
CERTIFIED COPY OF ORDER 

STATE OF MISSOURI ) ea. 
August Session of the July Adjourned 

County of Boone 

In the County Commission of said county, on the 3 0'" day of A U ~ U S ~  

Term. 20 11 

20 11  

the following, among other proceedings, were had, viz: 

Now on this day the County Commission of the County of Boone does hereby approve the 
request of Missouri Soybean Association for a Conditional Use Permit for an Agri-business 
oriented to the agricultural community on 98.36 acres located at 5601 S Rangeline Road, 
Columbia. 

e Fam implement sales and service will not be conducted on this property. 
9 elonstruction will be limited to the structure shown on the application and fi~rther 

development of the property related to the agribusiness labloffice use will require 
revision of the conditional use permit. 
The construction of the proposed structure will be done in fuil compliance with the 
requirements of Boone County Resource Management, the Boone County Fire 
Protection District, and the Coiuinbia/Boone County Health Department. 

-Dor IL -a t ~ '  UJS 3ofh day of August, 201 1 

~dw&d-H. ~ o ' b b  
Presidipg Commissioner , 

--- UM~$.Z:/~/-CL_- - - -- - . - 
"Wendy S. Norell 
Clerk of the County Commission 

' ~ j r e n  M. Miller 

Skip Elkin \ 
District TI Comn~issioner 



Missouri Soybean Association CUP 

The minutes for the Planning and Zoning Commission meeting of August 18,201 1 along 
with the Boone County Zoning Regulations and Subdivision Regulations are entered into 
the record of this meeting. 

The subject property is located on Rangeline Road, approximately 3 % miles east of the 
city limits of Columbia. The subject property is approximately 98 acres in size and is 
zoned A- 1 (Agriculture) and is surrounded by A- 1 zoning. This is all original 1973 
zoning. The Boone County Master Plan identifies this area as being suitable for rural 
residential and agricultural land uses. 

The applicant is requesting a conditional use permit to operate a farm implement sales 
and service facility or other agribusiness oriented to and exclusively serving the 
agricultural community. Additional materials submitted to Boone County Resource 
Management - Planning indicate that the applicant desires to construct a building for use 
as an office and. lab near their agricultural property. In addition to the subject tract, the 
applicants own an adjacent 92 acres to the northwest. As a facility which is exclusively 
serving the agricultural community, the activities described by the applicant allow them 
to apply for this conditional use permit. 

The following criteria are the standards for approval of a conditional use permit, followed 
by staff analysis of how this application may meet those standards. Staff analysis of the 
request is based upon the application and public comments received following 
notification of the surrounding property owners. 

(a) The establishment, maintenance or operation of a conditional use permit will not be 
detrimental to or endanger the public health, safety, comfort or general welfare. 

If operated in conformance with existing local regulations, this use should not be 
detrimental to or endanger the public health, safety, comfort, or general welfare. 

(b) The conditional use permit will not be injurious to the use and enjoyment of other 
property in the immediate vicinity for the purposes already permitted by these 
regulations. 

The application materials describe the structure desired, a 15,400 square foot building 
with a dry lab, a wet lab, office space, seed storage, cold storage, and an equipment shed. 
The remainder of the subject property is being used for agricultural purposes on the 
majority of its acreage. That is consistent with the activity on the surrounding properties, 
which are being used for agricultural and rural residential land uses, with agriculture 
being most common. The inconsistency of the submitted materials with the text of the 
application makes ensuring that this criterion is met difficult. The applicant's testimony, 
along with that of the public, may be indicative as to whether this criterion is met. 



(c) The conditional use permit will not substantially diminish or impair property values of 
existing properties in the neighborhood. 

If operated in conformance with existing county regulations, the use should comply with 
this criterion. Public testimony may be indicative as to whether this criterion is met. 

(d) All necessary facilities will be available, including, but not limited to, utilities, roads, 
road access, and drainage. 

Water service will need to be expanded by the extension of a water main from existing 
Public Water Service District #9 infrastructure. Road access is off of Rangeline Road, an 
asphalt-surfaced, county-maintained, public right of way. Wastewater treatment will be 
-through an on-site system approved by the Columbia/Boone County Health Department. 

(e) The establishment of a conditional use permit will not impede the normal and orderly 
development and improvement of surrounding property for uses permitted in the zoning 
district. 

The establishment of this conditional use permit will not impede the normal and orderly 
development and improvement of surrounding properties. The limitations of the existing 
road and utility infrastructure will restrict development far more than approval of this 
conditional use permit. 

(f) The establishment of a conditional use permit will not hinder the flow of traffic or 
result in traffic congestion on the public streets. This will include the provision of points 
of access to the subject property. 

Access to this site is off of Rangeline Road, a publicly dedicated, county-maintained 
road. The use described by the application materials is not expected to be a major traffic 
generator, and any increased traffic should not overload existing public streets. However, 
the inconsistency between the application materials and application itself make ensuring 
that this criterion is met difficult. The applicant's testimony, along with that of the 
public, may be indicative as to whether this criterion is met. 

