Introduced by _________________________
First Reading ____________________

Second Reading ____________________

Ordinance No. ___________________

Council Bill No. ________B 71-13________

AN ORDINANCE
rezoning property located on the southwest corner of
Grindstone Parkway and Rock Quarry Road from District A-1
to District C-P; approving the Grindstone & Rock Quarry Break
Time C-P Plan; approving less stringent screening and
landscaping requirements; 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 Zoning District Map established and adopted by Section 29-4 of
the Code of Ordinances of the City of Columbia, Missouri, is amended so that the following
property:
A TRACT OF LAND LOCATED IN THE SOUTHWEST 1/4 OF SECTION 30,
TOWNSHIP 48 NORTH, RANGE 12 WEST, CITY OF COLUMBIA, BOONE
COUNTY, MISSOURI, BEING PART OF LOT 1 OF LAPTAD SUBDIVISION
AS RECORDED IN PLAT BOOK 17, PAGE 44, DESCRIBED BY THE
WARRANTY DEED RECORDED AT BOOK 3219, PAGE 36 AND
EXCLUDING THE PART DEEDED TO ROAD BY THE WARRANTY DEED
RECORDED IN BOOK 1590, PAGE 642, ALL BEING RECORDS OF
BOONE COUNTY, MISSOURI.
will be rezoned and become a part of District C-P (Planned Business District) and taken
away from A-1 (Agricultural District). Hereafter the property may be used for the following
permitted uses:
All permitted uses in District O-1
Alcoholic beverage sales by the package or as an accessory use to a restaurant
Buildings and premises for public utility services or public service corporations
Cleaning, pressing and dyeing establishments, provided that no explosive cleaning
fluids shall be used
Car washes
Restaurants, cafes or cafeterias which provide no form of entertainment
Restaurants, cafes or cafeterias which provide live or recorded music, provided that
such music is played indoors only and further provided that the music from any
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such restaurant, cafe or cafeteria shall not be plainly audible at the property line
of the property on which the building housing such restaurant, cafe or cafeteria is
located
Service stations, provided all fuel storage tanks are located underground
Stores, shops and markets for retail trades and any retail or wholesale business or
use of a similar character to those listed above, provided that such use is not
noxious or offensive by reason of vibration, noise, odor, dust, smoke, gas, or
otherwise
Customary accessory uses, including drive-up facilities, subject to the conditions set
forth in Sec. 29-27 of the City Code
The statement of intent, marked “Exhibit A,” is attached to and made a part of this
ordinance.
SECTION 2. All ordinances or parts of ordinances in conflict with the provisions of
this ordinance are hereby repealed.
SECTION 3. The City Council hereby approves the Grindstone & Rock Quarry
Break Time C-P Plan, dated January 14, 2013, for the property referenced in Section 1
above. The Director of Community Development shall use the design parameters set forth
in “Exhibit B,” which is attached to and made a part of this ordinance, as guidance when
considering any future revisions to the C-P Plan.
SECTION 4. The City Council approves less stringent screening and landscaping
requirements than those set forth in Section 29-17(d)(6) of the Zoning Regulations so that a
wood fence may be placed along the south property line and landscape screening may be
placed on the interior side of the lot.
SECTION 5. This ordinance shall be in full force and effect from and after its
passage.
PASSED this _________ day of ______________________, 2013.
ATTEST:

______________________________
City Clerk

______________________________
Mayor and Presiding Officer

APPROVED AS TO FORM:

______________________________
City Counselor
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EXCERPTS
PLANNING AND ZONING COMMISSION
MARCH 7, 2013

13-06 A request by A Civil Group, on behalf of 8 Ball Commercial, for rezoning from A-1
(agricultural) to C-P (planned business district); C-P development plan to be known as
“Grindstone and Rock Quarry Break Time C-P Plan”; and variances to the
landscaping/screening requirements and alteration within the scenic roadway overlay
vegetative buffer area. The 2.05-acre site is located at the southwest corner of Grindstone
Parkway and Rock Quarry Road. (Item was carried forward from February 21, 2013 meeting
due to weather-related cancellation.)
MR. WHEELER: May we have a Staff report, please.
Staff report was given by Mr. Patrick Zenner of the Planning and Development Department. Staff
recommends denial of the rezoning and C-P plan requests. Staff does not find the proposed
commercial uses to be appropriate for this location, given the size of the parcel and its immediate
proximity to residences. Should the Commission with to approve the rezoning and plan, Staff
recommends revisions to the C-P development plan, such as (but not limited to) the hours of
operation for the convenience store and fueling pumps. Staff recommends denial of the variance
request to transpose the order of the landscaping and screening, but commends the applicant’s
representatives for engaging adjacent property owners and seeking solutions to screening issues.
Should these property owners voice support for the variances, Staff does not have any opposition to
their implementation.
MR. WHEELER: Are there any questions of Staff? Mr. Lee?
MR. LEE: Mr. Zenner, the last time this came before this body, was it Staff’s recommendation
for denial then?
MR. ZENNER: It was a recommendation of denial at that point as well.
MR. LEE: Okay. Thank you.
MR. ZENNER: One other thing that I forgot to add, and I apologize. I’m filling in -- I’m pinch
hitting for Mr. Lepke whose case this was. Included within this plan was a request for a fence on the
east side of Rock Quarry road. That request cannot be handled within this particular project. That is
a Board of Adjustment variance request to deal with the Rock Quarry Road overlay provisions. The
applicant has been informed of that; however we want to make sure that it is clear that the landscape
waiver for a fence along Brittany, which is directly to the east of this particular project site where we
have some manufactured homes, cannot be approved as part of this. It is an off-site improvement.
Again, even though we just handled one this evening on the Wendling property, that is required to
comply with a different set of zoning standards. It’s not owned by the applicant that is seeking to
have this property rezoned, therefore it must go through a separate defined process, and that is the
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Board of Adjustment. Just to provide that as clarification, even though it was included on the site plan
that you see here before you tonight.
MR. WHEELER: Are there any other questions of Staff? All right. We’re going to open the
public hearing. Before we do, I want to -- this is the one item this evening that the Commission
agreed the last time we were together that we would give a little additional time. Hopefully, no more
than two minutes -- actually, no more than two minutes. So primary speaker’s going to get eight
minutes. I will be watching, so please let’s -- everybody’s been here a long time. So we’ll open the
public hearing.
PUBLIC HEARING OPENED
MS. LAMAR: Good evening. I’m Phebe LaMar and I have offices at 111 South Ninth Street.
