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BLANE R. MARKLEY 
DIRECT DIAL: 913-327-5110 

bmarkley@spencerfane.com 

 File No. 5017072-0080 

August 3, 2021 

VIA E-MAIL: PCORCORAN@PUBLICLAWFIRM.COM 

Padraic W. Corcoran, Esq.  
Williams & Campo, P.C. 
400 SW Longview Blvd., Ste. 210  
Lee’s Summit, MO 64081 

Re: Love’s Travel Stop and Country Store – Planning & Zoning Issues  

Dear Padraic: 

At its July 22, 2021, meeting, the Planning & Zoning Commission (the “Commission”) of the City of 
Cameron, Missouri (the “City”), voted to continue the agenda items concerning the site plan of the 
Love’s Travel Stop and Country Store (“Love’s”) and the preliminary replat of the Earley Business 
Park.  Further, at this meeting, the Commission requested that interested parties provide a summary 
of the issues that preclude its approval of the Love’s site plan.  On behalf of our client, Cameron 
Regional Medical Center, Inc. (“CRMC”), we submit the following summary of some of these issues.   
 
Health, Safety, and Welfare Review Standard 
 
The construction and operation of a truck stop within hundreds of feet of CRMC will negatively impact 
the mortality, surviving patient outcomes, and health of Cameron residents.1  These facts are 
inescapable given:      
 

 The risk of death for trauma patients increases by 5 percent for every minute that goes by 
between the occurrence of an injury and arrival at a hospital.2 
 

 Delays of just over 4 minutes in the transport times of acute myocardial infarction or cardiac 
arrest patients led to a higher 30-day mortality rate.3  

 

 The delay observed between first medical contact and reperfusion therapy in STEMI requiring 
coronary intervention is known as “system-delay,” which significantly impacts patient mortality. 

                                                   
1 Exhibit A – “Issues to Consider Regarding Proposed Truckstop” 
2 Emergency Medical Service Providers’ Experiences with Traffic Congestion, The Journal of Emergency 
Medicine, Vol. 44, No. 2, pp. 398–405, 2013. 
3 Brent, Daniel & Beland, Louis-Philippe, 2020. "Traffic congestion, transportation policies, and the performance 
of first responders," Journal of Environmental Economics and Management, Elsevier, vol. 103(C). 
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With our data, it is apparent that staff travel times play an inherent role in system-delay, and 
acknowledging the impact of this is imperative to improve patient care.4  

 

 Increased traffic near the hospital can increase an ambulance/EMS’ chances of getting in an 
accident while transporting patients to a hospital.5  

 
The Love’s traffic study and Missouri Department of Transportation (“MoDOT”) review of such study 
only measure the capacity of the roadways and ignore the surrounding properties, including the 
existence of a hospital like CRMC.  Similarly, during the meeting, Chairman O’Donnell stated that the 
Commission was to only look at what was on paper for the site plan and that no other factors should 
be considered when deciding whether or not to approve the site plan.  This, of course, is incorrect.  
Missouri statutes (and numerous Missouri courts applying those statutes) and the City of Cameron 
Code (the “Code”) mandate that the Commission consider the mortality and health of their neighbors 
as part of its review.  Here are just a few Missouri statutes and Code sections that codify the 
Commission’s duty.  
 

 RSMo § 89.020.1. “For the purpose of promoting health, safety, morals or the general 
welfare of the community, the legislative body of all cities . . . the location and use of buildings, 
structures and land for trade, industry, residence or other purposes.”6 (emphasis added) 

 

 RSMo § 89.040 Such regulations shall be made in accordance with a comprehensive plan and 
designed to lessen congestion in the streets; to secure safety from fire, panic, and other 
dangers; to promote health and the general welfare; . . . to facilitate the adequate provision of 
transportation, . . .  and other public requirements. Such regulations shall be made with 
reasonable consideration, among other things, . . . and with a view to conserving the values of 
buildings and encouraging the most appropriate use of land throughout such municipality. 
(emphasis added) 
 

 Section 2-20 of the Code requires the Council “enact and ordain ordinances” for “the benefit 
of . . . the health of the inhabitants of the city” and “conducive to the welfare of the city.”   

