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CHAPTER 1:
INTRODUCTION

GOALS AND OPPORTUNITIES

INTRODUCTION

Destination Camdenton is the comprehensive development plan 
for the city of Camdenton. A foundational document designed, 
through community engagement and introspection, to identify 
how Camdenton will look and function in the future. Beyond 
identifying the vision, this document will guide policy decisions 
and investment to realize the vision through the coming years. 
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WHAT IS A COMPREHENSIVE PLAN?
Camdenton’s comprehensive plan lays out a vision for the future of Camdenton, with a focus on priorities for city 
policies and public investments in the next 20 years. The plan serves three primary roles:

COMMUNITY BUILDING
The comprehensive planning process provides an opportunity for residents to contribute to a shared vision for 
their community. Over the year-long process, residents and stakeholders identified issues and opportunities for 
Camdenton’s land use, infrastructure, public facilities, natural resources, neighborhoods, and other important 
community aspects. These findings form the foundation of the plan and are used to set public priorities and 
establish action steps to improve quality of life and make the city more attractive for potential growth.

LEGAL BASIS FOR LAND USE REGULATIONS
RSMO 89.040 of the Missouri Code allows cities to adopt land use regulations such as zoning and subdivision 
ordinances to promote the “health, safety, morals or general welfare of the community.” These regulations govern 
how land is developed within a municipality and its extra-territorial jurisdiction. Land use regulations recognize 
that people live cooperatively and have certain responsibilities to coordinate and harmonize the uses of private 
property. The comprehensive plan provides a legal basis for these regulations.

GUIDANCE FOR DECISION-MAKERS
The plan will serve as a guide for city staff, the Planning and Zoning Commission, Board of Aldermen, and other 
boards and commissions, as they set policy, guide investment, and make land use decisions. The plan is designed as 
a flexible document that can respond as conditions change over time.
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 · Camdenton is home to many of the employees that 
work in the regional service industries. 

 · The Lake of the Ozarks is a popular housing 
destination for retirees in the region. This attraction 
is even popular to local residents, who choose 
to live outside the city as they enter their prime 
earning years and become empty nesters.  

CAMDENTON’S FUTURE 
RESIDENTS
First and foremost, any plan for the future of 
Camdenton must examine how the city is evolving and 
explore who will be the next generations. Camdenton 
has grown steadily for decades (Table 1.1) and this is 
expected to continue. Population projections and 
characteristics form the basis for all aspects of the 
comprehensive plan. 

If recent population trends continue as expected, 
Camdenton would gain between 989 and 1,355 
residents from 2015 to 2035 for a total population 
between 4,795 and 5,125 (Table 1.2). This table 
summarizes the population projection scenarios for 
Camdenton through 2035. Scenarios are based on 
the continuation of historical growth rates and are 
adjusted to account for the distinct nature of the future 
population including age, gender balance, and average 
household size. 

The final scenario in Table 1.2 illustrates an increase in 
growth over time from 1% to 1.5% beginning in 2020. 
This scenario reflects that much of the most buildable 
land in Camdenton has already been developed 
and therefore, suggests a few years of planning 
and investment will be required before additional 
development projects can occur as recommended by 
this plan. 

As Camdenton is a service center for the Lake of the 
Ozarks Region, changes to the regional population will 
continue to have a profound impact on the economy 
and character of Camdenton. Table 1.3 illustrates 
several population growth scenarios for the region. 

Also, Camdenton has a significantly lower median age 
than the State of Missouri and Camden County. There 
are a number of factors that contribute to this trend:

TA B L E  1.1:  Camdenton - Present and Future Population

Change in Population Percent Growth During Decade Annual Growth Rate) AGR)

1970-1980 + 667 41% 3.5%

1980-1990 + 258 11% 1.1%

1990-2000 + 419 16% 1.5%

2000-2010 + 738 25% 2.2%

TA B L E  1. 2:  Camdenton - Future Population Projec tions

2010 2015 2020 2025 2030 2035

0% Migration 3,718 3,770 3,829 3,887 3,942 3,980

1.0% AGR 3,718 3,900 4,099 4,308 4,528 4,759

1.5% AGR 3,718 3,900 4,201 4,526 4,876 5,253

2.0% AGR 3,718 3,900 4,306 4,754 4,249 5,795

1% - 1.5% in 2020 3,718 3,900 4,099 4,416 4,757 5,125

TA B L E  1. 3:  Camden County - Future Population Projec tions

2010 2015 2020 2025 2030 2035

0% Migration  44,002  42,834  41,610  40,319  38,923  37,316 

1.0% AGR  44,002 46,247 48,606 51,085 53,691 56,430

1.5% AGR  44,002 49,784 56,326 63,728 72,102 81,577

2.0% AGR  44,002 53,535 65,134 79,245 96,414 117,302

TA B L E  1. 4:  Median Age

Median Age

Camdenton 32.3

Camden County 49.2

State of Missouri 38.0
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HEALTHY COMMUNITY / QUALITY 
OF LIFE

1. Provide park and recreational facilities, programs, 
and services that are accessible and proactive 
to enabling a healthy lifestyle for all residents of 
Camdenton 

2. Identify and establish trails that connect 
destinations, providing recreation options and 
protecting natural resources

3. Encourage the creation of places where residents 
and visitors can gather, be active, and build social 
connections

4. Provide housing, transportation, social,  and 
commercial opportunities that enable residents 
and visitors to experience Camdenton’s natural 
environment

5. Create healthy neighborhoods that offer a range 
of housing types to accommodate workers and 
residents in all stages of life

GOALS OF DESTINATION 
CAMDENTON

TRANSPORTATION AND 
CONNECTIVITY

1. Create a transportation network that will provide 
a safe and efficient means for all users including 
pedestrians, bicyclists, and drivers

2. Establish a transportation system that will support 
desirable patterns of community, neighborhood, 
and economic development

3. Create a transportation system which effectively 
serves all regional transportation and provides for 
safe and efficient movement within the community

4. The transportation system will support the city’s 
long-term land use vision

PUBLIC FACILITIES AND 
INFRASTRUCTURE

1. Ensure land use, infrastructure, and transportation 
patterns support the efficient and cost-effective 
delivery of emergency services

2. Guide the extension of infrastructure, including 
technology infrastructure, in a way that supports 
efficient patterns of community and economic 
development

3. Strengthen existing public facilities and 
infrastructure strategically to encourage private 
sector investment and reinvestment, job creation, 
and improve Camdenton’s quality of life
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GOALS OF DESTINATION 
CAMDENTON 
ECONOMIC DEVELOPMENT

1. Encourage the creation of a diverse, year-round 
economy to attract and retain employment, young 
professionals, entrepreneurs, and businesses into 
the Lake of the Ozarks Region

2. Capitalize on the draw of regional destinations to 
attract business to the community and to market 
the high quality of life in Camdenton

3. Promote the Camdenton Memorial - Lake Regional 
Airport as an asset to recruit businesses into 
Camdenton and the Lake of the Ozarks Region

COMMUNITY IMAGE
1. Establish Camdenton as a regional leader in 

economic development, quality of life, and as a 
destination for visitors and those relocating   
to the Lake of the Ozarks Region

2.  Strengthen the appearance of the downtown 
and the highway corridors to convey the positive 
message that Camdenton is an attractive, vibrant, 
and cohesive community at the heart of the Lake of 
the Ozarks Region

3. Promote public investment and private activities 
which support the beautification of the highway 
corridors as a way to create a positive first 
impression for regional travelers

DOWNTOWN / SQUARE
1. Establish downtown as the cultural core of the 

community, an attractive and unique destination in 
the region

2. Expand the downtown image to be seen as a 
neighborhood where residents can find quality 
housing options within the special district

3. Position downtown to balance the needs of 
local and regional travel demands in a manner 
that highlights the strengths and character of 
downtown Camdenton
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ECONOMIC LOCATION
The Camdenton Memorial-Lake Regional Airport 
and the strategic location at the crossroads of U.S. 
Highway 54 and State Highway 5 place Camdenton 
at an economic advantage within the region. The 
accessibility of Camdenton presents the opportunity 
to attract new businesses, retain existing employers, 
strengthen the tourist market, and to incubate new 
local businesses. 

THE SQUARE
The Camdenton Square is a distinct resource in the 
region. As a distinct and historic shopping center, the 
Square presents an opportunity to become a year 
round shopping, service and cultural destination for 
residents and tourists alike.

NATURAL BEAUTY
Many communities invest large sums of money into 
creating natural areas to offer wilderness green space 
to their populations - Camdenton, by its location 
is surrounded by the natural beauty of the rugged 
landscape. In this landscape exists the opportunity to 
strengthen this amenity as an asset for all residents 
and visitors to enjoy.

OPPORTUNITIES
Camdenton has a number of significant opportunities 
by virtue of its location, its population, and by potential 
investment synergies. From the destination appeal of 
the Lake of the Ozarks region, to the distinct nature of 
the Camdenton Square, to the natural beauty of the 
landscape that pervades the fabric of the community. 

DESTINATION QUALITY
At the center of the Lake of the Ozarks region, 
Camdenton experiences the benefit of strong seasonal 
tourism and market demands. While this advantage is 
strongly represented by the market analysis of Chapter 
5, there is an opportunity for Camdenton to expand its 
role in the region and to become a unique destination 
for visitors.
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CHAPTER 2:
INTEGRATED LAND USE PLAN PRINCIPLES OF LAND USE AND DEVELOPMENT:

 · Encourage contiguous and fiscally responsible development
 · Promote infill development
 · Preserve drainages and natural open spaces
 · Promote diverse housing choices
 · Plan for community amenities such as parks and schools
 · Provide a multi-modal continuous transportation network
 · Enhance public safety and minimize hazard risk
 · Encourage balanced and connected neighborhoods
 · Use public investments to promote private development
 · Make decisions in a transparent and collaborative manner 
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Encourage contiguous and fiscally responsible development: 
Contiguous and compact development preserves small town character 
by allowing Camdenton to grow in a walkable and neighborhood-
focused pattern. In addition to creating more comfortable and healthy 
living arrangements for residents, this pattern is also efficient and 
comparatively inexpensive for infrastructure and community services. 
If implemented as a standard development practice, contiguous and 
compact development would reduce the total amount of infrastructure 
needed. 

Promote infill development: 
Infill development supports the economic and social value of 
Camdenton’s existing neighborhoods and business corridors by 
promoting investment into established areas rather than solely at the 
fringe of the community. Infill development helps make full use of 
existing infrastructure, thus limiting unnecessary expansions and cost. 
Such development should respect and complement the character of the 
area. 

LAND USE TODAY
Camdenton’s land use is a core component of the comprehensive plan. It establishes a development vision to 
accommodate future growth, maintain and enhance the quality of existing development, and provides a sound 
basis for public and private decisions, including infrastructure investments. The land use plan provides a physical 
framework for the recommendations in the subsequent chapters in this document.  

TOOLS FOR DIRECTING LAND USE
 » Principles of Future Land Use and Development
 » Environmental Framework
 » Existing Land Use Map
 » Opportunity Areas and Map
 » Development Concept
 » Future Land Use Map
 » Land Use Categories and Characteristics
 » Land Use Compatibility Matrix

PRINCIPLES OF FUTURE LAND USE AND DEVELOPMENT

At the heart of the plan are its 
building blocks, a foundation 
of inter-related land uses that 

make up the city - driven by 
private enterprise, guided by 

local regulations, but ultimately 
executed by market realities. 
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Enhance public safety and minimize hazard risk: 
Land use decisions have a wide variety of effects on 
public safety and hazards. A well-connected and 
multi-modal transportation network promotes better 
emergency service and evacuation routes in case of 
large-scale emergencies. Camdenton’s natural beauty 
can often make connectedness difficult to achieve 
but projects still need to be mindful of this issue. A 
mixture of land uses within neighborhoods enhances 
security by creating activity and “eyes on the street” 
throughout the day. 

Plan for community amenities such as parks and 
schools: 
Parks, open spaces, schools, and other public places 
should be viewed as neighborhood anchors that 
promote community activity, personal interaction, and 
a sense of place. Camdenton’s parks and open spaces 
can serve as an attraction for potential residents and 
encourage new development around their edges. 

Provide a multi-modal continuous transportation 
network: 
A network of streets, bikeways, and pedestrian trails 
should provide connectivity throughout Camdenton 
and accommodate a diverse set of mobility needs 
and preferences. Camdenton residents want to see 
a stronger emphasis on biking and walking options 
to connect their neighborhoods to the rest of the 
community including commercial corridors, parks and 
recreation amenities, and schools.

Street networks should provide well-connected routes 
that make travel safe, efficient, and convenient for 
everyone using the system. 

Preserve drainages and natural open spaces: 
Preserving key natural areas can protect plant and 
animal habitats, increase property value for nearby 
development, enhance and connect the park system, 
and reduce flash-flooding by providing natural 
stormwater drainage. A network of natural preserve 
areas would enhance community character and make 
Camdenton more attractive to new residents. The 
preserves protect steep slopes, wetlands, hydric soils, 
floodplains, drainage-ways, and wooded areas. 

Promote diverse housing choices: 
Residents of Camdenton have expressed a clear desire 
for more diverse housing options at prices people can 
afford. At the same time, housing needs and preferences 
are changing. The mortgage crisis and recent economic 
downturn has inspired a greater preference for 
affordable and/or rental options. The Baby Boomer and 
Millennial generations are demonstrating a growing 
preference for smaller lot homes and multi-family 
housing, in addition to a continued interest in traditional 
single family homes. Camdenton can increase its appeal 
to potential residents by promoting housing options for 
an increasingly diverse population.
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ENVIRONMENTAL FRAMEWORK: 
Camdenton’s rugged environment and its tremendous 
beauty can be an even greater asset for future growth 
and community character. While steep slopes highlight 
the ridges and hollows of Camdenton to create a 
striking landscape, development must respect the 
limitations of the environment including steep slopes, 
floodplains, and unstable soils. Preserving natural areas 
can increase property value for adjacent development, 
enhance and connect the park system, protect plant 
and animal habitats, and reduce flood risk by providing 
natural stormwater drainage.

Use public investments to promote private 
development: 
Camdenton’s public investments in streets, water, 
sewer, parks and schools can be leveraged to promote 
private actions. When strategically located, a new park 
or school can inspire private residential development, 
while targeted infrastructure improvements can be 
used to attract new industry. 

Make decisions in a transparent and collaborative 
manner: 
Land use and environmental decisions should be made 
through a transparent process, with opportunity for 
input from all citizens and affected entities, such as 
the county, neighboring towns or the school district. 
Creation and implementation of land use decisions 
should be a shared responsibility that promotes the 
equitable distribution of development benefits and 
costs.

Encourage balanced and connected neighborhoods: 
Balanced neighborhoods provide a variety of 
housing options, access to open space, and contain 
activity centers such as parks, schools, civic centers, 
or commercial areas that are well connected to 
surrounding neighborhoods. Appropriate transitions 
should be made between higher intensity uses, such 
as industry, and lower intensity uses, such as homes. 
Commercial services should be easy to access and 
mixed uses should be encouraged.
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MAP 2.1: Development Suitability Map

Development Suitability
In Camdenton the greatest environmental 
constraint is the topography and factors related 
to steep slopes such as drainageways, soil 
stability, and land cover. Map 2.1 identifies the 
development suitability based on topography 
- generally, the ridgelines are most suitable 
while the hollows and the steep slopes are less 
appropriate for development. 

Development Suitability

Most Suitable

Least Suitable
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IMPLEMENTATION OPTIONS
While many developers may voluntarily choose to 
preserve sensitive natural areas, reaching the desired 
level of preservation will often require the force of 
city regulations. The following policy options, either 
alone or in combination, can help implement the 
environmental vision:

 · Prohibit all development in the 100-year floodplain

 · Prohibit or restrict development in the 500-year 
floodplain

 · Consider development regulations to reduce the 
impact on steep slopes. 

EXISTING LAND USE
The Existing Land Use Map 2.2 - classifies parcels of 
land according to their use. The land use categories are 
described beginning on page 17. The Existing Land Use 
map can be used in conjunction with the compatibility 
matrix (Table 2.3) to determine if proposed 
developments are compatible with existing uses.

For in-depth details about existing land use including 
the number of acres in each category, refer to the 
Appendix.

The Lake of the Ozarks
The Lake of the Ozarks are a tremendous resource to 
Camdenton and to the entire region. The health and 
vitality of this resource is the lifeblood of the region 
and should be preserved in pristine condition.

The preservation of water quality in this shared 
resource is the responsibility of all communities in 
the region. Development proposals should consider 
and respect environmental features that impact the 
lake, directly or indirectly.

Wetlands. Areas of poorly-drained soils characterized 
by permanent or temporary soil saturation and 
occasionally standing water. Wetlands perform an 
important ecological function by absorbing and 
slowing floodwaters, and providing a unique habitat 
for plants and animals. Wetlands are protected by 
state and federal law and must be preserved as part 
of any new development.

Hydric Soils. Soils that have a high capacity to detain 
water. Hydric soils capture and detain rainwater, 
releasing it more gradually into Camdenton’s minor 
drainage-ways, which mitigates stream bank erosion 
and flash flooding. Allowing hydric soils to perform 
this function is an important part of a stormwater 
management plan. Hydric soils should be preserved 
where possible to avoid flooding and water quality 

deterioration.

Watershed. An area of land in which all water drains 
to the same place. Communities which share a 
watershed often have inter-related or shared water 
issues, and may have an interest in collaborative 
efforts related to water quality and flood control.

EACH SITE IS UNIQUE
While the Development Suitability Map provides a 
general overview of environmental conditions and 
should be used as a guide for public policy, each site 
is unique and each development proposal should 
be reviewed on a case-by-case basis to address 
environmental conditions and concerns. 

ENVIRONMENTAL FACTORS
Steep Slopes 
The sheer severity of the landscape in Camdenton 
will continue to dictate where development can 
physically occur. The pattern of ridges and hollows 
serves to identify where development has occurred 
and where it should occur in the future. Issues 
related to development on steep slopes include: 
soil erosion, landslides, foundation vulnerability, 
increased storm-water runoff, and the provision 
of emergency services. Slopes are the primary 
environmental restraint in Camdenton
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VISUAL GUIDE TO LAND USE 
TYPES:
The Existing Land Use Map - Map 2.2 - classifies parcels 
of land in Camdenton according to their use. This 
photo-guide is provided to illustrate the categories 
contained in the legend of the Existing Land Use Map.

Single Family Residential

Medium Density - Single Family Residential

Mobile Home Park

Multi-Family Dwelling

Office

Commercial

Agriculture

Open
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Utilities

Schools
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 · Natural Resource Preservation Areas: Preserves on 
the map are based on the development suitability 
map in Map 2.1. The boundaries of the preserves 
should be given significant weight in decision-
making.

Guide for Land Use Decisions  
The Future Land Use map will guide the land use and 
development decisions of the Planning & Zoning 
Commission and the City Council. The map should 
guide the approval process for development proposals 
and zoning decisions.

THREE IMPORTANT POINTS ABOUT LAND USE MAPS
Property Owners Decide
The maps depict new land uses for privately owned properties. The transition of these properties from their current 
use to the depicted use is expected to occur gradually over time, in response to market demands, as property 
owners voluntarily sell, develop, or change the use of their land.

Generalized Map
The Future Land Use map should be interpreted generally and is not intended to provide the specificity or the 
rigidity of a zoning map or engineering document. The map should provide guidance for:

 · Generalized land use locations and transitions: The boundaries between land uses on the map are “fuzzy” lines 
and are meant to show approximate areas for transition, rather than rigid boundaries. Minor variations in land 
use, such as a small civic use on a residential block, are not reflected in this generalized map, but may still be 
permitted per zoning regulations.

 · Collector and arterial street connections: Critical arterial and collector street connections are specified on this 
map, though the exact routes will depend on detailed engineering studies. Local streets will be determined as 
development occurs. See Chapter 3: Transportation.

The Future Land Use Map is not a 
zoning map but should instead guide 

the zoning map.
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FUTURE LAND USE
Opportunity Areas
As Camdenton continues to grow, new land will 
need to be developed to accommodate housing, 
commercial, industrial, and other land use demands. 
The planning team identified preferred growth areas 
(Map 2.3) based on environmental features, existing 
land use patterns, infrastructure capacity and market 
trends. These preferred growth areas are incorporated 
into the Development Concept Map (Map 2.4) and the 
Future Land Use Map (Map 2.5)

MAP 2.3: Opportunity Areas Map

Residential Areas
The preferred residential growth areas 
are primarily within the city limits or 
adjacent areas, with access to existing 
infrastructure and amenities such as 
parks and schools. The highlighted areas 
are most highly developable from an 
environmental perspective. 

Commercial Areas
Camdenton’s future commercial growth 
should balance new growth along the 
highway corridors and at the Highway 5 
interchange with continued support to 
the central business district at the Square.

Industrial Areas
Preferred industrial growth options 
include the areas surrounding the Airport 
including build-out of the business parks. 



DEST INAT ION CAMDENTON   |  s t rong his tor y...exc it ing f uture 21

URBAN RESERVE

Use Characteristics
Long term growth areas. These are holding areas beyond the areas 
needed to accommodate the next 20-25 years of growth. Any 
privately led development should be reviewed for consistency with 
the best management practices outlined in the plan. 

OPEN / SENSITIVE AREAS

Use Characteristics
Characterized by steep slopes descending from the ridgelines and 
into the hollows, these areas are sensitive to development and 
should be preserved for natural and recreational value. Development 
should not be encouraged at these locations with the exception of 
natural trails to serve as features and connections within the park 
network.

Features and Criteria
Urban encroachment should be discouraged in these areas. Areas 
may be designated for conservation, including floodplains and steep 
topography. Commonly zoned A-1 General Agriculture.

PARKS AND RECREATION

Use Characteristics
Traditional park and recreation areas including passive and active 
recreation uses. 

Features and Criteria
Parks should be centrally located with easy access for both 
pedestrians and auto-users. Residents should be within a half mile 
of a neighborhood park. All parks should be connected through the 
city’s trail and open space system. A park should be located in each 
quadrant of the city. 

GUIDE TO LAND USE CLASSIFICATIONS:
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LOW DENSITY RESIDENTIAL

Use Characteristics
Restrictive land uses emphasizing single-family detached residential 
developments. Innovative single-family attached residential projects 
may be considered with special review.  Civic uses are generally 
permitted. Manufactured homes with certification from the United 
States Department of Housing and Urban Development (post- 1976 
units) that comply with other criteria contained in the state statutes 
may be treated as conventional single-family construction.

Features and Criteria
Density not to exceed seven dwelling units per acre. Development 
should be insulated from adverse environmental effects including 
noise, smell, air polution, and light pollution. Developments should 
provide a framework of streets and open spaces and be provided 
with full municipal services. Commonly zoned R-1 Single Family 
Residential District.

MEDIUM DENSITY RESIDENTIAL

Use Characteristics
Restrictive land use emphasizing housing. May incorporate a mix of 
housing types including single family detached homes, duplexes, 
and multi-family buildings with fewer than 14 dwelling units per 
acre.

Features and Criteria
Density between eight and 14 dwelling units per acre. Development 
should generally have articulated design that maintains the identify 
of the individual housing units. These tend to locate in clusters but 
should be connected to other aspects of the community. Innovative 
design should be encouraged in new projects. Projects at this 
density may be incorporated in a limited way into single-family 
neighborhoods. Commonly zoned R-2 Two Family Residential or R-3 
Multiple-Family Residential Townhouse District.

HIGH DENSITY RESIDENTIAL

Use Characteristics
Allows multi-family and compatible civic uses. Allows the 
integration of limited office and convenience commercial within 
primarily residential areas. 

Features and Criteria
Density between 14 and 29 dwelling units per acre. Developments 
should locate at sites with access to major amenities or activity 
centers and avoid the creation of isolated compounds. Developments 
should be integrated into the fabric of nearby residential areas while 
avoiding adverse traffic impacts on low density uses. Attractive 
landscaping should be applied and incorporated throughout the 
project. Commonly zoned R-3 Multiple Family Residential.

GUIDE TO LAND USE CLASSIFICATIONS:
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MIXED USE RESIDENTIAL

Use Characteristics
A mixed-use district with the majority of activity dedicated to 
residential development. These are typically small neighborhood 
districts intended to fully integrate as residential neighborhood with 
neighborhood commercial services. 

Features and Criteria
Design review should be applied to ensure the integration of 
residential into the development and the neighborhood character 
of the commercial district. Typically located at the intersection of 
higher order streets, collectors and arterials. Developments should 
relate well to the adjacent properties and provide appropriate 
transitions from higher intensity to lower intensity uses. Pedestrian 
accommodations should be incorporated throughout the 
development. Commonly permitted as a Planned Unit Development.

MIXED USE COMMERCIAL

Use Characteristics
A mixed-use district with the majority of activity dedicated to 
commercial development. These are typically districts along arterial 
streets with a focus on commercial enterprise while integrating and 
incorporating elements of residential development. 

Features and Criteria
Design review should be applied to ensure the integration of 
residential into the development and the integrated character of 
the commercial district. Typically located at the intersection of 
higher order streets, collectors, and arterials. Developments should 
relate well to the adjacent properties and provide appropriate 
transitions from higher intensity to lower intensity uses. Pedestrian 
accommodations should be incorporated throughout the 
development. Commonly permitted as a Planned Unit Development.

COMMERCIAL

Use Characteristics
Incorporated a variety of commercial and office uses. May allow 
residential units to locate above the commercial development. 
Serves as a focus of retail activity. Can include freestanding 
commercial uses and shopping centers on larger lots. 

