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QUESTION 11 RESPONSE: 
 
Proposed Methodology: 
 
The City of Columbia will be responsible for the identification and architectural survey of 
approximately 195 properties in the current phase of a reconnaissance-level survey of the Benton-
Stephens Neighborhood (BSN). The survey will be performed by hiring a 36 CFR 61-qualified 
preservation consultant. An approved Historic Property Inventory form will be completed for each 
resource within the boundaries of the survey area. Each form will be accompanied by at least one 
5”x7” archival quality digital prints, identified with the survey number, property name and property 
address. Properties that consist of more than one resource will also be documented with a site 
plan and at least one photograph of each secondary resource. Proposed NRHP districts will be 
shown on one or more additional map(s).  
 
Prior to the submission of inventory forms, a research design will be submitted and approved by 
the State Historic Preservation Office (SHPO). The research design will specifically describe the 
geographic area to be surveyed and the justification for its selection; the historic context(s) within 
which the survey properties may be evaluated; research questions related to the context or issues 
relevant to the preservation of the resources; previous research on the resources and the 
contexts; the types of sources that will be used to establish context and evaluate the resources; 
and the method by which the survey will be conducted.  
 
On completion, and completed SHPO review of the inventory forms, a final survey report will be 
prepared which will describe the scope and scale for the survey and provide a historic context for 
evaluation of the resources. The survey report will also include a description and analysis of 
property types within the survey area, requirement for registration of properties, a complete 
discussion methodology and rationale for evaluation, and recommendations for registration at 
both the local and national levels and as individual landmarks and as districts. Evaluation and 
methodology will be consistent with the guidelines established in National Register Bulletin 24: 
Guidelines for Local Surveys: A Basis for Preservation Planning; National Register Bulletin 15: 
How to Apply the National Register Criteria for Evaluation; the Historic Preservation Program’s 
Minimum Guidelines for Professional Surveys of Historic Properties; and the State Historic 
Preservation Office’s Standards for Professional Architectural and Historic Surveys.  All final 
products (survey forms, survey report, photos, maps, etc…) will be submitted to the State Historic 
Preservation Office in both digital and hard copy. 
 
The HPC will also conduct a minimum of two public meetings in the neighborhood to inform 
owners of properties within the survey area and the interested public about the goals and scope 
of the survey. Meetings will be held immediately before the commencement, and soon after the 
conclusion of the survey, when survey results and recommendations will be presented. Meetings 
should be primarily informative in nature, but will also be used to solicit information and feedback 
from knowledgeable members of the public during an open question-and-answer session. During 
this session members of the public will be invited to share their concerns and ideas for the survey, 
and it intended uses and goals. Members of the Columbia HPC also regularly attend 
neighborhood meetings, and have had success garnering support and comments from the 
members of HOAs and neighborhood associations in previous meetings, regarding other historic 
surveys, and when addressing demolitions in the BSN. It is anticipated that this relationship will 
remain intact throughout the following phases of the survey, and hope to improve upon the 
existing working relationships. 



Ordinance No.           16424               Council Bill No.           B 

112-00A            

AN ORDINANCE

establishing the Benton Stephens Urban Conservation District; 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.  Establishment of Benton Stephens Urban Conservation District.  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 land within the following boundaries will 

become a part of District U-C (Urban Conservation Overlay District) and shall be known as 

the Benton Stephens Urban Conservation District:

The north side of East Walnut Street between Old 63 and North College 

Avenue, the east side of North College Avenue between East  Walnut Street 

and the COLT railroad right-of-way, the southeast side of the COLT railroad 

right-of-way between North College Avenue and Business Loop 70,  the 

west side of Paris Road between Business Loop 70 and Ammonette Street, the 

south side of Ammonette Street between Paris Road and Old 63, and the west 

side of Old 63 between Ammonette Street and East Walnut Street.

SECTION 2.  Exemptions.  

(a) This ordinance shall not apply to any land in zoning districts PUD, O-P or 

C-P.  

(b) This ordinance shall not apply to any land in zoning districts O-1, C-1, C-3 or 

M-1 except that any new construction within those districts shall comply with 

the screening requirements of section 29-17 (d)(6).

(c) This ordinance shall not apply to mosques, synagogues, public schools, private 

colleges, churches, or homeless shelters operated by religious institutions.

SECTION 3.  Home Occupations as Conditional Uses in District R-1.

