for example, the Johnson County finance and insurance
industry sector reported a wage of approximately $56,800 in 2010. The industry sector with the highest frequency of top wages
by county is the management of companies and enterprises industry sector; for example, two-thirds of the 9 counties indicated in
this analysis report top wages for that county, with the highest being Grant County, Wisconsin, in the growth subset, with a wage
of approximately $82,200 in 2010. Johnson County reported a wage of $41,500 for the management of companies and
enterprises industry sector in 2010, the lowest of all the benchmark counties reporting.
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Table 10: Benchmark Wages-Office Sector-Comparison, 2010
.Industry Sector
Information
Finance and
Insurance
Real Estate, rental,
leasing
Professional,
technical svcs
Mgmt. of
companies
Administrative,
waste services
Educational
services
Health care, social
assistance
Public
administration

Study

Comparable

Growth

Aspiring

Johnson

Lyon

Crawford

Roosevelt

Nodaway

Grant

Phelps

Christian

La Crosse

$33,791

$28,427

$44,713

$30,187

$26,194

$30,515

$33,713

$44,825

$49,736

$56,776

$34,917

$35,900

$33,080

$46,978

$41,979

$39,034

$42,678

$45,393

$24,531

$22,522

$18,110

$28,458

$14,187

$17,686

$22,774

$30,093

$27,313

$38,718

$33,459

$24,830

$35,836

$33,140

$48,699

$31,476

$50,675

$49,099

$41,499

$78,142

$43,404

N/A

$52,027

$82,218

$42,814

$71,353

$59,115

$23,061

$19,887

$32,927

$42,076

$19,912

$21,534

$22,809

$28,050

$21,520

$12,553

$15,871

$28,954

N/A

$14,278

$37,234

$16,256

$48,388

$38,422

$24,498

$26,801

$31,703

$42,108

$35,347

$17,836

$35,034

$38,667

$45,206

$48,735

$36,018

$27,753

$34,490

$27,348

$31,395

$37,975

$54,360

$37,235

Source: STATSIndiana

Real Estate

The following section is a review of real estate trends in the City of Warrensburg, Johnson County and the nation in recent years.

National Residential Trends
Multifamily residential market is expected to perform well nationally in the near future. The apartment sector has emerged from
the recession as a safe bet for consumers as well as developers and investors. Many would-be homebuyers and foreclosed
owners have been pushed into renting. Additionally, smaller more efficient apartment units, closer to jobs and amenities, appear
to be more valuable than big homes in far-out subdivisions. From a developers and investors perspective, apartment cash-flows
have provided higher income-oriented returns with less volatility. The current demand for apartments is derived from increasing
numbers of post-college age echo boomers, as well as some downsizing boomer parents. The homebuyer (single-family /
condo) residential market will continue on a course for over-supply, foreclosure, and a descension of home values until credit
markets loosen, gas prices level, and unemployment stabilizes; this market is on pace for a longer term recovery, dependent on
the confidence of the next generation of homebuyers.
Housing market conditions are a strong indication of economic health, more so, the pace of economic recovery. An all-inclusive
measure of the housing market is home values and the cost paid at transaction. The Housing Price Index (HPI), tracked by the
Federal Housing Finance Agency, measures the movement of single family house prices. The HPI is a weighted, repeat sales
index on the same properties in 363 metro areas across the United States. Data is collected by reviewing repeat mortgage
transactions on single family properties whose mortgages have been purchased or securitized by Fannie Mae or Freddie Mac
since January 1975.

Figure 28: Percent Change in the US Housing Price Index, Q1 1981-2011
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Changes in housing prices since 1981 are shown in the following chart. Historical data was included in this time frame to provide
a scale portraying the former trends in the US housing market, prior to the year 2000. Some important events that emerged
have been listed below:
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From 2000 to 2005, the national HPI accelerated upward by 45 percent, the quickest and most sensational appreciation in
home values in US history.
Home values have continued to depreciate, producing staggering decreases from 2007 to 2011, at which time the nation’s
HPI decelerated by 15 percent.
Now hovering near prerecession levels in 2005, home values in the US are decreasing at a slower rate than prior years,
indicating signs of improvement in the economy.