Features and Criteria
Located on arterials, at intersections, or in established commercial 
areas. Developments should supply off-street parking adjacent, or 
in close proximity, to the business. Traffic systems should provide 
alternative routes and good internal circulation. Any negative 
impacts on surrounding residential areas should be limited by 
location and by buffering. Good landscaping and restrictive signage 
standards should be maintained and enforced. Developments 
should provide good pedestrian and bicycle access to adjacent 
neighborhoods and districts. Commonly zoned C-1 General 
Commercial or C-2 Highway Commercial depending on context.
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DOWNTOWN MIXED USE

Use Characteristics
Traditional downtown district includes a mix of uses, primarily 
commercial, office, and upper story residential. Downtown should be 
the primary focus of major civic uses, including government, cultural 
services, and other major civic facilities. Developments outside 
the center of the city should be encouraged to have “downtown” 
characteristics including a mix of uses and an emphasis on building 
to a pedestrian scale. 

Features and Criteria
This is the established mixed-use pattern in the traditional city 
center. The district may expand with appropriately designed 
adjacent properties that respect pedestrian scale, design patterns, 
and setbacks within the district. Commonly zoned C-1 General 
Commercial or a specially designed zoning district tailored to the 
unique character and needs of downtown Camdenton.

BUSINESS PARK

Use Characteristics
Business park areas may combine office, business parks, and 
warehouse uses. A business park provides a range of industrial 
enterprises including those with low-to-moderate external effects. 

Features and Criteria
Signage, landscaping, and design standards should be established 
with more restrictive controls for locations nearer to low-intensity 
uses. Uses that involve significant peak traffic volumes should 
locate near major arterial streets and regional highways and provide 
multiple access points. Commonly zoned I-1 or I-2.

LIGHT INDUSTRIAL

Use Characteristics
Light industrial areas may combine office, business parks, and 
warehouse uses. These areas also include supporting commercial 
activity. Light industry areas include areas that do not generate 
noticeable external effects.

Features and Criteria
Signage, landscaping, and design standards should be established 
with more restrictive controls for locations nearer to low-intensity 
uses. Uses that involve significant peak traffic volumes should 
locate near major arterial streets and regional highways and provide 
multiple access points. Commonly zoned I-1 or I-2.

GUIDE TO LAND USE CLASSIFICATIONS:
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UTILITIES

Use Characteristics
The necessary infrastructure, with the exception of public facilities, 
required to provide community services such as telecommunications, 
pump houses, treatment plants, and water towers. 

Features and Criteria
Siting of utilities including publicly owned facilities should be 
evaluated to ensure compatibility with the surrounding areas. High 
intensity utilities should be well buffered from less intensive areas. 

CIVIC

Use Characteristics
Includes schools, churches, government facilities, publicly 
owned buildings, and other public facilities that act as centers of 
commercial activity. 

Features and Criteria
May be permitted in a number of different areas including 
residential areas.
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MAP 2.4: Development Concept Map
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MAP 2.5: Future Land Use Map
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2: Significant Conflict 
Major effects must be strongly mitigated to 
prevent impact on adjacent uses. A Planned Unit 
Development is required in all cases to assess 
project impact and define development design.

1: Incompatible 
In general, proposed uses with this level of 
conflict will not be permitted. Any development 
proposal requires a Planned Unit Development and 
extensive documentation to prove that external 
effects are fully mitigated.

Excluded Categories
In this table, several similar uses are combined, as 
outlined in Table 2.3 (for example, the “schools” 
category is contained under “civic”). Preserves are not 
included, since the location of preserves is determined 
by environmental factors, and any use could be 
adjacent to a preserve.

LAND USE COMPATIBILITY
Table 2.3 provides a land use compatibility guide that 
indicates which land uses can be located near each 
other, and which land use combinations will create 
significant conflict. The creation of new conflicts 
should be avoided moving forward. Existing conflicts 
should be encouraged to change over time as property 
turns over. This chart should be used to assess the 
relationship between land uses and provide a basis for 
development proposal review. The compatibility of 
each pairing is rated on a scale of 1 to 5:

 · 5: Completely Compatible

 · 4: Basically Compatible  
Traffic from higher intensity uses should be 
directed away from lower intensity uses. Building 
elements and scale should be consistent with 
surrounding development.

 · 3: Potential Conflicts 
Conflicts may be resolved or minimized through 
project design. Traffic and other external effects 
should be directed away from lower-intensity uses. 
Landscaping, buffering, and screening should be 
used to minimize negative effects. A Planned Unit 
Development may be advisable.
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TA B L E  2. 3:  Land Use Compatibility Matrix
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Open / Sensitive Areas - 4 4 4 3 3 3 3 3 3 3 3 3

Parks and Recreation - 5 5 5 5 5 4 4 2 3 2 3

Low Density Residential - 4 3 3 3 3 3 2 2 3 3

Medium Density Residential - 3 4 3 3 3 2 2 3 3

High Density Residential - 3 4 4 3 2 2 3 3

Mixed-Use Residential - 4 4 3 2 2 3 3

Mixed-Use Commercial - 4 4 3 3 3 3

Commercial - 4 3 3 3 3

Downtown Mixed-Use - 2 3 2 4

Business Park - 4 4 4

Light Industry - 4 3

Utilities - 3

Civic -
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CHAPTER 3:
TRANSPORTATION AND 

CONNECTIVIT Y GOALS:
 · Create a transportation network that will provide a safe and 

efficient means for all users including pedestrians, bicyclists, and 
drivers

 · Establish a transportation system that will support desirable 
patterns of community, neighborhood, and economic 
development

 · Create a transportation system which effectively serves all 
regional transportation needs and provides for safe and efficient 
movement within the community

 · The transportation system will support the city’s long-term land 
use vision
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Traffic as an Issue
 · Fragments business districts

 · Brings the focus on movement through, rather 
than to the community

 · An uncomfortable bicycle/pedestrian 
environment increases the reliance on vehicles 
which increases traffic congestion

Traffic as an Opportunity
 · Potential dollars spent

 · Free publicity for events, business, changes

 · Represents a captive audience

Access management is a set of 
techniques to control access 

to highways, arterials, and 
other roadways. Designed to 

increase the capacity of these 
roads, manage congestion, 

and reduce crashes.

U.S. Department of Transportation

TRANSPORTATION AND CONNECTIVITY

RECOMMENDED ACTIONS
The goal of this chapter is to provide a transportation system designed for the future of Camdenton, for all users 
of the system, and to help realize the efficient and attractive urban form illustrated in the Future Land Use Plan. 
Transportation has a tremendous and lasting power to shape communities and, therefore investment in the city’s 
transportation system should be strategic and targeted. 

To realize the goals of this chapter, the plan recommends the following actions:

 · Provide interconnected road extensions for new development where feasible

 · Expand the trail system to connect the divided quadrants of the city

 · Install sidewalks along arterial and collector streets and require sidewalks on at least one side for new local 
streets

 · Enhance the bicycle and pedestrian network by building an interconnected system of trails and designated bike 
routes, as shown in Map 3.8

 · Maintain a quality street and trail system by continuing to invest in Camdenton’s existing transportation 
infrastructure

 · Identify strategies for improving the visitor experience in the Square both as a motorist and a pedestrian

 · Improve access management along U.S. Highway 54 and Business 5 to improve traffic flow and safety
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TRANSPORTATION TODAY

ISSUES AND OPPORTUNITIES
Traffic Volume
As a community at the crossroads of major 
transportation routes, traffic serves as both a 
challenge and a potential opportunity. While these 
transportation routes direct high volumes of people 
through the center of the community, the sheer traffic 
volume and flow detracts from the vitality of these 
commercial districts, including the downtown.

Traffic as an issue. Busy streets make it difficult for 
residents and visitors to access local businesses while 
also creating an uncomfortable and sometimes unsafe 
pedestrian environment. While businesses require a 
high level of visibility to attract patrons, high traffic 
volumes, congestion, and unpredictable turning 
movements generally detracts from the overall 
viability of the business district. 

Traffic as an opportunity. A highly-traveled district 
has an inherent advantage over an area that is ‘off 
the beaten path.’ Each car represents a potential 
consumer with dollars to support the local economy. 
All aspects of the experience through Camdenton 
contribute to the likelihood that a traveler will stop in 
the community. A pleasant experience is more likely 
to induce retail spending while an unpleasant street 
experience will reduce that likelihood. 

Access Management on U.S. Highway 54 
and Business 5
The major routes through Camdenton are often 
difficult to traverse, due in part to high traffic volumes, 
but this traffic flow is worsened by access management 
issues. Along the major corridors, multiple driveways 
to and from businesses create unnecessary areas 
of potential vehicle conflicts and contribute to the 
perception of disorder. 

Old transportation system

New transportation system

These transportation routes should clearly delineate 
the various anticipated movements, including those 
by bicyclists and pedestrians. An unpredictable 
transportation system rarely offers a safe or 
comfortable experience for its users. 

Rules for an effective transportation system

1. Be predictable

2. Be comfortable

3. Reduce potential conflicts

4. Control speed through both design and 
enforcement

5. Plan to reduce volume, plan streets for volume

TRAFFIC PATTERNS
Camdenton is a crossroads converging on a downtown 
designed on a partially realized hub-and-spoke 
model. This configuration draws all traffic into the 
central business district with highway commercial 
development extending in all directions from the 
center along the corridors. Formerly, both major 
corridors were highways and carried all regional 
traffic through the heart of the community, until 
Highway 5 was bypassed to the northeast. In response 
to the bypass, much of the large scale commercial 
development was drawn to the northeast along U.S. 
Highway 54.

Development has been enabled by a system of 
roadways radiating along the ridgelines from the major 
corridors. Built from ingenuity over the challenging 
topography, this results in a network which directs 
virtually all local traffic back to U.S. Highway 54 and 
Business 5.

US 54

US 54

State  Hwy 5

Business 5

State Hwy 5

State Hwy 5

US 54

US 54
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For bicyclists. An effective system is one designed in 
a way where a driver might expect to see a person on 
a bicycle. A system where a driver is surprised by the 
presence of a bicyclist is a hazardous system for both 
users. 

THE CROSSROADS 
The crossroads configuration of the community 
impacts the downtown most directly. While the 
volume passing this district could become an 
opportunity, the traffic currently overwhelms the 
district, makes it uncomfortable for pedestrians and 
drivers alike, and makes it almost impossible to access 
the businesses downtown. 

The effectiveness, or ineffectiveness of a transportation 
system depends on the perspective of its different 
users.  

For drivers. The roadways are designed for relatively 
high speeds and direct flow through the district. The 
design of the intersection makes it difficult to access 
the businesses.

For pedestrians. The network is too distant and 
fragmented to support a pleasant downtown 
experience. The sheer volume of traffic and the walking 
distance between block faces makes it inconvenient 
and it is therefore not viewed as a cohesive destination 
to shop, dine, and visit. 

REGIONAL ROADS AS 
NEIGHBORHOOD STREETS
Secondary roads created to extend from the major 
corridors along ridgelines to enable development in 
the most buildable areas of Camdenton. The result is 
a transportation system that relies on its major arterial 
backbone for virtually all trips, local and regional.

The use of the arterial system for the vast majority of 
trips increases the overall traffic volume on the U.S. 
Highway 54 and Business 5. As traffic volumes increase 
on these roadways, it becomes even more difficult to 
access the arterials that residents rely on.

Additional study of the U.S. Highway 54 corridor is 
recommended to identify problems, to study the role 
and appropriateness of traffic signals, and potential 
design solutions to managing traffic flow using the 
system.  

Regional roads act as neighborhood streets
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Promote Camdenton Character
Streets make up Camdenton’s largest public land 
resource and should be designed in a way that reflects 
the image and pride that Camdenton wants to create 
throughout the community. Streets provide the first 
impression for many visitors and have a daily impact 
on how residents view their community. Landscaping, 
street furniture, public art, green boulevards, and 
other attractive street features should be considered 
an investment in community character and a tool to 
promote tourism and economic development. 

Build Streets for All Users
Streets should be designed to accommodate multiple 
modes of transportation, including walkers and 
bicyclists. Multi-modal features include: sidewalks, 
bicycle lanes, pavement markings, signage, ADA 
accessible sidewalks, and traffic calming. Streets should 
provide sidewalk on at least one side of new local 
streets and on both sides of new arterial and collector 
streets.

FUTURE TRANSPORTATION

BASIC PRINCIPLES FOR STREETS
Enhance Connectivity
To the extent practical, new streets should be designed 
to provide a second access to the development; a well-
connected transportation network reduces traffic by 
enabling pedestrian and bicycle trips while improving 
the ability for the community to provide emergency 
services. Single access cul-de-sacs should be avoided 
unless environmental factors preclude other options. 

A connected network is easier to navigate and more 
efficient (less costly) to provide Police and Emergency 
Services

A system designed for automobiles, pedestrians, and 
bicyclists provides a choice to residents. The option to 
drive, or not drive for each trip

A road system incorporates park-like elements to 
improve quality of life for residents, while driving, 
walking, bicycling, or simply observing the landscape
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Business 5 Corridor and Node Development
The Business 5 North corridor of the Square shows promise for its capacity to accommodate much 
of the need for workforce housing, commercial, office, and mixed-use development. To enable this 
corridor to develop to its potential, a series of loop roads are proposed to access the land behind the 
commercial strip to the northeast. 

Along the roadway exists a series of potential nodes: the Medical Center, the Produce Market, 
and the former MoDOT site which could become a visitor village complex. These nodes should 
be reinforced and punctuated to draw attention to the area and make it more welcoming for 
pedestrians and more accessible for drivers. 

Due to the importance of this corridor to the future development of Camdenton, more detail on the 
Business 5 Corridor is contained in Chapter 5.

This area is illustrated in Map 3.2.

FUTURE STREET EXTENSIONS 
Jack Crowell Neighborhood Extension to Lake Road 92
A connection from Jack Crowell Road on the east to Lake Road 92 on the west would open 
up additional land for residential and mixed-use development. The roadways would be 
designed to follow the ridgelines. This area is illustrated in Map 3.1.

While the cost of infrastructure improvements to access this development area would be 
significant, it would enable a large tract of land to be developed. It is also recommended 
that an underpass be constructed to connect Munro Street to the new development area.

MAP 3.1: Jack Crowell Neighborhood Concept

MAP 3.2: Business 5 and Node Developments
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Neighborhood Extension of Rodeo 
Road
An extension of the neighborhood street network to 

open up additional land for residential development. 

This system would generally follow the ridgelines 

with residential dwellings located primarily along its 

periphery. This area is illustrated in Map 3.4.

Banner Street Connection to Ballpark 
Road
A connection between Banner Street and Ballpark 

Road would provide greater access to the Lake, to 

City Park, and to any future residential development 

along Ballpark Road. This is the type of strategic link 

that would help create a continuous transportation 

system consistent with the goals of this plan. This area 

is illustrated in Map 3.3.

Infrastructure is a particular challenge for development 
in this area that would need to be overcome in order 
to facilitate this development. Specifically, neither 
the street nor many of the residential septic systems 
comply with city specifications. While this area is 
identified as a priority development area, the current 
infrastructure should be updated before additional 
development be allowed. It is recommended that the 
property owners or prospective developers pay all, or a 
fair share, of the cost to make the street compliant and 
to connect the homes to city sewer. 

MAP 3.3: Banner Road Extension MAP 3.4: Rodeo Road Extension
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1. Without traffic signals to create gaps, both Business 
5 and US 54 are often a continuous stream of 
vehicles; and

3. Vehicles entering the flow of traffic from numerous 
driveways make turning unpredictable and 
hazardous turning movements; and 

4. The high volume of traffic that reaches the 
intersection at the Camdenton Square creates 
congestion.

2. Vehicles entering or leaving businesses must merge 
into small traffic gaps; and

U.S. Highway 54 Improvements and 
Access Control
Any roadway improvements to U.S. Highway 54 would 

require the involvement and approval of the Missouri 

DOT. The city should maintain a strong working 

relationship with the DOT and collaborate directly in 

reviewing private site plans and plans for road work 

to ensure the improvements made to the corridor 

support the city’s growth and transportation policies. 

NOTES FROM 
CAMDENTON

“Sidewalks, curbs and gutters would 
be a very important addition to 
Camdenton. As one who has tried to 
walk for exercise on the back streets, 
it is next to impossible!

The condition of the streets, plus 
avoiding the traffic at certain times 
of the day is a safety factor”

   -  Molly

“A bike path would be welcome”

   -  Debra

“We need more sidewalks on the 
west side of town”

   -  Corkey
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Strengthen the Square
As the literal center of Camdenton’s transportation system, the Camdenton Square plays 
a pivotal role in the function of the system as a whole. While Chapter 6 addresses the 
Camdenton Square in more detail, any discussion of transportation in Camdenton without 
mention of the Square would be amiss.

From public outreach and engagement, many participants expressed the need for 
improvements to the Square to reduce congestion, to make the Square a more welcoming 
and vibrant business district, and to make navigating the Square easier and more 
comfortable for residents and visitors, including drivers, bicyclists, and pedestrians. To 
strengthen the Square, the following elements should be considered:

1. Reclaim Business 5.

Business 5 is no longer a State Highway. Through the use of landscaping, access 
management, and roadway design, Business 5 can be reclaimed as a downtown street 
that is inviting for all users.

2. Delineate turning movements.

At present, the roads at the periphery of the Square, including Illinois and Court Circle, 
appear more like driveways rather than downtown support streets. This uncertainty 
creates erratic and unpredictable vehicle movements. The use of curbing, lane 
markings, street signage and landscaping can be used to identify these streets as 
serving a purpose for the downtown

3. Use wayfinding to direct visitors to parking and businesses.

Signage is a complementary suggestion to delineating the roadways. Wayfinding 
should be used to explain downtown Camdenton, what is downtown, and how you get 
there. 

4. Reconfigure parking areas for efficiency. 

Each business has their own private parking areas located on their own parcel. While 
this is simple for coordination and maintenance, it is very inefficient for a number of 
reasons: the parking lots are often empty when the business is closed; the separation 
by formal roadways consumes an unnecessary amount of space. By reconfiguring the 
parking areas and streets to create a consolidated parking area, the district’s parking 
will be increased, be easier to find/navigate, and be more efficient. 

5. Realign Business 5. 

The crossroads configuration fragments the district in the area where a town 
square would typically exist. When coupled with the distances between block 
faces, the congestion at the crossroads divides the central business into four 
separate quadrants with little travel between the downtown quadrants. If one 
objective for the district is to reclaim Business 5 as a downtown street that 
is comfortable for pedestrians, one potential solution may be to realign the 
street. A realignment may slow traffic that would enable the city to create a 
gathering square. This potential solution would require a full traffic study to 
examine vehicle speeds, turning radii, and on-street park configurations.  Any 
improvement to the square should not create new negative impacts on safety or 
traffic flow. 

Further discussion on concepts for the Camdenton Square found in Chapter 6. 

MAP 3.5: Concept to Realign the Square
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Completing the Wheel and Spoke Pattern Surrounding the 
Square

1. Roofner Street Extension (South of the Square) East to Rodeo Street

The extension of Roofner Street to connect with South Business 5 would 
form a strategic street connection, enable development at the periphery of 
downtown, and help create a continuous transportation system consistent 
with the goals of this plan. This connection would better connect the western 
quadrants with the school campus.

2. Connection from Illinois to Ha Ha Tonka Cut Thru

The extension of Illinois Street west to Ha Ha Tonka Cut Thru northwest of 
the Square would create a local bypass option for local traffic between U.S. 
Highway 54 and Business 5 and could be part of a larger solution to traffic 
congestion in the Camdenton Square. More detail in Chapter 6.

3. The completion of the Illinois Street loop would enable some turning traffic to bypass 
the Camdenton Square. If less vehicle traffic must use the Square, the size  of the 
intersection can be reduced and the district can be made more  customer friendly. This 
concept should be studied for traffic and engineering viability.  

4. The addition of route signage would help pull turning traffic out of the Square 
improving the traffic operation of the Square.  

MAP 3.6: Concept for an Illinois Circulator
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Understanding the Proposed Street Map
Big Picture 
The map does not show every street that will be needed for future 
development. The local street pattern should be determined as development 
occurs, using the basic principles described on page 32 - Basic Principles for 
Streets.

Flexible 
While the routes shown in Map 3.7 have been carefully thought out, the exact 
path of these streets may vary depending on the details of development as 
it occurs. The priority is to maintain the principle of connectivity, to provide 
access to the key connecting points, and to follow the general path shown in 
the map. Minor modifications can be made as needed on a case-by-case basis. 
Detailed engineering studies will be needed before undertaking any new road 
construction.

The collector streets in the figure have a higher “status” than the local 
streets. The collector routes should be given significant weight when making 
development decisions, while the local streets are more flexible.

Working with Property Owners 
Many of these new roads run through property that is privately owned, and 
their implementation will therefore depend on the decisions of the property 
owners. The city should reach out to property owners in these key areas to 
discuss plans for the future.

Implementing the Streets Plan
To implement the recommendations shown on Map 3.7, Camdenton should follow 
the two guidelines below:

1. Reserve Right of Way in Advance 
The city should work with developers and property owners to reserve Right-
of-way for major streets in advance of development. Developers should leave 
room to extend streets to future adjacent development by leaving stub streets 
or empty lots where extensions are planned.

2. Build with Development 
Camdenton should work with developers to extend new roads as 
development demand arises, in conjunction with development agreements.

Street construction is one of the most costly pieces of new development, and 
high costs of development make it difficult to build new homes at prices that 
most families can afford. To encourage the production of diverse housing 
options for Camdenton’s workforce, the city can coordinate with developers to 
share the cost of street construction with developers that agree to sell houses 
within a desired price range or to implement a portion of the Development 
Concept and Street Plan. 
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MAP 3.7: Streets Plan
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Multi-Modal Routes
The arterial routes are the most direct and efficient routes through the community and should therefore be 
designed as multi-modal routes. In the case of Camdenton, these include both U.S. Highway 54 and Business 
5. A multi-modal route is simply one designed to accommodate all potential users through the provision of 
infrastructure. Recommended treatments include:

 · On Business 5: A combination of dedicated bicycle lanes (always locate at up-hill stretches) and shared route 
(sharrow) markings. The goal of these treatments is to increase the visibility and comfort of bicyclists while 
reducing the travel speed along this business route in the community.

 · On U.S. Highway 54: A dedicated side-path is most appropriate on this highly travelled regional route. A sidepath 
treatment is traditionally a paved, asphalt or concrete, pathway between 6 and 8 feet wide, separated from the 
roadway but typically located in the right-of-way when feasible. The ideal format of this trail is to connect all of 
Camdenton to the tourism district at the lake and vise versa.

Bicycle and Pedestrian Network
A strong community is one that is welcoming and user 
friendly for its residents regardless of their mode of 
transportation. While cars are still the dominate form 
of transportation for working age adults, many people 
rely on the street and transportation networks who 
either cannot or choose not to drive a vehicle including 
children. An integrated bicycle and pedestrian network 
should enable an individual safe and comfortable 
movement throughout the community without 
barriers or great inconvenience.

There are a number of infrastructure elements that can 
be combined to create an integrated transportation 
network designed for all users, including bicyclists and 
pedestrians. 

Example of an on-street bike lane Example of an on-street bike lane Example of a multi-modal sidepath
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MAP 3.8: Bicycle and Pedestrian Infrastructure Plan
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Hike and Mountain Bike Trails
A system of off-street nature trails are designed to 
connect origins and destinations with a recreation 
asset. In Camdenton, hike / mountain bike trails 
are recommended to connect the fragmented 
neighborhoods, commercial districts, and recreation 
features including Ha Ha Tonka and Camdenton City 
Park. A hike / mountain bike trail can range from dirt 
paths, bark, a crushed limestone or, at places, a paved 
asphalt or concrete surface at the most urban sections 
of the trail. Due to the extreme topography of the 
region, slope stability and the need for erosion control 
should be considered. Recommended treatments 
include:

 · The creation of a system of an interconnected 
network of open spaces designed as a hike / bike 
network.  More detail can be found in Chapter 4

Shared Routes
A shared route is a pathway identified through signage 
and pavement markings to indicate that bicyclists are 
allowed and encouraged to use these streets. Shared 
routes are recommended in the following situations:

 · Segments of the multi-modal route along the 
Business 5 corridor where on-street bike lanes or 
sidepaths are not feasible.

 · Shared route treatments should be applied to 
all collector and parkway streets. While these 
pathways are not expected to have the volumes 
of the multi-modal system (paralleling the arterial 
vehicle routes), these streets strike a balance 
between being a low stress, family friendly route 
and a pathway that connects origins to destinations

Example of a hike / mountain bike trail

Example of a hike / mountain bike trail

Example of a shared route Example of a shared route signage
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Sidewalks
Sidewalks are the central piece of pedestrian 
infrastructure. By virtue of its topography, 
Camdenton’s development along its ridgelines has led 
to a street network that is not traditionally considered 
walkable and, therefore, few sidewalks were installed.  
As a general policy to improve access and opportunity 
for residents to walk:

 · New streets collector and arterial streets. Examine 
the feasibility of providing sidewalks on both sides 
of the street.

