
EXCERPTS 

PLANNING AND ZONING COMMISSION MEETING  

COLUMBIA CITY HALL COUNCIL CHAMBER  

701 EAST BROADWAY, COLUMBIA, MO  

DECEMBER 6,  2018 

VI I)  PUBLIC HEARINGS 

  MS. LOE:  Moving on to publ ic hear ing sect ion of  the meet ing.   Our  f irst  

case is ,   

Case 26-2019 

A request  by A Civi l  Group on behalf  of  Bedrock Enterprises seeking a 

major amendment to the exist ing Spring Creek Phase I I  PD Plan.  The property is 

located roughly 600 feet  east  of the intersect ion of  Vawter  School Road and Scott  

Boulevard.   The purpose of  this major amendment is to amend the approved 

statement of  intent to include veterinary hospitals as a permit ted use.    

MS. LOE:  May we have a s taf f  repor t,  p lease.  

  MR. PALMER:  Yes.  Thank you,  Madam Ch air .   As you said,  the s i te 's  

located on Vawter School  Road, roughly 600 feet  east of  Scott  Boulevard, which you 

can see on the map there.  The overal l  s i te  is  4.88 acres.   And the request would be 

to amend the statement  of  intent  to add the permitted use of  veter inary hospita ls.   As 

far  as  publ ic not ice is concerned, there was a publ ic info meet ing held on the 13th and 

there were no attendees,  except  for  the appl icant.   There were 16 postcards mai led 

and i t  was adver t ised on the 20th.   So the proper ty was annexed.   Just  a l i t t le  

background informat ion f irst .   The property was annexed in 1998 as part  of  a larger 

parcel that inc ludes the gas s tat ion and the vacant lot  here to the southeast .   The 

ent ire parcel at that  t ime was zone CP without  an assoc iated CP plan.  At  that  t ime C-

1 uses were permit ted and the service s tat ion use was added as a permitted use.  I f  

we cont inue forward with those permit ted uses,  a veter inary hospi ta l would require 

condit ional  use permit  and by adding i t  to the permitted use l is t  i t  essentia l ly achieves 

the same goal and i t 's  a s imilar  process.   So the appl icant chose to use this  route.  

The veter inary hospita l would actual ly be located near  the center of  the bui ld ing.  I  

would l ike to point out  in  the Staf f  report  is  at  the east end of  the bui ld ing.   That was 

brought to our at tent ion today by the applicant  af ter  reading that Staf f  report  onl ine.  

So that  was a miscommunicat ion on my par t .   I t  wi l l  be located roughly in  th is 

locat ion.   Mr .  Gebhardt is  here.  He may be able to better  descr ibe the locat ion.   This 

was p laced by a conversat ion we had over the phone.   W e may be a l i t t le  of f  wi th that ,  

just  so you know.  But  there is  s ingle -family res ident ia l to  the east and as such as 

par t of  the or ig inal CP plan and the p lat ted process of  th is proper ty, there is a 50-foot  



buf fer  and tree preservat ion area required a long the east edge of  the property.   That 

is  shown on the p lan and i t 's  also dedicated by the p lat .   As far  as the use is  

concerned, i t  wi l l  be complete ly enclosed indoors  in  th e proposed bui ld ing.   There wi l l  

be no more outdoor  faci l i t ies proposed or there are no outdoor fac i l i t ies proposed.  

That  would inc lude s tra ight  f rom the code.   I t  enumerates a number of  outdoor  uses 

that  would have spec ia l c ircumstances or  there would be  spec ial  c ircumstance that 

would require specia l standards.   That would inc lude anyth ing runs, pens, enc losures 

or exerc ise yards.  The appl icant has indicated they don' t  intent  to insta l l  any of  those 

i tems on th is  property.   Everyth ing wi l l  be conta ined indoors.   However , there wi l l  be 

some outdoor walk ing of  animals  that would occur  on the north s ide of  the proper ty 

and on the east end of  the property.   So g iven the l im ited outdoor  act iv i ty proposed by 

the appl icant in addi t ion to the 50-foot buf fer that  is  in  the d istance there,  Staf f  wi l l  

support  the proposed revis ion to the s tatement  of  intent .   Also traf f ic  loads wi l l  be 

s ignif icant  lower for  a veter inary hospita l compared to some of  the other  uses on the 

property or proposed uses, which would inc lude  you know, restaurants and reta i l  uses.  