(a) The R-1 conditional use provisions of Section 29-6 of the City Code 

pertaining to home occupations shall not apply in the Benton Stephens Urban 

Conservation District.

(b) In addition to the home occupations allowed as permitted uses in District 



R-1, home occupations may be permitted in those areas of the Benton 

Stephens Urban Conservation District that are in district R-1 after the issuance 

of a conditional use permit pursuant to the City Code subject to the following 

restrictions:

1. A home occupation shall be incidental to the use of a dwelling unit for 

residential uses.

2. The business owner must reside on the premises.

3. No more than two full time employees who do not reside on the 

premises may be employed by the business.

4. The conditional use permit may limit the hours of operation.

5. Any signs used for identification or advertisement of the business 

must be attached to the structure and may not be larger than two 

square feet and may not be illuminated.

6. No more than forty (40) per cent of the total floor area of the dwelling 

unit and garage shall be devoted to the home occupation.  A garage 

shall not be used for a home occupation if such use has the effect of 

eliminating required parking.

7. The home occupation shall be conducted entirely within the dwelling 

unit or garage and no stock in trade shall be displayed or visible 

outside, or stored outside of any building, nor shall any raw materials, 

tools or appliances or waste products be stored outside of any 

building.

8. No power other than electric shall be used and no single machine shall 

draw more than one-half horsepower and not more than one 

horsepower total shall be used.

9. The use shall not generate traffic in volumes greater than would 

normally be expected in a residential neighborhood.  For purposes of 

this section, the normal volume of traffic generated by single-family 

dwelling shall be defined as twenty-four vehicle trips to or from the 

dwelling unit per twenty-four hour period.

10. The use shall not produce noise, obnoxious odors, vibrations, glare, 

fumes or electrical interference detectable to normal sensory 

perception outside the structure.

11. No toxic, explosive, flammable, combustible, corrosive, radioactive or 

other restricted materials may be used or stored on the site.

12. An applicant for a conditional use permit for a home occupation must 

include with the application appropriate plans detailing how the 

dwelling will be used or altered to accommodate the use.  Thereafter, 

whenever any permit or license is to be renewed, the dwelling may be 

inspected to determine how it has been altered to accommodate the 

use.

Abatement.  Any home occupation which does not comply with the 

above restrictions shall be brought into compliance within thirty (30) 

days of the notice of the deficiency.  It shall be 



unlawful to fail to comply with the above restrictions after notice.

13. The Board of Adjustment may grant a conditional use permit for a 

limited period of time.

SECTION 4. Standards and Criteria. The following criteria apply to all new 

development in the Benton Stephens Urban Conservation District.  Except where otherwise 

specifically provided, structures existing before passage of this ordinance may be structurally 

altered but not enlarged without conforming to the requirements of this section.  Additional 

dwelling units shall not be added to a structure without conforming to the requirements of this 

section.

(a) Lot Size.  No modification of the underlying zoning district.

(b) Yards.  The intent of yard requirements in the Benton Stephens 

Urban Conservation District is to promote development that is 

compatible with surrounding residential property.  For the purposes 

of applying setback regulations, the following shall be applied: the 

front shall be toward the street or access corridor from which the lot is 

addressed; the rear is opposite to the front or as nearly so as the lot 

shape permits; and the sides are ninety degrees to the front or as nearly 

so as the lot shape permits.

1. Front - Not less than twenty-five (25) feet in depth, except that 

up to 25% of the front elevation measured along the adjacent 

street front may project a maximum of two feet into the 

required front yard, in order to encourage reasonable variety of 

front facades.

2. Rear - No modification of the underlying zoning

district.

3. Side - No modification of the underlying zoning district except 

that for all corner lots in the Benton Stephens Urban 

Conservation District side streets shall provide a side yard 

adjacent to the side street of not less than twenty-five (25) feet, 

provided this regulation shall not reduce the buildable width of 

a corner lot of record at the time of passage of this ordinance 

to less than sixty-five (65) percent of the total width of such 

lot, and provided further that the minimum side yard 

regulations of the underlying zoning district must be observed.  

In addition to the rear and side yard requirements of the 

underlying zoning district, for all uses other than detached 

single-family uses, no building hereafter constructed may be 

located less than thirty (30) feet from an existing 



non-accessory structure on the same lot.

(c) Building Height.  For all uses other than detached single-family uses, 

buildings shall be restricted to a maximum of two stories, not to 

exceed a maximum building height of thirty (30) feet.

