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 Introduced by _________________________ 
 
First Reading ____________________  Second Reading ____________________ 
 
Ordinance No. ___________________  Council Bill No. _____B 165-14_____ 
 
 
 AN ORDINANCE 
 

approving the C-P Plan of Lot 6 of Red Oak South, Plat No. 1; 
and fixing the time when this ordinance shall become effective. 

 
BE IT ORDAINED BY THE COUNCIL OF THE CITY OF COLUMBIA, MISSOURI, AS 
FOLLOWS: 
 
 SECTION 1. The City Council hereby approves the C-P Plan of Lot 6 of Red Oak 
South, Plat No. 1, as certified and signed by the surveyor on May 21, 2014, located on the 
southwest corner of Grindstone Parkway and Grindstone Plaza Drive.  The Director of 
Community Development shall use the design parameters set forth substantially in the 
same form as “Exhibit A,” which is attached to and made a part of this ordinance, as 
guidance when considering any future revisions to the C-P Development Plan.  
 
 SECTION 2. This ordinance shall be in full force and effect from and after its 
passage.  
 
 
 PASSED this _________ day of ______________________, 2014. 
 
ATTEST: 
 
 
 
______________________________  ______________________________ 
City Clerk      Mayor and Presiding Officer 
 
APPROVED AS TO FORM: 
 
 
 
______________________________ 
City Counselor 













































EXCERPTS 

PLANNING AND ZONING COMMISSION MEETING 

JUNE 5, 2014 

 

Case No. 14-79 

 A request by Tim Crockett, Crockett Engineering (agent) for a C-P (Planned Business 

District) Development Plan of 1.54 acres of land, to be known as “Lot 6 of Red Oak South Plat 1.”  

The subject properties are located at the southwest corner of the intersection of Grindstone 

Parkway and Grindstone Plaza Drive. 

 MR. REICHLIN:  May we have a staff report, please? 

 Staff report was given by Mr. Clint Smith of the Planning and Development Department.  Staff 

recommends approval of the C-P plan. 

 MR. REICHLIN:  Ms. Burns? 

 MS. BURNS:  I -- thinking of connectivity, was -- I know The Den, is that -- that is the development 

behind this, also part of Red Oaks development? 

 MR. SMITH:  I think it was part of the original plat; however, it is -- I believe it's a separate -- 

 MS. BURNS:  Okay. 

 MR. SMITH:  -- planned development. 

 MS. BURNS:  I was just wondering about a sidewalk being incorporated from the student housing 

to the convenient store for better connectivity as far as pedestrian traffic so somebody doesn't just hop in 

their car and drive down there.   

 MR. SMITH:  Uh-huh. 

 MS. BURNS:  And I don't know if that's -- would address you or the applicant. 

 MR. SMITH:  That's something we could look at in future developments as they come in going 

west, just kind of given the location of that site, yeah.  So there -- there is an intersection here.  That might 

be an appropriate location for a sidewalk.  You can't really tell here, but the road comes here and then kind 

of curves along this way, so this could be a location for a cross or something along those lines. 

 MR. ZENNER:  In the southeast corner of the property is where The Den is located actually. 

 MR. SMITH:  I'm sorry. 

 MR. ZENNER:  In the very southeast corner -- 

 MR. SMITH:  That's the location.  Okay. 

 MR. ZENNER:  -- so there is the construction and Mr. Crockett may be able to answer this 

question better since, I believe, they designed the project, as well.  That sidewalk installation would have 

been required as part of the PUD to the south, as well as it will be required as part of the PUD to the north 

that's being constructed here.   

 MR. SMITH:  Uh-huh. 

 MR. ZENNER:  So you'll get construction along both sides -- sidewalk construction along both 



sides of the road.  As far as for a crosswalk, there's a crossing between that.  It's going to jaywalking for 

now between the two parcels until the rest of the commercial development develops, at which point there 

may be more identified crossing points for a pedestrian plan. 

 MS. BURNS:  I was just thinking if, you know, pedestrian traffic could be encouraged to walk down 

to the convenience store to get their soda, you know, it is better than driving down there from the 

apartments. 

 MR. SMITH:  Absolutely.  Yeah.  We'll keep that in mind for future developments.  And again,    

Mr. Crockett might be able to speak a little bit more to that.  But as far as I know, they -- for this side alone, 

sidewalks have been included along the boundary of the property, but we're not showing any type of 

crosswalk to the south at this time. 

