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February 5, 2026

SUMMARY

A request by Crockett Engineering Consultants, LLC (agent), on behalf of Tori-Ben Farms, LLC (owner), for approval to rezone 50.8 acres from PD (Planned Development) to PD and approve a PD plan and an associated Statement of Intent (SOI). Approval would permit the development of 240 multi-family units to be known as “The Vantage” and establish a site-specific SOI with design parameters governing the development of the site. The subject site contains all of Tracts 2 and 4, as well as a portion of Tract 5, as shown within the 2010 Richland Road Annexation and Zoning, located south of the Richland Road and Rolling Hills Road intersection on both the east and west sides of Rolling Hills Road.

DISCUSSION - Overview

The applicant is seeking approval to rezone the 50.8 acres from PD to PD to allow the development of a multi-family complex consisting of 240 units, to be known as “The Vantage”. A site-specific SOI was also included with this request that specifies the design parameters for the proposed development. The proposed PD plan will function as the acreage’s preliminary plat. Prior to the issuance of any building permits, the acreage will be required to be final platted, as the Tracts comprising the development area were originally created by a “tract split” survey and do not constitute legal lots. The development area is comprised of Tracts 2 and 4, as well as a portion of Tract 5, as depicted in the 2010 Richland Road Annexation and Zoning (Ordinance #20801) documentation.

[bookmark: _Hlk220665533]Ordinance #20801 included tract-specific parameters for each of the four (4) tracts outlined in the SOI. Tract 2 was allocated a maximum of 80,000 square feet of gross floor area (GFA) intended for commercial development, Tract 4 was allocated a maximum of 116 units, and Tract 5 was allocated a maximum of 538 units. The majority of Tract 5 contained within this request is generally undevelopable given its location within regulated stream buffers. The proposed request for residential development would occur only within Tract 2, and all prior allocated commercial GFA would be eliminated.  The originally allocated 116 units within Tract 4 are shown as being shifted to Tract 2 and supplemented by an additional 124 dwelling units to reach the proposed 240-unit development. While development impacts are occurring within Tract 2, both Tract 4 and the portion of Tract 5 would be consolidated into a single development tract with a “gross” development density of 5.36 du/acre and a “net” development density of 9.1 du/acre. The allocation of units to Tract 5 are not being utilized for comparison purposes and remain unaltered because the owners of Tract 5 are not a party to this application. 

[bookmark: _GoBack]The tracts contained within this request are also within the scope of a development agreement that was approved as a part of the 2010 annexation and zoning approvals. This agreement established developer obligations and triggers for site-specific improvements throughout all of the tracts annexed by Ordinance #20801.  There are two commitments from the 2010 annexation that will be partially addressed by dedication of a trail easement along the North Fork of the Grindstone Creek as it traverses through Tract 4 of the acreage and conveyance of 1.5 acres to the City for trailhead/park purposes to serve the trail extension. Both of these actions would occur at the time of final platting. The terms of conveyance will be memorialized in a new development agreement that will be presented concurrently with the requested zoning action for City Council’s approval.

It should be noted that while the city has arranged to have the 1.5-acres of land shown on the PD Plan to be conveyed for trail head/park purposes, such conveyance does not imply that the city will not pursue additional parkland dedication within the remaining undeveloped portions of Tract 5. Pursuit of such additional parkland will be driven by future development of Tract 5, which is unknown at this time, such that an exact location and access to any potential future improvements best meet the needs of the community and the Parks and Recreation Department. The tract-specific parameters established by the 2010 annexation, zoning, and development agreement will continue to be evaluated and incorporated at the time such development occurs.

DISCUSSION – PD Plan

The proposed development will improve the 50.8-acre site with four multi-family structures, each containing 60 bedrooms and standing 45 feet in height. Three of the buildings will have 32 one-bedroom units and 28 two-bedroom units. The fourth building will have 24 one-bedroom units, 28 two-bedroom units, and eight three-bedroom units. The development will also include a clubhouse adjacent to a pool and pickleball court, as well as two dog parks. The site will be divided by Rolling Hills Road, which will serve as the development’s main roadway frontage. Two apartment buildings will be located on the west side of Rolling Hills Road, and two on the east side. The clubhouse, pool, and pickleball court will be on the east side, while the two dog parks will be split between both sides. Solid waste facilities are located on the east side of the development. The location of postal facilities is not specified on the PD Plan.  Lot 3 shown on the plan will contain no residential/commercial development and will be the tract to be conveyed for the trail head/park dedication at the time of final plat approval.

Site access will be derived from both Rolling Hills Road and Richland Road. As previously mentioned, Rolling Hills Road divides this development into two halves, east and west. The west side of the development will have two access points along Rolling Hills Road, whereas the east side will have one. The east side of the development will also obtain access from Richland Road.  