I’m here this evening on behalf of MFA Oil. As you know, my client is seeking to put a convenience
store, which is the modern version of the neighborhood market, at the southwest corner of Grindstone
Parkway and Rock Quarry Road. Ultimately, this decision comes down to what is an appropriate use
for the corner of a major intersection here in Columbia. Last time we were in front of you about this
project, I presented you with a lot of information. Rather than repeating most of that information, I’m
asking you to take note of the minutes from the meeting September 6, 2012. I have copies of those
minutes that I’ll be happy to pass out to you if that would be helpful. One of the reasons given by
Staff for recommending denial of this project is that it’s not in compliance with the Metro 2020 plan. A
more detailed examination of that plan seemed to be in order. The Metro 2020 plan was adopted in
February 2001, which may have been prior to the beginning even of construction and was certainly
prior to the completion in 2003 of what is now Grindstone Parkway. One of the underlying premises
acknowledged in the Metro 2020 plan is that transportation infrastructure provides the framework for
the land use to districts within the community. Since February 2001, the amount of development in
the area surrounding the site of this proposed Break Time has been immense. Properties that were
farm land have since developed, with almost all that development being either commercial or
high-density residential. There are exactly two tracts along the south side of Grindstone Parkway
between State Farm Parkway and Rock Quarry Road that aren’t zoned commercial, and the one
closest to this property is the tract on which The Crossing is located. This is a very high-intensity use,
which for all intents and purposes is commercial in nature, with over 3,000 people and all the
corresponding vehicles associated with that traveling in and out on an average Sunday morning,
along with some traffic at various other times of the week. At least on one occasion in 2012, that
number was closer to 4,000 than 3-. Furthermore, the auditorium was expanded a few months ago to
seat a total of 1,400 people in each of three services. Just for comparison purposes, Break Time
would anticipate averaging about 1,500 transactions per day, which is only slightly more than the
capacity for adults, not counting the number of kids and youth during one service at the church next
door. The Metro 2020 plan suggests that the areas along Grindstone between Green Meadows Road
and Rock Quarry Road should be a neighborhood district. The reality since 2001 however has been
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that this area has become one of the main east-west thoroughfares through the city of Columbia, with
four to five lanes of traffic throughout, and is not conducive to a neighborhood. As of 2009 the
number of cars traveling along this area on Grindstone along the northern boundary of the property
was almost 30,000 per day. Rather than being a neighborhood district at this point, this is an area
where people seek to locate businesses, churches, et cetera, to gain high visibility and attract people
to their properties. There is some single-family residential property located immediately behind this
property and across Rock Quarry Road. Those single-family homes are sandwiched between
Grindstone Parkway, The Crossing, and high-density student housing. From the rear corner of one
neighboring property owner’s yard, the current view is of a large parking lot and Grindstone Parkway.
On the other end of the street, the view is of student housing and Grindstone Parkway. Clearly, with
the addition and later expansion of The Crossing, the addition of several student apartment
complexes, and before all of that the construction of Grindstone Parkway, this area has changed
substantially in the last few years. There are or will be shortly a total of 6,123 bedrooms of highintensity residential housing within a few minutes walk of this location. There are, in contrast, only
about 603 bedrooms of single-family housing. It is also important to note that the vast majority of the
people who now live in close proximity to this location are young and tend to be out and about during
later hours, and since Rock Quarry Road is one of the routes by which people travel north to the
University Hospital and/or to other locations at early hours, the early morning hours at this location
are also important. Given these considerations, it’s vital that this store be open 24 hours. Given all of
the changes in the area surrounding the subject property, it is difficult to fairly compare this attempt to
rezone this property to prior attempts by other parties. What we are proposing for your consideration
this evening is that this growing area of the city gain a market for the purchase of a variety of items
that will be substantially more convenient for the neighbors than having to drive to Walmart or HyVee
or Gerbes. Jackie Maxwell from MFA will talk to you a little bit more about Break Time’s
neighborhood market concept, which is the pattern for this store. Ken Caspall will also address in
additional detail for you why this location makes sense for this type of development. While this issue
comes down to whether it makes sense for the citizens of Columbia as a whole for a store like this to
be in this location, the concerns of the neighboring property owners should not be ignored and they
have not been. We have attempted to not only ascertain what those concerns are, but also to find
constructive methods of addressing them. We have addressed each of the substantive concerns
raised by the neighbors, and Jay Gebhardt is going to address in more detail, in a few minutes,
landscaping, traffic, and the specific changes on this plan as compared to the prior plan. Noise
concerns are being addressed by limiting deliveries to only daytime hours, locating the HVAC at the
back of the building instead of on the roof and inside a sound-ending fence, and working with the City
to ensure that trash pickup occurs during daytime hours, which should be inline with what is already
occurring since, at least sometimes, there is a trash truck already serving the church’s property
crossing this property at 8:15 in the morning. The property owners across Rock Quarry Road
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requested that we construct a fence on their property. In the event that this plan passes, we have
made a vow that we will work with them, if they still so desire, to apply for a variance in order to do so.
With the new lighting Break Time has started installing, which you heard about earlier this evening,
there is little to no light projecting out toward any neighboring property from the canopy. And after
receiving questions about ambient lighting from the front of the building, we actually removed from the
plan a couple of light poles that were in front of the building. As I believe you will see this evening,
the plan-based concerns that have been raised by neighboring property owners and City Staff have
been addressed sufficiently with the plan in front of you. As such, the question before you is simply
whether it is appropriate for this property to be used in this manner. Given the character of the
surrounding area and the location of this property on a very busy intersection, I urge you to find that,
in fact, it is. I told you I shortened it.
MR. WHEELER: Yeah. I’d say you did. You were almost under six minutes.
MS. LAMAR: I’d be happy to answer any questions.
MR. WHEELER: Any questions of this speaker? Thank you, Ms. LaMar.
MS. LAMAR: Thank you.
MR. WHEELER: Next speaker. Bet you can’t talk that fast.
MR. GEBHARDT: No, I cannot. I wouldn’t want to. My name’s Jay Gebhardt; I’m a civil
engineer with A Civil Group here in Columbia. Basically, I want to talk to you about this plan that has
changed since September when it was approved by this body. Basically, we have -- at the advice or
urging of the police department, we extended a fence from the back corner that will connect to the
fence along our back so that it would restrict access to the back of the building. We have no doors
back there, as we said in the last meeting. There is a camera that has a motion light on it, and that’s
the only light back there. So they asked for that, the police department did, so we’re providing that. I
want to remind you of the traffic improvements; they haven’t changed from last time. MoDOT and the
city traffic engineer still have approved these. And it’s a lengthening of the right turn decel lane on
Grindstone Parkway from our driveway, our right-in and right-out, and in addition of a left-turn bay on
Rock Quarry onto Grindstone Parkway. And then, the pedestrian heads would be completed at that
intersection to allow full pedestrian access through that intersection. Stormwater is going to comply
with the City of Columbia’s new stormwater ordinance. I can honestly say that the impact from
stormwater won’t be any different than it is today from the field. As far as the variances are
concerned, we are asking for this variance because the neighbors have asked us to do this. We don’t
have -- I don’t want to say we don’t care, but we don’t -- it doesn’t matter to us which side of the
landscaping the fence is on. So if the neighbors have desire to have the fence along their property
line and the landscaping on ours, that’s fine with us, and that’s the variance that we requested. If you
guys find that the variance isn’t suitable and you flip that, you’ll upset the neighbors, but you won’t
upset us. Also, I want to talk again about the screening to begin with. The code requires screening
of 80 percent opacity between one foot and eight foot, and you can do that with landscaping or you
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do it with a fence with landscaping that breaks up the fence. We’ve done, again, a belt and
suspenders type of plan here. We did the landscaping that we could use without the fence and then
we put a fence on it too. And so we’ve kind of doubled up what we’re doing. I’ll wrap it up. Any
questions?
MR. WHEELER: You’re still 30 seconds out.
MR. GEBHARDT: That’s basically it. If you guys have any questions, I’ll be glad to answer
them.
MR. WHEELER: Any questions of this speaker? Mr. Strodtman?