(g) The conditional use permit shall in all other respects conform to the applicable 
regulations of the zoning district in which it is located. The County Commission shall 
find that there is a public necessity for the conditional use permit. 

The proposal conforms to other applicable regulations of the A-1 zoning district. 

Zoning analysis: The uses requested in the application are broad, potentially intrusive, 
and may cause problems in the use and enjoyment of surrounding properties. Further 
review of the materials submitted by the applicant restricts the use to the labloffice 
building that is requested by the applicant. That restriction makes the conditional use 
more acceptable to ensuring the use and enjoyment of the surrounding properties. This 



conditional use permit meets a technical analysis of the criteria identified in the Boone 
County Zoning Ordinance for approval. 

Staff recommends approval of the request with the following conditions: 

1) Farm implement sales & service will not be conducted on this property. 
2) Construction will be limited to the structure shown on the application and further 

development of the property related to the agribusiness labloffice use will require 
revision of the conditional use permit. 

3) The construction of the proposed structure will be done in full compliance with 
the requirements of Boone County Resource Management, the Boone County Fire 
Protection District, & the ColumbialBoone County Health Department. 

The Planning & Zoning Commission conducted a public hearing on this request during 
their August 18,201 1 regular meeting. There were eleven members of the commission 
present. 

Following the public hearing, a motion was made to recommend approval of the request 
with the staff conditions. That motion passed with 10 "Yes" votes and one "No" vote. 
The request comes forward with a recommendation for approval. 



Testimony of James F. Fairchild to the Boone County Commission/Planning and Zoning Commission 
regarding request by the Missouri Soybean Council for Rezoning of Bay Farm (written 8.25.1 1) 

To the Boone County Commission and Plannirrg and Zoning Commission: 

Thank you for allowing me to testify on Tuesday, Aug.16, 201 1 regarding the Conditional Use Request by the 
Missouri Soybean Council to build an 11,000 sq. ft. research buildingloffice on the Bay Farm site. I had many 
concerns regarding the proposal including the wording in the conditional zoning language that says "Farm 
implement sales and sewice and other agribusiness uses oriented to and exclusively sewing the agricultural 
community". This wording led many to believe that the request was for the former. ..a farm implement sales and 
service business.. . .which created much angst among neighbors in the area. 

At the meeting, the Boone County Planning and Zoning Commission and the Missouri Soybean Council provided 
clarification that the conditional use request was for an officelresearch building only, and not a farm implement 
dealership and service facility. This may fit within the normal procedures of the conditional use process; however, 
it is not an efficient or prudent way to conduct this process of submission and deniallacceptance of zoning 
requests. 

The Planning and Zoning Process needs to be charrged in several ways. First, the staff report should be prepared 
and posted online 48 h prior to the meeting. This will save a lot of time and work for both the Public and the 
County. Second, the staff report should be provided to all attendees at the meeting and the staff report should be 
projected on a large screen for all to read. The Aug. 16 staff report, which was finalized on Aug. 19, was very 
confusing in the way it was written; few in the room really were able to follow the report. Rather, they relied on Mr. 
Harris's verbal interpretation and summary. This confusion is particularly alarming since the Soybean Council had 
submitted the conditional use request on July 11, or 5 weeks prior to the Aug. 16 meeting. There was plenty of 
time to handle this whole event in a more timely and professional manner. Even more important, the Planning and 
Zoning Website has not been updated with meeting minutes since April 2011 ... ..a 6-mth lapse in public-information 
transfer. 

Lastly, I was particularly concerned that the University of Missouri had not been contacted by either the Soybean 
Council or the County regarding this proceeding. I was especially dismayed when Mr. Harris stated that "the 
commission has no control over the university and therefore did not need to contact them; in fact, this proposal will 
lead to better County oversight since we do have jurisdiction over the Bay Farm and the Soybean Council". 

The above statement reflects a high degree of disregard for the University of Missouri which contributes hundreds 
of millions of dollars annually to the local community. This same disregard led to the relocation of the planned new 
high school in 2006 because Columbia Public Schools failed to "contact" the county regarding the lack of 
infrastructure at the Vemer site. In turn, the Boone County was negligent for not contacting Boone County Public 
Schools regarding concerns for the Vemer site even though the infrastructure concerns were publicly known and 
discussed over a 6-mth period. 

Boone County is widely known and respected for its forethought in developing county-wide zonirrg and to have a 
Commission to enforce the zoning ordinances. However, the County is doing only the minimal work required by 
the statute. We can, and should, do better. 

I am submitting this testimony by email because I am out of town on business. Please accept this written 
testimony for public reading at the Aug. 30 meeting and subsequent entry into the Official Record. 

Sincerely, 

James F. Fairchild 
9603 E. Vemer's Ford Rd. 
Columbia, MO 65201 

Cc: The Columbia Missourian 
The Columbia Tribune 












































































































































































































































