 · Existing streets provide sidewalks on at least one 
side of the street where feasible. Priority areas for 
retrofitting are:

 - Arterial and collector streets

 - Streets within a quarter-mile radius of schools 
and parks

 · Construction of sidewalks on existing streets 
should be done over time in conjunction with other 
street or infrastructure improvement projects

Improvements to Existing Streets
Camdenton’s streets and trails require ongoing 
funding and maintenance. City staff has recently 
analyzed the condition of all streets in Camdenton to 
identify priority improvement projects. The city should 
continue to prioritize projects and establish a funding 
schedule on an annual basis. Existing priorities for 
street improvements include the following (list is not 
exhaustive):

 · Sidewalks along Business 5

 · East U.S. Highway 54 Sidewalk

 · Retrofitting existing street intersections to add 
turning radius aprons
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CHAPTER 4:
HEALTHY COMMUNITY

—
QUALITY OF LIFE

GOALS 
 · Provide park and recreational facilities, programs, and services 

that are accessible and proactive to enabling a healthy lifestyle 
for all residents of Camdenton 

 · Identify and establish trails that connect destinations, 
providing recreation options and protecting natural resources

 · Encourage the creation of places where residents and visitors 
can gather, be active, and build social connections

 · Provide housing, transportation, social,  and commercial 
opportunities that enable residents and visitors to experience 
Camdenton’s natural environment

 · Create healthy neighborhoods that offer a range of housing 
types to accommodate workers and residents in all stages of 
life
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HEALTHY COMMUNITY | QUALITY OF LIFE

RECOMMENDED ACTIONS
The goal of this chapter is to improve the health and vitality of the community across all dimensions of Camdenton. 
Community health and quality of life are based on the concept of providing better access to park and recreation 
amenities and quality housing for all residents including those with mobility limitations. A community with 
amenities that are connected and accessible are inherently more beneficial to the public. The chapter supports 
strengthening the city’s existing neighborhoods while ensuring new neighborhoods provide a high quality 
atmosphere for new residents of Camdenton

To realize the goals of this chapter, the plan 
recommends the following actions:

 · Create a phased plan for expansion of the trail 
system

 · Develop a parks and recreation plan

 · Add new parks within walking distance of residents 
in each of the quadrants

 · Develop a community center with recreation 
features based on a feasibility study

 · Support maintenance of existing park, recreation, 
and trail resources

 · Develop a strategy to attract young households 
with unique housing choices, community assets, 
and opportunities for community engagement

 · Create a housing investment strategy in 
partnership with the private market to produce 
new housing to meet the demand for affordable 
workforce housing

 · Address the need for rental housing opportunities 
at all income levels

 · Target housing investment strategies to encourage 
new housing development in the downtown and in 
the Business 5 North Corridor

 · Adopt and enforce property maintenance 
initiatives to stabilize neighborhoods, encourage 
reinvestment, and new construction in Camdenton

Parks and Recreation Housing and Neighborhoods
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Distribution
Issue: The park and recreation system is concentrated 
in a single, large community park. While the large 
location allows the city to provide a great variety of 
amenities in a single location and reduce maintenance 
costs, its isolated location limits access to many 
residents of Camdenton.

Opportunity:

1. Network of Connected Amenities. In Camdenton 
the rugged topography dictates the amount of 
development that can occur and, in turn, mandates 
the preservation of open space. A hiking trail 
system connecting neighborhoods to parks could 
become an asset in its own right.

2. Quadrant Neighborhood Parks. The unique 
development pattern of Camdenton presents the 
opportunity to identify each quadrant as a unique 
and connected neighborhood. The creation of a 
neighborhood park in each quadrant would service 
the major neighborhood centers of Camdenton. 

Issues and Opportunities
While Camdenton City Park provides an excellent 
amenity for the population, there are opportunities 
to improve the system and to offer a higher level of 

service to its users. 

Accessibility
Issue: Camdenton City Park is isolated from much of 
the population and is primarily accessible by vehicle 
only. 

Opportunity:

1. The Camdenton Trail. A system of off street hiking 
trails to link neighborhoods to community features 
including park assets. 

2. On Street Trails. A system of sidewalks, trails, and 
bicycle lanes to create opportunities for residents 
to access community features including park assets. 

3. Neighborhood and Pocket Parks. The planning and 
construction of small park assets to service new 
residential development and the conversion of 
vacant parcels into mini-parks. 

TA B L E  4.1:  Park Classif ication Description (NRPA)

Function Size Service Radius Camdenton’s Level of Service

Neighborhood The basic units of a community’s park system, 
providing a recreational and social focus for 

residential areas. 

5-10 acres ¼ - ½ mile (walking 
distance)

No neighborhood parks

Community A unit which meets the diverse community-based 
recreation needs, preserve significant natural areas 

and provide space for larger recreation facilities. 
These may include special attractions such as a pool 

or trails.

30-50 acres ½ - 3 miles 120 acres in City Park. 
3.07 acres per 1,000 residents

Specialty Meet a niche recreational need for the community, 
such as a sports park or wilderness area.

Varies Varies No specialty parks

PARKS AND RECREATION

PARK AND RECREATION TODAY
Surrounded by the natural beauty of the Ozark 
Highlands region, Camdenton is well-served by a vast 
amount of open space. An asset to the region and 
the residents of Camdenton, these resources provide 
a profound connection to the natural environment. 
While the terrain limits the types of development and 
connections that can occur within the community, 
the open space should be viewed as an asset to the 
community.

The population is currently served by Camdenton City 
Park, a large community park in the northwestern 
quadrant of the city. The resource is approximately 
50 acres of developed parkland with an additional 
70 acres of natural areas. This park resource offers a 
variety of amenities ranging from active sports to more 
passive activities. 

 · Picnic Areas

 · Hiking Trails

 · Aquatic Center

 · Skate Park

 · Basketball Court (4 baskets)

 · Tennis Courts (3)

 · Horseshoe Pitching Area (8 courts)

 · 13 Hole Disc Golf Course

 · Baseball Fields (4 fields of various size)

 · Playgrounds

 · Pavilions (2)
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MAP 4.1: Park Supply and Potential Park Locations
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The Camdenton Trail
Camdenton’s rugged topography of ravines and 
wooded slops divides the city into small and 
fragmented development pods. Where this is a 
challenge to efficient land development, it can become 
a system of greenways and natural environments that 
pervade the entire community and, served by walking 
trails, can link the city’s neighborhoods and natural 
environments together. 

The plan recommends the creation of the Camdenton 
Trail (CT), modeled after the famed Appalachian Trail 
(AT) that connects Georgia to Maine through the 
Appalachian Mountains.

Like the AT, the CT is generally not conceived as a 
multi-purpose trail, although some of its key segments 
may be part of the city’s multi-use trail system. 
Rather, the CT is a network of blazed trails, potentially 
following easements rather than city owned property 
to capitalize on the character of the land. The CT 
should also connect with major community amenities 
including the commercial districts, the school 
campuses, and the Camdenton Square. 

The CT also borrows from other major urban trail 
systems such as the San Francisco Bay Ridge Trail 
by combining blazed trails in wilderness areas with 
sidewalks and streets in connecting the more urban 
areas of the community.

The CT would play a unifying role in the community - 
literally connecting the community (transportation) in 
a wild and park-like experience (parks and recreation) 
while best capitalizing on the unique natural character 
of the community (land use). 

Regional Role
Issue: Seasonally, Camdenton becomes a major service 
center for the Lake of the Ozarks tourism industry. 
From seasonal residents to weekend tourists, this role 
creates revenue for the commercial and retail business 
sector but offers little in revenue to off-set the cost of 
providing services such as the park system and library. 

Opportunity: 

1. Regional Destination: Translating Visits into 
Sales Tax. While certain recreation features can 
occasionally make a profit, this is unusual. The 
economics of parks and recreation is based on the 
concept that a high quality community service will 
encourage a visitor to spend their money in the 
community. 

2. A Community Center. The creation of a community 
center tailored to the needs of residents at a 
strategic location has the potential to create energy, 
community, and private market action. 

NOTES FROM 
CAMDENTON

“A bike path would be welcome.”

   -  Debra

“Neighborhood sidewalks, bicycle 
paths... and a trail from the city park 
to Ha Ha Tonka Park”

   -  Nancy
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Neighborhood Parks
The goal of neighborhood parks is to offer a 
convenient and meaningful park experience to all 
residents of Camdenton, regardless of where they 
choose to live. At present, the city’s only park asset 
is isolated from much of the community and is only 
accessible by car.

These neighborhood parks should be relatively small 
and offer basic recreational amenities that may include 
playgrounds, nature areas, and/or a small ballfield or 
court. Residents of the neighborhood and stakeholders 
should be engaged to discuss the amenities they 
desire for their new park.

Neighborhood parks should be sited and programmed 
according to the following criteria:

 · At least one park per quadrant.

 · Preferred sites should be city-owned parcels or on 
vacant or under-utilized sites. When necessary, the 
city should consider redeveloping a dilapidated 
site as a park. While the cost is typically higher, 
the benefit to removing a cause of blight can be 
worthwhile.   

 · Amenity selection, balancing the desires of 
residents with the supply of the entire park system. 
The amenities offered each neighborhood park 
should reflect the desires of residents but also 
support a balanced park and recreation system as 
a whole.

On-Street Trail Network
Discussed at length in Chapter 3, an on-street bicycle 
and pedestrian network would improve access to 
the park system while playing the role of a park and 
recreational amenity in itself. In coordination with 
the CT and hike/mountain bike network, a connected 
network of bicycle and pedestrian facilities in 
Camdenton would enable residents and visitors to 
experience more of Camdenton, at a slower pace and 
without needing a car for even the simplest trips.

The on-street network should include a number 
of tools to create an integrated system including 
a dedicated side path separated from the roads, 
sharrows that allow bicyclists to use the entire 
roadway, and sidewalks. A bicycle and pedestrian 
system should evaluate the use of each tool to 
determine appropriateness for a particular area.

NOTES FROM 
CAMDENTON

“Placing small to medium 
sized community garden areas 
within walking distance of each 
neighborhood would provide an 
area for neighbor interactions, 
learning about nature and our food 
sources and provide the opportunity 
for the entire community to have 
the freshest available produce. These 
areas could include garden beds, 
orchards and apiaries.”

   -  John
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Meeting Space
A number of facilities in the region offer meeting space 
to residents and organizations operating in the Ozarks 
Region. These  venues range in size from very small 
meeting spaces to large event spaces designed for 
large events such as weddings. 

 · A number of churches offer space to members of 
their congregations

 · Many hotels and dedicated events spaces offer 
meeting and convention spaces for rent including: 
Old Kinderhook; The Exchange; and the Sleep Inn

 · The Camden County Library District offers meeting 
room space for community or civic organizations

 · The Camdenton Chamber of Commerce

 · The Mid-County Fire Department

 · Seven Springs Winery (fee applies)

Community Kitchen or Self-Catering
A community kitchen is an increasingly popular 
amenity often included in a community center, 
fraternal organization, or religious assembly hall; 
however, these kitchens are not typically available for 
public use. No community kitchens are open to the 
public in Camdenton or the region. There are several 
assembly halls, including churches, that feature kitchen 
facilities.

Fitness Facilities
There are a number of fitness centers in the region 
including the following:

 · Anytime Fitness (North Highway 5, Camdenton)

 · Abs & Glutes Fitness (Linn Creek)

 · Zoo Athletic Training Facility (Linn Creek)

 · Tri-County YMCA of the Ozarks (Osage Beach)

COMMUNITY CENTER
Many residents of Camdenton and visitors have 
expressed interest and support for a community center 
to offer new amenities and to reinforce Camdenton’s 
role as a regional center.  In evaluating the demand for 
new community center amenities, it is important to 
consider a number of factors:

1. Service Population
As explored in Chapter 1, the population of 
Camdenton is expected to grow by approximately 200 
residents (assuming 1%-1.5% AGR) by 2020 and the 
county is expected to grow by approximately 6,500 
(assuming 1.5% AGR) in the same time frame. However,  
it is not realistic that a new community center in 
Camdenton will be able to serve 100% of the total 
regional population of 60425 (2020 projection) but, 
instead should seek to serve 15% of this population, 
approximately 9,000 people. 

2. Regional Supply of Amenities
A Community Center is an asset broadly defined by 
the type of service it offers. From meeting spaces, 
swimming pools, to gymnasiums,  it can be very costly 
and often redundant for a community center to build 
a new facility to provide everything that might be 
requested. A more viable and efficient approach is to 
analyze the types of amenities offered in the city or 
region and, to formalize arrangements for residents/
organizations to be able to use these spaces. 

Running and Walking Track
There is a running / walking track surrounding the 
football field on the middle school campus, however 
this facility is open only for students.

The Tri-County YMCA of the Ozarks in Osage Beach 
features an indoor running/walking track to members. 

Educational and Technology Lab Space
These are facilities that offer residents and visitors 
the opportunity to learn new skills and to experiment 
with technology. The best example of an educational 
/ technology lab space is the Lake Career and 
Technical Center which offers a variety of educational 
opportunities for participants. 

Day Care
There are a number of daycare facilities, pre-school, 
and after-school programs in the Camdenton area 
including the following:

 · Camdenton Head Start (Camdenton)

 · Kradle to Krayon Daycare (Camdenton)

 · Tri-County YMCA of the Ozarks (Osage Beach)

 · Childrens House at the Lake (Osage Beach)

 · Kid’s Academy (Camdenton)

 · Children’s Learning Center (Camdenton)

 · Loving Hands Preschool (Laurie)

Swimming Pools
There are a number of swimming pools in the region. 
Due to the cost of constructing and maintaining a 
swimming pool, these are typically constructed as part 
of a larger resort or project.

 · Camdenton Aquatic Center (Camdenton)

 · Big Surf Waterpark (Linn Creek)

 · Timber Falls Waterpark (Osage Beach)
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3. Citizen Input
A survey was circulated with a question specifically 
on the topic of what types of facilities should be 
contained in a community center. The survey reached 
diverse areas including many of the areas that would 
include potential users of a Camdenton Community 
Center. See Map 4.2 for a summary of where 
respondents listed as their home zip code. 

The below graph summarizes the results of the survey. 

IF A COMMUNITY CENTER WERE 
DEVELOPED, WHAT SHOULD IT INCLUDE?

MAP 4.2: Survey Responses Locations
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Ballpark Road and North Business 5
Located at the intersection of Ballpark Road and Business 5, the site has excellent proximity to City Park, 
the strategic importance of the Business 5 corridor, and the potential to serve as a catalyst project in the 
Business 5 Corridor. The city should investigate acquisition and development feasibility.

Vacant Site on North Business 5
On the east side of Business 5 south from the produce store, this site should be evaluated for the 
strategic importance of the Business 5 corridor, and the potential to serve as a catalyst project in the 
Business 5 Corridor. The city should investigate acquisition and development feasibility.

Co-locating with the School 
Siting a community center on the high school campus is an alternative to a traditional, stand-alone 
community center. This location could be the site of a new community center or the community center 
could provide the amenities desired through a facilities agreement with the school district. For example,  
the center could arrange to use the fitness, track, and locker room facility already present at the high 
school.

4. Partnerships and Stakeholder 
Organizations

It is important to identify potential users, partner 
organizations, and other stakeholders that will use 
the facility. Understanding the groups that will use 
the community center allows for the most desired 
amenities to be incorporated into the facility while 
avoiding amenities that will be under used. 

A feasibility study is recommended to identify all user 
groups and to program the community center facility. 

Engaging with future users will determine the 
appropriate size for the facility, identify a mix of 
programs and amenities designed to meet the needs 
of those committed to using the center, and develop a 
construction and operational budget. 

5. Exploration of Potential Sites
The role of a proposed community center would be 
to unite the city around a destination for education, 
community building, and gathering. The proposed 
community center should be located in an area 
accessible to the community, sited at a community 
gateway, and in close proximity to other community 
features.

This analysis explores three configurations:

 · Ballpark Road and Business 5

 · North Business 5

 · Co-locating with the School

2

1

2

3

3

1

MAP 4.3: Study Sites for a Community Center
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Summary and Conclusions
There is interest and there appears to be demand 
for certain community facilities and amenities to 
support the regions population. A community center 
in Camdenton has the potential to strengthen the 
regional presence of the community in the region 
while providing residents and visitors with valuable 
quality of life amenities. A market and feasibility study 
is recommended to further identify the priorities of 
stakeholders and to facilitate the interactive process of 
developing a program for the facility.

MAP 4.4: Aerial Image of the Ballpark Road Site MAP 4.5: Aerial Image of the Vacant Business 5 North Site
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Housing Units and Occupancy 
Indicators
Table 4.2 considers the total number of housing units 
in Camdenton as well as relevant information about 
residential vacancy, whether occupants are renting or 
owning their home, and the median expense or value. 
The table compares estimated values from 2000 to 
2010 to assess the change in these indicators over time.

Camdenton
 · The total number of housing units increased by 308 

between 2000 and 2010 including vacant units

 · The total number of owner occupied units 
increased by 164, the total number of rental units 
increased by 128 and the total number of vacant 
units increased by 16

 · Vacancy in Camdenton has increased consistent 
with the overall population trend. Vacancy rates 
reflect that a share of housing units are only 
seasonally occupied, however to a rate much less 
than Camden County

Camden County
Table 4.3 considers the same content as described 
above but instead for Camden County. 

 · The total number of housing units increased by 
7,713 between 2000 and 2010 including vacant 
units

 · The total number of owner occupied units 
increased by 2,301, the total number of rental units 
increased by 988 and the total number of vacant 
units increased by 4,424

 · Vacancy in Camden County increased consistent 
with the overall population trend. The high vacancy 
rate in Camden County reflects the seasonality of 
the Lake of the Ozarks region

HOUSING AND 
NEIGHBORHOODS
The majority of land in every city in America is taken up 
by housing. It is the place where we spend much of our 
lives and its condition and appearance greatly affects 
both the lives we live and the perception of our cities.

Camdenton’s residential areas are among its most 
important urban resources. The city’s housing stock is 
its largest single investment, in terms of both private 
and public capital. Additionally, residents measure 
their satisfaction with their community by the quality 
of their blocks and neighborhoods.

Camdenton’s dramatic landscape led to 
neighborhoods that are often isolated from the city. 
Like many communities of its size, Camdenton’s 
residential areas are dominated by single-family 
housing styles; however, demand for both quality 
rental and new owner-occupied housing is strong.

Neighborhoods
Camdenton’s neighborhood development patterns are 
unique among many comparably sized communities 
in Missouri. Each of its neighborhoods have a mixture 
of housing sizes, values, and other characteristics. 
This pattern is partly the result of Camdenton’s 
severe topography. For the purpose of evaluating the 
character, condition, and policy strategies, this chapter 
establishes two neighborhood planning districts.

 · Central: Containing the oldest and most historic 
neighborhoods in the community, the Central 
district surrounds the Square

 · Periphery: Containing more contemporary housing 
typically built along the ridgelines, the periphery 
neighborhoods include the majority of housing in 
the city
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TA B L E  4. 4:  Analysis of Vacanc y - 
Camdenton

2000 2010 Change %Change

Vacant Units 167 150 -17 -10%

    For Sale 33 32 -1 -3%

    For Rent 37 41 4 11%

    Occasional Use 14 22 8 57%

    Other Vacant 33 50 17 52%

% Vacant Units 
For Sale

20% 21%

% Vacant Units 
For Rent

22% 27%

TA B L E  4. 5:  Analysis of Vacanc y - Camden 
County

2000 2010 Change %Change

Vacant Units 17,691 22,115 4424 25%

    For Sale 525 1,144 619 118%

    For Rent 893 1,206 35%

    Occasional Use 15,448 17,719 2,271 15%

    Other Vacant 825 2,046 1,221 148%

% Vacant Units 
For Sale

3% 5%

% Vacant Units 
For Rent

5% 5%

TA B L E  4. 2:  Change in Composition of Housing Occupanc y - Camdenton, Missouri

Camdenton 2000 2010 Net Change

Number % of Occupied Units Number % of Occupied Units

Owner-Occupied 608 53% 772 54% 164

Renter-Occupied 541 47% 669 46% 128

Total Vacant 134 150 16

Vacancy rate 10.4% 9.4%

Total  1,283  1,591 308

TA B L E  4. 3:  Change in Composition of Housing Occupanc y - Camden County, Missouri

Camden County, Missouri 2010 2010 Net Change

Number % of Occupied Units Number % of Occupied Units

Owner-Occupied 12,975 82% 15,276 80% 2,301

Renter-Occupied 2,804 18% 3,792 20% 988

Total Vacant 17691 22,115 4,424

Vacancy rate 52.9% 53.7%

Total  33,470  41,183 7,713
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MAP 4.6: Housing Condition Map
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Housing Condition
The physical condition of Camdenton’s housing was 
surveyed using a “windshield survey” method, wherein 
structures are observed from the street and rated on a 
five-point scale. Trends are illustrated on Map 4.6.

These ratings are based on visible characteristics 
only and do not suggest intimate knowledge of the 
underlying structural condition of the home. Structures 
were rated:

 · Excellent: no rehab or maintenance needs evident; 
new, recently restored, or otherwise excellent

 · Good: sound condition, little evidence of 
maintenance needs, deficiencies are minor and 
non-structural

 · Fair: structurally sound, but approximately three or 
more minor non-structural deficiencies exist

 · Poor: major rehabilitation is needed for non-
structural and possibly one structural deficiency

 · Demolish: deteriorated beyond saving with noted 
structural deficiencies

Median Property Values and Tenure
Table 4.6 compares Camdenton to similar communities 
on the basis of the prevalence of owner occupied 
housing and median housing value. In most cases, 
rates of home ownership are seen as a proxy for 
the willingness of residents to make a long-term 
investment in the community.

 · Camdenton has a smaller share of owner occupied 
housing than the more lake oriented communities 
but performs similarly to Lebanon but with higher 
property values.

 · Following the housing crisis of the late 2000s 
most cities experienced a decrease in the number 
of owner-occupied units and an increase in the 
number of renter-occupied.

While Camdenton has many examples of high quality 
residential housing, the distance from the Lake of the 
Ozarks makes Camdenton less of a destination for 
visitors and retirees and therefore reduces their market 
values. This trend is paralleled in Lebanon compared 
to Osage Beach and Camden County where the Lake 
drives demand and market value. 

Table 4.7 addresses this same variable as it relates 
to rental housing, which plays a significant role in a 
housing market. Across comparable communities, the 
median rents offer little variation with the exception of 
Lebanon which has the lowest median rent due to its 
military housing supply. 

TA B L E  4. 8:  Housing Condition Summar y

Excellent Good Fair Poor Dilapidated Total Percent

Single Family 209 729 92 8 4 1,042 86.8%

Manufactured Homes 0 1 8 12 0 21 1.7%

Multi-Family (2F) 48 80 12 0 0 140 11.7%

Multi-Family (3-4F) 48 164 8 0 12 232 19.3%

Apartments 32 50 12 0 0 94 7.8%

Total 337 19 132 20 16 1,529

Percent 22.0% 67.0% 8.6% 1.3% 1.3%

TA B L E  4.6:  Tenure and Median Value Comparison- 
Owner Occupied

% Owner Occupied Median Value

Camdenton 53.38% $125,700

Camden County 78.20% $170,200

Osage Beach 60.11% $197,300

Lebanon 52.44% $94,300

TA B L E  4.7:  Tenure and Median Contrac t Rent 
Comparison - Renter Occupied

% Renter Occupied Median Rent

Camdenton 46.61% $477

Camden County 21.79% $492

Osage Beach 39.89% $496

Lebanon 47.56% $421
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The survey included an assessment of the city’s mobile 
home parks. The condition assessment was done 
for the entire mobile home park and not on each 
individual site. Within those parks, the total number of 
units was counted with the overall park being assigned 
a rating.

Housing condition varies slightly across Camdenton 
with relatively few major dilapidation issues requiring 
major rehabilitation or demolition. In Camdenton, 
housing and neighborhood condition issues fall into 
two categories:

 · Deferred Maintenance. This type of condition issue 
arises from delaying repairs. In delaying a repair for 
a number of years, the problem typically increases 
overtime to create a deficiency noted in the survey. 
Often these include: aging roof and gutter systems; 
broken or warped siding materials; or slab and 
foundation settlement.

 · Property Maintenance. Property condition and 
maintenance issues, while not always structural, 
have the ability to reduce property values and 
neighborhood stability. Often these include: failing 
retaining walls or driveway systems; overgrown or 
unhealthy trees and plantings; or other disorder 
that may create an appearance of blight. 

TA B L E  4.9:  Median Housing Value and Af fordability

Median 
Household 

Income

Median 
Home Value

Value to 
Income 

Ratio

Camdenton $42,784 $125,700 2.94

Camden County $43,458 $170,200 3.92

Osage Beach $42,557 $197,300 4.64

Lebanon $30,355 $94,300 3.11

Housing Affordability in Camdenton
Table 4.9 compares median household income to 
median value for Camdenton and other surrounding 
markets to measure the affordability of the 
marketplace. An affordable, self-sustaining housing 
market, with adequate value and revenues to support 
market-rate new construction, will typically have a 
value to income ratio between 2.5 to 3.0. Ratios above 
3.0 present significant affordability issues while ratios 
below 2.0 are significantly undervalued relative to 
income.

Camdenton has a value-to-income ratio of 2.94, 
suggesting that the housing stock is relatively 
affordable for the incomes in the area. 

Both Camden County and Osage Beach exhibit major 
affordability issues for the working populations. 

Housing Affordability by Cost Range
Theoretically, a household budget must be divided 
among basic housing costs, other essential needs, 
and costs to maintain a home. Households spending 
a disproportionately large share of income on basic 
housing have less money to spend on other living 
essentials and fewer resources to maintain their homes.

Table 4.10 (Camdenton) and Table 4.11 (Camden 
County) evaluates the availability of affordable 
housing and compares the quantity of housing that is 
affordable to each income group. A positive balance 
indicates a surplus of housing within the affordability 
range of each respective income group, while a 
negative balance indicates a shortage. 