MR. STRODTMAN: Can you explain to me the fence part where the police recommendation
was? Can you -- or is there a picture that we can -MR. GEBHARDT: I don’t have a picture, but if you look at the drawing on the site plan, from
the corner here down to the fence, and from here down to the fence. They just want a little bit of
fence there with a gate that would restrict access to the back.
MR. STRODTMAN: Got you.
MR. GEBHARDT: Just to keep people from going back there and doing things they’re not
supposed to do, I guess.
MR. STRODTMAN: And then there was reference earlier about some lights have been
removed off the front of the building.
MR. GEBHARDT: Yeah. There was some light poles out in the front here and they’ve been
relocated on the site because there was some question about having -- just lighting up the front of
that building so much.
MR. STRODTMAN: The overall number of lights is still the same, just been relocated?
MR. GEBHARDT: (Nodded head.)
MR. STRODTMAN: Thank you.
MR. GEBHARDT: And, again, the canopy lights are LED and all the things that were -- we had
last time, we still have.
MR. WHEELER: Any additional questions of this speaker? Thank you. Next speaker, please.
MR. CASPALL: Good evening. I’m Ken Caspall, office at One Ray Young Drive, representing
the management of Break Time MFA Oil, particularly MFA Oil Company. Just a reminder, I want to
talk about why this is an excellent location for our neighborhood market with gasoline. But I’d like to
remind you that we work hard to be a good corporate citizen. We’ve been officed in this community
since 1934. We do provide many jobs, as a matter of fact, over 300 in the city of Columbia. We work
hard to be a good corporate citizen in the way we support and provide benevolence. Last year we
provided over $230,000 to nonprofits, caregivers, and public education. Our MFA Scholarship
Foundation provides over $600,000 of college scholarship money and much of that money is spent
here through the University of Missouri. And several of these scholarships are provided to the local
schools here in town. MFA Oil’s foundation funds over $130,000 worth of small town -- some of --
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we’re including Columbia in this situation, but in those market areas that we serve with improvements,
fixed assets, that kind of thing. For these smaller communities particularly, that’s very important to
them. Grindstone Parkway and Rock Quarry Road, that southwest corner, is definitely the best place
for the Break Time neighborhood market store on all that -- on all that road. The Grindstone east of
Providence Road, you’ve got two existing stores there on the north side of that -- of Grindstone: The
Petro-Mart out on the east end of the Grindstone and then, of course, the HyVee at the HyVee
parking lot, both on the north side of the highway. This location will serve the southbound traffic -- I’m
sorry -- the eastbound traffic very, very well with right-in, right-out. The stoplight, with the added turn
lanes will provide safe westbound access. Rock Quarry Road is the best access to the University of
Missouri, and therefore it’s the one location that provides us north-south access as well as east-west
access, and plus the fact that there’s 30,000 cars during that -- more than that running through that
intersection every day, so it’s a very good location. But I would like to just say this: Before we
resubmitted this rezoning application, we looked at the southwest corner of that Red Oak
development with the full access where the intersection is, but we were told that there’s trees there
that cannot be disturbed. That makes it an inappropriate location for us to locate a store like ours at
that particular location. So we did try something else that didn’t work.
MR. WHEELER: Thank you. Are there any questions of this speaker? Thank you,
Mr. Caspall. Next speaker, please.
MS. MAXWELL: Hi. My name is Jackie Maxwell, and my office is at One Ray Young Drive,
here in Columbia. I’m a vice president with MFA Oil Company, and I’m in charge of the Break Time
convenience stores division for MFA Oil. I’ve worked at MFA Oil for 32 years, and MFA’s been in the
convenience store business for 28 years, so I’ve been involved in that division since MFA Oil started.
I’m not going to be repetitive again and repeat some of the things we talked about the last time, but
there are a couple of things I would like to point out. When we presented previously, we were talking
a little bit about our neighborhood market, and when Jennifer Bach comes up, she’s actually going to
show you and talk more about what we’ve included and what does that really mean, what’s in a
neighborhood market. So I won’t go into that. But I would just like to say that part of our goal with
that program is that, you know, if there’s needs that we want to fill with, you know, expansion of
grocery items and so we’re starting with the concept that we definitely are expecting to expand over
time to meet the needs of the people that live in that area. And then I would also like to add to the
discussion that’s taken place on lighting so far, and the only thing additional that I’d like to add to that
is that --we don’t have this concept in our hands yet, but we’re also looking at a dimmer that goes on
that LED lighting that allows us -- for instance, on a cloudy day when everybody’s turning on your
canopy lights because it is cloudy, there’s no choice typically. It’s either on or off. So this dimmer
allows us to back off a little bit of the lighting on a cloudy day, that you don’t need them all on like that.
So the LED already uses a tenth of normal lighting, in terms of energy consumption, and the dimmer
will pull that back a little more. The hours of operation have already been discussed previously, and I
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will tell you we do feel strongly about that, and there’s reasons for it. It is modern-day lifestyles that
are asking us to do that. There’s -- you know, between the medical presence in Columbia and just
the lifestyles people lead today, we feel like that’s important for our type of business today, so we feel
strongly about that. I will say in the recent bad weather that we all experienced, you know, our stores,
we provided -- that day we provided free coffee for all the city road, utility, maintenance workers, law
enforcement, and emergency services, and we did that across the state of Missouri. We called it our
snow day. You know, that’s the sort of thing we want to continue doing that. We’ve also recently
started a new program where folks can save money on gasoline through a new proprietary debit card
program we have. We expect to make -- break even on that program. So I think that what I’m -- the
point there is that we’re trying to be a good neighbor and we look for ways to add value and give
things back to folks that are doing business and in the community with us. Is that my out-of-time
light?
MR. WHEELER: No. That was your 30-second light.
MS. MAXWELL: Okay. And then, I think, as Ken Caspall pointed out, I think that we see that
corner as -- you know, it’s a significant opportunity to serve the student housing community that’s
going to be there, and many of those folks don’t own a -- may not own a vehicle and would be on foot
or on a bike. So I think that we see that as an opportunity to serve that group too.
MR. WHEELER: Are you wrapped up?
MS. MAXWELL: All right. That’s it. Thank you.
MR. WHEELER: Thank you. Are there questions of this speaker? Thank you, ma’am.
MS. MAXWELL: Thank you.
MR. WHEELER: Next speaker, please.
MS. BACH: I’m Jennifer Back, director of marketing and merchandising for the Break Time
stores, offices at One Ray Young Drive. As you’ve previously heard, we’re putting in the
neighborhood market concept at this location. And when we were here a few months ago, we kind of
described what that market would look like. Since then, we’ve put in one of these at downtown
Columbia on Tenth and Elm, so we have a few pictures just to kind of show you what the inside of
that store’s going to look like at Grindstone. On our beverage and beer, on our cooler section, we’ve
put in LED cooler lights to conserve on energy and to make the product brighter and easier for
consumers to find what they’re looking for. We’ve put in an expanded coffee selection. You’re able
to get a cup of coffee that’s as good as any coffeehouse that you’ll go to at a fraction of the price, and
you can select from traditional blends such as -- you can select from our traditional house blends, as
well as some origins like Columbian, Kona, Viennese. And then, we’ll sure that whatever condiment
you’re looking for in your coffee, we have that there for you, including whip topping and any kind of
creamer or sugar that you’re looking for to add to that. We’ve also expanded our dairy section to
include staples like milk, bread, eggs, cheese, and lunchmeat, and it’s easy to get in and get out
without going to the grocery store for those items. We also have our deli selection where we have

51

fresh fruit available for a healthy snack as well as our deli sandwiches that we make locally in our
commissary, and these sandwiches are made with highest quality meats, cheeses, and breads.