 MR. REICHLIN:  Are there any other questions of staff?  Ms. Loe? 

 MS. LOE:  This property appears to have a Type 2 stream buffer on the north and a bioretention 

area on the east because there is existing drainage, I believe, that runs sort of south to northwest across 

the site.  Are there special -- I'm just curious.  Are there special requirements for gas stations as far as 

filtering runoff water as -- when they're located near -- we have two sides of this that are feeding into a 

drainage system. 

 MR. SMITH:  Sure.  I don't know if I could answer that question right now, but that's something we 

could post to make sure our engineering team did review that.  There were no issues from our engineering 

team as in regards to that, so -- but I could follow up with them to make sure that's the case still, and 

again, Mr. Crockett might be able to speak a little bit more if there were engineering considerations for the 

underground storage or something along those lines. 

 MR. REICHLIN:  Any other questions of the staff?  Seeing none, we'll open the public hearing. 

PUBLIC HEARING OPENED 

 MR. REICHLIN:  All those interested in -- 

 MS. LAMAR:  Good evening.  My name is Phoebe LaMar, and I'm here this evening on behalf of 

MFA Oil, and I have offices at 111 South Ninth Street.  As you know, my client is seeking to build a 

convenience store in this location, which would also include gas.  It's right there at the corner of 

Grindstone Parkway and Grindstone Plaza Drive, which you can see on the picture that's -- that's on the 

screen right now.  The property at issue here is located within Red Oak as you saw -- as you heard about 

in the staff's presentation, and it has limited access at this point and can only have access from Grindstone 

Plaza Drive.  It actually will have access from other businesses once other businesses are constructed 

within that -- within that development.  It's a perfect location for a store providing gasoline.  The location 

provides a safer option for eastbound drivers who currently have no other option on the south side of 

Grindstone between Providence and Highway 63.  And in 2009, MoDOT's traffic counts showed that in this 

location, there were in excess of 29,000 passers-by each day.  This store is much more than just a place 

to purchase gas, however.  Break Time has placed a priority on implementing and improving in the 

neighborhood market concept that they currently have in a couple of other locations in Columbia, and this 

proposed location will be another example of that.  There are a large number of students, as was 



mentioned previously by Ms. Burns, and there are also other residents who live close to this location now.  

That number will be increasing as we see The Den open up and some other -- and some other 

development, as well.  Many of these nearby residents will benefit from having a choice other than 

Walmart at which they can pick up one or two necessary items and it will actually give a location that it's -- 

it's more easily accessible by foot as opposed to driving across Grindstone, which is not a location where 

most people really want to be crossing.  In addition, the store will provide services to the residents and 

passers-by that extend way beyond the typical candy bars and sodas in a convenience store.  There will 

be coffee-house coffees, milk shakes and smoothies, prepared fast-food type food, dashboard diner for 

sandwiches, et cetera, and a roller grill.  And to make this even more usable and neighborhood friendly, 

one of the things that you can see by looking at the plan is that there is -- there is actually an outdoor 

seating area with tables for those who wish to use them that are located right next to the bike racks on -- in 

front of the store.  The tables and benches will provide a good location for not only those who want to use 

this as a restaurant-type scenario or for other purposes if they need to, but also for the bikers and other 

people who are exercising in this area.  There's -- in addition, the store provides a number of services to 

these individuals.  There's free water to refill water bottles, the air for tires is free, and there are clean and 

convenient restrooms, and this is all in addition to the drinks and other items that can actually be 

purchased at the store.  Before coming here this evening, we actually invited many of the neighbors and 

property owners, in a far larger area than what the City is required to send notices to, to meet with us in 

order to discuss the proposal.  In our discussions with these individuals and others in the area with whom 

we have spoken, nobody has actually expressed any particular concerns.  A number of them actually 

expressed that they liked parts and/or all of the proposal we are discussing here this evening.  The one 

thing that has been brought up on a couple of occasions is the drainage in this area.  One of the things 

that I would like to address, and then I think Tim Crockett can address in a little bit more detail is the fact 

that the State actually has extremely high standards as far as what's required for the underground storage 

tanks and other things in a gas station in order to protect the environment.  I think the State is 

implementing not only State regulations, but also -- but also the federal regulations, and they're making 

sure that the gasoline and other potential contaminants do not make it into the water sources and that sort 

of thing.  Tim Crockett is here and he can answer site-specific and other questions, as well as me.  In 

addition, we have Jennifer Bach here from MFA Oil and Break Time who is happy to answer any questions 

specific to Break Time. 