DEST INAT ION CAMDENTON   |  s t rong his tor y...exc it ing f uture 61

TA B L E  4.10:  Camdenton Housing Af fordability

Households 
in Each 
Range

Affordability Range 
for Owner Units

Number of 
Units

Affordability 
Range for 

Rental Units

Number 
of Rental 

Units

Total 
Affordable 

Units

Balance

$0 - $24,999 499 $0 - $50,000 90 $0 - $400 169 259 -240

$25,000 - $49,999 362 $50,000 - $99,999 161 $400 - $800 290 451 89

$50,000 - $74,999 265 $100,000 - $149,000 224 $800 - $1,250 79 303 38

$75,000 - $99,999 73 $150,000 - $200,000 146 $1,250 - $1,500 0 146 73

$100,000 - $150,000 15 $200,000 - $300,000 36 $1,500 - $2,000 24 60 45

$150,000+ 26 $300,000+ 21 $2,000+ 0 21 -5

TA B L E  4.11:  Camden County Housing Af fordability

Households 
in Each 
Range

Affordability Range 
for Owner Units

Number of 
Units

Affordability 
Range for 

Rental Units

Number 
of Rental 

Units

Total 
Affordable 

Units

Balance

$0 - $24,999. 4,616 $0 - $50,000 1,548 $0 - $400 568 2116 -2,500

$25,000 - $49,999 5,618 $50,000 - $99,999 1,994 $400 - $800 1982 3976 -1,642

$50,000 - $74,999 3,532 $100,000 - $149,000 2,327 $800 - $1,250 748 3075 -457

$75,000 - $99,999 2,019 $150,000 - $200,000 2,413 $1,250 - $1,500 84 2497 478

$100,000 - $150,000 1,258 $200,000 - $300,000 2,826 $1,500 - $2,000 38 2864 1,606

$150,000+ 604 $300,000+ 3,107 $2,000+ 12 3119 2,515

Camdenton
A shortfall exists in the supply of housing in the lower 
income ranges while surplus’ exists in all but the 
highest income ranges.

This analysis indicates that the greatest shortages are 
for households below the city’s household median 
income of $42,784 as well as households that make 
more than $150,000 per year. 

A shortage of housing in the lowest income brackets 
is not unusual. These units are difficult to construction 
without significant support or subsidy. This is 
exaggerated by the market in which there are good 
profits to be made by builders and developers of 
higher priced units. The lack of housing for the city’s 
service workers means that many live in units that cost 
more than 30% of their income. 

Camden County
A shortfall exists in the supply of housing in the low to 
moderate income ranges and significant surplus’ exist 
for income ranges greater than $75,000 per year. 

This market is driven by outside incomes. While it may 
appear that there is a surplus of high value homes, 
these units are in demand by households that are not 
permanent county residents.

City and County Housing Challenges
 · Shortage of quality workforce housing including 

rental units

 · Need for greater housing variety

 · Lack of contractors building more affordable units

 · Shortage of buildable lots inside the city limits.
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The forecasts of Table 4.12 can be compared to the 
current development activity (Table 4.13) and the 
available land for future development to set priorities 
for the types and location of proposed future 
development. Note that not all ‘new’ units will be 
added to the market through new construction.

Future Housing Development
This section projects future demand for new 
construction.

The housing demand projections are based on the 
known information from the 2010 Census and the 
following assumptions:

 · The household size in Camdenton will remain 
constant. There is some chance that the number 
will increase as the children of the baby boomers 
continue into their childbearing years.

 · The city’s non-household population (people in 
institutions, group quarters, or nursing homes) 
does not produce a demand for conventional 
housing, and will make up the same proportion of 
the population in the future.

 · Camdenton’s 2010 vacancy rate of 9.40% 
will remain constant providing variety in the 
market and supporting the removal of the most 
deteriorated structures.

 · The projection model assumes a replacement 
need of 10 units per year, reflecting demolition 
of substandard units, including mobile home 
units, and the conversion of some residents to 
non-residential uses. This rate reflects the needs 
identified in the housing condition survey and align 
with concerns from residents over housing quality.

The demand analysis in Table 4.12 shows a need for 
an additional 708 units between 2015 and 2035 or an 
average annual increase of between 14 and 15 units 
per year. This is less than the average of 29.5 units 
constructed annually between 2004 and 2014 as 
shown in Table 4.13. This rate reflects the population 
projection described in Chapter 1 which forecasts an 
annual growth rate of 1% increasing to 1.5% in 2020. 

TA B L E  4.12:  Projec ted Housing Demand

2015 2015-2025 2026-2035 Total

Population at End of Period 3,900 4,416 5,125

Household Population at End of Period 3,728 4,221 4,899

Average Persons Per Household 2.47 2.47 2.47

Household Demand at End of Period 1,509 1,709 1,983

Projected Vacancy Rate 9.40% 9.40% 9.40%

Unit Needs at End of Period 1,666 1,886 2,189

Replacement Need 10 10 20

Cumulative Need During Period 240 468 708

Average Annual Construction Demand 24 47 35

TA B L E  4.13:  Housing Unit Construc tion in Camdenton

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Single Family 20 33 40 35 17 15 11 1 2 4 2

Two Family 5 2 0 5 4 4 7 0 0 0 0

Multi-Family 0 0 8 6 40 24 8 4 4 12 12

Mobile Home

Total 25 35 48 46 61 43 26 5 6 16 14

Some of these units will be created through the 
rehabilitation and improvement of existing vacant 
units.
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Housing Development Program
The development demand figures provided in Table 
4.12 are only significant if the types of housing being 
developed meet the need of the community as it 
grows. To suggest what types and price points of 
housing should be pursued, these demand figures can 
be broken out by the affordability ranges identified 
earlier in this chapter. Additionally, these demand 
figures can be broken out into demand for ownership 
and rental housing units.

Based on the 2013 income distributions provided by 
the American Communities Survey, about 48% of 
all owner occupied units, or 70 units, should ideally 
be priced below $130,000 (current dollars). Some of 
these units may be produced indirectly by developing 
higher cost housing that serves the “move-up” market 
of owners that now occupy lower value homes. 
Affordability ranges are also influenced by interest 
rates – people afford more expensive homes when 
interest rates are low. Increasing residential interest 
rates may reduce the list of affordable “workforce 
housing.” About 43% of the rental market falls within 
the affordable cost ranges.

In order to support future economic growth, the 
housing supply must be diverse. Units at the lowest 
cost end will meet the needs of entry level production 
workers and those in the service sector, while higher 
cost housing will attract and retain manager- and 
executive-level positions. Entry level housing is 
typically produced in two ways:

 · Direct production, using various techniques to 
produce new or rehabilitated housing affordable to 
the city’s workforce.

 · Developing higher-cost or alternative housing 
that frees up the existing housing stock for more 
moderate income households. 

TA B L E  4.14:  Development Program

2015-2020 2021-2025 Total

Total Need 95 145 240

Total Owner Occupied 57 87 144

Affordable Low: $60,000 - $100,000 11 18 29

Affordable Moderate: $100,000 - $130,000 16 25 41

Moderate Market: $130,000 - $200,000 20 31 52

High Market: Over $200,000 9 13 22

Total Renter Occupied 38 58 96

Low: Less than $450 / month 13 19 32

Affordable: $450 - $700 / month 17 25 42

Market: Over $700 / month 9 13 22



64

A program capable of realizing these goals should:

 · Develop moderately-priced, market-rate housing 
for both owners and renters.

 · Increase availability of buildable lots in and near the 
city

 · Conserve existing housing stock and reuse available 
land that is already served by infrastructure

 · Define a distinctive niche and community 
marketing program to take advantage of existing 
markets.

 · Emphasize neighborhood conservation for existing 
and design new developments to create a cohesive 
neighborhood.

Actions in pursuit of these goals will fall within five 
primary categories:

1. A Housing Development Partnership

2. Program Focuses

3. Redevelopment Initiatives

4. Rehabilitation and Property Maintenance Programs

5. Lot Development

Housing Interventions in Camdenton
Camdenton is positioned for steady growth in the 
coming years through internal increases and influx 
of population from the Lake of the Ozarks area. This 
increase will include young professionals entering 
the housing market for the first time, young families 
looking for appropriate ownership options, and seniors 
looking for services within a small town atmosphere. 
Analysis of both the city’s assets and issues suggest 
a housing and community development strategy for 
Camdenton that:

 · Improves overall housing quality. By improving the 
quality of housing, a city serves the interests of all 
residents from the perspectives of physical and 
economic well-being. Upgrading housing quality 
creates market security in addition to increasing 
values and marketability. Conversely, deteriorating 
housing inevitably produces deteriorating housing 
values.

 · Increase the number of quality market-rate rentals. 
Low interest rates and easy financing tend to 
reduce the short-term costs of home ownership 
and therefore, discourages rental development and 
occupancy. With the crash of the subprime market 
in 2007-08, mortgage financing standards became 
more rigorous and, consequently new demand 
has emerged for rental housing. Camdenton 
has a number of affordable rental options but 
many residents said the community lacks good 
quality, market-rate rentals for families and young 
professionals.

 · Increase building opportunities and demand in 
Camdenton. New development (and especially 
higher-income development) has tended to locate 
around the Lake of the Ozarks. A limited supply of 
lots within the city reinforces this trend, as do lower 
perceived development. 

WE ASKED, WHAT ARE 
THE MOST IMPORTANT 
HOUSING ISSUES 
FACING CAMDENTON?

“The improvement of neighborhood 
appearance with sidewalks to make 
real estate more attractive to buyers”

“The cost of living / housing 
compared to household income 
makes it unaffordable”

“The lack of senior housing options, 
especially quality options”

“Established neighborhoods are not 
kid friendly”

“No raw real estate or infrastructure 
for new developers/builders”
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City of Camdenton
Cities generally have the responsibilities of providing 
and maintaining urban infrastructure and municipal 
services, and, under the Missouri Community 
Development Law, have the ability to act as 
community redevelopment authorities. Consistent 
with these powers, the city should finance capital 
improvements using techniques that reduce and/
or defer the front-end cost of lots, assembles or 
acquires property for development or redevelopment 
as needed, and acts to promote other projects or 
remove obstacles to desirable development. The City 
of Camdenton’s roles in the housing partnership could 
include:

 · Acquisition and site preparation of infill 
redevelopment sites

 · Financing assistance through CDBG and other 
programs

 · Subdivision development with infrastructure

Lending Consortium
A community development corporation must have 
a source of financing to do its work. Such a financing 
program should be designed for maximum leverage (in 
the language of community development, “leverage” 
is the ability of program dollars to generate private 
investment in response to a principal investment); 
shared risk; and quick turnover rather than long-term 
financing. The Housing Partnership should include a 
“lenders consortium,” a cooperative venture among 
lending institutions active in the Camdenton and 
Lake of the Ozarks market to spread individual risk 
exposure. In addition, these cooperative ventures 
can attract the support of other agencies such as the 
Federal Home Loan Bank.

A lending consortium is an ideal instrument to provide 
short-term financing for a modest but adequate 
inventory of moderately-priced, owner-occupied 
houses, and to provide interim financing for projects 
developed by the CHDC and city.

Housing Development Corporation
A Housing Development Corporation is a nonprofit 
developer governed by a Board of Directors and 
operating in the same entrepreneurial way as a 
conventional developer. They often grow out of 
established organizations that have identified 
housing as vital to their work, or of other community 
organizations (such as churches, human services 
groups, or community action agencies) that identify 
housing as a critical need. 

Economic development corporations can also be a vital 
resource for building partnerships. Such organizations 
in the past typically developed industrial parks and 
speculative buildings, and offered incentives to recruit 
employers. Increasingly, housing development has 
become vital to economic development.

A housing development corporation could be 
organized as a “community development housing 
organization,” or CDHO. CDHOs require majority 
community board representation, in return, they are 
often eligible to receive tax credits for affordable 
housing financing through state agencies. The key 
roles of the CHDO in the housing partnership will 
be such programs as rehab/resale projects and 
construction on infill sites.
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contracts with private builders for home construction; 
and the lenders consortium provides interim financing 
for the CDC. Realtors may also participate by reducing 
commissions on selected projects. Potential target 
markets for new affordable units may include younger 
households, people with stable incomes, and 
downsizing empty-nesters.

Another proven affordable ownership development 
technique is an acquisition/rehab/resale program. 
Here, the CDC acquires houses that are then 
rehabilitated and resold on a “turnkey” basis to new 
owner-occupants. The lending community may 
participate cooperatively in this effort by providing 
interim financing. Mortgage financing for low and 
moderate income buyers may be assisted by CDBG or 
HOME “soft-second” loans. This approach recognizes 
the limited number of prospective buyers who want to 
carry out a major home rehabilitation project. It works 
best when candidate houses can be purchased at 
relatively low cost – a common condition in some parts 
of Camdenton.

Rental Housing
Demand for rental housing in Camdenton crosses 
several income ranges. New rental housing should 
include market-rate rentals for professionals, workforce 
housing, and housing for people with urgent needs. 
Funding sources such as the lending consortium 
and housing trust fund can be used to develop new 
inventory, and tax credits may be employed to address 
the needs of lower income households. Tax Increment 
Financing, CDBG/HOME funds, and tax credits can 
also help create affordable multi-family housing. The 
housing partnership and lending consortium should 
be active participants in multi-family housing finance 
by distributing the risk of projects across several 
lenders.

Builders and Real Estate Agents
While some Community Development Corporations 
(CDC) have established their own construction 
and marketing capacities, there is no reason for a 
Camdenton corporation to move in this direction. 
The private sector of builders and real estate agents, 
working in concert with the other partners, will be the 
primary delivery mechanism for new products.

Housing Trust Fund
A Housing Trust Fund provides a source of seed capital, 
unconstrained by program regulations, for a city or 
development corporation to use for the purpose of 
developing needed housing types. Trust funds can 
be generated in several ways, including dedication 
of a specific share of local option sales taxes, fees, 
local revenue bond issues, or grants and charitable 
contributions.

Program Focuses
Two special project focuses appear most appropriate 
in Camdenton given housing demand, economic 
character, workforce housing, and affordable housing 
development. 

Affordable Equity Housing
New owner-occupied housing can upgrade the city’s 
housing stock by attracting new target households 
looking to build equity in the city. New housing may be 
built in either contiguous developments or on infill lots 
within built-up areas. New developments should take 
advantage of Camdenton’s environmental features and 
in configurations that make them unique from other 
standard subdivisions. Infill sites should be clustered in 
redevelopment areas, discussed below. In either case, a 
housing trust fund may provide recoverable, front-end 
funding for such items as project design; the city may 
acquire property or develop infrastructure through TIF 
or revenue bonds; the CDC is the master developer and 

WE ASKED, WHAT ARE 
THE MOST IMPORTANT 
HOUSING ISSUES 
FACING CAMDENTON?

“Replace derelict buildings with 
good housing”

“We need attractive neighborhoods”

“Locals cannot afford the houses in 
the area”

“Locate apartments near downtown 
where people can walk to services”

“Too few homes for 1st home buyers 
that are quality and affordable”
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Redevelopment Initiatives
The city should identify a targeted housing 
redevelopment area that provides a critical mass 
necessary for success. In many cases, vacant lots 
or obsolete houses are scattered so that their 
redevelopment can stabilize an entire block. In other 
cases, a cluster of lots is needed to create a “tipping 
point” that can successfully change a neighborhood 
and provide buyers with the security necessary to 
sustain market values. 

While the more scattered approach would work in 
many areas of Camdenton, Map 4.6 identifies larger 
areas that could have a significant impact on housing 
quality and equity. These include a mix of quality 
homes and a number of vacant lots or substandard 
homes or obsolete mobile home developments:

1. The residential neighborhood east of the Square. 
Recommended actions include infill development, 
property maintenance programs, and targeted 
rehabilitation.

2. The Lakeview Drive neighborhood on West U.S. 
Highway 54. Recommended actions include infill 
development, property maintenance programs, 
and targeted rehabilitation.

3. The southern section of Wilkerson Avenue. 
Recommended actions include property 
maintenance programs, infill development as 
required, and targeted housing rehabilitation.

4. The Business 5 and the U.S. Highway 54 
Corridors through Camdenton are identified as 
gateway preservation and enhancement districts. 
Recommended actions for these corridors include 
visual improvement programs, rehabilitation or 
demolition programs for marginal housing as 
appropriate, and infill of medium to high density 
residential and mixed use projects. 

MAP 4.6: Housing Strategy Map
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2. Direct rehabilitation loan programs. This program 
would make direct forgivable loans and grants to 
homeowners from CDBG funds. The program is 
most appropriate to homeowners with low incomes 
who are not otherwise bankable. These efforts 
should generally be focused in strategic areas 
where loans support other areawide investments, 
such as substantial infill development.

3. A leveraged rehabilitation loan program. This 
approach leverages private loan funds (often 
through the FHA Title I Home Improvement Loan 
program) by combining private loans with CDBG 
or other public funds to produce a below market 
interest rate for homeowners. The program 
works most effectively in moderate income 
neighborhoods with minor rehabilitation needs 
and some demand for home improvements. The 
program is effective in expanding the amount of 
improvements completed by a fixed amount of 
public funding. Loans in a leveraged loan program 
can be originated through individual lenders or 
through the proposed lenders’ consortium.

4. Acquisition/rehab/resale programs. An 
acquisition/rehabilitation/resale program is 
particularly useful in adapting older houses to the 
preferences of contemporary, moderate income 
buyers.

5. Energy efficiency loans. Funding may be leveraged 
through local energy companies to provide loans 
that improve the energy efficiency of older homes. 
These low-interest or no-interest loans can be used 
to replace windows, heating and cooling systems, 
or any other upgrades that improve the energy 
efficiency of the home. Primary funding for these 
rehabilitation activities may include Community 
Development Block Grant (CDBG) or HOME funds.

Rehabilitation and Property 
Maintenance Programs
The city should implement a comprehensive approach 
to rehabilitation that broadens the reach and 
effectiveness of the rehabilitation efforts, and reduces 
the amount of substandard housing in the city.

Camdenton’s rehabilitation program focuses should 
include:

Owner Assistance
A majority of Camdenton’s housing units require at 
least moderate repairs or rehabilitation. A coordinated 
rehabilitation strategy, operating on a reliable, multi-
year basis, is vital to ensure preservation of the area’s 
critical supply of existing housing. A comprehensive 
rehabilitation program, appropriate to the respective 
needs of individual residential areas, should include 
five program types. These include:

1. Emergency repair program. For very low income 
residents, an emergency repair program should be 
established. This type of program is usually funded 
through Community Development Block Grant 
(CDBG) funds in the form of grants or forgivable 
loans. The loans are recaptured over time but 
additional funding from both private sources and 
grants should be added to expand the program. 
Emergency repair programs are designed to meet 
critical individual needs, but also to keep viable 
housing from deteriorating further. Thus, when 
funds are limited, assistance should be focused on 
fundamentally sound structures.

The first step in target area development is preparation 
of a redevelopment plan to guide implementation. 
The plan identifies areas for land acquisition, project 
phasing, relocation and housing options, and 
funding arrangements. Buildable vacant lots can be 
acquired through demolition of vacant or seriously 
deteriorated units, tax sales, and negotiated purchases. 
Housing development for the infill projects may be 
accomplished by the CHDC and/or private builders 
and financed by the Lenders Consortium. When 
private developers own infill lots, the city should 
work creatively with them, encouraging innovative 
project designs and planned unit developments that 
may require different standards from conventional 
development.
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Mechanically, the foundation of a rental rehabilitation 
program should be private financing. An individual 
institution or the CDC, acting as a referral agency, 
may take a leading role in marketing the availability of 
rehabilitation loans to small rental property owners. A 
reservation of HOME funds could be utilized by the city 
to provide blended loans when some form of subsidy 
is needed.

Rental Rehabilitation
The city should also consider a rehabilitation program 
focused on rental properties that provides leveraged 
loans combined with code enforcement. While the 
city’s large multi-family structures are in good to fair 
condition, a number of single-family rental houses are 
in poor condition. This program provides financing for 
the improvement of sound rental properties in need of 
rehabilitation.

Rental rehabilitation must include effective housing 
code enforcement to require that units meet minimum 
housing standards. But the reluctance of tenants 
to file complaints can seriously hamper effective 
life safety enforcement. Some communities have 
instituted rental registration or licensing programs. 
Here, all rental units must register to be certified 
for occupancy. Registration requires a life safety 
inspection and compliance with minimum standards. 
These programs can be effective, but are staff-
intensive and must be administered to avoid displacing 
low-income households. However, the potential of loss 
of revenue, combined with available financing, can 
induce participation by property owners in this kind of 
program.
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CHAPTER 5:
ECONOMIC DEVELOPMENT

GOALS 
 · Encourage the creation of a diverse, year-round economy 

to attract and retain employment, young professionals, 
entrepreneurs, and businesses into the Lake of the Ozarks 
Region

 · Capitalize on the draw of regional destinations to attract 
business to the community and to market the high quality of 
life in Camdenton

 · Promote the Camdenton Memorial-Lake Regional Airport as an 
asset to recruit businesses into Camdenton and the Lake of the 
Ozarks Region

 · Explore the strategic annexation of the interchange areas 
along Highway 5
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Business 5
 · Use the future land use map to guide land use decisions and investment

 · Encourage and remove barriers to mixed use projects that thoughtfully integrate 
residential, commercial, and/or office uses.

 · Invest in transportation improvements to redesign the Business 5 corridor to be 
comfortable for cars, bicyclists, and pedestrians

 · Apply development and redevelopment incentives to encourage development 
consistent with the future land use plan.

 · Improve vehicle access points and pedestrian crossings

Business Park
 · Complete extension of the airport to further enhance the Business Park’s 

marketability

 · Through a partnership and coordination with Camden County, establish land use 
and zoning standards and restrictive covenants for the airport business park site 
based on the Future Land Use Plan to support high quality development and job 
creation

 · Continue to work with LOREDC and Camden County to prepare incentive 
packages that will attract new development

 · Improve technology infrastructure to the site including telecommunications and 
fiber optics

Camdenton Memorial-Lake Regional Airport
 · Through partnership with Camden County, use the future land use plan to direct 

land use decisions around the airport

 · Complete runway extension to accommodate larger planes

 · Assess need for additional hanger space

 · Connect the city and airport through improved signage

ECONOMIC DEVELOPMENT

RECOMMENDED ACTIONS
The goal of this chapter is to strengthen the Camdenton economy through an 
integrated approach to land development, business recruitment and retention, while 
improving the destination economy and role. In Camdenton, the primary factors that 
may appeal to businesses include tourism, transportation, and the destination quality 
of the region. 

To realize the goals of this chapter, the plan recommends the following actions:

The Square
 · Continue investing in downtown Camdenton to promote it as an economic center 

of the community and tourism destination

 · Encourage sites in the downtown to be used for their highest and best purpose, 
that is, to contribute to the economic vitality of the downtown and tourism

 · Implement a wayfinding system that directs visitors to businesses and parking

U.S. Highway 54
 · Use the Future Land Use plan to direct land use decisions along U.S. Highway 54

 · Develop and implement signage, parking, and landscaping standards for the 
corridor

 · Improve wayfinding along the corridor to direct visitors to community 
destinations and identify gateway points that receive special treatment 
(landscaping and signage)

 · Leverage tools like tax increment financing to encourage development and 
redevelopment of commercial uses
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ECONOMIC DEVELOPMENT IN 
CAMDENTON
“Economic development” is the term used to 
describe efforts used to capture a larger share of 
the economy. To expand Camdenton’s role in the 
economy, it is necessary to understand the city’s role 
in the region and the realities of the market to form a 
comprehensive strategy to develop Camdenton’s role 
in the economy. 

UNDERSTANDING THE ECONOMY
Business Characteristics. The number of businesses 
operating in the primary market and in the 
secondary market. When coupled with employment 
characteristics, trends emerge on the size of the 
operations that employ the labor force.

Employment Characteristics. An exploration of the 
fields that employ the most residents in the primary 
market and in the secondary market. Understanding 
employment in the market areas provides information 
on expendable income and the available labor force.

Retail Expenditures. Comparing actual retail 
expenditures to projected expenditures vital 
information on gaps and surpluses – in essence, areas 
where the local economies are performing above 
expectations, as expected, or below expectations. 
These trends translate directly into whether there 
is potential for a particular type of business and 
the number of additional businesses that could be 
supported by the market. 

Camdenton Market Areas

Source: ©2015 Esri.

August 10, 2015

©2015 Esri Page 1 of 1

MAP 5.1: Secondary Market Area

• Primary Market: The City of Camdenton Corporate Limits. The area where residents will look 
first for retail and service opportunities before looking elsewhere. 

• Secondary Market Area: The regional area surrounding the City of Camdenton. Identified 
through an analysis of where it makes sense for people to consider Camdenton first for 
retail and service opportunities. 
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DEVELOPING THE ECONOMY
An economic development strategy is a holistic effort to improve the 
community as a whole, to install the required groundwork to enable 
development, and to retain existing businesses while incubating new 
businesses, and recruiting outside ventures. 

Policy and Recruitment. An assortment of government policies, quasi-
public recruitment efforts, and initiatives designed to encourage 
and support the development or placement of new businesses in 
Camdenton. 

Infrastructure Investment. The improvement of infrastructure to make 
Camdenton an appealing site of economic development. This can 
be in the form of extending infrastructure to a development site, the 
installation of broadband internet, or financial incentives to a private 
business for site preparation.

Corridor Reinvestment. Investing in improving the appearance and 
function of Business 5, U.S. Highway 54, and the Square presents a 
significant opportunity to attract additional businesses to Camdenton 
and to create a positive and lasting impression to visitors or potential 
visitors. 

Facility Improvements and Workforce Development. Much of 
economic development occurs locally rather than through relocations. 
Often a limitation to starting or expanding a business is the availability 
of a skilled workforce and the ability to connect to business resources. 
Adaptable workforce development programs should be developed 
to train residents desired skill sets. A business incubator facility and 
resource inventory should be developed to inspire, enable, or grow local 
businesses. 

Quality of Life. The quality of life that a place has to offer has significant 
impact on whether a business will choose to locate in a particular city. 
From the quality of the schools, the condition of the downtown and 
park system, to appearance of neighborhoods, these conditions are 
often the foundation of whether to consider locating in a city in the first 
place. An opportunity to expand the quality of life in Camdenton is the 
creation of a community center facility as discussed in Chapter 4.

NOTES FROM 
CAMDENTON

“Many people who grow up here 
would love to stay or come back 
after college, but in general, the 
opportunities just don’t exist.”

   -  Janellen

“I would like to see Camdenton 
bring in more good jobs to our town, 
such as industry that would include 
insurance for its employees..”