We’ve also expanded our traditional roller grill and offering a variety of products including our hot
dogs, which you’re able at this location to add additional condiments to your hot dogs like jalapenos,
chopped onions, and banana peppers as well as chili and nacho cheese. We’re also putting in our
fillers product, and that’s made with Freschetta pizza dough and they’re filled with pepperoni and
mozzarella or ham and cheese, and these are great grab-and-go for lunch or good afternoon snack.
We’ve put in a 20-head fountain machine, which is larger than any of our other stores, so you’re able
to find what products you’re looking for in the fountain there. We’ve also added a F’Real machine,
which includes real fruit smoothies and milkshakes; probably one of the best milkshakes that you’ll
get on the south side of town. We’ve also increased our freezer section to include some frozen foods
so grab-and-go pizzas, individual frozen dinners, and then take home products in the ice cream case.
We’ve also increased our grocery selection to include items such as pastas, mac and cheese, bread,
canned fruits and vegetables, sugar, and flour. And then we’ve put in fresh fruit tea brew -- a fresh
fruit -- sorry -- fresh brewed ice tea as well as a bank of frozen slushies. So that’s just some of what
we’ve put in that store that’s different than a normal Break Time store.
MR. WHEELER: Are there any questions of this speaker? Thank you.
MR. STRODTMAN: I’ve got a question.
MR. WHEELER: Sorry.
MR. STRODTMAN: Just for comparison to our presentation earlier this evening, what kind of
percentage of gas do you sell at a typical Break Time, maybe not a neighborhood since you don’t
have a comparison for that?
MS. MAXWELL: So when you’re looking at -MR. WHEELER: Ma’am -MS. MAXWELL: I’m sorry. Jackie Maxwell, One Ray Young Drive, here in Columbia. Just
because of the price of fuel and this location is -- it will do a lot of gas volume, the inside sales
probably to total sales is probably 20 percent, so it’s probably 80 percent fuel. And it’s just there’s a
lot of dollars that go through fuel, but this will have nice inside sales as well.
MR. STRODTMAN: How is the alcohol handled in this store, like just compared to your
traditional store?
MS. BACH: We’ll have a beer cave in this store, so there will be a larger selection of beer and
we have put in some larger bottles of liquor. But sales are going to be a little bit higher, but you’re still
in that, like, 20 percent of your total inside sales.
MR. STRODTMAN: Thank you.
MR. WHEELER: Thank you. Other questions of these speakers? Thank you. Next speaker,
please.
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MS. PRITCHARD: Good evening. My name is Jan Pritchard; I live at 3505 Rock Quarry Road,
which is just south of the cul-de-sac that’s just south of the proposed site. And I wanted to -- first of
all, I want to make a point: This is exactly the same kind of project by project rezoning that
Councilwoman Nauser so vehemently opposed during her campaign. She said she doesn’t like
project by project rezoning that doesn’t take into consideration the neighborhood concerns and does
not take into consideration the already -- the city planning that’s already in place for the
neighborhood. All right. We have both of those in this case. This is not a commercial lot that we’re
putting a gas station convenience store on like Macadoodles. This is not already zoned O-P. This is
essentially a large residential lot that is currently zoned agricultural. It is sited to face Rock Quarry
Road. The main access to this lot is the driveway off of Rock Quarry Road. What this lot is, is part of
a residential neighborhood. It’s directly adjacent to residential neighborhoods. And I don’t know how
many beds are in those fifty houses, but there are fifty if you count all the owner-occupied, mobile
homes, plus the site built homes that are probably within a quarter mile. There are 50 single family
homes. That’s not an insignificant number, and most of those are owner-occupied homes and
they’ve been there for decades. Yes, there is a lot of student housing, and that’s just been built
recently. But, in fact, there is no commercial use on the south side of Grindstone between -- well,
between where AC first came in and AC first left out. In other words, when Grindstone Parkway was
put in, the intention was to keep the commercial at either end of the road, and it currently is. So this
stretch of Grindstone Parkway has -- is -- is residential and continues to be residential, has always
been residential. Anyway, I want to -- one of my concerns is that the access on this lot is not
conducive to a gas station. Your access is a driveway off of Rock Quarry Road and that’s limited -the size of that driveway is limited by the scenic road overlay. I’m not sure what the width is, but it’s a
limited width. And then the other access is a right-in/right-out on a divided highway with a barrier. So
how -- where are these fuel trucks going to be coming in to service this property? Where are the
commercial vehicles that have to bring goods and services to this property -- how are they going to
get in and out. You know, they either have to somehow or another maneuver so they’re coming -going east on Grindstone Parkway to get in and out -- and I would propose that it’s still going to be a
difficult maneuver for a fuel truck to go that way -- or they’re going to have to come down Rock
Quarry Road, which is a residential collector street, to get into the driveway off of Rock Quarry Road.
Okay. The other problem is -- and you brought it up with alcohol. Do you know how many underage
drinkers live -- you know, all those thousands of beds, most of those students are not legal. If you
think we have a lot of police down there now, just wait until you put a 24-hour store that sells liquor
down there. You’re going to have all of those kids walking over. Somebody 21’s going to buy that
liquor, but guess who’s going to be drinking it. All right. The -- one thing I want to mention is, you
know, I’ve been sitting here tonight, you’ve talked about hours of operation. Here we have a gas
station that wants to operate 24 hours, and compared to everything else that we talked about -- you’re
so concerned about hours of operations with an office and hours of operation with a gas station and
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convenience store that has a buffer area before you get to any buildings. What about hours of
operation for a convenience store that backs up onto people’s houses? That is a problem. That’s a
real problem. Why are you not questioning that? You know, this just doesn’t make any sense. MFA
has told you all the good reasons why they want a gas station there, but they haven’t -- you know,
they don’t take into consideration the fact that people live there, you know. What about our property
rights? What about our quality of living? You know, there’s a reason that that’s a scenic road.
There’s a reason that Grindstone is supposed to be a parkway, and that is because that part of
Grindstone has traditionally been residential. There’s a reason that the Staff -- okay. And these are
my issues. But I want to point you -- don’t listen to -- you know, MFA has their side, the neighbors
have their side, but you have the advantage of having a third party with no interest who has analyzed
this proposal, who has analyzed the traffic, who has analyzed the neighborhood, who is -- who has
seen how this area has developed, and they have recommended -- you know, they don’t have -- they
don’t have a dog in this fight. They’re the only objective person you have, and the Staff has
recommended that this be denied. Now, I would like to propose to you that this is a project by
project -- you know, a spot project rezoning, if you will. It’s not conducive to the neighborhood. The
neighborhood does have an interest in maintaining the integrity of our neighborhood and maintaining
the value of our homes and maintaining the scenic road ordinance, all the things we’ve fought about.
There are two churches here. You know, it’s just -- you know, there are parks, there are churches,
there is housing. And, you know, there is -- there is a definite -- the neighbors have rights here too,
you know. And there’s also already a city plan for this neighborhood and the city plan is that this is
not a conducive use. The city plan is this should be O-P zoning or there should be, you know,
residential use like the rest of the surrounding neighborhood. So I suggest that if you would approve
this plan, you would be doing exactly the thing that Councilman Nauser was saying should not be
done, and that is doing a project by project rezoning in an area that that’s not appropriate. So
anyway, I -- you have my other comments that are in -- you know, in the packet. Any questions?