So g iven the funct ions wi l l  be wi th in the bui ld ing and there wi l l  be no outdoor boarding 

of  animals , Staf f  bel ieves impacts to neighbors '  proper t ies  wi l l  be minimized and 

therefore we support  the revised s tatement  o f  in tent.   I  wi l l  be happy to answer  any 

quest ions.  

  MS. LOE:  Thank you, Mr.  Palmer.   Before you move on any Staf f  

quest ions,  I  would l ike any commissioners  who had any ex parte pr ior  to th is meet ing 

re lated to Case 26-2019 to p lease d isc lose that now so  al l  commissioners have the 

same informat ion to cons ider.   Seeing none,  are there any quest ions of  staf f?   

Mr.  Strodtman?   

  MR. STRODTMAN:  Mr . Palmer,  wi l l  you expla in the process i f  the c l ient 

was or  had interest  to do some exter ior  outdoor  act iv i t ies ?  What would be that  

process? 

  MR. PALMER:  I t  would most  l ike ly,  i f  i t  involved a s tructure of  some 

k ind, i t  would have to be added to the p lan which then would be a major p lan 

amendment  in  most cases.  

  MR. STRODTMAN:  Would a chain - l ink  fence be a structure? 

  MR. PALMER:  I  bel ieve so.   The s tructure in the code is anyth ing having 

a locat ion or  at tached to something at that locat ion in the ground.   I t  spec if ica l ly 

names fences,  i f  I  remember correct ly.  

  MR. STRODTMAN:  So for  my comfort for  the neigh bors  to the east,  

there wouldn' t  be --  there wouldn' t  be that  oppor tunity for  an outdoor  kennel system to 

be ins tal led wi thout somehow coming back to --   



  MR. PALMER:  Right.   They would have to amend the p lan again 

essentia l ly by the same process and the y wi l l  be before you again.  

  MR. STRODTMAN:  Good.  Because I  know --  they would have a d if ferent  

approach i f  they were having outdoor  components versus no outdoor.   So I  just  

wanted to c lar i f y that.   The future,  in  case they were, what that  process would  look 

l ike.  

  MR. ZENNER:  I  think  g iven the descr ipt ion that we have been provided,  

I  th ink  th is  would be s imilar  to the Horton's  Veter inary fac i l i t ies  that  are scattered 

throughout town where we have a doctor.   They do have some overnight  boarding 

because of  the veter inary services that  they of fer .   They may board internal ly,  which i t  

was cons idered as we went  through the amendments to the kennel ing ord inance that 's  

been then incorporated in the UDC and wi th a use spec if ic  s tandards.   I t  would 

operate general ly at  that  scale.   W e are not  look ing at  an outdoor - -  a true outdoor  

kennel boarding fac i l i ty where would have runs that wi l l  be traversable f rom the 

inter ior  to the exter ior .   And as Mr.  Palmer said, i f  that  was the case we would expect  

to see a major p lan amendment  that  would ident i f ies  those features.  

  MR. STRODTMAN:  W ith that Mr . Zenner , I  apprec iate that.   Thank you.  

I  would be on record to say that,  you know, Hor ton and some of  those others  do have 

runs and kennels  where the fences being on th eir  fac i l i t ies  and would make me 

nervous as a homeowner  to have the dogs bark ing to where I  don' t  th ink  th is is  going 

to be the case today.   I 'm vot ing wi th the intent  that there wi l l  never  be any chain - l ink  

fence or runs unless i t  comes back to us at a fu ture date.    

  MS. LOE:  Thank you, Mr.  Strodtman.  Any addi t ional  quest ions?  Seeing 

none,  I 'd  l ike to open i t  up to the publ ic comment quest ion.    

Public Hearing Opened  

  MS. LOE:  I f  there is  anyone that would l ike to make a publ ic comment,  

p lease come forward and state your  name and address.    

  MR. GEBHARDT:  Thank you.   My name is  Jay Gebhardt .   I 'm a c iv i l  

engineer  with A Civ i l  Group wi th of f ices at 3401 Broadway Bus in ess Park  Court .   I 'm 

here represent ing Bedrock, LLC, which is Terry W ilson and Greg Kutzer (ph).   W e're 

in the process of  construct ing this  st r ip  mal l  type of  reta i l  bui ld ing.  They've been 

approached by a vet that wants to lease inter iors space for a vete r inary c l in ic .   They 

do board in a sense that  i f  you 're dog's having surgery,  they may keep i t  overnight  for  

observat ion and th ings l ike that,  they don' t  real ly have boarding as par t of  a business 

l ike the Horton 's on I -70 Dr ive,  which has the Pet  Fair  nex t door which is complete ly a 

boarding type of  th ing.   This is  bas ical ly - -  the owners of  the bui ld ing are concerned 

about  the noise travel ing through the wal ls,  not just  to  the other  tenants in the 



bui ld ing.   So spec ia l  construct ion is being cons idered to attenuate those noises to the 

adjo in ing businesses let  a lone the neighbors .  Other than that ,  I 'm here to answer 

quest ions and i f  you have any,  I  would be happy to answer  them.   