National Retail Real Estate Trends
From a national perspective, retail sales have declined in the current economic recession as home equity and investment
portfolios lost value and unemployment rates started rising. This has had consequences on demand for retail space throughout
the country. However, even as vacancy rates begin to decrease nationally, effective rents continued to decline.
There was variation in the market however with certain types of retail centers outperforming others. For example, retail sales in
neighborhood centers with a strong grocery anchor serving a mature, higher income trade area held up better than unanchored
strip centers on the urban fringe where housing construction was halted. During the depth of the recession, discount stores and
their respective centers outperformed their more upscale competition as consumers sought to conserve cash. With the rebound
in the equity markets, higher income consumers have again sought out luxury brand retailers. However, unemployment remains
slow to recover which may negatively impact discount retailers. A sign of hope for all retailers was that consumer spending had
started to rebound by the end of 2010, indicating that some people are beginning to satisfy their pent up demand.
The Grubb & Ellis Company project that retail sales will ramp up gradually in 2011 and 2012. Consumers will remain cautious,
however, if the economy remains sluggish to recover confidence will remain weak. Favorable rental rates, due to high vacancy
rates, will allow some retailers to reposition their stores and possibly move into better locations that were not available to them
previously.
According to the CoStar Group, the U.S. retail market appears to be stabilizing with vacancy rates slowly decreasing after reaching
a high of 7.6 percent in the first quarter of 2010, falling to 7.2 percent by mid-year 2011. However, quoted lease rates continue
to fall since peaking in the third quarter of 2008, at $17.50 per square foot, to $15.33 by mid-year 2011, a drop of over $2.00
per square foot.
While analysts predict that retail sales have bottomed out, they also caution that they may be slow to recover and may not reach
previous peaks experienced during the housing boom and era of easy access to consumer credit. As the labor market recovers,
consumers will likely increase their spending. However, even as the labor market stabilizes with the return or jobs, credit
markets are tighter, home values are lower and many consumers may have accumulated debt during the recession, all of which
will continue to affect retail spending.
PricewaterhouseCoopers LLC (PwC indicates that there has been a shift in shopping behavior emerging. Shoppers are taking a
more thoughtful approach to buying, leaning toward more pragmatic and practical purchases rather than rampant deal-seeking
behaviors. The source of consumer spending will change as well. Younger shoppers from Gen X and Gen Y will lead the
recovery since Gen X is in the middle of a high-spending life stage and Gen Y has a greater willingness to spend, especially on
new technologies. Although there will most likely not be a wholesale return to a pre-recession shopping mode, companies will
need to adapt to the changed behaviors and patterns to win in today’s changed marketplace, which includes online purchasing.

Types of Retail Shopping Centers

According to New Urban News, there are six types of retail shopping centers which correspond to distinct market segments. As
shown in the table below, each commercial center has specific sizes, tenants and trade area. Corner stores and convenience
centers do not offer a lot of variety, but provide basic goods and services to meet daily needs. Approximately 1,000 households
are needed in the trade area to support a corner store and 2,000 for a convenience center. These two types of retail centers are
often located on major roads or at entry points into the community they serve.

Table 11: Types of Retail Shopping Centers
Retail Center
Corner Stores
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Size
(in ft2.
1,500-3,000

Trade Area

Anchor Tenant

Goods and services

Local

n/a

Food, drinks, sundries, beer, cigarettes,

gas
Convenience
Center
Neighborhood
Center

10-30,000

1.5 miles

Specialty food market or
pharmacy

Food, personal services and local offices

70-90,000

1-2 miles

Supermarket or drugstore

Food, personal services and local offices

Community Center

250-350,000

Regional Center

900,000+

10-12 miles

Discount dept. store, drug
store or supermarket
Department store(s

Lifestyle Center

300,000+

4-6 miles

n/a

4-6 miles

Apparel, toys, electronics, sporting goods
General merchandise, apparel, furniture
Upscale fashion, home furnishings and
restaurants

n/a = not applicable
Source: New Urban News
Neighborhood and community centers often have the same tenants and offer similar goods and services, but the community
center offers a wider variety. In a neighborhood center there are 10 to 15 smaller retailers providing convenience goods (food,
drugs, bakery, fast food, etc. and personal services (laundry, dry cleaning, etc. in addition to the anchor tenant, often a
supermarket. It requires 6,000 to 8,000 households in the trade area to support it, most of which will visit the center once or
twice a week. Community centers have been called the backbone of the shopping industry. They pull from a 4 to 6 mile trade
area with a population of 50,000 residents or more. Tenants include discount department stores, home improvement stores,
sporting goods, apparel, booksellers, restaurants and supermarkets.
Regional centers are malls built around the anchors tenants, department stores. Consumers can find apparel, furniture and home
furnishings. The trade areas for these destination retail centers are larger, with 150,000 residents or more. The lifestyle center is
the newest form of shopping center. It was created in an effort to offer upscale fashion and home furnishing without department
store anchors. They are often open air centers following a main street concept with restaurants and entertainment. Most
retailers in these centers seek access to at least 75,000 households earning a minimum of $75,000 annually. In many markets,
the line between lifestyle centers and regional centers is blurring, as demonstrated by projects such as Easton Town Center in
Columbus, Ohio and the Greene in Dayton, Ohio.