MR. WHEELER: Are there any questions of this speaker? Thank you, ma’am.
MR. PRITCHARD: Hi. My name is Dan Pritchard; I live at 3505 Rock Quarry Road. And I’ve
appeared before you before on the last one where you approved it. I’d hope you would reconsider
that approval, obviously, or else I wouldn’t be speaking from this point of view. I agree with the Staff’s
recommendation on it. The fact of the matter is I have a bit of a problem with their idea of this is a
neighborhood market. That’s one of my problems, because they refer to it as a convenience store,
neighborhood market is the same thing. Now, maybe I’m just too old, but a neighborhood market
didn’t have 80 percent of their dollars from gasoline. Most of the neighborhood markets I knew, you
walked to, but you didn’t buy gasoline. If you did, maybe they had one pump, but they mainly were
there for the in-store purchases, not the gasoline. The other thing I want to mention is that with the
traffic patterns -- the only reason why this is even arguably a good site on the south side is because
of that one right-in/right-out access off of Grindstone. Because if you take into it -- you could
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make -- under their argument, if this is a major corridor -- Bearfield’s starting to be a major corridor
too to get to it. Students go there. There’s a lot of students. You could just go ahead and rezone
one of those residential ones on the corner of Bearfield on the south side ones, you know, just raze
that and put in a convenience store or neighborhood market, whatever you want to call it. In fact, you
may get more people to walk up there than here because at least they have sidewalks that go there.
Number two, you have 30,000 cars, according to them, that go through this lane as a major northsouth corridor. Now, honestly, I don’t think any of those students are going to be walking to this place
unless they’re really, really close. I mean, they’re not going to do it from the north side. They’re not
going to do it from east or west. They might do it from The Point, and I’ll go ahead and tell you that
The Point, they ride their buses probably because they can’t get parking at the University. At least -even when I went to the University, the parking was way out -- I used to park out at the livestock
pavilion and walk in, and in February it was a tough go. Also, while I don’t think it’s an appropriate
use for the go to -- for a convenience store to go there, I do agree with Staff that should you decide to
rezone it, that the development plan should have a limit on the operation of hours. Now, I’ve been
encouraged by your discussion of operation of hours on the previous two cases, you know, and the
distance. This is actually closer. You would think that you would be concerned also with the
operation of hours even more with this. Now, I have a problem thinking of the church as a major
commercial activity, but I will say this: If it is, I suggest you restrict their working hours to the hours of
the church. I would be perfectly happy with that and I wouldn’t worry about it. Thank you.
MR. WHEELER: Thank you. Are there any questions of this speaker? Thank you, sir. Next
speaker, please.
MS. YOUMANS: Good evening. My name’s Julie Youmans. I live at 2101 Rock Quarry Road,
which is north of the intersection so I’m not directly impacted by such things as whether the lights
come in my window, but I feel that I am impacted. I should apologize in advance because I am going
to repeat what some of the other neighbors have said. I am not in favor of this project. I do take
issue with the simple statement that this is an obvious choice because this is a major intersection. It
is, as you’ve heard, much more than a major intersection. It’s the crossing of a major highly used,
high speed traffic corridor and a scenic road. The scenic road ordinance was established for a
reason. This area that winds its way through town, Rock Quarry Road, has unique geologic and
historical features. It’s something that makes Columbia a great place to live. The statements that I’ve
heard tonight and at meetings, Well, this is just going to get developed anyway; what did you expect.
Well, when we moved in years and years ago to Rock Quarry Road, we expected some respect paid
to the scenic ordinance, that that would not preserve it untouched, but let it develop in a way with
integrity, that still could use its positive features as a scenic road for Columbia. And what’s
happening as we watch as these zoning cases come up here and before City Council, piece by piece
dismantling the scenic road ordinance, that as you put these high traffic sites in that demand for their
needs, that you disregard the scenic ordinance. You need to make the driveways wide enough,
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provide clearance for turning, and the scenic road ordinance is piece by piece torn apart. As I said, I
don’t live next to the site, but being on Rock Quarry Road is an important feature for me. I do use
the -- both the Grindstone gas stations that are near each direction. At that intersection, there is
another gas station the very next intersection north there is a gas station. I can use that. I can turn to
the east and there’s a Break Time I can use. So there’s no shortage of gas stations in this immediate
area, no shortage of food stores and specialty food stores. And, again, to repeat, it’s not a friendly
homey market to go to a gas station. The notion that that’s a market -- it’s a store. I’m happy to use
them when I do, but it doesn’t provide that neighborhood integrity, a sense of commons, a sense of
community. It’s a gas station. Thank you.
MR. WHEELER: Thank you. Are there questions of this speaker? Thank you, ma’am. Next
speaker please.
MR. HAAS: My name is Craig Haas; I live at 3609 Southland Drive. I missed their
presentation; I had a nine o’clock appointment. But I’m sure it was still the same as last time. The
thing of it is -- the previous speaker talked about living on the north side. Their canopies are all lit up
with red neon lights and when you come south, that’s going to -- you’ll see it like a beacon. The
previous applicant that you guys passed, I wish they were there. They’re going to shut down at
eleven o’clock in weekends. The Crossings church, their lights, they’re gone at eleven o’clock. The
pre-- and previously the lawyer told one of the largest churches in Columbia on the right-out/right-in, if
you don’t like it, buy a gate. Well, I guess they’ll either buy a gate or hire two more security guards to
police the area. You know, the access sucks. Yeah. It will be developed. They’re already asking for
variances for the scenic overlay for fences and that. Yeah. It will be developed, but across the street
it’s been passed for three years now. There’s going to be some office buildings there. On the west
side of the Crossings, Red Oak, you guys were really upset. They got a list a mile long, no gas
station, no this. So they took their option. Where’s the money? Student housing. You had no say.
It was already previously zoned. They done it. And I don’t know if this is a bearing, the -- the
Macadoodles, they own that property. They’re going to lease it (indicating). So end of the 15 years, if
the market goes dry, they’re gone. You’re going to have a vacant gas station there, you know. Yeah.
The LED lighting is good, but drive by -- you talked about going home. Go by their new canopy down
there on Nifong. The light bleeds out. They’re going to have eight gas pumps. I don’t know what
Macadoodles was going to have, but, you know, they’re going to be stretched out and -- I don’t know.
But on the main -- just the bearing, whether it’s called a market, gas station, you’re rezoning from R-1
to commercial. And, you know, if -- if you approve it, they’re going to go to City Council, and
depending on the election -- if Karl gets in there, they may not even bring it in to a vote. Who knows?
So that’s, you know, my -- my beef. And, yeah, they do a good job. They donate a lot of money, but
we’re not here to praise them on their donations. We’re here for this project and it does not meet the
qualifications that you guys have set forth, and go on that bearing. Thank you.
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MR. WHEELER: Are there questions of this speaker? Thank you. Next speaker, please. Next
speaker, please.
MS. WILSON: Good evening, and thank you for your patience this evening. My name is Vicky
Riback-Wilson; I live at 3201 Blackberry Lane, which is about a quarter of a mile north from the
intersection of the proposed property. You’ve heard all of the arguments. You know what the
concerns are. I simply want to make a plea for our life in Columbia. We’re lucky to have good
corporate citizens like MFA, but we’re also fortunate to have the kind of community that is particularly
known and praised for citizen involvement. One of my concerns has been, through this process, that
those of us and many others who’ve been involved over the years and working on the special area
plan, working on the scenic road ordinance, working on Metro 2020, working on the visioning,
whatever it is that says, We want special neighborhoods in Columbia; we want to maintain that feel.