(d) Parking. 

1. Except as otherwise provided by this section, parking 

requirements will be in accordance with Section 29-30 of the 

City Code, Off-Street Parking and Loading.

2. For all uses other than detached single-family uses, off-street 

parking facilities associated with the construction of a new 

structure or the alteration or change of use of an existing 

structure shall not be located in the front of the subject lot or 

parcel.

3. For all uses other than detached single-family uses, parking 

shall be located at the rear of a structure, or may be built into a 

structure.

4. For all uses other than detached single-family uses, parking 

may be located to the side of a structure if parking to the rear 

is unavailable. In that event, parking to the side of a structure 

shall not exceed sixty feet along the adjacent street front.

5. On-street parking directly in front of a lot will count toward 

fulfilling the off-street parking requirement.  One parking 

space credit will be given for every space provided.

(e) Screening and Landscaping Requirements.  No modification to the 

underlying zoning district; except for the following:

1. A minimum of twenty-five (25) percent of the total land area 

of any tract, parcel or lot shall be landscaped.

2. No new buildings or additions to existing buildings shall be 

permitted unless additional landscaping is provided on the 

tract, parcel or lot in an area equal to at least twenty-five (25) 

percent of the land area occupied by the new building or 

addition.

3. All parking areas containing more than two (2) spaces within 

twenty (20) feet of a street right-of-way shall have a 



six (6) feet wide street yard landscaping strip within private 

yards separating parking areas from abutting street 

rights-of-way containing no less than four (4) of the categories 

of planting materials listed in paragraph (f) of Section 29-25 of 

the City Code.  The street yard landscaping strip shall contain 

one tree per thirty (30) feet of street frontage.  Such trees 

shall be planted at intervals of thirty (30) to fifty (50) feet on 

center in the landscaping strip.

4. In addition to the above, parking areas developed after August 

19, 1991, and additions to parking areas which were developed 

prior to August 19, 1991, containing more than twenty (20) 

parking spaces shall contain a minimum of one (1) tree for 

every 3,000 square feet of parking area.

5. Parking areas containing more than two (2) spaces, or 

loading/unloading areas within fifty (50) feet of a residential 

use or residential zoning district, but not separated by street 

right-of-way, shall be screened from view of the adjoining use 

or district, by landscaping materials, ornamental fence and 

walls in combination with plant materials, properly stabilized 

earthen berms, or a combination of any of these methods.

(f) Pedestrian Circulation.  The traffic circulation system shall provide 

for the safe, convenient and efficient movement of goods and people 

with a minimum of conflict between various modes of travel.  

Provisions shall be made for pedestrian travel within the development 

and shall connect with existing pedestrian systems and allow for future 

extensions to activity centers outside the development. 

(g) Porches -  Covered porches facing the front yard are required to be 

constructed on all newly constructed non-accessory structures in the 

Benton Stephens Urban Conservation District.  The front facing 

covered porch shall be a minimum length of 40% of the front width of 

each dwelling unit with a minimum depth of six (6) feet.

(h) Roof Type and Pitch -  All newly constructed non-accessory 

structures shall have gabled or hip roofs with pitches having a 

minimum slope of four units vertical in twelve units horizontal. 

(I) Orientation to the Street - All new non-accessory structures erected in 

the Benton Stephens Conservation District shall provide entrances, 

windows and porches oriented to the street from which 



it is addressed.  

(j) Garages - Attached garages with garage doors facing the front lot line 

are discouraged and shall not be more than ten feet in width, nor shall 

the garage extend any further into the front yard than the front porch.

(k) Side Porches, Entrances or Balconies -  Side porches or balconies 

should not extend into side yards.  For all uses other than detached 

single-family uses, side entrances are allowed only if the side yard 

building setback is increased to a minimum of fifteen (15) feet.

(l) Air Conditioning Units and Heat Pumps -  Air conditioning units and 

heat pumps shall not be located in front of the building line.  All AC 

units or heat pumps located in a side yard shall be screened from front 

and side yard view with appropriate permanent yard structure or 

evergreen plantings.

(m) Every building face shall contain a minimum five (5) percent of the 

total face square footage in glazing.

(n) Any building face, or screening or fencing greater than thirty-five (35) 

feet in length shall be constructed with a differing projection at least 

once every thirty-five (35) linear feet.