  MS. LOE:   Any quest ions for  Mr .  Gebhardt?  Ms. Rushing?   

  MS. RUSHING:   Do you ant ic ipate that the lease agreement would l im it  

or  res tr ic t  them f rom using i t  as  a boarding fac i l i t y?  

  MR. GEBHARDT:  Yes.  I  think  that is  par t  of  the plan.    

  MR. LOE:  Any addi t ional  quest ions?  I  see none.   Thank you, Mr . 

Gebhardt .    

  MR. GEBHARDT:  Thank you.    

  MS. LOE:  Any addit ional  comments on th is  case?   

  MR. CLARK:  Good evening.   My name is  Gary Clark .  I  am a res ident in 

that  area to the east .   That  50 feet is  very c lose.  W e sit  r ight at  the very northeast 

corner  of  that p iece.    

  MS. LOE:  May we have your address,  please?   

  MR. CLARK:  3811 Deer Foot  W ay.    

  MS. LOE:  Thank you.   

  MR. CLARK:  Sorry about that.   I  th ink  most of  my quest ions have been 

answered and I  do apprec iate i t .   Not  having outs ide runs.  I  d id not  he ar how any of  

the waste was going to be handled of  the c l in ic because wi th animals there is waste.   I  

d idn' t  hear  anyth ing about that  and how that  is  going to be handled and the smel l  or  

anyth ing of  that  nature.  The other  quest ion that I  would have --  I  guess I  would ask --  

I 've heard several  th ings here that  there 's no p lans to put  an outs ide kennel.   None of  

that  exis ts today,  but I  would ask that in approval  of  this ,  that that could never be 

added because that  - -  I  could tel l  you 50 feet  - -  I  look out m y deck and I  see the back 

of  that bui ld ing.      

  MS. LOE:  Ms.  Burns?   

  MS. BURNS:  Have you had any d iscuss ions with the appl icant  about  

addit ional  buf fer ing as far  as p lant ings?   

  MR. CLARK:  I f  you do that proper ty,  i t 's  a l l  f i l led.   Okay.   And so  --  but  

was a 45-degree angle is  now f la t.   So coming of f  of  that  is  a pret ty steep angle down 

into --  we have a --  I  ca l l  i t  a  runof f  creek behind our house.  I t  comes back in , goes 

into the f loodpla in area back into the creek.  So there's  real ly not  much  room.  I  mean, 

i t 's  k ind of  l ike that ( indicat ing) .   I t  s lants,  so I  don' t  know how you would do any 

p lant ing or anyth ing.  

  MS. BURNS:  I  jus t d idn ' t  know if  that  was something that  - -  

  MR. CLARK:  No.  Good,  fa ir  quest ion.  I  just  don' t  th ink  --  



  MS. BURNS:  And I 'm not saying you.  I 'm saying you as a request  of  the 

bui lder of  the s ite p lan.  

  MR. CLARK:  Yeah.  Anyth ing l ike that.   I 'm not against  i t .   That 's  not my 

th ing.  I  jus t - -  owning that proper ty,  one of  the reasons we purchased i t  was becaus e 

i t  come up against  that woods and that f loodpla in area out to the creek and noth ing 

wi l l  be bui l t  out  there.  I 'm not  against going out there and what  they d id to do that ,  

but to --  and I  have animals  so I 'm not against that  p iece.   Okay.   But  having i t  as  a --  

I  heard there was not going to be boarding kennels,  per  se, but  keeping dogs 

overnight just  that  that  could never  be added would be my request.   I  don' t  know of  

other people in  the neighborhood would fo l low that  request  as  wel l .   I  th ink  that 's  a l l  I  

have here.   Let me see.   Type and number  - -  is  th is a smal l  animal  c l in ic.   I 'm 

assuming?   

  MR. ZENNER:  I  apologize?   