We want scenic areas in Columbia so that our community will have a higher quality of life. All the
characteristics that we have worked for as active citizen participants are threatened by the kind of
commercialization that we see going on. Yes, we want Columbia to grow. But when that growth flies
in the face of citizen participation and decisions that have been made in the past, and when that kind
of decision-making for growth that seems haphazard allows us to sacrifice the neighborhood feel that
we value and allow for growth that doesn’t seem to be -- supportive growth that doesn’t seem to be
well planned or well organized or well thought out, then in the end we all lose. In talking about the
scenic road and the neighborhood, one of the proposals was -- I was looking back through my notes
tonight. One of the proposals was that there shouldn’t be any signs larger than 16 square feet. Well,
we’re talking about 64-square-feet sign now. And no matter how much vegetation you have, a 24/7
gas station does not a scenic road make. I compliment people on trying to make something that
compliments the neighborhood, but when the neighborhood threatens to be overrun by short-time
residents and commercial establishments without a balance for the long-time neighborhood residents,
then I think we’ve lost sight of what Columbia is all about. And I would ask you to reconsider your
previous vote and deny this proposal. Thank you for your time.
MR. WHEELER: Thank you. Are there questions of this speaker? Thanks. Next speaker,
please. Any additional speakers? Okay.
MR. ALBERT: Eric Albert, 803 Ann Street. Please start your timer. When you come from the
University and you come south, you come into this intersection. It’s a great place for a gas station.
It’ll service the University. When you go east to 63, you want to go into that gas station, you can pull
in there, but when you come out, you’ve got to go to the next -- next entrance on Grindstone back to
the west. When you go to HyVee, you go through three intersections, you walk down the hill, up the
hill, past Walmart to get gas -- or to get whatever your convenience stuff is. We have a lot of students
that walk and take bus to the University. They will use this. There’s a lot of people in the
neighborhood who will use this. This is going to hire anywhere from 11 to 15 people. We’re looking
at -- we’re looking at millions of dollars worth of revenue that the City would get. There’s only four
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houses to the -- four or maybe five -- to the south side of this property. All the rest of these homes
they’re talking about are up to two miles away. If you count 50 houses, you’re along ways away from
the property. There’s four or five abutting residential properties to this. This was a commercial
property in the get-go. It was an ice plant and a butcher shop originally, before zoning was ever here
in the county. The whole Grindstone roadway was built to be a commercial road, and avenue, to
connect an arterial feeder road. We need this gas station, so I would ask you to approve this gas
station.
MR. WHEELER: You wrapped up?
MR. ALBERT: And I’ve also talked to other people in the neighborhood who are for it. There’s
probably 6,000 people in the immediate area who are not here tonight, who weren’t notified, and
really they don’t participate very much. They are a little transient, but they still shop and still pay
taxes and they’re still voters. They just haven’t shown up. These folks are nice folks, be them liberal
or conservative. I think it’s a vendetta. MFA’s done everything they can possibly do. What more can
they do? This is a commercial corner, absolutely a commercial corner. And I -- I can’t believe that
the City would say right off the get-go that they’re not for this project. This absolutely meets the mark.
Columbia is not friendly towards business. If you -- if you vote against this, you are voting against
good, old-fashioned, capitalist business. There’s nothing wrong with a gas station on this corner.
Good day. Thank you.
MR. WHEELER: Are there any questions of this speaker? Thank you. Appreciate it. Next
speaker, please. All right.
PUBLIC HEARING CLOSED
MR. WHEELER: Seeing none, I’ve been asked that we take a short break because I think
everybody’s been sitting here long enough. So we’re going to take five or seven, whatever it takes,
and then we’ll come back.
(Off the record.)
MR. WHEELER: All right. We’re going to call our meeting back to order. We don’t have any
Staff, but that’s all right. I think we were at Commissioners. We are ready for discussion. So who
wants to lead off now that we’re all ready to go? Mr. Skala, thank you.
MR. SKALA: Let me try. First of all, I think it is appropriate to thank MFA for being a good
corporate citizen, with their philanthropy and their foundation and so on and so forth. It’s very much
appreciated, so thank you. But our job here is not really about your philanthropy; it’s about land-use
decisions. And as far as I can tell, my position in opposing this the last time has not really changed
much, neither has the proposal. I think I commented last time about incremental density, particularly
commercial incremental density on a limited -- well, what was supposed to be, initially, a limitedaccess roadway which has turned into a high traffic trafficway. But nonetheless, the idea was to get
traffic from one side at 63 to the other side towards Providence in as expeditious a manner as
possible, and that’s why it was a boulevard, and it was supposed to be limited access. But you could

58

see relatively quickly when some of the Red Oak development went in and some of the signalization
went in associated with that, that there was going to be some diminished capacity for that roadway to
carry the kind of traffic we were really interested in. So that was one issue. The other issue that was
discussed at the last Planning and Zoning meeting when we took this up had to do with plans and it
had to do with lots of plans. There was the visioning plan, the Metro 2020 plan, the Rock Quarry
special area plan, the scenic roadway plan. All of those in various ways have impacted this proposal
and our decision. And frankly, there has been some discussion recently even amongst the City
Council with regard to planning and that some plans are put on the shelf and they’re not paid much
attention to, and maybe we ought to do something about that. I think this Commission is preparing to
do something about that by -- by helping to get some of the past vision and visioning, and some of
these other plans, incorporated into the comprehensive plan, which is going to be our task shortly. At
any rate, for those reasons -- I’m not going to belabor these points. I think at our last meeting -- my
arguments have not changed very much with regard to those particular issues. I will certainly direct
the City Council, if they are interested, to take a look at the September 6, 2012 minutes from that last
meeting. I don’t see that the plans have changed significantly nor have my objections to them
changed significantly. And for all of those reasons, I intend to vote no.
MR. WHEELER: Who’s next? Ms. Peters?
MS. PETERS: I also have not changed my opinion since this came before us last. I would like
to thank Break Time for being good corporate citizens. However citizens are made up of the
community and neighborhoods. And I believe that citizen participation is vitally important to how we
progress as a city. I've read a number of plans through my years on the Commission and one of
them was from, I believe, 1925, which was one of the original city plans. And even in that plan, Rock
Quarry Road was deemed by the citizens to be a scenic roadway and that was their intent was that
this would remain a scenic roadway. I do not think that this is an appropriate use for this corner. I
think it degrades the neighborhood, and I am supporting Staff and Staff’s recommendation for denial
on this.
MR. WHEELER: Mr. Vander Tuig?
MR. VANDER TUIG: I also voted no last time around for reasons mentioned already, the
access management, which is critical here. You know, with Red Oak, that’s a different story. I
actually voted yes on that and it was because there is access management with the signal there.
This is very different. And I also mentioned plans last time as well. I’d like to just talk about the past
cases we’ve heard this evening and the fact that this one is very different with respect to the proximity
to homes and the hours of operation. And I think we’ve set somewhat of a precedent tonight with
regard to that. And to vote for this rezoning and this plan would go directly against anything that
we’ve stated thus far tonight. And so my vote is still no, but probably even more so for the reasons
that I just stated.