Warrensburg Real Estate Inventory
Warrensburg’s real estate market is defined primarily single family residential property, accounting for 76 percent of all parcels and
35 percent of all acreage. Multifamily residential property makes up 8 percent of all parcels and 5 percent of total acreage. In
addition, Warrensburg’s retail sector is comprised of approximately 300 parcels, accounting for 8 percent of the City’s total
acreage, the University of Central Missouri accounts for a combined total of 10 percent of the City’s total acreage, and parks and
open space make up 11 percent of the total acreage in Warrensburg. Currently 18 percent of land in Warrensburg is regarded as
being vacant.

Table 12: Warrensburg Real Estate Market Share
Property Type
CBD
Cemetery
Industrial
MF RES.
Mobile Residential
Office
Park/Open Space
Public
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Total
Parcel
145
1
52
566
1
48
83
10

Total
Acreage
21
53
197
258
23
44
511
30

Avg.
Acre/Parcel
0.15
53.30
3.79
0.46
22.71
0.91
6.16
3.05

Avg.
SF/Parcel
6,441
2,321,617
165,230
19,856
989,378
39,512
268,435
132,740

Public(School
31
Retail
298
SF RES.
5,172
UCM
271
UCM(Undeveloped
3
Vacant
136
Unknown
31
Total
6,848
Source: City of Warrensburg

Residential Inventory

106
408
1,679
204
299
874
104
4,813

3.40
1.37
0.32
0.75
99.78
6.43
3.36
0.70

148,318
59,646
14,143
32,785
4,346,344
279,959
146,519
30,613

According to the Census, over 1,000 homeowner and rental units were delivered to the City of Warrensburg between 2000 and
2010, 85 percent of these new units were occupied in the 2010. In total, Warrensburg reported a total of 7,450 housing units in
2010, with a total vacancy rate of 9 percent, which increased at an annual rate of 2.6 percent since 2000. Homeowner units
represented a 42 percent share of the 6,800 occupied units in 2010, while rental units represented a 58 percent share of this
total. In 2010, homeowner vacancy rates were approximately 4 percent, while renter vacancy rates were nearly double, at 8
percent. Renter-occupied units increased in average household size from 2.08 to 2.16, and owner-occupied units decreased in
average household size from 2.57 to 2.54 from 2000 to 2010.
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Figure 29: City of Warrensburg Housing Inventory, 2000-2010
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The table below looks at growth in both owner-occupied and renter-occupied housing in the City of Warrensburg from 2000 to
2010. In total, occupied housing units have increased at an annual rate of 1.35 percent from 2000 to 2010; of which, renteroccupied units have experienced a slight increase in share from 2000 to 2010. Renter-occupied units increased at an average
annual rate of 1.43 percent from 2000 to 2010, which out-paced owner-occupied units, growing at an average annual rate of
1.23 percent during this time.

Table 13: Warrensburg Growth in Housing Type, 2000-2010
Unit Type
Owner-occupied
Renter-occupied
Total
Source: Census

2000
2,521
3,430
5,951

2010
2,850
3,953
6,803

CAGR
1.23%
1.43%
1.35%

According to the 2010 US Census, 54 percent of all residential units in the City of Warrensburg were 1-unit detached structures.
Multiunit structures, specifically structures with 10 to 19 units experienced the most growth from 2000 to 2010, during this time
increasing at an annual average rate of 3 percent. Mobile homes, structures with 20 or more units, and 1-unit, attached
structures all decreased in share from 2000 to 2010.
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Table 14: City of Warrensburg Types Residential Structures, 2000-2010
Type of Housing Structure
1-unit, detached
1-unit, attached
2 units
3 or 4 units
5 to 9 units
10 to 19 units
20 or more units
Mobile home

2000
53%
2%
7%
16%
9%
5%
5%
3%

2010
54%
1%
7%
18%
10%
7%
3%
1%

CAGR
0%
-4%
1%
1%
1%
3%
-6%
-13%

Source: Census
The figure below reports historical construction dates for residential structures in the City of Warrensburg. A total of 50 percent
of all residential structures in Warrensburg were constructed after 1980, with 16 percent of those units having been constructed
between 2000 and 2010. The time period from 1990 to 1999 represented the decade when the highest volume of residential
construction took place, reporting a total of 1,500 residential units; during this time, residential construction took place at a pace
nearly 50 percent higher than the City’s ten-year average.