(o) The following are prohibited fencing and screening materials:  

Chicken wire, Hardware cloth (of any size) and pallets.   All fencing 

in disrepair shall be removed or repaired appropriately.

SECTION 5. Procedure for Review and Approval of Development Plans.

(a) Prior to the issuance of a building permit for any uses other than a 

detached single-family use in the Benton Stephens Urban 

Conservation District, the applicant shall submit a development plan 

for review and approval by the director of planning and development.  

Upon receiving the development plan, the director shall notify the 

Benton-Stephens Neighborhood Association in writing.

(b) The development plan submittal shall be clearly drawn in ink on eight 

and one-half (8½) inch by eleven (11) inch or eighteen (18) inch by 

twenty-four (24) inch sheets of single or double matted polyester film 

or an approved equivalent, at a scale of at least one (1) inch equals 

twenty (20) feet.

(c) The development plan submittal shall include the following:



1. A legal description of the property to be developed;

2. The boundaries and dimensions of the lot or lots to be 

developed and the boundaries and dimensions of all adjacent 

lots;

3. The location of all lot setback lines along street rights-of-way;

4. The location and designation of all easements on the lot to be 

developed;

5. The location of all existing buildings on, and adjacent to, the 

lot or lots to be developed;

6. The proposed location of all new structures including the 

location and dimensions of entrances, windows, porches, 

balconies and attached garages;

7. The location and dimensions of all existing and proposed 

parking areas; 

8. The location and dimensions of all proposed sidewalks and 

pedestrian systems; and

9. Other information deemed necessary to show compliance with 

this section.

(d) The director of planning and development shall approve a 

development plan that complies with the items in subsection (c) of this 

section and the standards and criteria of section 4 within two weeks of 

receiving the plan.  A copy of the approved plan shall then be sent to 

the building regulations supervisor.

SECTION 6.  This ordinance shall be in full force and effect from and after its 

passage.

PASSED this 1st day of May, 2000.
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Inventory Form Prepared by Deb Sheals for the Columbia Historic Preservation Commission

Property Name Hugh Stephens Library

Year of HPC Notable Designation: 2024

Address 1200 E. Broadway Year Built: 1964

Description and History
Completed in 1964, the Hugh Stephens library building on the Stephens College Campus is one of the largest

and most refined local examples of Neo Formalism, a mid-20th century architectural style. The prominent St.

Louis architectural firm of Murphy and Mackey designed it to serve as the centerpiece of the new James

Madison Wood Quadrangle.

Neo Formalism was popular from the late 1950s into the early 1970s. Said to have developed as a reaction to

the simplistic styling of Modernism, it combines Classical proportions with creative uses of modern materials

and techniques. The style is defined by symmetrical compositions, flat projecting rooflines, columnar supports,

and a general emphasis on the structural grid of the building. Exteriors tend to have flat walls and simple

rectilinear forms that are enlivened by rows of vertical supports, and the buildings often sit upon a raised podium

or base.

Those elements are all present in the Hugh Stephens Library, which has has a simple cubic form and with

symmetrical patterns of fenestration. The exterior features two-story rectangular fins that run from the

overhanging flat roof to a projecting band at the first floorline, and the lower level of the building sits back from

the bottom band to serve as a base.

Interior spaces also exhibit many original design elements common to Neo Formalism, including a clear

hierarchy of space, simple high-quality finishes, and an ornamental poured concrete structural system. Round

structural columns are visible throughout the building, and many of the rooms have carefully detailed waffle slab

concrete ceilings. The large top-floor penthouse has a more elaborate ceiling grid that is ornamented with

original inset geometric wood panels. That room also features an open square fireplace that sits on a raised

stone base and vents to a suspended hood. Historic photos show that the fireplace was a popular study area.

The Hugh Stephens library was the first dedicated library building on the Stephens campus and it has continued

in that capacity to the present without significant impact on its original appearance.

Text by: Deb Sheals

Other names or designations:
James M. Wood Learning Center

District name, if applicable:

Sources: Wilma McBride, ed. James Madison Wood Quadrangle, Columbia MO:

Stephens College, 1964; Wiffen, Marcus Whiffen, American Architecture

Since 1780: A Guide to the Styles. MOT Press, Cambridge, Mass, 1996;

Columbia Missourian, various issues 1960-1964 at Newspapers.com.

Style: New Formalism

Architect (s):

Murphy and Mackey Architects, St. Louis

Date of Form: 4/11/2024

School/EducationalProperty Type:
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