To be assured that the conversion of the previously proposed 80,000 square feet of commercial GFA to 240 multi-family units is supported by the existing infrastructure, the city required that a Traffic Impact Study (TIS) be submitted. Using the findings of the attached study, the City’s Traffic Engineer concluded that the forecasted traffic conditions with the new development would not cause a conflict with the existing and future planned transportation improvements. It is worth noting that a roundabout is planned for construction at the Richland Road/Rolling Hills Road/Grace Lane intersection, though the timeline for such construction is unknown. Furthermore, as has been the prior practice with new development along the Richland Road corridor, a proportional contribution to offset the costs of constructing the future roundabout will be secured from the applicant. The terms of this payment will be contained in the development agreement that will be presented to the City Council as part of the requested PD zoning and PD Plan approval. 

Adequate right of way has been shown to support the future construction of the roundabout on the PD plan, and right of way will be dedicated on the east and west sides of the Richland Road and Rolling Hills Road intersection to convert an existing street easement into dedicated public right of way. Sidewalks are proposed along Richland Road, ceasing upon reaching the floodway to the east, as well as along the west side of Rolling Hills Road. A pedway is currently constructed along the east side of Rolling Hills, spanning the length of the development.

A total of 448 parking spaces are required for the multi-family development (Lot 1) under the UDC parking standards, after accounting for the bicycle reduction. These will be provided as 403 vehicle spaces, 36 garage spaces, and nine ADA spaces, along with 24 bicycle parking spaces distributed throughout the lot. Note #9 on the PD plan allows the buildings and parking to be constructed in separate phases, as long as adequate parking is available to meet regulatory standards for each building. Landscaping will be provided in accordance with UDC requirements, including street trees and parking lot landscaping. Additionally, a tree preservation plan has been submitted and approved by the City Arborist (see attached).

The site-specific SOI states that the allowed uses for the development area will be those permitted in the M-N zoning district. Under the 2010 SOI, Tract 2 was designated as C-1 zoning along with additional uses. The requested M-N zoning is consistent with the former C-1 district and allows use of the property for multi-family development. The proposed maximum building height of 45 feet remains consistent with the 2010 SOI. Minimum required setbacks outlined in the current SOI include a 25-foot front yard setback, 20-foot rear yard setback, and 15-foot side yard setback, with the development fronting Rolling Hills Road. The 2010 SOI broadly defined land uses within Tract 2; however, did not generally include specific setback or general development requirements.

The submitted SOI provides clarity with respect to these features as they relate specifically to the use of the property as a multi-family development, and is required, given that this request is considered a “major” amendment to the previously approved PD zoning entitlement. It is important to note that while the SOI identifies M-N uses as being permitted on the site, the development plan and its representation of only multi-family units would be the only development authorized. If the applicant were to modify the use of the site from that shown, such a change would be classified as a “major” revision necessitating a new public hearing to be held to approve an alternative development proposal, as well as likely changes to the approved SOI.

Likewise, the 2010 SOI for Tracts 4 and 5 outlined permitted unit types, maximum unit counts, building height, parking allowances, and required open space and landscaping percentages. With approval of the current request, Tract 4 and the portion of Tract 5 would no longer be governed by those provisions, but rather permitted to be developed with M-N uses as set out in the PD Plan. Because the proposed PD Plan only shows development occurring entirely within the area occupied by current Tract 2, any modification of the new PD Plan to add additional structures would require a subsequent modification to the PD Plan and SOI as described above.

The development plan indicates 7.09 acres, or 16 percent of the overall site, as reconfigured by the new PD Plan, will be impervious. The UDC allows a maximum of 85 percent of the site to be impervious.  For comparison purposes, the 2010 SOI established a minimum open space requirement of 20 percent on Tract 2, which is also exceeded by the proposed PD Plan.  When evaluated across the full development acreage that is the subject to the rezoning, the proposed plan remains compliant with the open space standards outlined in the 2010 SOI and current UDC standards.

To evaluate density, the applicant provided calculations showing 240 units on 44.8 acres (this is the “effective” development acreage after right-of-way dedication), resulting in a gross density of 5.36 units per acre. The applicant also calculated “net developable acreage” (the acreage of the development parcel that is undevelopable areas such as right of way, stormwater, or other environmental features), identifying 26.3 acres suitable for development, which results in a net density of 9.13 units per acre. Traditional multi-family developments within the City are permitted up to 17 dwelling units per acre. Based on this comparison, staff finds the proposed density to be reasonable and supportive of approval.

Staff has contemplated the potential impacts that approval of this request would have with respect to the loss of allocated 80,000 square feet of potential commercial services originally intended for this area. There are alternative commercial centers located within a reasonable proximity from the subject site, such as the Shops at Broadway, Broadway Marketplace, and Broadway Bluffs, which are all roughly 7 minutes to the west.  Additionally, the Battle Crossing Shopping Center is approximately 4 minutes north. Given these alternative commercial locations within the immediate vicinity of the subject site, staff does not believe the loss of the originally contemplated commercial space would be detrimental to the community. Furthermore, the commercial designation of this site has been in place for the prior 16 years with no development interest being expressed. There has been a steady increase in residential development activity over the same period time, including a child care center established on the NE corner of the Rolling Hills Rd/Grace Lane and Richland Road intersection to support the residential use. Given these observations, staff is supportive of the revision to the existing PD zoning entitlement and allowance of the proposed 240 dwelling units. 