Figure 30: City of Warrensburg Residential Unit – Date of Construction, 1940-2010
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Source: Census

Between 2000 and 2010, 1,050 building permits were issued for residential units in Warrensburg – the majority of these units,
roughly 89 percent, were for single family residential units. Since 2006, the number of building permits issued in Warrensburg
has declined. Between 2006 and 2010, permits issued for single and multi-family units declined from 201 to 69, decreasing at an
annual decline of 23 percent. This decline, however, has been more dramatic for single family construction as opposed to multifamily, in fact, multi-family permits increased from 2006 to 2010 while single family permits decreased.

Figure 31: New Residential Building Permits, 2000-2010
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From 2008 to 2011, homes in Warrensburg, on average, sold for nearly 4 percent below what they were listed at. The chart
above looks at actual average home sales prices for residential housing in Warrensburg from 2008 to 2011. During this time, the
number of homes sold varied between 360 (in 2008 and 2011) on the low end, and 422 (in 2009) on the high end, while the
number of homes on the market varied between 740 (in 2009) on the low end, and 850 (in 2010) on the high end. The chart
below provides context to these trends; for example, it can be noticed that in 2009 homes were listed at their lowest level during
this four year time span, and sold at a four-year low price, reporting a difference of nearly $6,000.
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Figure 32: Average Home Prices, 2008-2011
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The year 2009 represented the highest ratio of homes sold to those listed, at 56.7 percent; homes sales performing the best
during this year were three-bedroom and four-plus-bedroom homes, with sales ratios of 59.5 percent and 55.8 percent.

Table 15: Warrensburg Ratio of Residential Units Sold, 2008-2011
Year
1-2 BR
2008
43.6%
2009
43.8%
2010
38.1%
2011
38.9%
Source: MLS

3 BR
44.7%
59.5%
45.4%
46.8%

4+ BR
42.5%
55.8%
51.7%
46.0%

Average
43.9%
56.7%
46.6%
45.7%

The exhibit below shows the change in monthly mortgage costs as a percentage of household income in the City of Warrensburg
from 2000 to 2010. In total, the number of qualified units with a mortgage decreased by an annual rate of 1 percent, from
roughly 2,300 to 2,140 between 2000 and 2010. As depicted in the figure, a 54 percent share of Warrensburg homeowners
paid 20 percent or less on their mortgages in 2010, which is a reduction of approximately 12 percent since 2000. Homeowners
paying more than 30 percent of their household income on monthly mortgage costs grew from an 11 percent share in 2000 to
more than double in 2010, at a 23 percent share.
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Figure 33: City of Warrensburg Home Sales as a Percent of HH Income, 2000-2010
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Rental Perspective

The City of Warrensburg offers residents and students a variety of housing options ranging from single family, duplexes, fourplexes, and smaller scale apartment complexes. The rental market in Warrensburg is significantly influenced by the student
population and the presence of the University of Central Missouri; more, the majority of the rental market is within 1 mile from
the University of Central Missouri student union.
Dissimilar to the common renter, students associate rental costs on a per bedroom basis, instead of a square foot basis. The
figure below is a reflection of the current rental market in the City of Warrensburg; additionally, utility costs have been factored in
to present a more accurate representation rental costs in Warrensburg.
The figure below is an analysis focused on rates for rental housing in the City of Warrensburg, particularly looking at the rental
cost based on the number of beds per unit in on- and off-campus apartments. Units which support 1 bed (i.e., 1 bedroom and
studio apartments) report the highest average monthly rate per bed in both on- and off- campus apartment units in the City of
Warrensburg, at $600 per month on-campus, and $470 per month off-campus. In on-campus units, there is a clear distinction
between units with fewer beds renting for higher rates, whereas in off-campus rental units between 5 beds and 2 beds all hover
near the $260 per bed monthly rate, while 1 bed units rent for nearly double.
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Figure 34: Warrensburg On/Off Campus Rent Rates by Number of Beds per Unit
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In 2000, the median rent for occupied units paying rent in the City of Warrensburg was $493 per month. This figure increased at
an annual rate of 3 percent from 2000 to 2010, where as of 2010 the median rent for occupied units paying rent in the City of
Warrensburg is reported to be $647 per month, according to the US Census.
The figure below depicts the share of population by the level of rent paid for a rental unit. Overall, from 2000 to 2010, the
number of occupied units with a rental lease increased from roughly 3,300 in 2000 to 3,900 in 2010. In 2010, 38 percent of
units rented between a range of $500 to $749 per month. The rental rate range which experienced the most growth from 2000
to 2010 was the $750 to $999 range, which increased at an annual rate of 19 percent. Additionally, the gross rent ranges above
$1000 per month all increased from 2000 to 2010, while the ranges below $750 per month all experienced decline.
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Figure 35: City of Warrensburg Gross Rents paid by Renters, 2000-2010
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In 2010, 48 percent of renters paid upwards of 25 percent of their household income towards gross household rent. This
represents an annual increase of 1 percent from 2000 to 2010. Additionally, 10 percent of individuals who rent paid between 30
and 34 percent of their household income for household rent. The share of renters who spend less than 30 percent of their
household income on rent declined as a share of total renters in Warrensburg from 2000 to 2010.