MR. WHEELER: Mr. Lee?
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MR. LEE: Well, I’m going to take the opposing view to my fellow Commissioners who have
already spoken. I have to ask myself what I think is the best -- highest and best use of the land. And
I believe that this market is the best use of this land, especially given the fact that the amount of
volume of traffic on that road and the fact that there are so many apartments so close to this
particular site. There’s a group of apartments south of this site, there’s more apartments going in on
the other side of the church, the ones across the street there. And the fact that there is no
convenience gas store on the south side makes it difficult for those apartments on the south side to
get to something on the north side. And I just believe that this is a good use of this land, and MFA
has been very cooperative with the neighbors to try to make it as palatable as possible to them, so I
intend to support it.
MR. WHEELER: Mr. Tillotson?
MR. TILLOTSON: This is a tough one. It was tough the last time it came in. What I have seen
tonight is the opposition has reduced its ranks quite a bit. It seems like the developers have worked
hard with the neighborhood to try to answer their concerns, and most of the people that are here
opposing it are people that live quite -- quite a bit further away. Then I sit here and think, if the owner
of that property was to walk in and give it to anyone of you today, would you build your home on it?
Would you build a residential home on that lot? No, you wouldn’t. So when people say this is a
residential lot, it’s not. There was one time a bank going go to there, and I believe that was opposed
venomously. So what are we going to put there? What’s being proposed is a very good use of the
lot, but is it the most favorite thing we’d like to see? I don’t know, because I don’t know what else
would go there that would serve its purpose. The scenic route that everybody talks about, really if
you -- it starts from Grindstone north, in my opinion. That’s where the scenic route is. What’s behind
that is nothing but homes, there’s some trailers, there’s a church. So let’s not try to use that as an
excuse to bring things in here to fight. It’s like we’re grasping for straws. I’m real proud of a
Locally-owned company doing what it’s done in Columbia. It continues to do a good job. Their type
of business is different than the businesses we talked about earlier. It is a business that requires
24/7, and it’s a good spot for it. I think back the day we had the big snowstorm, I think it was a
Thursday, and people were let off work and everybody was trapped out on -- I don’t know how many
of you got trapped out in it. I did for three hours. And I watched hundreds and hundreds of students,
not by choice, but they were out and they were playing in the snow and they were pushing people
out. Students will go -- they will get on foot and they will hoof it from all those complexes there. The
people from the church will use it quite regularly. I will use it. I travel that road two or three times a
day. I was in favor of it then and I continue to be in favor of it. I commend MFA; they’ve worked with
the neighborhood. They’ve got -- the really close neighbors that really have a real concern, they’ve
got them on board with it, and have worked hard with them, and I commend you for it. And I do
intend to support it.
MR. WHEELER: There’s only three of you left. Mr. Reichlin?
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MR. REICHLIN: Sure. Yeah. The first thing I noticed was that there was less opposition this
time around so that says something to the efforts of the developer. And my position hasn’t changed; I
intend to support it and would also support the variances.
MR. STRODTMAN: I’ll go next.
MR. WHEELER: Mr. Strodtman?
MR. STRODTMAN: I’m going to be a little different. I’m struggling with this one. I voted for it
the first time, but I’m really having a hard time this time. And at first I thought -- I’ll give a compliment
to the citizens that are here. You know, I think part of it may be is that the developer, who has done a
good job, has worked with the citizens. My guess is it’s almost eleven o’clock and it’s the second
time around. We probably wore a few of them out. So I do thank you for the ones that did come
again for coming. I guess my issue is a couple of things. I’ve got four or five notes here. You know,
one of them is the planning. I was involved in the visioning process and some days I feel like it was a
waste of my time. Other days I feel like I contributed something and that that will come to fruition
down the road, hopefully with the comprehensive plan. So I’m really looking at the Metro 2020, you
know, the scenic roadway, the Rock Quarry Road special area plan, kind of looking at those thinking
that we should probably give it more credit than I’m giving it in the past. You know, the City Staff
denial is a big one for me. I put a lot of faith in their expertise. They’re professionals at this. I’m not.
I’m just a volunteer citizen here, so I look to the City Staff as kind of an expert in the industry, if there
is. The connectivity to the church still just kind of baffles me. I don’t quite get how that component of
it is going to work late at night or 3:00 a.m. I still struggle with that, that dark parking lot -- that, you
know, couple of acres of dark parking lot concerns me, and if someone can get right into that parking
lot easier from the convenience store, that concerns me. And then, just the transition to the
neighborhood; you know, someone mentioned -- Matt maybe mentioned it earlier that we’ve kind of
set ourselves with the other two examples earlier today about hours and transition to neighborhoods
and dumpsters for noise and all that, and I guess I’m looking at this one as that we should be doing
the same thing in this one. And as much as I hate to go against something I voted for earlier, I’m
going to vote against it tonight.
MR. WHEELER: Dr. Puri?
DR. PURI: Last time I voted for this, and I intend to do so again. I mean, I think that corner is
commercial. You’re never going to put a house on that corner. I don’t think it’s feasible. So you have
to look at, you know, what is going to, you know, flourish there. And, obviously, I mean, I think that
MFA has done a great job at putting this concept together of the neighborhood market. I think it
encompasses the things that student housing on the corner need, also residents, you know, could
use. A residence is never going to be at that property. And everybody makes it sound like Rock
Quarry is scenic roadway. I mean, that is -- it’s been designated that, yet it still needs a lot of work.
And as a Commission, you guys know we have been working on that, to draft that ordinance and
trying to do that because there’s -- if you drive down Rock Quarry Road right now, it’s anything but
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scenic, in my opinion. There’s refrigerators out there, broken cars out there, and that all needs help.
And that’s another, you know, undertaking. But despite that they’re putting up a nice building with
very nicely landscaped front and sides. Yes, there’s some limitations there to access. I agree with
Mr. Vander Tuig on that. However, sometimes you -- I mean, you cannot have everything. You can’t
have your cake and eat it too. Under those circumstances, I think that the concept is good. This can
never be residential. The corner has accessibility to do this. They’re putting another lane in to handle
the traffic to go right-in/right-out. There’s not gas station on that side. I agree with one of the citizens
that spoke up here that you have to turn around all the way at the other intersection to turn around
and come down that way after you get gas on that side. There’s nothing on south side of that, you
know, intersection. So I think that it’s ideal. I think that it’s not an eyesore. I think they’ll work to get
the landscaping and the fence like the citizens surrounding the property wanted it. So I think they’ve
done everything they can to make it as best as it can -- as low impact as it can be, so I intend to
support this.