Furthermore, approval of the proposed zoning revisions would address the housing needs of the City and Boone County. According 2024 Boone County and the City of Columbia Housing Study, there is a 900-unit shortage for multi-family rental units annually, as found on Table 40, p. 110 of the study. The proposed development will contribute to closing that gap by providing the opportunity for rental units to become available. 

A multi-family development on the subject site also supports Policy One of Land Use Principles and Policies – Livable and Sustainable Communities. This policy states that livable and sustainable communities provide housing options for residents at a variety of incomes, tastes, needs, abilities, and ages. Multi-family development is limited near the subject site. The proposed development will provide a housing option with a host of amenities.

The submitted development plan and site-specific SOI have been reviewed by staff and are found to be compliant with the provisions of the UDC applicable to PD Plans. It should be noted that this finding is based on the technical requirements associated with PD Plans and their associated SOIs.

CONCLUSION

Based on the analysis of this request, staff supports the requested PD to PD rezoning and approval of the PD plan and associated Statement of Intent, as the proposal represents a reasonable and well-supported evolution of the existing planned development framework. The project provides 240 multi-family units that address a documented housing shortage identified in the 2024 Boone County and City of Columbia Housing Study, while advancing City policies promoting livable and sustainable communities with diverse housing options. The site has remained vacant for approximately 16 years and is seemingly not well-suited for the commercial development originally contemplated, particularly given the availability of nearby commercial centers.

Furthermore, the proposed development is supported by adequate infrastructure, appropriate access, and a current Traffic Impact Study, and it maintains consistency with height and design expectations previously approved in 2010. Additionally, staff supports the request due to its inclusion of tangible public benefits such as the dedication of a 16-foot-wide trail easement, conveyance of a 1.5-acre trail head/park, dedication of additional public right of way, and a proportional monetary contribution for the future construction of a roundabout at the intersection of Rolling Hills Road/Richland Road/Grace Lane which will be memorialized through a development agreement between the applicant and the City. Collectively, these factors demonstrate that the proposal is compatible with surrounding development, responsive to community needs, and is believed to be in the public interest.

RECOMMENDATION

Approve the request to rezone the 50.8 acres from Planned Development to Planned Development, as well as the PD Plan for “The Vantage” and the associated Statement of Intent.

SUPPORTING DOCUMENTS (ATTACHED)

· Locator Maps
· PD Plan
· Statement of Intent
· Tree Preservation Plan
· November 2025 Traffic Impact Study
· 2010 Development Agreement 
· 2010 Statement of Intent
· Public Correspondence

SITE CHARACTERISTICS

	Area (acres)
	50.8

	Topography
	The area proposed for development is relatively flat, whereas the remainder of the lot is hilly

	Vegetation/Landscaping
	Trees and natural vegetation

	Watershed/Drainage
	Grindstone Creek

	Existing structures
	None



HISTORY

	Annexation date
	2010

	Zoning District
	PD 

	Land Use Plan designation
	Commercial, Open space/Greenbelt, Neighborhood

	Previous Subdivision/Legal Lot Status
	None



UTILITIES & SERVICES

All utilities and services provided by the City of Columbia.

ACCESS

	Richland Road

	Location
	Northern boundary

	Major Roadway Plan
	Major Arterial

	CIP projects
	None

	Sidewalk
	None currently



	Rolling Hills Road

	Location
	Bisects development

	Major Roadway Plan
	Minor Arterial

	CIP projects
	None

	Sidewalk
	 Installed on the east side of the road




PARKS & RECREATION

	Neighborhood Parks
	Eastport Park

	Trails Plan
	Eastport Park Trail

	Bicycle/Pedestrian Plan
	None adjacent to site



PUBLIC NOTIFICATION

This matter was tabled at the January 22, 2026, agenda to be heard on the February 5, 2026, agenda. Postcards were mailed to property owners and tenants within the 185-foot of the subject property to notify them of the tabling. 51 public hearing notices were distributed to property owners and tenants as well as neighborhood and homeowner’s associations within 185-feet and 1,000-feet, respectively, of the subject site on January 19, 2026. The public hearing ad for this matter was placed in the Tribune on January 6, 2026, and did not have to be re-advertised due to the tabling being to a “date certain” not exceeding 2 months from original publication.

	Public Notification Responses
	Three general information phone calls, three general information emails

	Notified neighborhood association(s)
	Eastport Village HOA, Bay Hills HOA, Bay Hills NA

	Correspondence received
	One letter with concerns for the PZC
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