 MR. REICHLIN:  Are there any questions of this speaker?  Ms. Loe?   

 MS. LOE:  Thank you for the information.  I was actually concerned more about the runoff in 

spilled gasoline on the hardtop.   

 MS. LAMAR:  That's also included in those regulations. 

 MS. LOE:  That's -- that's also regulated?  Okay.   

 MS. LAMAR:  Yes. 

 MS. LOE:  Thank you. 

 MR. REICHLIN:  Anybody else?  Thank you very much. 



 MS. LAMAR:  Thank you.   

 MR. CROCKETT:  Mr. Reichlin, members of the Commission, Tim Crockett, Crockett Engineering, 

2608 North Stadium.  Ms. Loe, I would talk to your -- answer your question a little bit or try to answer your 

question a little bit about the runoff.  You indicated the Type 2 stream buffer, as well as the bioretention 

cell.  I'd like to clarify.  The bioretention cell is a manmade feature that we're proposing to construct, and 

it's for that specific purpose, to cleanse the -- the oils and the grit and all the contaminants coming off of 

the parking lot.  It is a water-quality feature that is required by the City of Columbia, so that is a feature that 

we build for that purpose.  The detention on this property, this is a unique situation.  The detention from 

this property has already been addressed in a regional detention facility located to the north.  Therefore, 

there is no detention requirement, just your water-quality aspect, which will be addressed with the 

bioretention cell when it gets approved through the City of -- Public Works.  To talk to your -- on the point 

about the stream buffer, there is a stream buffer located on the property; however, the stream itself has 

been relocated.  When Grindstone went through this section, Grindstone -- MoDOT relocated that stream 

several years ago, so the stream has been relocated.  It's not in its natural state; however, the stream 

buffer, being that it was a -- was a blue line, the stream buffer is still in effect.  So    the -- the channel out 

front of the store, while it is a protected steam, if you will, it is not a natural stream.  It is a stream that has 

been relocated several years ago by MoDOT.  But, regardless, the runoff from this site will be -- will all go 

to our bioretention cell for water-quality purposes, so we don't have direct discharge into that.  Even if we 

had a spill of oil or fuel, it would not go directly into that stream, it would go to our bioretention cell -- to 

help answer that. 

 MS. LOE:  Does the culvert carry runoff or is that carrying -- 

 MR. CROCKETT:  Which -- which culvert are you referring to, Ms. Loe? 

 MS. LOE:  The 48-inch RCP going under Grindstone. 

 MR. CROCKETT:  Yes.  That carries -- that carries runoff; that is correct. 

 MS. LOE:  Okay.  So there's enough runoff that you still have a 48-inch -- 

 MR. CROCKETT:  Right. 

 MS. LOE:  -- culvert in place? 

 MR. CROCKETT:  Right.  Right.  What that is, they didn't eliminate the stream all together.  

Technically, if the -- if the stream was still intact today, it would need a much larger than a 48-inch culvert 

to carry that water.  What happened was when -- when Grindstone or AC, if we're referring to MoDOT, 

when that went through there, they cut off a lot of the drainage area and diverted it, and now it's only down 

to a 48-inch, if that -- 

 MS. LOE:  Right.  But that feeds into the stream on the other side?   

 MR. CROCKETT:  Absolutely.  Absolutely. 

 MS. LOE:  I'm just seeing it part of the bigger network -- 

 MR. CROCKETT:  Yeah. 