 

                                                   
4 Staff Recall Travel Time for ST Elevation Myocardial Infarction Impacted by Traffic Congestion and Distance: 
A Digitally Integrated Map Software Study, Front. Cardiovasc. Med., Jan. 8, 2018, downloaded at 
https://doi.org/10.3389/fcvm.2017.00089 
5 https://www.ky3.com/content/news/First-responders-challenged-by-many-factors-when-responding-to-a-call-
565505112.html  
6 A similar obligation is imposed on the City Council - RSMo § 78.570.2. “It shall be the duty of the council to 
pass all ordinances and other measures conducive to the welfare of the city and to the proper carrying out of the 
provisions of sections 78.430 to 78.640.” 
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 Sec. 2-111 of the Code established the intent of the Commission as “to promote the sound 
principles of health, safety, morals and welfare of the citizens of the city.” 7  (emphasis 
added) 
 

 The Cameron Zoning Ordinance (the “Zoning Ordinance”), which the Commission is bound to 
uphold, provides: 
 

o Article 1 - that one of its purposes is to “promote the health, safety and general welfare 

of the residents of the City.” (emphasis added) 
 

o Article 10 - “In interpreting and applying the provisions of this chapter, said 
regulations shall be the minimum requirements for the promotion of the public 
health, safety, convenience, comfort, morals, prosperity and general welfare.” 
(emphasis added) 

 

 As stated on its website, the City adopted the International Building Code (IBC) because “The 
purpose of this code is to establish minimum requirements to safeguard the public safety, 
health and general welfare through affordability, structural strength, means of egress 
facilities, stability, sanitation, light and ventilation, energy conservation and safety to life and 
property from fire and other hazards attributed to the built environment and to provide safety 
to firefighters and emergency responders during emergency operations.” (emphasis 
added). 

 
Improper Zoning 
 
Missouri courts have consistently held that the Zoning Ordinances must be strictly construed.8  This 
means that the City must make a decision based on the language used in the written Code or Zoning 
Ordinance and must not undertake a broader interpretation.9  “In ascertaining the meaning of a city 
ordinance, we apply the same rules used in construing a state statute.  The principal rule of statutory 
construction is to determine the intent of the legislature from the language used in the statute by 
applying the plain and ordinary meaning of the words used therein.  Where the statutory language is 
clear and unambiguous, this Court will give effect to the language as written and not engage in 
statutory construction. We presume that the legislature intended that every word, clause, sentence, 
and provision of a statute have effect and ought to be given meaning.  Conversely, we presume that 
the legislature did not include excess verbiage in a statute.  Courts are not authorized to read a 

                                                   
7 See Martin Marietta Materials, Inc. v. Bd. of Zoning Adjustment of Cass Cty., 246 S.W.3d 9 (Mo. Ct. App. 
2007).  (Ordinance mandated consideration of health, safety, and welfare included in zoning decisions).    
8  See Missouri Title Loans, Inc. v. City of St. Louis Bd. of Adjustment, 62 S.W.3d 408, 414 (Mo. Ct. App. 2001). 
(Court upheld city’s decision denying special use permit when proposed business did not fall within meaning of 
“general offices” of zoning ordinance and evidence supported determination that company would decrease 
neighborhood property values, increase traffic, and attract undesirable customers.) 
9 Id.  
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legislative intent into a statute that is contrary to the intent made evident by the plain and ordinary 
meaning of the statutory language.”10    
 
Applied to the specific and lengthy lists of permitted uses in C-1 and C-2 (for example, in the list of 
permitted uses under the C-1 zoning, there “motel” and “hotel” are separately listed), define the scope 
of the permitted uses and by operation prohibit uses that are not included.  Here, there is no use listed 
in the allowed uses under C-1 or C-2 zoning that describes the entirety of the intended uses for the 
Love’s property.  There are some uses listed in C-1 and C-2 that could represent a portion of the 
intended use, such as “service station and convenience store” in Section 2.E of Article 17 of the Zoning 
Ordinance. But, there is nothing listed in C-1 and C-2 that permits, among other things, the use as an 
overnight parking lot for trucks and recreational vehicles where the occupants may spend the night. 
Consequently, the use of the Love’s property for a truck stop with spaces for overnight parking where 
occupants sleep in truck cabs and recreational vehicles is not appropriate for C-2 zoning. 
 