   -  Molly

“Good paying jobs” ... “Wages 
offered for college graduates with 
years of experience do not pay a 
livable wage”... 

   -  Survey Responses

“Decent wages for middle incomes.”

   -  Survey Response

“There is nothing for young 
professionals.”

   -  Survey Response

“Attracting new business.”

   -  Survey Response
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BUSINESS AND EMPLOYMENT CHARACTER
Camdenton is a service center for a share of the tourist population. It is one of several places for the regional population to refuel and restock for their leisure time on the lake. An 
analysis of the number of businesses operating in each market sector and the number of residents employed in each sector helps identify strengths, weaknesses, and opportunities 
for the economy.  When these character patterns are viewed together, it reveals the average size of businesses operating in the region. 
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Government
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Camdenton’s Business Character
The business character of Camdenton is tailored to service the local and a share of the 
regional population. As the regional population includes a large number of seasonal/tourist 
residents, the Camdenton economy has adapted with strong service (37%) and retail (27%) 
business sectors. The remaining market sectors play a support role in the business mix of 
Camdenton.

Secondary Market Business Character
The business character of the secondary market area also reflects the tourism economy with 
strengths in the retail (25%), service sectors (32%), and finance/insurance/real estate (17%), 
but also with a large number of businesses classified as industrial (51%). This indicates that 
a significant number of businesses in the region are engaged in farming, construction, or 
contracting work.

Camdenton’s Employment Character
The employment character of Camdenton is consistent with the role of the community as a 
service center to the Lake of the Ozarks tourist destination. Nearly 46% of the workforce is 
employed in the service industry, 26% in retail trade, and other sectors registering less than 10% 
of employment. Often, the finance, insurance, and real estate sectors represent small employers 
including banks and home based businesses while retail and service industries may include 
hotels and restaurants. 

Secondary Market Employment Character
The employment character of the secondary market area also reflects the strength of the 
tourism economy and its impact on the service (33%) and retail (19%) employment sectors 
of the economy. Employment in Camden County also shows strong employment across all 
‘industry sectors (36%).

BUSINESS AND EMPLOYMENT CHARACTER CONCLUSIONS
At present, employment in Camdenton and in the secondary market area are strong in the retail 
and service sectors with a significant number employed in industry, government, and finance/
insurance/real estate. While these industries are strongly linked to the tourism economy which 
is expected to continue growing, it is recommended that steps be taken to attract or incubate 
new industry, retail and recruit labor to  create a more robust and resilient economy.
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TA B L E  5.1:  Employment and Business Analysis

Primary Market Secondary Market Only

Employment Category Total 
Establishments 

(458)

% Total
Employment

(4,797)

% Total 
Establishments 

(1404)

% Total
Employment

(8,349)

%

Population 3,899 Population: 29,236  

Industry (All) 44 9.6% 403 8.4% 509 51.3% 3,010 36.1%

       Agriculture and Mining 2 0.4% 2 0.0% 45 4.5% 406 4.9%

       Construction 12 2.6% 46 1.0% 229 23.1% 1,035 12.4%

       Manufacturing 8 1.7% 209 4.4% 70 7.0% 713 8.5%

       Transportation 4 0.9% 24 0.5% 90 9.1% 364 4.4%

       Communication 4 0.9% 25 0.5% 4 0.4% 21 0.3%

       Utility 0 0.0% 0 0.0% 17 1.7% 191 2.3%

       Wholesale Trade 14 3.1% 97 2.0% 54 5.4% 280 3.4%

Retail Trade (All) 122 26.6% 1,249 26.0% 247 24.9% 1,584 19.0%

       Home Improvement 4 0.9% 16 0.3% 22 2.2% 211 2.5%

       General Merchandise Stores 5 1.1% 148 3.1% 9 0.9% 32 0.4%

       Food Stores 14 3.1% 214 4.5% 27 2.7% 282 3.4%

       Auto Dealers, Gas Stations, Auto Aftermarket 23 5.0% 147 3.1% 54 5.4% 242 2.9%

       Apparel & Accessory Stores 5 1.1% 17 0.4% 3 0.3% 9 0.1%

       Furniture & Home Furnishings 7 1.5% 41 0.9% 23 2.3% 72 0.9%

       Eating & Drinking Places 28 6.1% 322 6.7% 64 6.4% 625 7.5%

       Miscellaneous Retail 36 7.9% 344 7.2% 45 4.5% 111 1.3%
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TA B L E  5. 2:  Employment and Business Analysis (continued)

Primary Market Secondary Market Only

Total 
Establishments 

(458)

% Total
Employment

(4,797)

% Total 
Establishments 

(1404)

% Total
Employment

(8,349)

%

Finance, Insurance, Real Estate (All) 76 16.6% 455 9.5% 169 17.0% 652 7.8%

       Banks, Savings & Lending Institutions 29 6.3% 159 3.3% 62 6.2% 92 1.1%

       Securities Brokers 3 0.7% 6 0.1% 7 0.7% 20 0.2%

       Insurance Carriers & Agents 18 3.9% 61 1.3% 19 1.9% 44 0.5%

       Real Estate, Holding, Other Investment Offices 26 5.7% 229 4.8% 81 8.2% 496 5.9%

Services (All) 173 37.8% 2,205 46.0% 316 31.8% 2,744 32.9%

       Hotels & Lodging 1 0.2% 19 0.4% 54 5.4% 198 2.4%

       Automotive Services 17 3.7% 58 1.2% 42 4.2% 97 1.2%

       Motion Pictures & Amusements 8 1.7% 31 0.6% 38 3.8% 512 6.1%

       Health Services 24 5.2% 263 5.5% 25 2.5% 244 2.9%

       Legal Services 9 2.0% 55 1.1% 4 0.4% 15 0.2%

       Education Institutions & Libraries 15 3.3% 1,262 26.3% 15 1.5% 474 5.7%

       Other Services 99 21.6% 517 10.8% 250 25.2% 1204 14.4%

Government 35 7.6% 473 9.9% 27 2.7% 361 4.3%

Unclassified 8 1.7% 12 0.3% 21 2.1% 36 0.4%
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 · Seasonal Residence. Many visitors establish 
a seasonal residence in the region. Seasonal 
residents can be expected to re-supply 
throughout the season. Seasonal residents 
generally avoid major purchases such as 
vehicles. 

 - Per Capita Spending of $24,524

 - Per Family Spending of $63,373

Total Market – Particular Opportunity 
Areas

 · Food and Beverage Sales (Surplus)

 · Building Materials, Garden Equipment, and Supply 
(Surplus)

 · Auto Vehicle and Parts Dealer (Gap)

 · General Merchandise Stores (Gap)

 · Clothing and Accessories (Gap)

 · Spending Patterns:

 - The spending patterns in the total market areas 
are more in line with typical per capita and 
per family spending trends. This represents 
that the per capita/family spending in the 
secondary market is much lower than typical in 
the more rural areas of the market area.

 - Per Capita Spending of $7,362

 - Per Family Spending of $17,463

RETAIL EXPENDITURES
One way of evaluating Camdenton’s economic roles 
in the region is to consider spending and retails sales. 
Table 5.2 indicates the total retail sales in each market 
area. 

In 2015, total retail sales in the primary market was 
$116.8 million, a surplus of $85 million over projected 
spending. This illustrates that Camdenton is exercising 
its strong retail presence and is importing dollars from 
the region. In contrast, the total market area (primary 
and secondary markets combined), has total sales 
significantly less than expected suggesting that $92.3 
million is leaving the market area. 

Primary Market - Strongholds
 · Food and Beverage Sales (Surplus)

 · Food Service and Drinking Places (Surplus)

 · Health and Personal Services (Surplus)

 · General Merchandise Stores (Surplus)

 · Clothing and Accessories (Gap)

 · Misc. Store Retailers (Gap)

 · Spending Patterns:

 - The spending patterns in Camdenton are very 
high on a per capita and per family basis. This 
represents two themes:

 · Vacation Destination. The Lake of the 
Ozarks has always been a destination 
for vacationers and these trips can be 
expected to yield higher than normal per 
capital spending, typically in restaurants, 
grocery, and personal service market 
sectors.

HIGHLIGHTS

• The primary market imports dollars. 
More spending than anticipated based 
on population.

• The total market area exports spending. 
Less spending than anticipated based 
on population.

• Surplus - actual spending exceeding 
anticipated. In Camdenton, a surplus 
represents that the city is a destination 
for certain goods and services such 
as food service and drinking places. 
Explore efforts to expand this niche. 

• Gap - actual spending is less than 
anticipated. A gap indicates that people 
are travelling elsewhere for a good 
or service. If the gap is large enough 
to support a new venture,  efforts 
should be made to recruit or incubate a 
business to fill the gap.
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TA B L E  5. 3:  Expenditure and Opportunities

Primary Market

2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus)

Total Retail Trade and Food and Drink $116,802,674 $31,491,884 $85,310,790

       Total Retail Trade $110,232,473 $28,368,499 $81,863,974 

       Total Food & Drink $6,570,501 $3,123,385 $3,447,116 

Adjusted Retail Sales (Subtracts Auto, Gas, and Non-Store from Totals) $95,630,443 $20,646,280 $74,984,163 

INDUSTRY GROUP

Motor Vehicle and Parts Dealer $5,172,428 $5,863,579 ($691,151)

       Automobile Dealers $1,787,927 $5,052,540 ($3,264,613)

       Other Motor Vehicle Dealers $1,708,297 $385,909 $1,322,388 

       Auto Parts, Accessories & Tire Stores $1,676,204 $425,130 $1,251,074 

Furniture & Home Furnishing Stores $625,702 $588,497 $37,205 

       Furniture Stores $0 $329,229 ($329,229)

       Home Furnishing Stores $625,702 $259,268 $366,434 

Electronics & Appliance Stores $461,616 $785,497 ($323,881)

Building Materials, Garden Equipment & Supply $2,727,267 $1,041,268 $1,685,999 

       Building Materials and Supplies Dealer $245,231 $843,699 ($598,468)

       Lawn and Garden Equip. & Supply Stores $2,482,036 $197,569 $2,284,467 

Food and Beverage Stores $39,995,431 $3,811,772 $36,183,659 

       Grocery Stores $39,561,426 $3,580,283 $35,981,143 

       Specialty Food Stores $434,005 $80,875 $353,130 

       Beer, Wine & Liquor Stores $0 $150,614 ($150,614)

Health & Personal Services $11,004,662 $2,367,646 $8,637,016 
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Secondary Market Total

2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus) 2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus)

$127,143,005 $304,809,604 ($177,666,599) $243,945,679 $336,301,488 ($92,355,809)

$109,145,629 $276,624,733 ($167,479,104) 219378102 $304,993,232 ($85,615,130)

$17,997,076 $28,184,871 ($10,187,795) $24,567,577 $31,308,256 ($6,740,679)

$148,315,236 $315,655,208 ($167,339,972) $243,945,679 $336,301,488 ($92,355,809)

      

$17,573,910 $59,087,640 ($41,513,730) $22,746,338 $64,951,219 ($42,204,881)

$6,737,089 $50,691,783 ($43,954,694) $8,525,016 $55,744,323 ($47,219,307)

$9,827,688 $4,528,791 $5,298,897 $11,535,985 $4,914,700 $6,621,285 

$1,009,134 $3,867,066 ($2,857,932) $2,685,338 $4,292,196 ($1,606,858)

$2,923,213 $5,345,486 ($2,422,273) $3,548,915 $5,933,983 ($2,385,068)

$1,303,540 $2,983,791 ($1,680,251) $1,303,540 $3,313,020 ($2,009,480)

$1,619,673 $2,361,695 ($742,022) $2,245,375 $2,620,963 ($375,588)

$4,023,753 $7,179,466 ($3,155,713) $4,485,369 $7,964,963 ($3,479,594)

$14,966,561 $11,021,204 $3,945,357 $17,693,828 $12,062,472 $5,631,356 

$11,707,004 $8,778,298 $2,928,706 $11,952,235 $9,621,997 $2,330,238 

$3,259,557 $2,242,906 $1,016,651 $5,741,593 $2,440,475 $3,301,118 

$32,675,289 $36,533,472 ($3,858,183) $72,670,720 $40,345,244 $32,325,476 

$31,698,927 $34,369,116 ($2,670,189) $71,260,353 $37,949,399 $33,310,954 

$662,074 $769,832 ($107,758) $1,096,079 $850,707 $245,372 

$314,287 $1,394,524 ($1,080,237) $314,287 $1,545,138 ($1,230,851)

$7,159,155 $24,398,425 ($17,239,270) $18,163,817 $26,766,071 ($8,602,254)
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TA B L E  5. 3:  Expenditure and Opportunities (continued)

Primary Market

2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus)

Clothing & Clothing Accessories Stores $1,010,080 $1,580,798 ($570,718)

       Clothing Stores $371,328 $1,101,339 ($730,011)

       Shoe Stores $145,599 $238,020 ($92,421)

       Jewelry, Luggage & Leather Goods Stores $493,153 $241,439 $251,714 

Sporting Goods, Hobby, Book, and Music $2,098,095 $461,123 $1,636,972 

       Sporting Goods/Hobby/Music Instrument Stores $2,098,095 $427,222 $1,670,873 

       Book, Periodical & Music Stores $0 $33,901 ($33,901)

General Merchandise Stores $30,671,898 $5,982,664 $24,689,234 

       Department Stores Excluding Leased Depts. $30,671,898 $2,007,113 $28,664,785 

       Other General Merchandise Stores $0 $3,975,551 ($3,975,551)

Food Service and Drinking Places $6,570,501 $3,123,385 $3,447,116 

       Full-Service Restaurants $3,669,271 $1,169,594 $2,499,677 

       Limited-Service Eating Places $2,238,145 $1,548,600 $689,545 

       Special Food Services $0 $132,769 ($132,769)

       Drinking Places - Alcoholic Beverages $663,085 $272,422 $390,663 

Miscellaneous Store Retailers $465,491 $903,630 ($438,139)

       Florists $0 $31,452 ($31,452)

       Office Supplies, Stationery & Gift Stores $130,802 $265,964 ($135,162)

       Used Merchandise Stores $151,288 $52,219 $99,069 

       Other Miscellaneous Store Retailers $183,401 $553,995 ($370,594)

Gasoline $4,790,545 $3,179,477 $1,611,068 
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Secondary Market Total

2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus) 2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus)

$2,541,860 $13,698,457 ($11,156,597) $3,551,940 $15,279,255 ($11,727,315)

$2,417,297 $9,517,951 ($7,100,654) $2,788,625 $10,619,290 ($7,830,665)

$11,200 $2,098,405 ($2,087,205) $156,799 $2,336,425 ($2,179,626)

$113,363 $2,082,101 ($1,968,738) $606,516 $2,323,540 ($1,717,024)

$1,487,424 $4,322,695 ($2,835,271) $3,585,519 $4,783,818 ($1,198,299)

$1,377,407 $4,038,057 ($2,660,650) $3,475,502 $4,465,279 ($989,777)

$110,017 $284,638 ($174,621) $110,017 $318,539 ($208,522)

$4,090,967 $57,057,091 ($52,966,124) $34,762,865 $63,039,755 ($28,276,890)

$3,278,405 $18,684,382 ($15,405,977) $33,950,303 $20,691,495 $13,258,808 

$812,561 $38,372,709 ($37,560,148) $812,561 $42,348,260 ($41,535,699)

$17,997,076 $28,184,871 ($10,187,795) $24,567,577 $31,308,256 ($6,740,679)

$11,251,532 $10,568,117 $683,415 $14,920,803 $11,737,711 $3,183,092 

$3,335,632 $14,217,234 ($10,881,602) $5,573,777 $15,765,834 ($10,192,057)

$0 $1,190,320 ($1,190,320) $0 $1,323,089 ($1,323,089)

$3,409,912 $2,209,199 $1,200,713 $4,072,997 $2,481,621 $1,591,376 

$2,523,081 $9,229,411 ($6,706,330) $2,988,572 $10,133,041 ($7,144,469)

$147,370 $327,048 ($179,678) $147,370 $358,500 ($211,130)

$329,039 $2,562,448 ($2,233,409) $459,841 $2,828,412 ($2,368,571)

$897,372 $472,571 $424,801 $1,048,660 $524,790 $523,870 

$1,149,301 $5,867,343 ($4,718,042) $1,332,702 $6,421,338 ($5,088,636)

$11,854,292 $31,518,636 ($19,664,344) $16,644,837 $34,698,113 ($18,053,276)
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TA B L E  5. 3:  Expenditure and Opportunities (continued)

Primary Market

2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus)

Non Store Retail $11,209,258 $1,802,548 $9,406,710 

       E-Commerce and Mail Order Houses $3,684,576 $1,430,748 $2,253,828 

       Vending Machine Operators $0 $86,519 ($86,519)

       Direct Selling Establishments $7,524,682 $285,281 $7,239,401 

    

Adjusted Out $21,172,231 $10,845,604  

       Motor Vehicle and Parts Dealers $5,172,428 $5,863,579  

       Gasoline $4,790,545 $3,179,477  

       Non Store Retail $11,209,258 $1,802,548  

   

Per Capita Spend Number Adj Spend Per Capita Spend

Population 3,899 $95,630,443 $24,527

Families 1,509 $95,630,443 $63,373
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Secondary Market Total

2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus) 2015 Actual Sales 2015 Expected Expenditures Opportunity (Gap/Surplus)

$7,326,124 $17,232,750 ($9,906,626) $18,535,382 $19,035,298 ($499,916)

$2,479,771 $13,214,169 ($10,734,398) $6,164,347 $14,644,917 ($8,480,570)

$262,300 $822,602 ($560,302) $262,300 $909,121 ($646,821)

$4,584,052 $3,195,978 $1,388,074 $12,108,734 $3,481,259 $8,627,475 

      

$36,754,326 $107,839,026 ($71,084,700) $57,926,557 $118,684,630 ($60,758,073)

$17,573,910 $59,087,640 ($41,513,730) $22,746,338 $64,951,219 ($42,204,881)

$11,854,292 $31,518,636 ($19,664,344) $16,644,837 $34,698,113 ($18,053,276)

$7,326,124 $17,232,750 ($9,906,626) $18,535,382 $19,035,298 ($499,916)

    

Number Adj Spend Per Capita Spend Number Adj Spend Per Capita Spend

29,236 $148,315,236 $5,073 33,135 $243,945,679 $7,362

12,460 $148,315,236 $11,903 13,969 $243,945,679 $17,463
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Demand for Businesses. Capturing the Gap
The concept of spending patterns and surplus versus deficit is relatively easy to grasp but it is less straight-forward 
to understand how this translates into the number of businesses that could be supported by existing demand. This 
calculation figures the amount of sales per square foot required to sustain a typical retail business and also sets a 
realistic capture rate from the market areas understanding that it is unrealistic to assume that 100% of a gap can be 
captured locally. 

For the purpose of this analysis, it is assumed that $350 in sales per square foot is a conservative rate to calculate 
business viability and that 60 percent of total demand can be captured by the Camdenton economy. It should be 
recognized that this projection suggests that there is opportunity for a business to capture a viable share of the 
overall market demand, not that a marginal business will become viable based solely on potential demand. 

Highlights:
 · The Primary Market imports dollars across virtually all market sectors and in those few sectors that run a deficit, 

the gap is not large enough to support a business solely on the demand from within the corporate limits of 
Camdenton. This underscores the importance of the regional population base to the overall health and future 
prosperity of the economy. 

 · The Total Market Area (Camdenton and the Secondary Market) represents the greatest opportunity for the 
economy with significant gaps large enough to support new businesses.

TRANSLATING GAPS INTO 
OPPORTUNITIES

• Auto Dealers. Demand for 72,000 sf

• Furniture and Home Furnishings. Demand 
for 4,000 sf

• Electronics and Appliance. Demand for 
5,900 sf

• Health and Personal Services. Demand for 
14,700 sf

• Clothing and Clothing Accessories. 
Demand for 20,100 sf

• General Merchandise Stores
• A market sector that includes large stores which 

may impact the overall viability of other market 

sectors.

• Food and Drinking Places
• Limited Service Restaurants. Demand for 17,500 

sf

• Specialty Food Services. Demand for 2,200 sf 
(small downtown shop)

• Misc. Store Retailers. Demand for 12,200 sf

• Office Supplies, Stationary and Gift Stores. 
Demand for 4,000 sf

Additional information can be found in the 
Appendix
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Recommendation: Consider an incentive program to 
encourage new businesses in established commercial 
areas including the downtown district.

Business support resources
Resources are available to support new businesses 
from a variety of sources. Unfortunately, because these 
services are offered by a number of organizations and 
agencies it becomes difficult for a potential business 
owner to navigate these resources.

Recommendation: Develop a guide to starting 
a business in Camdenton to help connect new 
businesses with resources helpful to starting a business 
including business plan assistance, mentorship, 
and government loan/grant programs. Examples of 
organizations engaged in business support include: 
the Small Business Administration (SBA); University 
Extension Offices; and the local SCORE Chapter.

Marketing – Engaging the Business 
Community
Communicating the economic information contained 
in this chapter and the policies outlined in the 
comprehensive plan is the first step. 

Recommendation: Begin an awareness campaign with 
the business community, high school entrepreneurship 
classes, and in other community organizations to 
communicate the opportunities in Camdenton and the 
support community available for those interested in 
starting a business.

GENERAL POLICIES
A comprehensive economic development strategy 
must focus on business retention as well as 
recruitment, ensuring that businesses have the tools 
and infrastructure they need to thrive, in a high quality 
community where people want to live and work. 
An economic development strategy that does not 
consider and balance this full perspective will fail to 
meet its potential.

Policy, Recruitment, and Retention
Policies to support business. 
Often zoning and building codes can act as a barrier 
to business. Not necessarily because the codes are 
onerous or in conflict with the desires of the business 
owner but rather because municipal codes are often 
misunderstood. Allocating staff to serve as a liaison 
to the business community is a good way to help 
entrepreneurs understand how to navigate the 
regulations and to understand the purpose of the 
regulations. This personal contact also enables staff 
to connect the entrepreneur with resources that are 
available to support the start-up. 

Recommendation: Review zoning and building codes 
to identify conflicts or areas that may lack clarity. Revise 
regulations to align with the comprehensive plan and 
to be easily understood. 

Recommendation: Assign a staff contact as a new 
business liaison to assist with business development.

Often small retail and service businesses locate, or 
should locate, in established business districts and 
these spaces may require rehabilitation as a start-
up expense. As a tool to attract new businesses 
into established commercial areas, many cities offer 
rehabilitation grants/loans or tax abatement programs 
to offset upfront costs.

BUSINESS LEVEL OF SERVICE

• Traditionally used in transportation 
planning, level of service (LOS) is a 
measure used to communicate the 
quality of traffic service.

• Business Level of Service recognizes 
that communities provide the 
foundational elements that support 
the businesses that choose to operate 
in the city. Support features are both 
direct and indirect and include the 
following:

• Transportation Infrastructure

• Water and Sewer Infrastructure

• Internet Connectivity and Speed

• Workforce

• Employee Housing

• Convenience and Connectivity

• Quality of Place and Amenities

• And Other Features
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Broadband Internet Connectivity
The most significant issue repeated throughout the 
planning process, the business community requires 
the installation of broadband internet to remain 
competitive in Camdenton. Broadband internet is also 
an effective way to raise the quality of education in 
schools, to nurture entrepreneurs, and to incubate on-
line businesses.

Recommendation: Complete a broadband internet 
study to evaluate the viability, the cost, and the various 
options of bringing broadband internet to Camdenton. 

Recommendation: Install broadband internet to 
service the school, through commercial corridors, and 
to the city business park to raise the business LOS.

Traditional Infrastructure
Traditional infrastructure is the catch-all term used 
to describe the network of community services 
that enables the city to operate. This includes 
water and sewer lines, water treatment, gas service, 
waste removal and many more features that allows 
Camdenton to run smoothly and for businesses to 
operate. 

Recommendation: Ensure all traditional infrastructure 
is provided and kept in a state of good repair to offer a 
high level of service to current and future businesses. 

Strategic Land Annexation
Prime commercial real estate should be evaluated 
for annexation at an ongoing basis. With the recent 
completion of the State Highway 5 beltway, the 
city now has three highway interchanges with the 
potential for commercial investment. The short term 
annexation priority of the city should be to annex each 
interchange.

Recruiting business
Often the holy grail of economic development 
initiatives, many communities try for years to secure 
the new location of a major corporation without 
success. Recruiting new, high-wage employers typically 
requires financial incentives, a skilled workforce, and 
a high quality of life, all while presenting a convenient 
synergy to their existing business network.

While recruiting should be a priority of the economic 
development strategy, it should be done as efficiently 
as possible. Investments to make the community more 
attractive for recruitment should also improve the 
business level of service in Camdenton as a whole.

Recommendation: Evaluate the feasibility of having 
a site certified under the Missouri Certified Sites 
Program.

Recommendation: Develop an investment strategy to 
improve the business level of service.

Recommendation: Develop a networking strategy to 
be disseminated through Camdenton residents and 
business owners  to communicate how Camdenton is a 
good place to do business.

Infrastructure Investment
Business Level of Service (LOS) should be evaluated 
on an on-going basis. Essentially, does the community 
provide the infrastructure and support needed for the 
business to thrive and survive? The concepts can be 
applied to evaluate an individual business or to the 
community as a whole. 

Business Support and Retention
The priority of economic development should focus 
first on supporting and retaining existing businesses 
before efforts to recruit new business. These 
businesses create the macro economy, generate much 
of the disposable income which drives the retail and 
service economy. In addition to their role in supporting 
the community and the region, these businesses 
should also be a barometer for how the business 
economy is performing because an issue, such as water 
pressure, that negatively effects one business likely 
effects many others and would have the same impact 
on any new business that the city may be interested in 
recruiting.  