Figure 36: City of Warrensburg Gross Rent as a Percent of HH Income, 2000-2010
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Warrensburg Retail Real Estate Trends
The table below is a review of the current retail inventory in the City of Warrensburg. The row highlighted in green represents
the Maguire St. corridor. In total, there is nearly1.2 million square feet of office and retail space on the corridor, with a vacancy
rate of 6.4 percent. Nearly 98 percent of the street level space is retail, which equates to approximately 682,000 square feet of
space. Street level retail space reported a vacancy of 6.4 percent, with the majority of vacant space falling outside of the core,
north of US Route 50 on Maguire Street. The noted areas have the following boundaries:







Far South – Maguire Street, generally south of Hamilton Street.
South Campus – Campus area, generally between Hamilton and the Union Pacific Rail Line
North Core – Maguire Street, From the UP Rail line to North Street
North Destination – Maguire Street, from North Street to US 50
North – North of 50 Destination – all the real estate north of US 50, including the vacant stuff at Hawthorne Blvd.

Table 16: Warrensburg Office and Retail Inventory

0

Street
Level
Retail
Vacant
0

Street
Level
Office
Vacant
0

Street
Level
Retail
Vacant
0%

Street
Level
Office
Vacant
0%

6,414

1,288

0

1,288

0%

20%

10,219

4,222

4,222

0

17%

0%

45,383

0

30,438

0

0

0%

0%

518,392

518,392

0

39,312

39,312

0

8%

0%

Corridor

Total
Space

Street
Level

Street
Level
Retail

Street
Level
Office

Total
Vacant

Far South

73,407

73,407

59,227

10,062

South Campus

53,715

50,027

34,659

North - Core

54,973

52,188

24,454

North - Destination
North - N of 50 Destination
Sub-Total (Maguire St
Corridor)
Downtown

474,599

0

516,205

Other Space
Grand Total

1,172,89
9
507,573

694,014

682,115

26,695

75,260

43,534

1,288

6%

0%

333,514

248,618

72,068

65,076

47,216

1,164

19%

2%

75,352
1,755,82
4

72,155
1,099,68
3

55,228

14,677

17,032

13,700

3,332

25%

23%

985,961

113,440

157,368

104,450

5,784

11%

5%

Source: AECOM

CoStar Retail Inventory Analysis

The below figure is a look at the distribution of total retail inventory in Johnson County from the first quarter of 2006 to the third
quarter of 2011. Overall, the City of Warrensburg has maintained a predominate share of the total retail inventory throughout
the past six years in Johnson County. On average, the city of Warrensburg has sustained an 88 percent share of the total retail
inventory in Johnson County. Additionally, nearly 50 percent of the total retail inventory exists within the Maguire Street study
area.
While Maguire Street maintains the largest share of retail space in Johnson County, in the past five years, the share of inventory
has declined, reducing at a rate of 1.5 percent annually since the third quarter of 2006. During this same time period, the
remaining share of retail inventory in the City of Warrensburg experienced an increase in share of retail space, increasing at an
annual rate of 2.3 percent.
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Figure 37: Share of Retail Inventory in Johnson County, 2006-2011
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The following figure is a reflection of total retail inventory delivered to Johnson County from 1900 to 2011. Mentioned above,
the majority of retail inventory in Johnson County is located within the Maguire Street study area; however, in the past twenty
years, 85 percent of the total retail inventory has come online in the remaining areas of the City of Warrensburg, while 30
percent of Maguire Street’s total inventory came online from 1990 to 2011. Suggesting that since 1990 growth in retail space has
occurred more significantly in the remaining areas of Warrensburg, excluding Maguire Street.
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Figure 38: Total Construction in Johnson County, 1900-2010
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Maguire Street Retail Real Estate Trends