Other sections of the Code are consistent with this interpretation.  For example, the use of the Love’s 
property for a truck stop where individuals sleep in truck cabs and recreational vehicles may only occur 
in a mobile home park district, and the Love’s property is not currently zoned for a mobile home park 
district.  Section 11-3 of the Code provides that, “It shall be unlawful for any person to use or occupy 
any trailer coach except in a mobile home park district.”  Section 11-1 of the Code defines a “Trailer 
Coach” as “any vehicle or structure designed and constructed in such manner as will permit occupancy 
as sleeping quarters for one (1) or more persons and so designed that it is or may be mounted on 
wheels and used as a conveyance on highways or city streets, propelled or drawn by its own or other 
motive power, but does not include a device used exclusively upon stationary rails or tracks.”  The 
types of trucks and recreational vehicles that Love’s intends to allow to park overnight on its property 
and permit sleeping quarters meet the definition of a “Trailer Coach.”  Section 11-1 of the Code defines 
a “Mobile home park” as a parcel of land in single ownership/control, developed with facilities for 
accommodating occupied mobile or manufactured homes. 
 
Further, in the event Love’s intends to include showers at this location, such use would require a 
Conditional Use grant from the City Council.  See Section 4 of Article 31 of the Zoning Ordinance.  
Showers within a truck stop would meet the definition of a “bathhouse” as set forth in Section 8.C. of 
Article 31, which includes “an establishment or business which provides the services of baths of all 
kinds including all forms and methods of hydrotherapy . . . .” 
 
CRMC was aware of that when CRMC relied upon the C-2 zoning.  CRMC relied upon the C-2 zoning, 
including the specific listing of permitted uses which define the concise and limited uses, when 
deciding to invest tens of millions of dollars to construct and continue expanding the hospital.  At least 
the entirety of this investment is at risk if the zoning ordinances are applied beyond their specific lists.   
 

                                                   
10 City of Bridgeton v. Titlemax of Missouri, Inc., 292 S.W.3d 530, 535–36 (Mo. Ct. App. 2009).  (Internal citations 

and quotations excluded). 
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Hospital Zone 
 
The Commission must also review any proposed use in light of surrounding uses.11  With this particular 
location, the Commission must take into account the impacts of the external environment on the safe 
operation of a hospital.  Section 7-11 of the Code provides that it is “unlawful for the driver of any 
vehicle to cause to be emitted any unnecessary or unduly loud noise when within two hundred (200) 
feet of a hospital.”  The Love’s site plan shows overnight parking for no less than 114 trucks and 6 
recreation vehicles.  The noise impact of that many trucks would be unduly.  The exhaust and air 
pollution produced would be even more harmful.12  One member of the Commission made a statement 
during the meeting that he thought of the hospital in a similar way to a church or other sacred space.  
Such an analogy would be appropriate in considering a site plan and the existing uses across the 
street from, and adjacent to, the proposed uses. 
 
Conditional Use or CM-P 
 
When considering the totality of the intended uses of the Love’s property, the proper zoning would be 
either a Conditional Use within the C-2 district or, given its inclusion in the Earley Business Park, a 
CM-P Commercial & Manufacturing Planned District.  Since not all of the intended uses of the Love’s 
property are listed in either C-1 or C-2, then Love’s must obtain a Conditional Use from the City 
Council. Section 1 of Article 31 of the Planning Ordinance states that “conditional uses are those types 
of uses which, due to their nature, are dissimilar to the normal uses permitted within a given zoning 
district or where product, process, mode of operation, or nature of business may prove detrimental to 
the health, safety, welfare or property values of the immediate area and its environs.”  The Section 
continues by stating, “Within the various zoning districts specific uses may be permitted only after 
additional requirements are complied with as established within this section.” 
 
The Earley Business Park, including the intended uses of the Love’s property and other light industrial 
uses discussed, would be better served with a CM-P Commercial & Manufacturing Planned District 
zoning.  Section 1 of Article 20 of the Zoning Ordinance provides that the purpose of a CM-P district 
“to provide a flexible planning framework in which a broad range of commercial and manufacturing 
facilities can be integrated into a business park environment with a consistent visual quality and a 
comprehensive infrastructure concept.”  This would be even truer given the fact that there has been 
discussion, and some discrepancies reported in the Commission meeting, regarding the design, 
construction, ownership, use, and maintenance of Earley Road, which is intended to serve as the 
primary ingress and egress of the infrastructure for the Earley Business Park. 
 