MR. WHEELER: All right. I think my position on this has not really changed, but let me start by
saying I heard something interesting tonight that I just want to point out to City Council, and that is -and I don’t totally agree with this, but students don’t walk. They actually have cars. They do walk at
times, but they do have cars and so you ought to take that into consideration downtown. But I lived in
Southridge. That was my first home in Columbia. I came out -- when it was two-lane road, went
down to Rock Quarry, took a right. Drove Rock Quarry every day. Crazy, dangerous road, with all
the students driving it, you know, no improvements. Can be pretty. Frankly, has been altered quite a
bit. That changed significantly when AC was put in. That road is no longer the same. That
intersection is no longer the same, never will be the same. And that was the decision of the State
actually. It’s a state route. And I wasn’t here. I was on the Commission when Walmart was
approved. You know, we -- I would have supported connecting up the Walmart parking lot to Rock
Quarry, and I know the neighborhood probably fought that and that’s the reason it didn’t happen. But
that would’ve been the appropriate planning, in my opinion. The four-lane intersection immediately to
the west of here, this body voted against that. There were some people that supported it. And,
obviously, the zoning’s in place and we’ve approved some things there since, but we didn’t support
that four-lane -- or four-way intersection and I still don’t think it’s appropriate. I would still have voted
against it. That said, I don’t know what you do with this piece of property. It would’ve been nice if this
had been developed with Sun Court, but it simply was not. Now you have -- you know, the issue of
spot zoning has come up and I just want to -- and I’m going to ramble on a little bit here, but we are
faced as a Commission and City Council is faced with islands of property that have to be zoned. We
either can leave them as A-1 on a corner of a major intersection or we can rezone them. So for it to
be said that we’re doing spot zoning, jumping from here to there, I don’t think that’s fair to us. We are
faced with these decisions. It would be nice if we could take huge blocks of land, 1,000 acres at a
time, and plan it, but that’s not typically the way it works for us. So, you know, the area’s changed,
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the roadway’s changed, student housing has changed it a bunch. In 1925 they had no idea what was
going to end up down here, you know, so -- and as far as the 80/20 on -- you know, we’ve talked
about 80 percent gas, well it is, I’m sure, by volume 80 percent gas. But someone should ask MFA
what they make on a gallon of gas. And MFA does better than most on a gallon of gas. And so they
do 80 percent of their volume on gasoline, but I’ll guarantee you that 80 percent of their profit does
not come from gasoline. It comes from inside sales. Inside sales is where it’s at with any of these.
And so because of these things, I think we’ve gained some off-site improvements that we wouldn’t get
otherwise. I think, as Dr. Puri said, we’ve got a use here that although is not perfect, it is probably as
good as we’re going to get. I can’t imagine what else we’d get here except for a strip mall or a little
strip center, which I think you’d be opposed to as well. Is it perfect connecting it to the church
access? No. But I sure like the stacking distance a lot better for that right-in. So I’m going to support
it. I won’t belabor it. I’m going to support it, somewhat reluctantly, but I’m going to support it. So
somebody want to frame a motion?
DR. PURI: I’ll take a stab at it.
MR. WHEELER: Dr. Puri? If I can, real quickly, I’m in favor of the variance request. Frankly,
Staff’s, you know, in a catch there. They have to oppose anything like this because it doesn’t meet
their rules, and I understand that. But if this is the way the abutting property owners want it, then I
think it should be that way.
DR. PURI: I make a motion to accept a request by A Civil Group, on behalf of 8 Ball
Commercial, for rezoning from A-1 to C-P, planned district; approval of a C-P development plan to be
known as “Grindstone and Rock Quarry Break Time C-P Plan”; and grant the variances to the
landscaping/screening requirements and alteration within the scenic roadway overlay vegetative
buffer area. The 2.05-acre site is located at the southwest corner of Grindstone Parkway and Rock
Quarry Road.
MS. PETERS: Clarification: Staff has recommended denial, but if the Commission is intent on
approving it that there be a limit to the operation hours of the store and the fueling pumps. Do you
wish to add that to your motion?
DR. PURI: No, I will not add that.
MR. WHEELER: Someone want to second Dr. Puri’s -MR. TILLOTSON: I’ll second.
MR. WHEELER: Mr. Tillotson. Discussion on the motion?
MS. PETERS: I’d like to go. My reference to the plan in 1925 was to reference that as a city
we continually have citizen participation and spend big money on plans, and apparently it means
absolutely nothing. That was my point was at some point we need to start -- if we’re going to spend
money on plans and ask for citizens to be involved, we need to make considerable effort to actually
follow the plan. I will not support this. I truly believe that Staff is spot on on this. As far as what
would go on this corner, office has been recommended and it would be a good fit. I most definitely
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would not support this without limiting the hours. And as a Commission, I think we look extremely
foolish to require limited hours of operation on a similar gas station this evening and not on this one.
MR. WHEELER: Mr. Skala?
MR. SKALA: Yeah. Just one more comment, and that is the very thing that makes this a very
attractive location -- business location, a commercial location, is the high-traffic volume. That’s the
same very thing that makes it problematic in terms of access and some of the other issues. And the
arguments have been made by several of the Commissioners about this not being a suitable corner
or location for residential, and I’d have to agree with that. But that was not the suggestion that was
made by Staff, nor is that the only alternative that we have because it doesn’t necessarily have to be
just residential or just commercial. It can be some other -- some other entity that is consistent with at
least the idea behind why some of these plans were constructed in the first place. I’m very worried.
Even at this point we’re not quite yet to the comprehensive plan, but without respect for some of the
past plans that we have that apparently have languished -- I think we have to establish a new respect
for the plans that we are about to adopt, and the only way to do that is to pay some attention to what
the folks before us have suggested.
MR. WHEELER: Dr. Puri?
DR. PURI: I’d just like to clarify on this hours situation. I think that the previous example they
had submitted their own hours of operation. So some of us that are -- in my case, I would speak for
myself and other Commissioners can interject. Had those hours that had been proposed there been
different, I didn’t have any objection to those. They were proposed by the applicant and we accepted
them as they proposed them, and that satisfied some of the other Commissioners. So it has been
indicated that we would impose hours on one and not on the other. This business is requiring -- that’s
their mode of operation. So I am acceptant of that as I am acceptant of the previous applicant, so I
want to point that out, that’s not a selective acceptance. It’s what the other applicant submitted and
that was submitted. This applicant submits this for their business to work. Both are arterial
roadways, they run 24/7, they don’t stop. And Walmart is open 24/7 across the way. It doesn’t shut
down. So under those circumstances, I don’t see any problem with this and I would not have seen a
problem with the other one because it was an arterial roadway. So I just wanted to point that out.
MR. WHEELER: I’m glad you mentioned that actually because that was -- I felt like they
submitted the hours and we accepted them.
DR. PURI: Exactly.
MR. WHEELER: And that was their choice, as far as the one. And I brought up hours on the
O-P, but I felt it was appropriate. I don’t -- Scott Boulevard to me is a different kind of roadway than
AC. It may be four lanes, it may carry a lot of traffic, but it’s mainly just carrying people to home. So
this is -- you know, there’s a lot of commercial services in the area and so I look at them as being very
different. The public may not, but in my opinion it is, and I know there are people on the Commission
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that disagree with me. So is there any other discussion on the motion? Okay. May we have a role
call, please?
MR. VANDER TUIG: A motion’s been made and seconded for approval of Case 13-06 for
approval of rezoning from A-1 to C-P and approval of a C-P development plan to be known as
“Grindstone and Rock Quarry Break Time C-P Plan,” along with the variances to the
landscaping/screening requirements and the alteration with the scenic roadway overlay vegetative
buffer area. Is that true?
DR. PURI: Yes.
MR. VANDER TUIG: Okay. That was the motion.
Roll Call Vote (Voting “yes” is to recommend approval.) Voting Yes: Mr. Lee, Dr. Puri,
Mr. Reichlin, Mr. Tillotson, Mr. Wheeler. Voting No: Ms. Peters, Mr. Skala, Mr. Strodtman,
Mr. Vander Tuig, Motion carries 5-4.
MR. WHEELER: Recommendation for approval will be forwarded to City Council.
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