Recommendation: Interview existing businesses to 
understand the nature of their business, any expansion 
plans, and how the community is performing across all 
dimensions of public service and quality of life. 

Recommendation: Identify common issues and 
develop an investment strategy to improve the 
business level of service.
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THE SQUARE
Recommended Actions:
Continue investing in downtown Camdenton to 
promote it as an economic center of the community 
and tourism destination. The Camdenton Square 
represents a unique asset in the region with the 
potential to become a vibrant tourist destination. 
Investment and event decisions should be made to 
draw attention, interest, and excitement into the 
Camdenton Square.

Encourage sites in the downtown to be used for 
their highest and best purpose, that is, to contribute 
to the economic vitality of the downtown and 
tourism. As a business district, downtown Camdenton 
operates most efficiently and effectively as a system 
of complementary businesses. Any initiative and 
recruitment effort should with the intent of bringing 
more life and vitality to the district. The district should 
be configured to enable visitors to park once with 
businesses complementing one another to form a 
vibrant destination district.  

Implement a wayfinding system that directs visitors 
to businesses and parking. At present downtown is 
difficult to navigate. A system of wayfinding would 
help visitors to find parking and businesses within the 
downtown district. A cohesive strategy of wayfinding 
would enable the district to convert a greater share 
of traffic from simply passing through to stopping, 
spending, and experiencing Camdenton. 

 · Wayfinding Signage

 · Business Signage

 · Events Signage

 · Rear Facade Signage

Apply Tax Increment Financing to encourage private 
investment in the Square. More detail in Chapter 7 on 
downtown incentives. 

NOTES FROM CAMDENTON

“My vision for Camdenton is this: I would 
love a beautiful town square with a 
round-about at the town center and a 
wonderful gazebo at the center of it all. 
Small specialized businesses all around the 
square. A place where tourists and locals 
come to enjoy and have enough to do to 
spend the entire day if they so chose to. ”

   -  Jennifer

“I would like nice and decorative signage 
to show what businesses are on the back 
streets of the Square.”

   -  Debby

Example of Branded Wayfinding

Photo of Rear Facade Signage from Downtown 
Camdenton
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U.S. HIGHWAY 54
Recommended Actions
Use the Future Land Use plan to direct land use 
decisions along U.S. Highway 54. The U.S. Highway 54 
corridor presents a significant business opportunity to 
site new businesses but also the opportunity to guide 
the experience of those entering Camdenton on the 
highway. Land use decisions should follow the land 
use plan and consider additional guidelines to facilitate 
attractive and efficient development in the corridor.

Develop and implement signage, parking, and 
landscaping standards for the corridors. U.S. Highway 
54 serves as the main arterial for those entering, or 
passing through, Camdenton. This corridor presents 
the opportunity to make a first impression. Attractive 
landscaping, streetscape elements, and appropriate 
signage would contribute to the vitality of the corridor 
and the community as a whole. 

Improve wayfinding along the corridor to direct 
visitors to community destinations and identify 
gateway points that receive special treatment 
(landscaping and signage). Those traveling through 
Camdenton on U.S. Highway 54 pass through 
the community with little fanfare, even through 
the Camdenton Square. The city should identify 
and enhance community gateways, community 
development nodes, and the central business district. 

Leverage tools like tax increment financing to 
encourage development and redevelopment of 
commercial uses. Development and redevelopment is 
a costly affair and, without the availability of incentives,  
many projects are not feasible. The city should 
evaluate the use of incentive tools to facilitate the 
improvement of the corridor. 



DEST INAT ION CAMDENTON   |  s t rong his tor y...exc it ing f uture 89

Improve technology infrastructure to the site 
including telecommunications and fiber optics. 
Broadband internet should be supplied to the business 
park to make the park more attractive for development 
and to raise the business level of service offered by the 
park. 

Continue to work with LOREDC and Camden County 
to prepare incentive packages that will attract new 
development. In many cases of business recruitment, 
development incentive packages are expected. 
Development incentives should be scaled to the size 
of the prospect, the prevailing wages, and the number 
of jobs created. All development incentives should be 
secured by a development agreement.

BUSINESS PARK
Recommended Actions
Complete the planned runway extension of the 
airport to further enhance the Business Park’s 
marketability. The city owned business park includes 
a significant amount of easily developable  land with 
convenient access to the Camdenton Memorial-Lake 
Regional Airport. The runway expansion should be 
completed to make the business park more appealing 

for development. 

Coordinate with Camden County to establish land 
use and zoning standards for the airport business 
park based on the Future Land Use Plan to support 
high quality development and job creation. The 
concept of a business park is attractive to business 
because it presents certainty. The certainty that a 
neighbor will not infringe on your operation, that 
property will remain in a state of good repair, and that 
infrastructure will be available. At present, this area 
is outside of Camden County Lake District Planning 
and Zoning Area (CCLDPZA) and, therefore neither 
the city nor the county can provide these certainties. 
The extension of the CCLDPZA, the annexation of the 
airport by the city, or the adoption of private restrictive 
covenants is recommended.

MAP 5.2: Development Concept (Business Park) MAP 5.3: Aerial Image of the Business Park
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CAMDENTON MEMORIAL-LAKE 
REGIONAL AIRPORT
Recommended Actions
Use the future land use plan to direct land use 
decisions around the airport. The development 
area including and surrounding the airport should 
be carefully planned to ensure that future options 
remain open. In concert with the Airport Master Plan, 
development should not infringe upon the vertical 
clearance zones required by current or future runway 
patterns. 

Complete runway extension to accommodate larger 
planes. The extension of the runway from 4,000 to 
5,000 feet should be carried out to modernize the 
airport.

Assess need for additional hanger space and 
modernize the terminal facility. In many ways, the 
airport serves as a front door into the region for 
business professionals and recreational pilots. The 
role of this entryway is expected to expand with the 
runway extension and therefore, improvements to 
the terminal should be evaluated and the need for 
additional hanger space should be assessed. 
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Apply development and redevelopment incentives 
to encourage development consistent with the 
future land use plan. Development incentives should 
be applied to encouraged thoughtful projects that are 
consistent with the future land use map and the vision 
of the corridor. 

Improve vehicle access points and pedestrian 
crossings. Access management  practices should 
be applied to existing businesses and should be 
integrated into new development projects to improve 
traffic flow and function throughout the corridor. 

BUSINESS 5
This plan envisions Business 5 as a place for residents of 
Camdenton to live, work, and play.  As outlined in the 
development and the future land use map, this area 
can accommodate much of the future housing and 
commercial development.  Some of the detail in the 
following section focuses mainly on the North Business 
5 corridor; however, it should be strongly noted that 
the action items outlined on this page apply to both 
the north and south portions of the corridor. 

Recommended Actions
Use the future land use map to guide land use 
decisions and investment. Apply the concepts of the 
future land use map and those contained later in this 
chapter to the development of  the Business 5 corridor 
including the alignment of business driveways and 
streets. 

Encourage and remove barriers to mixed use 
projects that thoughtfully integrate residential, 
commercial, and/or office uses. Through mixed use 
development and land use decisions, the Business 
5 corridor should encourage experiences where a 
patron only needs to park once to visit a number of 
businesses. In addition, the corridor should integrate 
housing to make the retail and services more 
convenient and more viable. 

Invest in further transportation improvements to 
redesign the Business 5 corridor to be comfortable 
for cars, bicyclists, and pedestrians. As a place for 
residents to live, work, and play, the street should 
be designed for all users without limitations to 
pedestrians and bicyclists.
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MAP 5.4: Access Management Concept for North Business 5 Corridor
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Development Features
1. New mixed use site with 

commercial and residential

2. New commercial development

Mixed Use. There are numerous opportunities, like 
those outlined in the graphics to the right, to mix 
residential and commercial uses. Access points to these 
sites should align with corresponding entrances to 
businesses. Additional features should include clearly 
defined pedestrian areas and good pedestrian access 
between businesses and sidewalks along Business 5. 

New Commercial Development. As the primary 
business district for many Camdenton residents, 
Business 5 presents the opportunity for new 
businesses to locate, or existing businesses to 
expand, along this corridor. These sites should have 
signage that is appropriately scaled to a pedestrian 
environment with landscaping that represents the 
quality of the regional environment. 
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Development Features
3. Rehabilitate Commercial

4. Office and Commercial

5. Residential

Rehabilitated Commercial Uses. At a number of 
locations along Business 5, and U.S. Highway 54, there 
are a number of older commercial structures. Some of 
these buildings have remained vacant or marginally 
used for a number of years. This can often leave an 
impression of a struggling business district. It was also 
noted by some stakeholders that rents for commercial 
space in Camdenton are high, this likely reflects a cost 
to quality issue. Older spaces may not meet the needs 
to modern business, updates will make them more 
appealing to potential businesses and create a sense of 
vibrancy along the corridor. 

Office, Commercial and Residential Uses. The 
physical grade changes along the corridor create 
great opportunities to mix uses horizontally along 
the corridor. In the example to the right, commercial 
businesses could front onto Business 5 with quality 
new workforce housing at grades below Business 5. 
The housing could be well connected to the corridor 
through sidewalks, yet feel very separated from the 
corridor due to the grade change.   
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Development Features
6. Multi-family Redevelopment

7. Potential Community Center Site

8. Potential Realignment of 
Ballpark Road

9. Residential Infill Development

Multi-Family. By injecting residential uses into the 
corridor the community can provide quality workforce 
housing and create added vibrancy to the corridor. The 
housing also places workers close to jobs and services. 
Combined with quality pedestrian and bicycle facilities, 
residents reduce their dependency on a vehicle and 
access recreation resources at City Park for a quality of 
place not often found in the region. 

Community Center. Previous sections discussed the 
potential of a new community center. A site along 
Business 5 would provide easy access to residents, 
illustrate the importance that the community places 
on the Business 5 corridor, and be a great catalyst for 
redevelopment. A site above City Park would also 
consolidate city services for more efficient delivery of 
services. Finally, the change in elevation along Business 
5 would allow for a 2-story structure which addresses 
both the street and the park. The diagram to the right 
also illustrates the potential realignment of Ball Park 
Road. This realignment would provide some additional 
space to the site but would also align access points on 
both sides of Business 5. This realignment would not 
be necessary for a successful community center site 
but may improve traffic flow, especially if development 
occurs to the north. 

Infill Development. As the traveler moves west on 
Business 5 there are several locations where new infill 
development could occur. The area west of Ball Park 
Road on the north side of Business 5 is one of those 
locations. This site would provide an opportunity 
for townhome development and possibly some new 
commercial uses.  Residential development along this 
corridor should include a mix of higher density uses 
that includes traditional mutli-family, townhomes, 
and attached single-family. Access to an arterial street, 
like Business 5, should be used to the community’s 
advantage and developed with the higher density 
housing where appropriate.  
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CHAPTER 6:
THE CAMDENTON SQUARE 
A DESTINATION DISTRICT PRIMARY GOALS 

 · Establish downtown as the cultural core of the community, an 
attractive and unique destination in the region

 · Expand the downtown image to be seen as a neighborhood 
where residents can find quality housing options within the 
special district

 · Position downtown to balance the needs of local and regional 
travel demands in a manner that highlights the strengths and 
character of downtown Camdenton
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THE CAMDENTON SQUARE - A DESTINATION DISTRICT

RECOMMENDED ACTIONS
The importance of the Camdenton Square is underscored through the course of the plan due to its role at the 
literal and figurative heart of the community. Other sections of this plan highlighted different aspects of downtown 
Camdenton and ways to improve the district.  These include:

 · Chapter 3 focused on improvements to the circulation system, creating a better pedestrian environment, and 
slowing traffic. 

 · Chapter 5 delved into the role the district plays in the city’s economy and ways that it can expand its role in the 
overall economy. 

The goal of this section and this plan, is to strengthen the presence of the Square, the viability of Camdenton’s 
retail economy as a whole, and the overall impression that visitors have of Camdenton. The Square represents 
Camdenton and therefore the plan recommends the following actions to strengthen the district:

 · Develop and implement signage, parking, and landscaping standards for the corridors to improve the visitor 
and customer experience.

 · Improve wayfinding along the corridor to direct visitors to community destinations and identify gateway points 
that receive special treatment (landscaping and signage).

 · Leverage tools like tax increment financing to encourage development and redevelopment of commercial uses. 
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THE SQUARE TODAY AND ITS 
VARIOUS ROLES
Downtown plays a number of roles in the community 
and the region. This is evident by the number of 
action items related to the Square that have appeared 
throughout this document. Beyond its most obvious 
role as a commercial area, it is also the memorable 
identity of the community as a whole for residents and 
visitors. 

THE HEART OF THE COMMUNITY
The Camdenton Square is a recognizable asset that 
most residents experience on a daily basis, even if that 
is most often by car and out of necessity. The Square 
represents the collective image of the community.

THE DESTINATION
Downtown is traditionally the ‘place to go’ in most 
communities; a place for destination restaurants and a 
unique experience in the community and the region. 

THE BILLBOARD AND FIRST 
IMPRESSION
The volume of regional traffic passing through 
Camdenton presents an interesting challenge but 
also an opportunity. The opportunity to move traffic 
efficiently through the community while creating 
a positive impression and attempting to attract 
these drivers into the community. The Camdenton 
Square is a memorable area and has the potential 
to serve effectively as the lasting impression for the  
community.

THE LOCAL ECONOMY
While Chapter 5 lays the groundwork for 
understanding and improving the overall economy, 
this chapter examines information in greater detail to 
improve the Square. This chapter identifies business 
sectors 

For the purpose of exploring only the information 
directly related to the downtown economy,  identify 
the business sectors appropriate for downtown, and 
conservatively to project the total amount of retail 
space that can be filled in the downtown district.

Retail Expenditures. Comparing actual retail 
expenditures to projected expenditures reveals vital 
information on gaps and surpluses. These trends 
translate directly into whether there is potential 
for a particular type of business and the number of 
additional businesses that could be supported by the 
market.

Primary Market. The City of Camdenton Corporate 
Limits. The area where residents will look to first 
for retail and service opportunities before looking 
elsewhere. 

Secondary Market. A regional area surrounding the 
City of Camdenton. Identified through an analysis 
of where it makes sense for people to consider 
Camdenton first for retail and service opportunities.
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Translating Gaps to Downtown Business 
Viability
In Chapter 5, it was assumed that Camdenton would 
be able to capture a maximum of 60% of total 
market demand. Where it is unreasonable to think 
that Camdenton would be able to capture 100% of 
spending in the region (secondary market area), it 
is equally unreasonable to think that 100% of new 
business attracted to Camdenton will be directed to 
the Square. 

For the purpose of this analysis, it is assumed that 
downtown can capture 20% of market demand, that a 
viable business would require $350 in sales per square 
foot of retail space, and that an average downtown 
space is 2,500 square feet. This analysis reveals the 
below potential opportunities:

Food and Beverage Stores. Demand for 700 sf. An 
incubator scale operation.

Clothing and Accessories. Demand for 6700 sf. A small 
clothing store.

Furniture and Home Furnishing. Demand for 1,300 sf. 
An incubator scale operation.

Clothing, Clothing Accessories, Jewelry, and Shoe 
Stores. Demand for 6,700 sf

Food and Drinking Places. 

 · Limited Service Restaurants. Demand for 5,800 sf

 · Specialty Food Services. Demand for 2,200 sf

This demand represents 60% capture but this small 
store could contribute to the overall draw of the 
downtown district. It should be a priority to direct 
specialty food retail businesses into a downtown 
storefront.

MARKET PERFORMANCE AND 
OPPORTUNITY
The sales trend suggests that the Primary Market of 
Camdenton, the corporate limits, is well served by 
the existing economy but also identified a significant 
opportunity for downtown scale businesses to 
capture a demand from the regional demand. There is 
opportunity to attract spending from the total market 
area into Camdenton.

Reinforce Market Strongholds
It is possible to support market sectors where 
Camdenton is already performing well by making it 
an even stronger destination in a market area. These 
market strongholds are identified in Chapter 5 but 
none of them dominate in the Square where the 
market is more diverse and includes a healthy mix of 
retail and office uses.

1. Food and Beverage Sales (Surplus)

2. Food Service and Drinking Places (Surplus)

3. Health and Personal Services (Surplus)

4. General Merchandise Stores (Surplus)

Capture Gaps
As explained in Chapter 5, gaps in the market translate 
directly to an opportunity for businesses to capture a 
share of the market demand. 

NOTES FROM CAMDENTON

“Our wish is for Camdenton to be 
beautified and cleaned up.  Camdenton 
is a mess and not very welcoming at all.  
Planning and Zoning should set a policy 
for new buildings to meet a standard that 
is aesthetically pleasing with requirements 
for all brick and to perpetuate the 
nostalgic look on the northeast side of 
the Camdenton square across from the 
Courthouse.  Existing dilapidated buildings 
need to be remodeled or replaced to 
meet a new standard.  Streets, curbs and 
driveways are overgrown with weeds and 
need to be fixed and cleaned up.”

   -  Peter

Miscellaneous Store Retailers. 

 · Office Supplies, Stationary, and Gift Stores. Demand 
for 1,300 sf. An incubator scale operation.

 · Other Miscellaneous Store Retail. Demand for 2,900 sf.
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Create a conducive environment for 
retailing
Good visibility to potential customers. Downtown 
should be a place with a strategic advantage over 
a stand-alone location for the reasons previously 
discussed. However, this advantage relies on the ability 
to get potential customers in the district. Without good 
visibility and effective wayfinding, the business district 
is at a disadvantage. 

 · Implement a wayfinding system to efficiently direct 
potential visitors to convenient parking within the 
district

 · Use the Business 5 and U.S. Highway 54 corridors to 
raise awareness of the business district. Additional 
detail found in “Market the district as a whole”

City policies aligned with economic development 
goals. Often downtowns are viewed as novelty 
districts rather than as players in the larger economic 
development picture. In fact, downtown districts 
often account for a large share of retail sales while 
contributing a higher taxable value per acre than 
many other types of commercial development. 
The opportunity for the Camdenton Square is in 
positioning the Square as a destination district - a 
place where residents and visitors want to be, with 
restaurants, shopping, and gathering opportunities. 

 · Explore incentives to encourage investment such 
as facade improvements, renovations for new 
businesses, and other projects that make the 
district more productive as a whole

 · Complete a traffic study of the Square to 
develop strategies to mitigate traffic issues 
while strengthening the district as a pedestrian 
and community resource. Fund improvements 
including investment in streetscape improvements.

Comfortable pedestrian realm. The difference 
between a business and a business district lies in 
its public realm - the space between businesses. A 
successful business district provides a comfortable 
pedestrian realm with encourages patrons to linger, 
enjoy, and visit multiple complementary businesses. 

 · Provide high quality streetscape features including 
benches, trash/recycling bins and landscaping 
along pedestrian paths to provide shade

 · Use landscaping to reduce the noise and impact of 
the U.S. Highway 54 Corridor

 · Develop a wayfinding system to make the district 
more accessible for new visitors to the Square

Cohesive downtown experience. The downtown 
district should function as a system that is made 
stronger by the presence of each business. The 
clustering of businesses enables patrons to park-once 
for multiple stores. 

 · Encourage and support the location of 
complementary businesses in the business district. 
The mix of businesses should include retail, service, 
and professional offices to attract and sustain a 
diverse group of patrons

IMPROVING BUSINESS VIABILITY 
IN THE SQUARE
Create a comfortable shopping 
environment that is unique in the Lake 
Region
Easy to find parking and businesses. A successful 
business district is one that is easy for customers, 
and potential customers, to navigate. While there is a 
tremendous amount of traffic travelling through the 
Square on a daily basis, the transportation routes are 
designed to efficiently move vehicles through, rather 
than into, the business district. A potential customer 
(a driver) must overcome a number of barriers in order 
to enter the business district as a patron: (1) locate 
the desired business; (2) safely leave the crossroads 
to enter their desired business quadrant; and (3) find 
convenient parking.

While this sequence could be used to described 
the process of engaging any business district, these 
barriers are made uniquely difficult by traffic speed 
and volume, the configuration of the district, and poor 
business signage and wayfinding. 

 · Develop and integrate a wayfinding system into 
the downtown to direct residents and visitors to 
parking and subdistricts. Consider using a color 
coded wayfinding system to identify how to access 
each quadrant
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Help businesses navigate regulations and incentive 
programs. Development regulations, processes, and 
incentives can be difficult to understand for all but the 
most experienced developers. The vast majority of 
downtown development in small cities is driven by the 
individual business owners, or a first time investor, not 
by experienced investors. 

 · Summarize or simplify development regulations, 
processes, and incentives for downtown projects. 
Share the report with the business community or 
interested developers

Ensure policies and regulations align 
with economic development goals
Evaluate zoning codes and enforce. Many of 
the zoning ordinances in the United States were 
developed to enable and facilitate suburban styles 
of development, not historic downtown districts. 
A zoning ordinance should include a development 
regulations tailored to the unique needs of each 
downtown district. 

 · Evaluate Zoning Codes for appropriateness. 
Revise and tailor as needed. Adopt and enforce 
zoning code to support development goals for the 
downtown district

Evaluate building codes and enforce. Similar to 
zoning codes, building codes are often complicated 
and can be overwhelming for redevelopment. 

 · Evaluate building codes for appropriateness and 
clarity. Revise and tailor as needed. Adopt and 
enforce building code to support development 
goals for the downtown district

Market the district as a whole
Promote the Camdenton Square as a whole. 
As discussed previously, the strength of any 
downtown district comes from it being a cluster 
of complementary businesses. For this reason, 
the Camdenton Square should be marketed as a 
destination.

 · Explore the creation of a business improvement 
district to represent the good of the district as a 
whole.

 · Develop an integrated regional marketing strategy 
to attract seasonal residents into the downtown 
district. The strategy should be preceded, or 
coordinated with, improvements to the business 
district.

 · Target promotions and advertisements to the total 
market area as described in Chapter 5

Coordinate downtown events with business 
hours and vice versa. Downtown should be host to 
community events that raise awareness of the district 
and encourage visitors to return. 

 · Partner and coordinate with downtown businesses 
for events and celebrations to ensure that events 
support the business community and that the 
business community supports the community 
celebrations
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Components of the Concept include:
1. Traffic Improvements.
These improvements are outlined in Chapter 3 (page 
38) and focus on ways to slow traffic, improve access to 
businesses, and improve the pedestrian environment. 

2. North Business Incubator. 
The north side of the Square, specifically between 
Court Circle and Illinois Street offers one of the 
best opportunities for additional business space. 
These spaces could provide opportunities for new 
businesses to establish a foothold in the community 
with good access to U.S. Highway 54, Business 5, and 
the Square. The opportunity for a pass-through that 
would connect parking on the Square with parking 
and businesses to the north would improve pedestrian 
circulation and allow visitors to park once to visit 
multiple businesses on the north side. 

3. Southside Development.
The southern portion of the district contains 
some vacant buildings or ones in marginal use. 
Redevelopment of this area could incorporate 
additional parking that would support existing 
businesses, like the Exchange, and create opportunities 
for new buildings that expand on the strong south 
side business cluster. Higher density residential 
development on the south would provide housing 
variety and a good transition between businesses 
around the Square and residential uses to the south. 

CREATING A DESTINATION 
DISTRICT
During a two day workshop, ideas that could help 
achieve the above objectives were sketched out. 
These ideas are only the beginning of the discussion 
and should be seen as a starting point for further 
assessment and analysis. There are two important 
caveats to these concepts:

A full traffic study needs to be completed to fully 
understand traffic volumes and movements. 
Improvements to traffic circulation should not solve 
one problem at the expense of safety or circulation. 

Property owners decide on the development or 
redevelopment of their property. Several ideas for 
ways to improve the value and add life to the district 
are shown in Map 6.1. These concepts are for further 
exploration through partnerships between the private 
land owners, developers, and the city and are not 
direct plans by the city to redevelop property. Ideally 
all redevelopment will occur through initiatives made 
by private landowners. 

VISION THEMES
During the visioning process for Destination 
Camdenton several objectives for the district were 
identified. 

A Destination Place. It was noted during stakeholder 
discussions and public meetings that the region lacks 
a destination district. This type of district is personified 
by parking once to visit multiple locations. A place 
that attracts both locals and visitors to experience 
something off of the lake. Many felt that the Square 
could be this type of destination. 

A Slower Pace. The Lake of the Ozark region is a place 
one comes to enjoy a slower pace, to relax and enjoy 
the environment. That is not the case in the Square. 
Traffic moves quickly, leaves the driver unsure how to 
navigate to businesses, and the pedestrian retreating 
to their car rather than moving around on foot. 

Event Space. Historically the green in front of the 
Courthouse was the gathering space for community 
events but over the years the increased traffic flow 
through the area has lessened that role. Many hoped 
to see that type of opportunity return to the district. 

Live, Work, Play District. The Square can and should 
be more than just an eight to five district but can 
provide housing options that integrate with the jobs 
and businesses that surround the square. Adding 
and improving existing housing creates a stronger 
“neighborhood,” while also providing additional 
housing variety. 
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4. Greenspaces. 
Camdenton and the Lake region is known for its 
beautiful landscape but for the most part the Square 
is dominated by concrete. Few places, outside of 
the Courthouse green, exist where residents can 
gather for community events or find shade on a hot 
day. Opportunities to add greenspace in the district 
include:

 · An improved Courthouse lawn that does not just 
feel like an expanse of territory that has to be 
crossed to reach the front door of the courthouse. 

 · A Central Green that may complement improved 
traffic flow.  These greens could be gathering 
spaces during community events and offer the 
everyday visitor shelter from the traffic along U.S. 
Highway 54. Clear and comfortable pedestrian 
crossings between the greens would connect the 
northern and eastern quadrants of the district for a 
more united feeling district. 