Obtaining a Conditional Use or rezoning to CM-P would require City Council approval.  Given that City 
Council approval has not been contemplated to date for the Love’s site plan review, such a failure to 
proceed could be considered a violation of the Zoning Ordinance. 
 

                                                   
11   See Martin Marietta Materials, Inc. v. Bd. of Zoning Adjustment of Cass Cty., 246 S.W.3d 9 (Mo. Ct. App. 
2007).  (Ordinance mandated consideration of compatability with other properties).    
12  Exhibit A - “Issues to Consider Regarding Proposed Truckstop” 
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Commission Membership 
 
Employees of the City may not serve on the Commission.  Article 2 of the Zoning Ordinance provides 
for seven citizen-members.  RSMo. § 89.320 provides, “All citizen members of the commission shall 
serve without compensation.”  (emphasis added).  This necessarily would exclude paid city 
employees from serving on the Commission.  Further, RSMo. § 89.330 provides, “The commission 
shall appoint the employees and staff necessary for its work, and may contract with city planners and 
other professional persons for the services that it requires.”  By specifically granting the Commission 
the authority to contract with City employees, it is clear that the statute does not permit the appointment 
of City employees to the Commission.    
 
Missouri ethics statutes, RSMo §§ 105.452.1(4) and 105.1(1), also prohibit City employees from 
serving as members of the Commission.   When evaluating a very similar issue, the Missouri Ethics 
Committee, in an opinion dated February 1, 2001, concluded that a city council member could not 
serve as a volunteer fireman if that individual receives any payment from the political subdivision, 
including stipends or any other type of compensation.   
 
These issues with the proper membership of the Commission cannot be ignored.  “If a city fails to 
comply with the enabling statutes, the ordinance passed or the action taken in excess of such authority 
or without full statutory compliance is deemed to be invalidly enacted and cannot be enforced.  This 
grant of legislative power to municipalities is subject to the limitations imposed by the statutes, and a 
city may not broaden that power by the content of its own ordinances on the subject.”13  
 
Highway BB Infrastructure Improvements 
 
The current infrastructure in and around Highway BB and the bridge over I-35 is inadequate for Love’s 
intended use and the considerable amount of trucks expected on a daily basis.  To this end, the City, 
CRMC, and other property owners along Highway BB have formed a committee to explore the 
possibility of improvements to Highway BB and the bridge.  This committee’s consensus is that 
Highway BB must be expanded to at least three lanes, if not four.  Given the potential need for 
additional space along Highway BB for such improvements, the Commission should require that the 
Love’s site plan and the Earley Business Park plat include such additional room.  The current Love’s 
site plan and the Earley Business Park do not have such reserved land.  In addition, the City should 
require additional concessions from Love’s before approving the site plan, including, without limitation, 
a commitment to contribute funds directly towards infrastructure improvements. 
 
As we have stated before, CRMC, as the largest employer in the City, has been and remains 
committed to Cameron’s strategic long-term economic development.  CRMC supports all economic 
development that enhances future economic growth.  CRMC wants to work with the City and other 

                                                   
13 Municipal Land Planning Law in Missouri, 56 J. Mo. B. 346 (2000). (citing State ex rel Holiday Park, Inc. v. 
City of Columbia, 479 S.W.2d 422, 424 (Mo. 1972); Casey's General Stores v. City of Louisiana, 734 S.W.2d 
890, 895 (Mo. App. E.D. 1987).  
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stakeholders to ensure that investments are made in Cameron as a destination for business and 
families and not just a stop to another community. 
 
We look forward to receiving your response to the above issues.  Please contact us if you have any 
questions or if you want to discuss any of these matters.    
  