The Maguire Street retail market experienced little change in market conditions from the first quarter to the third quarter in 2011,
maintaining a low vacancy rate between 3 and 4 percent in 2011. Overall, vacancy peaked in the third quarter of 2009, reaching
nearly 12 percent, representing the highest vacancy rate for the Maguire Street retail market in the past five years.
Vacancy rates alone would suggest that Maguire Street’s retail market performed at exceptional levels throughout the recession;
however, the retail market did experience some of the same challenges as the national market with several national tenants
closing, leaving behind large empty retail spaces.
Rents have decreased dramatically in the past five years, dropping by an annual rate of 12 percent from the third quarter of 2007
to the third quarter of 2011. However, reaching a low point in 2009 at $5.69, in the third quarter of 2009, when vacancy was at
its peak, rents began to increase, reporting rates at $7.40 per square foot in the third quarter of 2011.
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Table 17: Maguire Street Study Area Retail Market, Q1 2007- Q3 2011
Period

# of
Bldgs

2007 1Q
35
2007 2Q
35
2007 3Q
35
2007 4Q
35
2008 1Q
35
2008 2Q
35
2008 3Q
35
2008 4Q
35
2009 1Q
35
2009 2Q
35
2009 3Q
36
2009 4Q
37
2010 1Q
37
2010 2Q
37
2010 3Q
37
2010 4Q
37
2011 1Q
37
2011 2Q
37
2011 3Q
37
Source: CoStar
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Total
GLA
762,879
762,879
762,879
762,879
762,879
762,879
762,879
762,879
762,879
762,879
799,252
830,740
830,740
830,740
830,740
830,740
830,740
830,740
830,740

Total
Vacant
%
3.7%
2.9%
2.8%
2.5%
3.5%
3.6%
2.6%
2.5%
8.0%
7.9%
7.8%
8.9%
9.2%
6.6%
6.6%
6.4%
6.8%
6.6%
6.9%

Total
Average
Rate
$7.97
$7.89
$8.76
$8.76
$10.17
$10.17
$13.21
$13.27
$9.63
$9.63
$8.47
$9.40
$9.40
$9.45
$9.25
$9.61
$9.70
$9.70
$9.73

General & Limiting Conditions

Every reasonable effort has been made to ensure that the data contained in this report are accurate as of the date of this study;
however, factors exist that are outside the control of AECOM and that may affect the estimates and/or projections noted herein.
This study is based on estimates, assumptions and other information developed by AECOM from its independent research effort,
general knowledge of the industry, and information provided by and consultations with the client and the client's representatives.
No responsibility is assumed for inaccuracies in reporting by the client, the client's agent and representatives, or any other data
source used in preparing or presenting this study.
This report is based on information that was current as of February 2012 and AECOM has not undertaken any update of its
research effort since such date.
Because future events and circumstances, many of which are not known as of the date of this study, may affect the estimates
contained therein, no warranty or representation is made by AECOM that any of the projected values or results contained in this
study will actually be achieved.
Possession of this study does not carry with it the right of publication thereof or to use the name of “AECOM” or “Economics
Research Associates” in any manner without first obtaining the prior written consent of AECOM. No abstracting, excerpting or
summarization of this study may be made without first obtaining the prior written consent of AECOM. Further, AECOM has
served solely in the capacity of consultant and has not rendered any expert opinions. This report is not to be used in conjunction
with any public or private offering of securities, debt, equity, or other similar purpose where it may be relied upon to any degree
by any person other than the client, nor is any third party entitled to rely upon this report, without first obtaining the prior written
consent of AECOM. This study may not be used for purposes other than that for which it is prepared or for which prior written
consent has first been obtained from AECOM. Any changes made to the study, or any use of the study not specifically prescribed
under agreement between the parties or otherwise expressly approved by AECOM, shall be at the sole risk of the party making
such changes or adopting such use.
This study is qualified in its entirety by, and should be considered in light of, these limitations, conditions and considerations.
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Appendix
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