 · Central Park. Unused and underused land along 
South Business 5 could be consolidated into a new 
neighborhood park. This park would serve the 
residents and visitors of the Square but also offer 
much needed neighborhood park space to the 
eastern quadrant of the city. Improved pedestrian 
crossings along Business 5 would also allow easy 
access to the park from the southern quadrant.

 · Farmers Market. For years the Camdenton Square 
has hosted a farmers market and these facilities 
should be improved to expand the market as a 
regional destination. The farmers market should be 
a driver to the creation of the Central Park located 
on South Business.

MAP 6.1: Destination Camdenton Square Concept
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feel more welcoming. The area may also offer the 
opportunity to incorporate the arts with murals and 
connections to adjoining arts residents and businesses. 
Passageways, like the one in the eastern quadrant 
should connect this special area with businesses 
fronting the Square. 

6. Historic District.
The neighborhood to the east of the Square provides 
some of the city’s most historic housing. This housing 
should be conserved and incorporated into the district. 
Several have been turned into businesses but are 
hidden from the visitor passing through the Square. 

5. Court Circle Improvements.
Currently the Court Avenue area is not an appealing 
environment, consisting of propane tanks, storage, 
overhead lines and crumbling infrastructure. This 
area could truly be the pedestrian zone of the district, 
where visitors move between quadrants and visit 
multiple businesses. However, this can only be 
accomplished with major improvements to the area 
that make visitors feel welcome and give the corridor a 
sense of place. Removing storage materials, replacing 
aged infrastructure, clearly defining parking and 
pedestrian areas and adding signage and landscaping 
where appropriate are all ways to make the area 

NOTES FROM CAMDENTON

“Fresh paint on older buildings with new 
businesses in them, expanding into the 
streets behind the square. Restaurants, 
flowers hanging from light posts, unified 
look but different shops, few open past 
6pm especially a cafe...”

   -  Janine

Alleyway in Pasadena, California were pedestrians can move comfortably between businesses
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7. Illinois Street Improvements.
By completing the original loop, Illinois Street 
would offer a transportation alternative for moving 
through the district and create a better defined 
district. Improvements to the corridor should include 
sidewalks, landscaping, and enforcement of code 
violations. Illustrated in Map 6.2.

8. Stormwater Management.
Although one specific site is not highlighted in Map 6.1, 
stormwater management for the entire district is very 
important. Any development or redevelopment should 
be required to submit a stormwater management 
plan that ensures that changes to the site do not 
create flooding and stormwater issues for surrounding 
properties.  This is not an uncommon issue in 
Camdenton and for the protection of existing property 
investments should be taken very seriously. 

Example of Stormwater Landscaping

MAP 6.2: An Illinois Circulator
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CHAPTER 7:
COMMUNITY IMAGE

GOALS 
 · Establish Camdenton as a regional leader in economic 

development, quality of life, and as a destination for visitors 
and those relocating to the Lake of the Ozarks Region

 ·  Strengthen the appearance of the downtown and the highway 
corridors to convey the positive message that Camdenton is an 
attractive, vibrant, and cohesive community at the heart of the 
Lake of the Ozarks Region

 · Promote public investment and private activities which 
support the beautification of the highway corridors as a way to 
create a positive first impression for regional travelers
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COMMUNITY IMAGE

RECOMMENDED ACTIONS 
The goal of this chapter is to focus on creating and enhancing the elements of Camdenton that make it a great and 
memorable place to live and visit. Community health and image are molded by the elements that influence how 
people feel about a particular place - this feeling impacts quality of life, property maintenance and value, tourism 
and tourism potential, and business attraction. To realize the goals of this chapter, the plan recommends the 
following actions:

 · Develop and adopt landscape, signage and development regulations to facilitate attractive development along 
Business 5 and U.S. Highway 54 and the downtown

 · Identify and strengthen community destinations and attention nodes to create high quality experiences for 
residents and visitors

 · Identify and enhance community gateways

 · Explore the adoption of a residential property maintenance code

 · Develop and adopt design guidelines to encourage the creation of resident and public amenities to emphasize 
the view and interaction with the natural environment. 
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Property maintenance is a struggle for many 
communities and can often result in a cycle of decline 
starting with one bad property on a block. It can be 
difficult to define what a “good appearance” is because 
it can mean different things to different people. Cities 
need to have a well-defined baseline for building and 
property maintenance and the political will to enforce 
those standards. This also needs to come with some 
education of what it means to be a good neighbor and 
also a strategy to address problem properties in an 
individuals neighborhood. 

Issues and Opportunities
Community Appearance
Community appearance has a direct impact on 
residents’ attitudes toward investment in their 
community and neighborhoods.  Residents spoke of a 
need to improve the appearance of the gateways into 
the community. They spoke about the first impression 
that they had as new-comers or the experiences of 
seeing the city through the eyes of guests, and the fact 
that this was not always positive. 

THE IMAGE OF THE CITY
The traditional elements of a comprehensive plan 
guide land use directions, transportation and 
infrastructure services and other city services like 
parks. Throughout the planning process residents also 
expressed a desire to address community character 
and quality. The image of the city both internally and 
externally was very important to residents. 

Great cities go beyond basic systems to elevate the 
pride and quality of life that residents and visitors alike 
experience. Chapter 4 reviewed many of the quality 
of life features, such as parks, recreation, culture, and 
natural environments. This chapter identifies goals, 
initiatives and action items that promote Camdenton’s 
character through the built environment. Defining 
this vision and the action items necessary to achieve 
that vision requires a discussion of the issues and 
opportunities related to community appearance, 
landscaping, and community design.

WE ASKED, WHAT DO YOU BELIEVE ARE THE MOST IMPORTANT 
HOUSING ISSUES FACING CAMDENTON?

• “Sense of community is built in a neighborhood with cul de sacs and sidewalks”

• “Respect of properties”

• “Quality of homes causing our town to look dirty”

• “We need attractive neighborhoods” 

• “Neighborhood amenities”

• “The improvement of neighborhood appearance with sidewalks to make real estate more 
attractive to buyers.”

• “Lack of communities/neighborhoods”

•  “Maintaining friendly neighborhoods”
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Urban Landscape
Landscaping can be a crucial contributor to creating 
an attractive community image. Well-maintained trees, 
shrubs, and flower gardens can have many benefits 
and fill an important role in land use and the overall 
quality of a community. These include:

 · Minimizing compatibility issues between adjacent 
but different land uses 

 · Offering shade and comfort in gathering places and 
shopping districts

 · Breaking up concrete environments such as large 
parking lots

 · Strengthening commercial districts as studies 
have found that shoppers will spend more in 
environments that have greenery and quality 
landscaping

 · Overall enrichment of the urban environment

Landscaping can also play a very important role 
in providing a positive first impression to visitors. 
Many participants spoke about the harsh street 
environment along the gateway corridors and through 
the Camdenton Square. The street environment 
is dominated by auto-oriented businesses, large 
signage, and fast moving vehicle traffic that reinforces 
the negative impression that Camdenton is a place 
to drive-through, rather than stop and enjoy. Good 
landscaping and screening along the city’s gateway 
can change the travelers’ focal point and impression to 
expressing the quality of the community. 

To begin the process, the city should become a 
leader by installing high quality landscaping at the 
community’s gateways.  

NOTES FROM CAMDENTON

“Placing small to medium sized community garden areas within walking distance of each 
neighborhood would provide an area for neighbor interactions”

   - John

Example of an entry feature Example of an entry feature
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Community Design
Most people are attracted to places that offer a 
quality experience and are active with people. These 
places provide residents with a sense of community 
and belonging to a place. Many participants in the 
planning process have expressed a strong desire for 
a place to gather but these types of places are limited 
in Camdenton. In addition, residents often noted 
that commercial centers are designed for single stop 
experiences with little opportunity to interact with 
their neighbors or visit other businesses without 
getting back into a car. 

Creating great places is not easy and involves more 
than just buildings. It has to include the smaller details, 
such as good sidewalks, landscaping, public spaces to 
meet others, defined edges, and possibly features that 
draw people in like public art, street furniture, or water. 
It is difficult to legislate good places but attention to 
the details of the site design or adding features to 
existing neighborhood centers is essential to creating 
the types of destinations that Camdenton residents’ 
desire.

NOTES FROM CAMDENTON

“Every town needs a place for people to gather and enjoy music and art. The arts will draw people 
together and make them happy... The most important improvement you could make would be 
landscaping, architectural interest in buildings, artistic signage, and murals. A beautiful city 
attracts everyone. It doesn’t matter how you re-design the layout if the city is not attractive, which 
involves artists. Pay them for helping you create a lovely city, and it will grow. The Lake is full of 
gifted artists.”

   -  Debbie

Example of public art Example of public art in a neighborhood park
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Strengthen the appearance of the downtown 
and the highway corridors to convey the 
positive message that Camdenton is an 
attractive, vibrant, and cohesive community 
at the heart of the Lake of the Ozarks Region. 
While the natural beauty of the lake region is 
prevalent in the lush areas immediately surrounding 
development in the city, the major transportation 
corridors are harsh urban environments with few trees 
and little greenery.

The city needs to work closely with the public and 
business owners to develop, adopt, and enforce 
development regulations in the transportation 
corridors, to enhance the gateways and development 
nodes with landscaping, and to encourage and 
support high quality redevelopment consistent with 
the future land use map.

Promote public investment and private 
activities which support the beautification 
of the highway corridors and downtown as a 
way to create a positive first impression for 
regional travelers.
Public rights of ways represent 11.94% of total 
land within the city limits. This public asset is an 
opportunity for the city to improve the experience 
of all users of the transportation system including 
business owners, residents and visitors, and also 
bicyclists and pedestrians. Public investment within 
the street right of way should be targeted to enhance 
the quality of the U.S. Highway 54 corridor and the 
Business 5 corridor. To complement these public 
investments, businesses (new and existing) should 
be encouraged to improve their street presence 
through a combination of development standards and 
redevelopment incentives. 

Goals
Establish Camdenton as a regional leader 
in economic development, quality of life, 
and as a destination for visitors and those 
relocating to the Lake of the Ozarks Region. 
Camdenton’s unique physical form, natural beauty, 
and excellent school district present the opportunity 
to become a regional leader across all dimensions of 
the community. The city needs to improve the first 
impressions offered to visitors, to adopt and enforce 
property maintenance codes, and effectively market 
the quality of life that Camdenton has to offer.

DESTINATION CAMDENTON IMAGE 
PLAN
The position of Camdenton at the crossroads of 
major transportation routes has solidified its role as 
a utilitarian destination for much of the tourist and 
seasonal populations - a place to simply restock and 
refuel. Camdenton has the opportunity to expand 
this role by improving the physical image of the 
community and its first impression to travelers.
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Recommended Actions.
Develop and adopt signage and 
development regulations to facilitate 
attractive development along Business 5 and 
U.S. Highway 54. 
The form, condition, and features of development 
along the major transportation corridors in Camdenton 
has a profound impact on  how the community is 
viewed by travelers, by residents, and prospective 
business. It is therefore recommended that regulations 
be implemented to promote high quality development 
and redevelopment along these strategic 
transportation corridors. 

 · Signage Regulations. A signage ordinance specifies 
the type, style, and size of commercial signs that 
are permitted in the corridor.  Commercial signs, 
without regulation, typically reflect the nature of 
the street - a high speed corridor generally results 
in larger signs while slower commercial corridors 
typically have smaller signs. Especially in the 
Business 5 corridor, signage should be smaller for 
consistency with the vision of the corridor as a 
business route, not a highway,

 · Development Regulations. Development and 
site plan regulations address site configuration, 
lot coverage, height, landscaping, and other 
regulations to guide the character of the 
development in the corridor. 

NOTES FROM CAMDENTON

“Have outdoor seating for dining at the 
few restaurants on the square. Allow these 
businesses to have tax deferments, to help 
them establish to be long term businesses. 
Hopefully this will allow some small 
business people to finally follow their 
dreams of opening up a special business.”

“Find ways to make it easy for this city’s 
residents to be overly proud of their town 
and locals wish they could live here.”

   -  Jennifer

Example of Downtown Scale Signage in Oklahoma City Example of Commercial Scale in Ankeny, Iowa

Example of Street Landscaping in Council Bluffs, Iowa
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Community destinations and attention nodes are 
loosely defined as places where people visit and enjoy. 
The enhancement of existing or planned nodes require  
the following:

 · Access. Destinations and nodes should be easily 
accessed for all users. For example, while Ha Ha 
Tonka Park has highway access, the park would 
become a better resource for Camdenton and 
the Lake Region if the park could be accessed 
comfortably by bike lane or by a hiking trail. Access 
for all destinations should be carefully evaluated 
and improved as appropriate.

Identify and strengthen community 
destinations and attention nodes to create 
high quality experiences for residents and 
visitors.
Throughout the planning process, participants 
expressed a desire for more high quality places where 
they can mingle and truly experience the community 
and the natural environment. In addition many would 
like better connections to regional assets such as Ha Ha 
Tonka Park and the Camdenton Square.

 · Street Presence. It should be clear from the 
environment that a traveler is approaching 
something worth visiting. Potential treatments 
include wayfinding signage, streetscape features, 
or architectural design.

 · Clustering of Experiences. Destinations and nodes 
are often interesting to visitors because they 
present a number of complementary experiences 
in a concentrated area. 

The city should seek to create interest and shopping 
nodes to provide visitors and residents an opportunity 
to experience 

Example of an entry feature Example of an entry feature
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Identify and improve community gateways. 
Community gateways are the transportation routes 
where virtually all residents and visitors first begin 
to experience the city of Camdenton. In Camdenton, 
these gateways include the following:

 · SW on U.S. Highway 54

 · NE on U.S. Highway 54

 · U.S. Highway 54 & Highway 5 Interchange

 · North Business 5 & Highway 5 Interchange

 · South Business 5 & Highway 5 Interchange

 · Camdenton Memorial-Lake Regional Airport

The city should identify the exact location of these 
gateways and design appropriate treatments to 
welcome residents and visitors into Camdenton. 
Gateway treatments may include:

 · Art Sculptures

 · Landscaping

 · Welcome Signage

 · Examples found on this page and pages 109 & 113
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Explore the adoption of a residential  
property maintenance code.
Many participants throughout the planning process 
expressed a desire for Camdenton’s neighborhoods 
to be cleaner and for greater enforcement of property 
maintenance and nuisance regulations. As identified 
in Chapter 4, poorly maintained buildings and sites 
can have an enormous effect on the visual quality 
of Camdenton which is depressing to residents and 
property values alike.

A review of property maintenance codes should be 
completed along with an assessment of enforcement 
procedures. A review of the property maintenance 
code should address those items that have the greatest 
impact on life safety, visual quality, preservation of 
community maintenance standards, and enforcement 
of the ordinance. The city should consider a proactive 
approach for key corridors and neighborhoods that 
are experiencing declining values. With increased 
enforcement should also come access to assistance. 
Often people do not have the resources to improve 
the appearance of their property. Along with property 
maintenance notifications the city should provide 
information on local organizations that offer assistance 
to residents. This may even be done in partnership 
with local civic and church organizations.

Adopt design guidelines to encourage the 
creation of residential and public amenities 
to emphasize the view and interaction with 
the natural environment. 
In Camdenton and the Lake of the Ozarks region, the 
appeal of the natural landscape often plays a role in 
their choice to live in the area. As described in Chapter 
4, the beauty of the natural landscape that surrounds 
Camdenton creates a park-like atmosphere. 

WE ASKED, WHAT DO YOU 
BELIEVE ARE THE MOST 
IMPORTANT HOUSING ISSUES 
FACING CAMDENTON?

• “Cleanliness and maintenance of 
properties”

• “When I moved here from Springfield 
I was disgusted that everywhere you 
looked there was trashy homes/yards.”        

• “Codes to prohibit neighborhoods from 
being over run with junk - to keep the 
real estate market attractive to buyers”        

• “Older, run-down houses”

This initiative recommends public and private 
development be designed to integrate into the natural 
landscape and to expand a residents exposure to the 
environment. For example, this may include:

 · Hiking trails (to connect with other sections of an 
integrated trail system)

 · Park areas at scenic overlooks

 · Incorporating high quality natural amenities into 
all multi-family residential development such as 
walking trails

 · Restaurants with scenic vantage points
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CHAPTER 8:
PUBLIC FACILITIES  

AND INFRASTRUCTURE GOALS 
 · Ensure land use, infrastructure, and transportation patterns 

support the efficient and cost-effective delivery of emergency 
services

 · Guide the extension of infrastructure, including technology 
infrastructure, in a way that supports efficient patterns of 
community and economic development

 · Strengthen existing public facilities and infrastructure 
strategically to encourage private sector investment and 
reinvestment, job creation, and improve Camdenton’s quality 
of life
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PUBLIC FACILITIES AND INFRASTRUCTURE

RECOMMENDED ACTIONS
The goal of this chapter is to identify and evaluate the various community services that the city provides to promote 
and enable residents to experience a high quality of life. The principle function of a city is to provide for the 
health, safety, and welfare of its residents and this is done through a system of public facilities and infrastructure 
including the delivery of water, the removal of sewage, and the provision of police and fire services. This chapter 
explores each service and identifies major capital investments that will be required in the coming years to continue 
delivering the high quality of life that residents and visitors expect. 

To realize the goals of this chapter, the plan recommends the following actions:

 · Develop a facilities plan for those nearing capacity or requiring additional storage including City Hall, the police 
department, and the fire department. 

 · Develop a water and sewer repair strategy to balance the needs of each system while exploring funding sources 
to upgrade infrastructure.

 · Complete a feasibility study for providing public services, including sewer and water, to the eastern 
development area along East U.S. Highway 54 by Walmart and Jack Crowell Drive .

 · Extend the airport runway from 4,000 to 5,000 feet.
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PUBLIC FACILITIES AND 
INFRASTRUCTURE
Camdenton provides community services through a 
network of city owned buildings and facilities to create 
an environment that allows for a high quality of life 
for residents. These services include City Hall and city 
offices, fire department, police department, water 
system, sanitary sewer, and the solid waste system.

It is essential to the quality of life of residents that 
the city maintain and expand these services to serve 
the current and future population of the community. 
The following section details the various services 
offered by the city respectively on the basis of current 
and potential future community needs. Proposed or 
otherwise desirable changes are noted.

FIRE DEPARTMENT
Overview
The Camdenton Fire Department is an ISO Class 4 
Department which provides fire, EMS, and rescue 
services to the City of Camdenton and the Camdenton 
Memorial-Lake Regional Airport.  Founded in 1931 as 
a combination paid and volunteer department, the 
department provides fire safety code enforcement, 
inspections for commercial occupancies (new and 
existing buildings) and provides public education and 
fire prevention programs.

The department is located at 35 College Avenue. The 
department includes three, full-time paid personnel 
(Chief, Fire Inspector/Firefighter, and Firefighter/EMT) 
and between 8 and 14 volunteers. Built in 1987 with 
3 bays, the force has 2 fire engines (1996 & 2007), an 
aerial apparatus (1994), a rescue vehicle (1991), a brush 
truck (1994) and two small medical response vehicles 
(2006 & 2015).  

Issues and Needs
Volunteer Recruitment and Housing. 
The department recruits volunteer fire-fighters to serve 
the community and these volunteers are increasingly 
difficult to find. Making recruitment even more difficult 
is the lack of housing at the station and the close 
proximity of the Mid-County Fire Station that also 
competes for the same volunteer fire-fighters. 

Aging Facility and Sizing.
Built in 1987, the station contains approximately 7,700 
square feet and is divided into three sections: office; 
training; and garage bays. The station has insufficient 
housing for volunteers and due to a lack of garage 
bays, 2 vehicles are parked outside. The building 
requires on-going maintenance and the technology 
infrastructure is becoming increasingly inadequate.

Aging Vehicle Fleet. 
The vehicles in the fleet range from 1991 to 2015. 
The older vehicles have high maintenance costs and 
require frequent maintenance. 

Capacity for Growth
The current facility is undersized for the future needs 
of the department. The garage bays are very narrow 
for the fire engines and the garage is too small for 
the fleet so two response vehicles must park outside. 
The station does not have sufficient living quarters to 
house the additional volunteers that the department 
requires to operate. Several of the fleet vehicles are 
aging and will need to be replaced in the near future. 
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Chief, School Resource Officers, and clerical staff.  The 
city fleet includes 12 vehicles ranging from 2003 to 
2015. The fleet of vehicles is replaced based on mileage 
to ensure  these essential service vehicles are kept in a 
state of good repair. Former police vehicles are rotated 
into the general city fleet or sold to the general public. 
The city contracts emergency dispatch services from 
the county.  

It is recommended that vehicles be replaced on a 
8 year or 80,000 mile schedule to reduce overall 
maintenance/operating costs. In recent years, 
investment in the department included the following:

 · 2 Used Crown Victoria vehicles for community 
resource and other low-stress roles (school resource 
officers and patrol backups)

 · A new server and technology upgrades for overall 
system improvements including security

 · Upgraded cameras for the interview room

Recommended Upgrades and Additions
While the cost of improving and modernizing a fire 
department is typically high, investment in public 
safety services will enable Camdenton to continue 
providing this high quality community service. Further, 
if the city chooses to pursue and is able to achieve an 
ISO rating of 3, this accomplishment would reduce 
insurance premiums in Camdenton. 

Recommended upgrades include:

 · Evaluate co-locating with the Mid County Fire 
District and cooperating with the Mid County Fire 
District for dispatching, sharing volunteers, and 
future facility requirements

 · The addition of 2 bays so the department can 
house all vehicles inside the station

 · The addition of living quarters for volunteers to be 
located above the new garage bays

 · Evaluate improvements required to achieve an ISO 
rating of 3 and, if identified as a priority, budget for 
facility and personnel improvements

 · Modernize the vehicle fleet through a pro-active 
replacement program

POLICE DEPARTMENT
Overview
The Camdenton Police Department is a full service 
police department providing police services 24 hour, 
7 day a week and 365 days a year. Operating with a 
community policing philosophy, the Camdenton Police 
Department enforces laws, protects the community, 
and conducts criminal investigations.. 

Housed in the lower level of the City Hall built in 
2005, the Police Department is located at 437 W. U.S. 
Highway 54. The force includes 15 officers, the Police 

Issues and Needs
Recruitment of Experienced Officers.
As with many small communities, the Camdenton 
Police Department struggles to recruit and retain 
experienced personnel. 

Vehicle Shelter. 
The police fleet is parked outside where it is subjected 
to the weather. 

Property Storage Lock-up (Larger Items). 
The police department does not have sufficient 
storage facilities to securely store large property 
obtained for investigations and other police purposes. 
A garage facility on the site of City Hall would meet this 
need. 

Technology Demands. 
The storage and records retention requirements for 
police investigations mandate a secured and high 
capacity storage devices. These demands may increase  
with the increased public demand for additional video 
documentation including body cameras and vehicle 
cameras. 
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Repair or Replace HVAC.
The HVAC system in City Hall does not work effectively 
and requires attention, either a major repair or a 
replacement of the system to regulate temperature 
throughout the building. 

Community Surveillance.
When conducting criminal investigations or 
responding to calls, the police department currently 
requests assistance from local businesses that 
have private security cameras. The installation of 
surveillance cameras at each quadrant would enable 
the department to be more efficient.

Capacity for Growth
The police department offices were designed and 
constructed in 2005 to enable the department 
to expand without requiring significant facility 
improvements. There are a number of offices and open 
spaces that could be redesigned or reconfigured to 
house additional staff. The police department uses 
holding cells at the Camden County Courthouse.

Recommended Upgrades and Additions
 · Property Storage. Install a property storage garage 

with vehicle canopies to protect the police vehicle 
fleet from weather.

 · Evaluate dispatch arrangement with the county and 
re-visit on a regular basis. Consider a joint dispatch 
facility.

 · Facility Needs. Evaluate facility needs across 
departments in City Hall and develop a facilities 
plan for equipment storage, records storage, 
vehicle shelters and a future building expansion to 
accommodate growth. 

 · Repair or replace the HVAC system in City Hall

 · Evaluate the cost and viability of installing security 
cameras at the entryways (interior and exterior) of 
City Hall, at City Park, and in each quadrant of the 
community along U.S. Highway 54 and Business 5.

CITY HALL
Overview
The Camdenton City Hall was constructed in 2005 
as the central point of contact for city services and 
city operations. The building houses the following 
departments and services: City Clerk and City 
Administration; Economic Development Department; 
Building and Zoning Department; the Parks Director; 
and the Police Department. In addition, the facility also   
hosts municipal court and all city meetings. 

Located at 437 West U.S. Highway 54, City Hall is a 
modern office facility designed to the needs of each 
department housed within the building. The Police 
Department, housed in the lower level of City Hall, is 
addressed earlier in this Chapter. 

Issues and Needs
Nearing Capacity
City Hall is nearing capacity. While there are a 
number of spaces that can be reconfigured, it will be 
necessary to evaluate the need to expand City Hall to 
accommodate future growth. The construction plans 
for City Hall in 2004/2005 included a plan to expand 
the facility.

Records Storage.
The operation of city government produces a large 
quantity of files that must be retained for a long 
period, often indefinitely. 

Vehicle and Grounds Equipment Storage.
Currently the city’s fleet vehicles are parked outside 
and the equipment required to maintain the site 
must be transported from the park storage facility. 
The viability of an indoor/outdoor facility should be 
evaluated.
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WATER STORAGE SYSTEM AND 
DISTRIBUTION SYSTEM
Overview
The Water/Sewer Department delivers safe drinking 
water from the city’s wells and towers to residents, 
businesses, and visitors.  Camdenton’s water supply 
comes from three wells that have a capacity of 
2,000,000 gallons per day. The city’s storage capacity 
is 600,000 gallons. Average consumption is 555,000 
gallons per day. Infrastructure includes over 40 miles 
of water mains, 1,669 active water meters, over 400 fire 
hydrants, and three water towers for storage.