Sincerely yours, 

 

Blane R. Markley 
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ISSUES TO CONSIDER REGARDING 

PROPOSED TRUCK STOP 

EXHIBIT A  
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MINIMAL TRAFFIC DELAYS INCREASE MORTALITY  
 

 

 

 The risk of death for trauma patients increases by 

5% for every minute that goes by between the 

occurrence of an injury and arrival at a hospital.1 

 Delays of just over 4 minutes in the transport times 

of acute myocardial infarction or cardiac arrest 

patients led to higher 30-day mortality rate.2  

 The delay observed between first medical contact 

and reperfusion therapy in STEMI requiring 

coronary intervention is known as “system-delay,” 

and has significant impacts on patient mortality. 

With our data, it is apparent that staff travel times play an inherent role in system-delay, 

and acknowledging the impact of this is imperative in order to improve patient care.3  

 Increased traffic near hospital can increase chances ambulance/EMS get in accident while 

transporting patients to hospital.4  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                 
1 Emergency Medical Service Providers’ Experiences with Traffic Congestion, The Journal of Emergency Medicine, Vol. 44, No. 

2, pp. 398–405, 2013. 
2 Brent, Daniel & Beland, Louis-Philippe, 2020. "Traffic congestion, transportation policies, and the performance of first 

responders," Journal of Environmental Economics and Management, Elsevier, vol. 103(C). 
3 Staff Recall Travel Time for ST Elevation Myocardial Infarction Impacted by Traffic Congestion and Distance: A Digitally 

Integrated Map Software Study, Front. Cardiovasc. Med., Jan. 8, 2018, downloaded at https://doi.org/10.3389/fcvm.2017.00089 
4 https://www.ky3.com/content/news/First-responders-challenged-by-many-factors-when-responding-to-a-call-565505112.html  
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LONG-TERM HEALTH IMPACTS       

              

              5 

 The EPA recommends 

screening school sites 

for potential health 

risk when located 

within 1,000 feet of a 

gas station.6 

 

 Benzene is the 

gasoline constituent 

most harmful to human 

health. Adverse health 

effects of benzene 

include nausea, cancer, 

anemia, increased 

susceptibility to 

infections, and low 

birth weight. 

According to the World Health Organization Guidelines for Indoor Air Quality there is no 

safe level for benzene. 7  

 Benzene emissions from underground gasoline storage tank vents were sufficiently high to 

constitute a health concern at a distance of up to 518-feet.8 

 More trucks negatively affect communities by causing traffic congestion, safety issues, 

pavement damage, noise, and air pollution.9 

 Increased traffic associated with increased asthma rates in children and premature births.10 

 Long-term exposure is associated with new cases of heart disease in middle-aged persons.11 

 Short and long-term exposures are associated with cardiovascular deaths and illness, lung 

cancer, breast cancer, and increased risk of developing type II diabetes.12 

                                                 
5 https://ww2.arb.ca.gov/sites/default/files/classic//ab2588/rrap-iwra/gasiwra.pdf  
6 https://www.epa.gov/sites/production/files/2015-06/documents/school_siting_guidelines-2.pdf  
7 https://www.sciencedirect.com/science/article/pii/S0048969718337549  
8 https://www.sciencedirect.com/science/article/pii/S0048969718337549  
9 Driving Harm: Health and Community Impacts of Living near Truck Corridors – THE Impact Project Policy Brief Series, 

www.theimpactproject.org  
10 Id. 
11 Id. 
12 Id. 
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CRIME 
 

 According to the latest FBI statistics, 859 trucks were robbed in 2009, up from 767 trucks 

in 2008   and 672 in 2007.13 

 According to the National Human Trafficking Hotline, due to their frequently remote 

locations and transient customer base, truck stops are an ideal venue for traffickers 

seeking to profit from exploiting victims without interference or undue attention. 

Traffickers frequently move their victims from city to city, forcing victims to engage in 

commercial sex at truck stops along the way.14 

 A computer database maintained by the FBI has grown to 

include information on more than 500 female crime 

victims, most of whom were killed and their bodies 

discarded at truck stops, motels and other locations along 

popular trucking routes crisscrossing the U.S.15 16 

 

  

                                                 
13 https://abcnews.go.com/Business/armed-robbery-growing-problem-truckers/story?id=10053720 
14 https://humantraffickinghotline.org/sex-trafficking-venuesindustries/truck-stop-based 
15 https://www.latimes.com/archives/la-xpm-2009-apr-05-me-serialkillers5-story.html 
16 https://archives.fbi.gov/archives/news/stories/2009/april/highwayserial_040609  
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ECONOMICS           

               
17 

      

 Health care is an economic 

development opportunity for local 

and state public administrators. 