  MR. LOW :  The quest ion is th is  a smal l  animal c l in ic?  So does the 

descr ipt ion of  use get into l im it ing some s ize  or  type of  - -  

  MR. ZENNER:  The def in it ion for  veter inary hospita l i f  I  recal l  correct ly is  

- -  one moment here.   I t  does not .   The def in i t ion of  veter inary hospita l is  a hospita l or  

faci l i t y where domest icated animals are kept ,  cared for or  bred or boarded, dayt ime 

only or  overnight,  inc luding but not  l im i ted to animal pounds,  animal shel ters and 

kennels.   So farm animal type operat ions in some codes are cal led large veter inary 

hospita ls.   W e don' t  draw the d ist inct ion necessary.   Let me look at our  use l is t  

though.   I  bel ieve our use l is t  does potent ia l ly - -  in a p lanning and zoning d istr ic t  the 

use is per the s tatement  of  intent ,  so i t  a l lowed in any p lanned dist r ic t .   You get into 

potent ia l  larger animals, we do a l low these types of  fac i l i t ies  in  a l l  of  our  commercia l 

zoning d istr ic ts.   So you could i f  you have a horse veter inary c l in ic,  i t  could be located 

in one of  those permitted of f ices, a condi t ion use.   And then in RMN zone is  

commercial  use, condi t ional .   We do not a l low in any res ident ial  zoning.   So the 

standards that ex ist  wi th in the p lanned distr ic t  other than s tatement of  in tent which 

would control  the intens ity of  the use,  would address the operat ional character is t ics.   I  

would suggest  to you that i t  wi l l  be d if ferent f rom an enforcement perspect ive of  c i ty 

staf f  to be able to determine i f  the operat ion is  for  large or small  animals g iven the 

fact that  i t  is  a reta i l  shopping center  conf igurat ion.  This  is  not  what we would 

probably c lass if y f rom an observat ion perspect ive staf f  as a large - -  I  mean, you may 

have large breed dogs, but I  don' t  th ink  of  large other animals.   The quest ion --  I  

apologize for  being d istrac ted.  We were look ing at the actual  use spec if ic  s tandards 

that  refer to veter inary hospi tals ,  what Mr . Palmer 's and Staf f  report referred to tha t  

does have use spec if ic  standards about  outdoor  kennel ing and when such features are 



proposed wi th a veter inary of f ice or  boarding fac i l i t y.   I f  you are adjacent or wi th in --  

we have specif ic  provis ions that  ta lk  about  being wi th in a d istance of  res ident i a l  use 

or res ident ia l ly-zoned land that may fur ther  prec lude the abi l i t y - -  and that 's  what I  

was ask ing Mr.  Palmer  about --  we do not  have anyth ing ment ioned at th is  point ,  but 

wi thin 200 feet  you have to wi th outdoor kennel ing in --  adjacent  to res ident ia l  

property,  there is  a provis ion that addresses the issue of  separat ion,  i f  you recal l  as 

wel l  as  mult ip le fenc ing in order  to conta in any run areas to avoid dogs or  other  

animals f rom being able to escape.   I t 's  a min imum of  200 feet,  so veter inary hospi ta ls 

that  provide outs ide faci l i t ies included but not l im ited to runs,  pens,  enc losures or  

exerc ise areas,  which abut res ident ia l use or  res idual  zoning shal l  be subject  to the 

fol lowing setback standards; they need to be 200 feet  f rom the res ident ia l use or  

res ident ia l zoning d ist r ic t ,  any outs ide run, the structure, pen, and enc losure or  

outdoor exerc ise yard that  has openings and they would be required to be 100 feet 

f rom the resident ial  zoning d ist r ic t  per use i f  they d id not have any openings.   So the 

idea being i t  would more of  an enc losed structura l expans ion poss ib ly at  that  point,  

which def ini tely i f  that  were to be asked f or  would have to be evaluated. W e would 

evaluate the bui ld ing request ,  the bui ld ing the permit appl icat ion.  And as Mr.  Palmer 

pointed out ,  the s tructure does inc lude a fence.   There are also some other issues 

assoc iated probably that  are contro l led wi th in the p lanning d is tr ic t  deal wi th pervious 

cover  to the s ite.   The run areas may be concrete and th ings of  that nature.  So al l  o f  

that  comes into p lay as i t  re lates to the potent ia l expans ion to an outdoor act ivi ty.   Al l  

of  that is  actual ly in ternal  and we can only react  when we see i t  on an appl icat ion for  

something such as that,  which have not  had.    