All three water towers are 85 feet tall and include:

 · City Center.  150,000 gallons. Built in 1979

 · Lake View.  200,000 gallons. Built in 1975

 · N Bus. 5. 250,000 gallons. Built in 2003

Repair or Replace HVAC.
The HVAC system in City Hall does not work effectively 
and requires attention, either a major repair or a 
replacement of the system to regulate temperature 
throughout the building. 

Capacity for Growth
City Hall is nearing capacity for city operations. The 
site plan and the building plans were designed to 
enable an expansion of the building footprint to 
accommodate future needs.

Recommended Upgrades and Additions
 · On-going Maintenance. While City Hall is a 

relatively new building, a schedule of on-going 
preventative maintenance should be implemented 
to keep the building in a state of good repair

 · Facility Needs. Evaluate facility demands on a 
regular basis and budget for a building expansion 
when appropriate

 · Technology Upgrades. Continue evaluating the 
technology and budget for upgrades as needed

 · Fleet Maintenance. Maintain and replace fleet 
vehicles as appropriate

 · Evaluate the need for vehicle and storage facilities 
for grounds maintenance and records storage

 · Repair or replace the HVAC system in City Hall

 · Explore and implement an ADA Accessibility Plan to 
make City Hall a more accessible facility. 

The three wells were installed in 1975, 1998, and 2012, 
are in good working condition, and have sufficient 
capacity for forecasted future development

The Water/Sewer Department is responsible for the 
following services: well and water tower maintenance 
and repair; maintenance and repair of water and 
sewer lines; locating water and sewer lines; reading, 
maintaining, operating, and repairing meters; water 
pressure and quality maintenance, testing, and 
reporting; and backflow prevention and operation. 

Issues and Needs
Age and Condition.
The age and condition of water lines, water mains, and 
storage facilities should be monitored, replaced when 
a problem can be foreseen, when it arises, or when a 
street project is required in a priority area.
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The Waste Water Treatment Facility is located at the 
end of Ha Ha Tonka Road. The Department of Natural 
Resources requires treatment plants to be 95.5% 
efficient; Camdenton is running at 97.3% efficiency.

Recommended Upgrades and Additions
 · Complete the sludge holding basin project

 · Schedule on-going preventative maintenance to 
keep the facility in a state of good repair

 · Evaluate facility needs on a regular basis and 
budget for modernization and expansions when 
appropriate

 · Maintain and replace fleet vehicles as appropriate

Capacity for Growth
The Waste Water Treatment Facility has sufficient 
capacity to accommodate forecasted residential, 
commercial, and industrial growth. This capacity 
should be evaluated on a regular basis because the 
type of waste streams entering the system can impact 
overall capacity.

WASTE WATER TREATMENT 
FACILITY
Overview
The Sewer Department offers the following services: 
lift station and grinder pump maintenance and repair; 
maintenance and repair of oxidation ditches; quality 
maintenance, testing, and reporting; and sludge 
hauling and land application.

The Camdenton Wastewater Treatment Plant provides 
the city with a safe and efficient means of transporting 
the city’s wastewater to the treatment plant.   The 
treatment plant consists of a new oxidation ditch 
system that has a capacity of 640,000 gallons per 
day, with the current usage running at less than 75% 
capacity. This will allow the city to grow without 
concerns for wastewater capacity.

Infrastructure includes an ultra-violet disinfection 
system, two 119,000 gallon sludge holding basins, lab 
building, storage and maintenance building, and a 
3,000 gallon capacity sludge truck.

Maintenance and Replacement of 
Infrastructure.
The cost of replacing and maintaining infrastructure 
can be high and unpredictable as deterioration occurs.

Replace Undersized and Inadequate Lines.
To reduce waste in the system and additional cost, 
replace undersized galvanized lines with PVC.

Aging Technology
The technology responsible for operating the city well 
pumps (the SCADA) system is beginning to fail and will 
need to be replaced. 

Recommended Upgrades and Additions

 · Pro-actively replace infrastructure with age or 
condition issues. Align replacement efforts with 
street repairs/replacements when possible

 · Promote compact and contiguous development in 
areas already served by city water infrastructure to 
reduce upfront and long term costs

 · Develop a budget plan to use sales tax and other 
revenues for water and sewer infrastructure 
improvements

 · Evaluate the siting of a 250,000 gallon tank east of 
town to accommodate future growth

MAP 7.1: Aerial Image of the Waste Water Treatment Plant
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Recommended Upgrades and Additions

 · Pro-actively replace infrastructure with age or 
condition issues. Align replacement efforts with 
street repairs/replacements when possible

 · Replace clay tile sewer lines

 · Promote compact and contiguous development in 
areas already served by city sewer infrastructure to 
reduce upfront and long term costs

 · Evaluate the feasibility of delivering sewer service 
to the areas on the east end of Camdenton along 
U.S. Highway 54

 · Develop a budget plan to use sales tax and other 
revenues for water and sewer infrastructure 
improvements

SANITARY SEWER SYSTEM
Overview
The city’s sanitary sewer system collects brown and 
grey water used by residents, commerce, and industry 
and directs the affluent to the city’s waste waster 
treatment facility. The systems includes more than 26 
miles of sewer lines and 13.8 miles of sewer force mains 
to move sanitary waste water to the treatment plant. 
In addition to the sewer line and main infrastructure, 
the system includes a series of lift stations and grinder 
pumps convey waste through Camdenton’s severe 

landscape.

Issues and Needs
Age and Condition.
The age and condition of sewer lines and mains 
should be monitored, replaced when a problem can 
be foreseen, when it arises, or when a street project is 
required in a priority area. All clay tile lines should be 
replaced.

Inflow and Infiltration.
Camdenton is under a DNR and EPA mandate to 
address inflow and infiltration issues related to the 
sewer issue.

Cost Due to Landscape.
The installation of sewer infrastructure is extremely 
costly due to the topography of Camdenton. Areas 
of Camdenton, including the areas along East U.S. 
Highway 54, will be very difficult and very expensive to 
service with sewer infrastructure.

Maintenance and Replacement of 
Infrastructure.
The cost of replacing and maintaining infrastructure is 
high and requires sustained effort and financing over 

many years.
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Recommended Upgrades and Additions
 · Extend the runway from 4,000 feet to 5,000 feet to 

accommodate larger aircraft.

 · Evaluate the need for additional hanger space 
and budget to meet demand for increased traffic 
following the runway extension.

 · Evaluate the need for a new terminal facility and 
budget to meet demands for increased traffic 
following the runway extension.

 · Schedule on-going preventative maintenance to 
keep the building in a state of good repair

 · Maintain and replace fleet vehicles as appropriate

CITY SUPPORT BUILDINGS
Overview
The operation of a city government requires a number 
of facilities to support the provision of high quality 
services to residents of Camdenton. Each of these 
facilities should be evaluated on a regular basis and 
maintained in a state of good repair.

Parks Buildings
Located at 562 City Park Road, these facilities house 
the equipment to maintain and improve the city park 
infrastructure. An additional storage facility may be 
required to meet the needs of the city parks facilities. 
The Parks Director has an office in City Hall. As the City 
continues to build its Parks Department, additional 
facilities and resources will become necessary.

Public Works Buildings
Located at 364 Cedar Street, these facilities house the 
operations of the Public Works Department including 
the office of the Public Works Director.  These buildings 
are maintained in a state of good repair and currently 
meet the city’s needs. 

be necessary to replace or modernize the terminal and 
to evaluate the need for new aircraft hangers. As the 
runway is improved the airport should be treated as an 
entryway to the community - an opportunity to make a 
first impression to visitors and businesses. 

The airport includes a fleet of four vehicles: two 
refurbished fuel trucks purchased in 2007; a retired 
police patrol vehicle used as a courtesy car for visiting 
pilots; and a courtesy golf cart for travel around 
the airport campus. These vehicles are in operable 
condition and should be maintained and replaced to 
keep the fleet in a state of good repair. 

CAMDENTON MEMORIAL-LAKE 
REGIONAL AIRPORT
Overview
The Camdenton Memorial-Lake Regional Airport is a 
city owned airport to the south east of Camdenton. 
Lake Aviation Center LLC is the fixed base operator 
managing the airport facilities. The runway is 4,000 feet 
long by 75 feet wide and the facilities include a number 
of hangers (private and publicly owned), a terminal 
building, and a full service maintenance hanger. The 
city is pursuing an extension of the runway to a length 
of 5,000 feet to accommodate larger aircrafts. 

With the planned expansion of the airport, it is 
expected that traffic volume at the airport will 
increase. To accommodate the increased traffic, it will 
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CHAPTER 9:
Implementation

PRIMARY GOALS 
 · Ensure land use, infrastructure, and transportation patterns 

support the efficient and cost effective delivery of emergency 
services

 · Guide the provision and extension of infrastructure, including 
high speed internet, in a way that supports efficient patterns of 
community and economic development

 · Strengthen existing public facilities and infrastructure 
strategically to encourage private sector investment and 
reinvestment, job creation, and to improve quality of life in 
Camdenton
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IMPLEMENTATION AND ON-GOING EVALUATION

ANNUAL ACTION PROGRAM
The Camdenton Comprehensive Plan is ambitious and long-range, and its recommendations will require funding 
and other continuous support. The city should implement an ongoing process that uses the plan to develop annual 
improvement programs. The Planning and Zoning Commission and Board of Alderman should define an annual 
action and capital improvement program that implements the recommendations in this plan.

This program should be coordinated with Camdenton’s existing capital improvement planning and budgeting 
process, even though many of the plan’s recommendations are not capital items. This annual process should be 
completed before the beginning of each budget year and should include:

 · A 1-year work program for the upcoming year that is specific and related to the city’s financial resources. The 
work program will establish which plan recommendations the city will address during that year.

 · A 3-year strategic program that provides for a multi-year perspective, aiding the preparation of the annual work 
program.

 · A 6-year capital improvement program that is merged into Camdenton’s current capital improvement program.

ANNUAL EVALUATION
City staff should undertake an annual evaluation of the comprehensive plan. This evaluation should include a 
written report that:

 · Summarizes key land use developments and decisions during the past year and relates them to the 
Comprehensive Plan.

 · Reviews actions taken by the City during the past year to implement Plan recommendations.

 · Defines any changes that should be made in the Comprehensive Plan.

The City should undertake a full update of the comprehensive plan every 5-7 years.
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This designation of “leadership’ is not meant to be 
exhaustive, or to exclude any group that would like 
to take the lead on a project or policy. Any group or 
resident is invited to work with the city to support the 
implementation of this plan. However, this list can 
serve as a starting point and provide guidance on the 
expectations of the groups listed here.

The entities named in Table 9.1 are listed below, 
followed by the abbreviated name used in the table.

 · Board of Alderman (Board)

 · Planning & Zoning Commission (P&Z)

 · Chamber of Commerce (Chamber)

 · Parks Board (Parks)

 · City of Camdenton Staff (Staff)

 · Camden County (County)

 · Residents or Resident Groups (Residents)

 · Private Land Developers (Developers)

 · Private Property Owners (Owners)

 · Lake of the Ozarks Regional Economic 
Development Council (LOREDC)

Timing
The implementation of a comprehensive plan must 
be flexible, multi-faceted, and also respect the finite 
resources of all stakeholder organization. The timing of 
the implementation table was explored by the city and 
the Destination Camdenton Steering Committee who 
assigned each action into a time frame. 

 · On-going: Most of the recommendations fit into 
this category. These are matters related to general 
policy and operations, and have no completion 
date.

 · Short Term: Implementation within 5 years.

 · Medium Term: Implementation in 5-10 years.

 · Long term: Implementation in 10-20 years.

Although the implementation timing can help with the 
question of “where to start,” it should not dictate the 
order of implementation. The city should be open to 
implementing any of these recommendations if/when 
the opportunity arises or the conditions are right. 

Responsibility & Leadership
The primary audience of this plan is the City Council, 
City Staff, and the Planning & Zoning Commission. 
However, it is important for the City to partner with 
other entities who have an interest in implementing 
the recommendations of the plan. Columns in Table 
9.1 recommend which group should take the lead 
in carrying out the recommendation and who the 
potential partners are.

CHANGES TO THE PLAN
This Plan should be viewed as a dynamic document. 
It is not meant to be rigid or static, but should adapt 
in response to changing conditions, resources, and 
opportunities. As explained earlier in the plan, land 
use maps and other maps are meant to be general 
guides of policy, rather than carrying the specificity 
and rigidity of a map such as a zoning map. As such, 
the Planning & Zoning Commission, city staff, and the 
Board of Aldermen, can exercise some discretion as to 
whether a proposal matches the intentions of the plan.

This plan was created through a public process, and 
therefore, any official changes to the plan should 
be made through a public process. The city should 
establish an amendment process with the primary 
criteria for approval being whether it complies with the 
spirit of the goals on page 7 and principles of land use 
and development on pages 11-13.

IMPLEMENTATION SCHEDULE
Table 9.1 presents a summary of the recommendations 
of the Destination Camdenton Comprehensive Plan. 
Recommendations are listed in order of their place 
in the plan. Each recommendation is characterized 
according to several categories:

Type
 · Policy: Continuing efforts over a long time period. 

In some cases, policies include specific regulatory 
or administrative actions.

 · Action: Specific efforts or accomplishments by the 
city or community.

 · Capital: Investments and public capital projects 
that will implement features of the plan.
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TA B L E  9.1: Implementation Schedule

Chapter 1 - Goals and Opportunities Type Timing Leadership Partners

1 Use the Goals and Opportunities to evaluate and align budget and policy decisions including decisions on land use and public 
facilities

Policy On-going Board; P&Z Board; Staff; Developers 

Chapter 2 - Integrated Land Use Plan

2 Use the 10 principles of land use and development as criteria for making land use decisions, such as reviewing subdivision 
proposals

Policy On-going P&Z; Board; Staff; Developers

3 Preserve sensitive natural areas from development using the development suitability map as a guide Policy On-going P&Z Board; Staff; Developers

4 Use the future land use map, the “guide to land use,” and the land use compatibility matrix to guide all land use decisions 
such as subdivision review and re-zoning

Policy On-going P&Z Board; Staff; Developers

5 Evaluate zoning, subdivision, and development regulations for appropriateness and modify as required Action
Policy

Short Staff Board; P&Z; Staff; Developers; 
Residents

Chapter 3 - Transportation and Connectivity

6 Maintain a quality street and trail system by continuing to invest in Camdenton’s existing transportation infrastructure Action
Capital

On-going Staff Board

7 Install sidewalks along arterial and collector streets and require sidewalks on at least one side for new local streets Action
Capital

Mid Staff Board; P&Z; Developers

8 Identify strategies for improving the visitor experience in the square both as a motorist and a pedestrian Action
Capital

Short Staff Board; P&Z; Developers

9 Improve access management along U.S. Highway 54 and Business 5 to improve traffic flow and safety Action
Capital

Mid P&Z Board; Developers

10 Provide interconnected roads extensions for new development where feasible Policy
Action

Long P&Z Board; Developers

11 Expand the trail system to connect the divided quadrants of the city Action Long Staff Board; P&Z; Developers

12 Enhance the bicycle and pedestrian network by building an interconnected system of trails and designated bike routes, as 
shown in Map 3.2

Policy
Capital

Long Staff Board; P&Z; Developers

Chapter 4 - Healthy Community | Quality of Life Type Timing Leadership Partners

13 Support maintenance of existing park, recreation, and trail resources Policy
Capital

On-going Staff Board; Parks; Residents

14 Create a phased plan for expansion of the trail system Policy Short Staff Board; Parks; Residents

15 Develop a parks and recreation plan Policy Short Staff Board; Parks; Residents

16 Develop a community center with recreation features based on a feasibility study Action
Capital

Short Staff Board; Parks; Residents
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TA B L E  9.1: Implementation Schedule (continued)

Chapter 4 - Healthy Community | Quality of Life (continued) Type Timing Leadership Partners

17 Develop a strategy to attract young households with unique housing choices, community assets, and opportunities for 
community engagement

Policy On-going Staff Board; P&Z; Residents

18 Add new parks within walking distance of residents in each of the quadrants Action
Capital

Mid Parks Board; Staff; Residents

19 Create a housing investment strategy in partnership with the private market to produce new housing to meet the demand 
for affordable workforce housing

Policy Mid Staff Board; Developers

20 Address the need for rental housing opportunities at all income levels Policy Short Staff Board; Developers

21 Target housing investment strategies to encourage new housing development in the downtown and in the Business 5 North 
Corridor

Policy
Capital

Mid Staff Board; Developers; P&Z

22 Explore property maintenance initiatives to stabilize neighborhoods, encourage reinvestment, and new construction in 
Camdenton

Policy Short P&Z Board; Staff; Residents

Chapter 5- Economic Development Type Timing Leadership Partners

23 U.S. Highway 54: Use the Future Land Use plan to direct land use decisions along the corridor Policy On-going P&Z Board; Developers

24 U.S. Highway 54: Leverage tools like tax increment financing to encourage development and redevelopment of commercial 
uses

Policy
Capital

On-going Board Staff; P&Z

25 Business 5: Use the future land use map to guide land use decisions and investment Policy On-going P&Z Board; Developers

26 Business Park: Continue to work with LOREDC and the County to prepare incentive packages that will attract new 
development

Policy
Capital

On-going Staff Board; LOREDC; County

27 The Square: Continue investing in downtown Camdenton to promote it as an economic center of the community and tourism 
destination

Policy
Capital

On-going Staff Board; County

28 The Square: Encourage sites in the downtown to be used for their highest and best purpose, that is, to contribute to the 
economic vitality of the downtown and tourism

Policy On-going Staff P&Z; Board; LOREDC

29 The Square: Implement a wayfinding system that directs visitors to businesses and parking Action Short Staff Board

30 The Square: Leverage tools like tax increment financing to encourage development and redevelopment of commercial uses Policy
Capital

On-going Board Staff; P&Z

31 U.S. Highway 54: Develop and implement signage, parking, and landscaping standards for the highway corridor. Policy Short P&Z Staff; Board

32 U.S. Highway 54: Improve wayfinding along the corridor to direct visitors to community destinations and identify gateway 
points that will receive special treatment (landscaping and signage)

Action Short Staff P&C; Board; Developers

33 Business 5: Apply development and redevelopment incentives to encourage development consistent with the future land use 
plan

Policy
Action

Mid Board Staff; P&Z

34 Business 5: Improve vehicle access points and pedestrian crossings Action Mid P&Z Staff; Developers; Board

35 Business Park: Complete extension of the airport to further enhance the Business Park’s marketability Action
Capital

Short Board Staff
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TA B L E  9.1: Implementation Schedule (continued)

Chapter 5- Economic Development (continued) Type Timing Leadership Partners

36 Business Park: Through a partnership and coordination with Camden County, establish land use and zoning standards 
and restrictive covenants for the airport business park site based on the Future Land Use Plan to support high quality 
development and job creation

Policy Mid P&Z Staff; Board; County; LOREDC

37 Airport: Through partnership with Camden County, use the future land use plan to direct land use decisions around the 
airport

Policy Short P&Z Staff; County; LOREDC

38 Airport: Complete runway extension to accommodate larger planes Action
Capital

Short Board Staff

39 Airport: Connect the city and airport through improved signage Action Short Staff

40 Business 5: Encourage and remove barriers to mixed use projects that thoughtfully integrate residential, commercial, and/or 
office uses

Policy Short P&Z Board; Staff; Developers

41 Business 5: Invest in transportation improvements to improve the function of Business 5 for all users - drivers, bicyclists, and 
pedestrians

Action
Capital
Policy

Short Board Staff; P&Z

42 Business Park: Improve technology infrastructure to the site including telecommunications and fiber optics Capital
Action

On-going Staff Board; P&Z; LORDEC

43 Airport: Assess need for additional hanger space Action On-going Staff Board

Chapter 6 - The Camdenton Square Type Timing Leadership Partners

44 Improve wayfinding along the corridor to direct visitors to community destinations and identify gateway points that receive 
special treatment (landscaping and signage)

Action Short Staff Board; P&Z; Chamber

45 Leverage tools like tax increment financing to encourage development and redevelopment of commercial uses Policy
Capital

On-going Board Staff; P&Z; Developers

46 Develop and implement signage, parking, and landscaping standards for the corridors leading into the Camdenton Square to 
improve the visitor and customer experience

Policy Mid P&Z Staff; Board; Developers

Chapter 7 - Community Image Type Timing Leadership Partners

47 Develop and adopt signage and development regulations to facilitate attractive development along Business 5 and U.S. 
Highway 54 corridors and the downtown

Policy Short P&Z Staff; Board; Developers

48 Identify and enhance community gateways Action
Capital

Short Staff P&Z; Board; Developers

49 Identify and strengthen community destinations and attention nodes to create high quality experiences for residents and 
visitors

Action
Capital

On-going Staff P&Z; Board; Developers

50 Explore the adoption of a residential property maintenance code Policy Short P&Z Staff; Board

51 Develop and adopt design guidelines to encourage the creation of resident and public amenities to emphasize the view and 
interaction with the natural environment.

Policy Short P&Z Staff; Board; Developers
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TA B L E  9.1: Implementation Schedule (continued)

Chapter 8 - Public Facilities Type Timing Leadership Partners

52 Develop a facilities plan for those nearing capacity or requiring additional storage including city hall, the police department, 
and the fire department. 

Policy
Capital

Short Staff Board

53 Extend the airport runway from 4,000 to 5,000 feet. Action
Capital

Short Board Staff

54 Develop a water and sewer repair strategy to balance the needs of each system while exploring funding sources to upgrade 
infrastructure. 

Policy
Capital

On-going Staff Board

55 Complete a feasibility study for providing public services, including sewer and water, to the eastern development area along 
East U.S. Highway 54 by Walmart and Jack Crowell Drive.

Policy
Capital

Short Board Staff
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Appendix:
Supplemental Information

APPENDIX
The Planning Process generates a wealth of information upon 
which the plan is built. For information collected during the 
planning process but not included in the bulk of the plan, the 
appendix contains information that can supplement the plan. 

 · Land Use Composition
 · Gap Analysis: Translating Gaps into Business Viability
 · Survey Tabulations (348 responses)
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TA B L E  A .1:Land Use Composition - Camdenton, Missouri

Land Use Category Acres % of Developed Land Acres per 100 People

Residential 783.8 49.33% 21.08

Single Family 710.8 44.74% 19.12

Medium Single Family 10.9 0.79% 0.29

Mobile Home Park 1 0.06% 0.03

Multi-Family 61.1 3.85% 1.64

Commercial 327.3 20.60% 8.80

General Commercial 313.8 19.75% 8.44

Office Commercial 13.5 0.85% 0.36

Industrial 122.9 7.74% 3.31

Light Industry 11.6 0.73% 0.32

Industry 111.3 7.01% 2.99

Civic 354.8 22.33% 9.54

Civic 66.3 4.17% 1.78

Schools 207.3 13.05% 5.58

Parks and Rec. 67.6 4.25% 1.82

Utilities 13.6 0.86% 0.366

Total Developed Land 1,588.8 100.00% 42.73

Vacant & Open Land 1,381.4 40.96% 37.15

Right of Way 402.7 11.94% 10.83

Total Undeveloped Land 1,784.1 40.96% 47.99

Total Area inside the City 3,372.9
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TA B L E  A . 2:  Gap Analysis - Translating Gaps into Business Viability

Industry Group Gap City Viability (SF Supported 
at $350/SF at 60% Capture)

Businesses Supported
(Assume 2,500 SF)

Downtown Viability (SF Supported 
at $350/SF at 20% Capture)

Businesses Supported
(Assume 2,500 SF)

Automobile Dealers $47,219,307 80,947.4 N/A

Furniture and Home Furnishing $2,385,068 4,088.7 1.6 1,362.9 0.5

Electronics and Appliance $3,479,594 5,965.0 2.4 1,988.3 0.8

Health and Personal Services $8,602,254 14,746.7 5.9 4,915.6 2.5

Clothing and Accessories $11,727,315 20,104.0 8.0 6,701.3 3.4

General Merchandise $28,276,890 48,474.7 N/A 16,158.2 8.1

Food and Drinking Places $6,740,679 11,555.4 4.6 3,851.8 1.9

Limited Service Restaurants $10,192,057 17,472.1 7.0 5,824.0 2.9

Specialty Food Services $1,323,089 2,268.2 0.9 756.1 0.4

Misc. Store Retailers $7,144,469 12,247.7 4.9 4,082.6 2.0

Office Supplies, Stationary & Gift Stores $2,368,571 4,060.4 1.6 1,353.5 0.7

Gasoline $18,053,276 30,948.5 12.4
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TA B L E  A . 3:  Sur vey Response Summar y
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TA B L E  A . 3:  Sur vey Response Summar y (continued)



DEST INAT ION CAMDENTON   |  s t rong his tor y...exc it ing f uture 139



140

TA B L E  A . 3:  Sur vey Response Summar y (continued)
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TA B L E  A . 3:  Sur vey Response Summar y (continued)

0.00 1.00 2.00 3.00 4.00 5.00

Strength of Local Economy
Support Services for New Businesses

Ability to Retain Young Adults/Recent Graduates
Retail Services
Retail Growth

Friendliness of the City Towards Industry
Potential for Job Growth

Diversity of Job Opportunities
Potential for Tourism Growth

Available Industrial Sites
Impact of Seasonal Housing

New Entrepreneurs

Economics: (1 being Poor and 5 being Excellent)

0.00 1.00 2.00 3.00 4.00 5.00

Availability of Entry Level Housing

Availability of Higher End Housing

Availability of Rental Housing

Quality of the Ownership Housing Stock

Quality of the Rental Housing Stock

Housing for Seniors

Assisted Living

Housing for Young Professionals

Housing: (1 being Poor and 5 being Excellent)
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TA B L E  A . 3:  Sur vey Response Summar y (continued)
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TA B L E  A . 3:  Sur vey Response Summar y (continued)
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TA B L E  A . 3:  Sur vey Response Summar y (continued)