Health care is most regions’ 

largest industry, paying above 

average wages to the full 

spectrum of employee types. 

Health care is also a critical 

quality of life factor impacting the 

retention and attraction of high 

wage jobs in other industries.18 

 Nearly 310,000 jobs in Missouri are attributable to either hospitals’ day-to-day operations 

or capital spending. These jobs delivered more than $19.3 billion in labor income, wages 

and benefits to Missourians. In addition, $27.1 billion in Gross State Product for Missouri 

can be linked to hospitals. In all, hospitals’ economic activities generated nearly $1.6 

billion in taxes for state and local governments, while contributing $4.1 billion in taxes to 

the federal government.19  

 The number of gas stations in the U.S. has been declining. In 1994, there were 202,800 

gas stations across the nation, but by 2012 the number was down to 156,065.20 

 The hourly median wage for cashiers in Missouri is $10.58,21 and the job outlook is 

projected to decline 7% from 2019-29.22 

 Federal Housing Administration (FHA) insured mortgages are not available for properties 

located within 300 feet of tanks capable of storing 1,000 gallons or more of gasoline or 

other flammable-explosive materials.23 

  

                                                 
17 https://www.bls.gov/emp/images/growing_occupations.png  
18 https://patimes.org/health-care-economic-development-opportunity-public-administrators/  
19 https://www.mhanet.com/mhaimages/Economic_Impact/Hospital_Economic_Impact_Report.pdf  
20 https://www.convenience.org/Topics/Fuels  
21 https://data.bls.gov/oes/#/geoOcc/Multiple%20occupations%20for%20one%20geographical%20area  
22 https://www.bls.gov/ooh/sales/cashiers.htm  
23 https://www.hud.gov/program_offices/administration/hudclips/handbooks/hsgh/4150. 
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APPENDIX – City Ordinances        

               

Truckers sleeping in cabs violates the City of Cameron’s (“City”) Code of Ordinances (“Code”).  

 

 Sec. 11-3 - It shall be unlawful for any person to use or occupy any trailer coach except in a mobile 

home park district.  

 Sec. 11-1 – defines: 

o Trailer coach means any vehicle or structure designed and constructed in such manner as will 

permit occupancy as sleeping quarters for one (1) or more persons and so designed that it is or 

may be mounted on wheels and used as a conveyance on highways or city streets, propelled or 

drawn by its own or other motive power, but does not include a device used exclusively upon 

stationary rails or tracks. 

o Mobile home park means a parcel of land in single ownership/control, developed with 

facilities for accommodating occupied mobile or manufactured homes. 

 

Consistent with the general duty of governments and public officials, the City Code imposes a duty on the 

City to protect the health and safety of its citizens.  Here are a few examples within the Code that reference 

this duty:   

 

 Section 2-20 of the Code requires the council “enact and ordain ordinances” for “the benefit of . . . the 

health of the inhabitants of the city” and “conducive to the welfare of the city.”  This duty is also 

imposed by Missouri statute – RSMo § 78.570.2. “It shall be the duty of the council to pass all 

ordinances and other measures conducive to the welfare of the city and to the proper carrying out of 

the provisions of sections 78.430 to 78.640.” 

 

 Sec. 2-111 of the Code established the intent of the City’s Planning and Zoning Commission as “to 

promote the sound principles of health, safety, morals and welfare of the citizens of the city.”  

 

 As stated on its website, the City adopted the International Building Code (IBC) because "The 

purpose of this code is to establish minimum requirements to safeguard the public safety, health and 

general welfare through affordability, structural strength, means of egress facilities, stability, 

sanitation, light and ventilation, energy conservation and safety to life and property from fire and 

other hazards attributed to the built environment and to provide safety to fire fighters and emergency 

responders during emergency operations” 

 

 Recognizing the impacts of the external environment on the safe operation of a hospital, the Section 

7-11 of the Code provides that it is “unlawful for the driver of any vehicle to cause to be emitted any 

unnecessary or unduly loud noise when within two hundred (200) feet of a hospital.” 
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