 MS. LOE:  -- and I just as -- 

 MR. CROCKETT:  Yeah.  Absolutely.  But our parking lot does not drain directly to that stream, it 



goes through our water-quality features before it gets there.  And it's being designed in a fashion that we -- 

the runoff would not go jump a curb and into the stream, it has to go to our water-quality feature.  Again, 

let's talk about the traffic a little bit.  We did have a traffic assessment done on the site.  We submitted that 

to the traffic engineers for the City of Columbia.  They looked at our access points, they looked at our 

traffic volumes, our traffic counts, and our movements.  They looked at the intersections, how they function 

today, how they function post this development, and how they're going to look long term.  That traffic 

assessment was a modification of an original assessment done when the original zoning on this property 

was obtained back in 2010.  The conclusion on that was is this development will actually reduce the 

number of trips in that area that was originally accounted for on this piece of property, so that was 

something that -- that we think was beneficial for the development.  Again, I believe that the cross-access 

easements have been talked about in-depth, and then, Ms. Burns, I wanted to talk on -- with regard to the 

sidewalk connectivity.  There will be sidewalks on both sides of the street.  The Den, to the south, has 

been built with internal connectivity, internal sidewalks that lead to those public sidewalks.  And then, 

again, we are encouraging pedestrian traffic -- being that it is a neighborhood marketplace, we want to 

encourage the pedestrian access from the south and all residents to this development.  We believe that 

we can do that.  Break Time has a good record of doing that.  The outdoor seating area, the bike -- the 

bike racks and all of that is what they really try to do to encourage that.  And with that, I'd be happy to 

answer any questions.  Mr. Stanton? 

 MR. REICHLIN:  Mr. Stanton? 

 MR. STANTON:  Mr. Crockett.  Yeah.  This looks very well laid out, but a lot of these features on 

here are proposed. 

 MR. CROCKETT:  Uh-huh. 

 MR. STANTON:  So are we saying like the bioretention and all these, how do we go from 

proposed to -- 

 MR. CROCKETT:  What we -- well, if you -- if you approve this plan, that proposed -- it is a 

requirement on this plan.  When we identify it as proposed, it is meaning -- it is being proposed by this plan 

as proposed -- as opposed to existing already in existence today.  So anything that's shown as proposed 

will be required. 

 MR. STANTON:  Ready to go.   

 MR. CROCKETT:  Yes. 

 MR. STANTON:  Okay.  Okay. 

 MR. CROCKETT:  Yeah.  It's not a -- it's not something that we may or may not do.  It's we will do.  

The only thing that we may or may not do is we may modify the number of pumps on the canopy, you 

know. 

 MR. STANTON:  Okay. 

 MR. CROCKETT:  And that's the only thing. 

 MR. REICHLIN:  Are there any other questions of this speaker?  Thank you, Mr. Crockett. 

 MR. CROCKETT:  Thank you. 



 MR. REICHLIN:  Is there anybody else in the audience who would care to comment on this 

matter?  Seeing no one, I'll close the public hearing. 

PUBLIC HEARING CLOSED 

 MR. REICHLIN:  Comments of Commissioners, please?   

 MR. TILLOTSON:  I will just make a comment.  I like this proposal.  I like the fact that the traffic 

enters and exits off of Grindstone Plaza Drive as opposed to Grindstone.  And the last time this come 

before us in a different location, I thought we was going to have a civil war in here.  So we have no 

opposition, and so I'm going to tend to support it. 

 MR. REICHLIN:  Anybody else care to comment?  Mr. Stanton? 

 MR. STANTON:  Yeah.  This looks very good.  MFA, you guys going to have those pizza things, 

the -- like the -- like the Break Time downtown by the -- 

 MS. BACH:  Yes. 

 MR. STANTON:  That's going to make my determination is that if that's -- no?  Yes? 

 MS. BACH:  They will be there. 

 MR. STANTON:  Okay.  Okay. 

 MR. REICHLIN:  Anybody care to frame a motion?   

 MR. TILLOTSON:  I'll frame it.  I make a motion to approve Case 14-79 for a development plan on 

1.54 acres of land to be known as Lot 6 of Red Oaks South Plat 1.  The subject properties are located on 

the southwest corner at the intersection of Grindstone Parkway and Grindstone Plaza Drive. 

 MS. BURNS:  Second. 

 MR. REICHLIN:  Ms. Burns has seconded.  Roll call, please. 

 MR. STRODTMAN:  Yes, Mr. Vice Chair.   

 Roll Call Vote (Voting “yes” is to recommend approval.)  Voting Yes:  Ms. Burns, Mr. Lee, 

Ms. Loe, Mr. Reichlin, Mr. Stanton, Mr. Strodtman, Mr. Tillotson, Ms. Russell.  Motion carries 8-0. 

 MR. STRODTMAN:  The motion for approval will be forwarded to City Council for their 

consideration.   