  MR. CLARK:  Very good.  I 'm  f ine wi th that .   I  guess the part  I  had and I  

st i l l  haven' t  heard an answer on is,  one is ,  you know --  is  I  heard ear l ier  that  i t  was 

not going to be a kenneling fac i l i t y.   This is  going to be a veter inary hospi tal ,  which is  

f ine.   But  would they have the  r ight to move i t  to  a kennel ing fac i l i ty i f  i t  was --  s ince 

they a lready have a veter inary --  

  MR. ZENNER:  Based on the def ini t ion of  a veter inary hospita l,  yes they 

could.   However,  i f  they went to the outs ide s ide of  that,  i f  he d id do outs ide kennel i ng 

or runs,  there would be addi t ional  requirements .  State s tatutory s tandards as i t  

re lates to animals  that  are being kenneled must  be met.  That 's  another component  of  

our  codes,  so there are part icu lar  provis ions that kennel operators  have do to meet 

that  are at the state level.   W e do not reference in our  code because those would have 

to be compl ied wi th as well .   So i t 's  l ikely i f  a business s tarted as a veter inary hospita l 

and wanted to go into kenneling there would need to be a revis ion to that opera t ional  

p lan and expans ion probably of  the fac i l i t ies  that were being ut i l ized to fac i l i ta te that .   



That 's  what  would tr igger  an amendment to the overal l  development p lan,  which would 

then again involve another publ ic  process.    

  MR. CLARK:  The last  th ing  and I  wi l l  get of f  of  here is  how is the waste 

and that k ind of  th ing is going to handled.  We do s it  in  a runof f  area.    

  MR. ZENNER:  That  is  an issue that  is  real ly lef t  up to our  Health and 

Human Services Div is ion, so i t  is  more complaint dr iven than regulatory moni tored.  I t  

is  not  regulatory handled through the zoning process.  I f  that  does become an issue, 

we do have the heal th --  our  Heal th Department which is  engaged in that as i t  re lates 

to animal  and other wastes that may be creat ing a publ ic heal th hazard.  And they 

would need to be contacted at  the t ime that that  is  e ither ident i f ied as an issue and 

logged as a complaint that  they would invest igate.     

  MR. CLARK:  So unt i l  there's an issue, there 's real ly noth ing you can 

do?   

  MR. ZENNER:  I t 's  - -  real ly that becomes more of  a neighbor  to neighbor 

type of  th ing of  making sure they are operat ing at the h ighest le vel they should be 

operat ing at  and being cons iderate to their  adjacent  proper ty owners.  Again, 

Mr.  Gebhardt may be able to address that more direc t ly as to what  their  c l ients  are 

want ing to --  or  how the contract  is  made more or  less.  I  don' t  know, thou gh.  W e 

have not  have the abi l i t y to do that.  

  MR. PALMER:  I t  was indicated to use by the appl icant  ear ly on that they 

intend to address waste as i t  happens, espec ial ly on the outdoor s ide of  th ings.   

Hopeful ly i t  doesn' t  ever become an issue.  

  MR. CLARK:  Very good.  Thank you.    

  MS. LOE:  Thank you.  Any addi t ional quest ions or comments  on th is 

case?  Seeing none.    

Public Hearing Closed 

  MS. LOE:  Commission d iscuss ion?  No.  Commission mot ions?  No?   

Mr.  Stanton?   

  MR. STANTON:  As it  relates to Cases 26-2019 Spring Creek Phase I I  

PD Plan Major Amendment,  I  move to approve the revised statement of intent  to 

veterinary hospital  on the subject  property.  

  MR. STRODTMAN:  Second.  

  MS. LOE:  Mr.  Strodtman seconded.   W e have a mot ion.  Any d iscussi on 

on that  motion?  Seeing none,  Ms.  Burns may we have a ro l l  cal l ,  p lease?   

  MS. BURNS:  Yes,  Mr.  Harder? 

  MR. HARDER:  Yes.  

  MS. BURNS:  Mr.  MacMann. 



  MR. MACMANN:  Yes,  ma'am.  

  MS. BURNS:  Mr.  Stanton?   

  MR. STANTON:  Yes.    

  MS. BURNS:  Mr. St rodtman?   

  MR. STRODTMAN:  Yes.   

  MS. BURNS:  Ms. Rushing?   

  MS. RUSHING:  Yes.  

  MS. BURNS:  My vote is yes.  Ms. Loe?   

  MS. LOE:  Yes.  

  MS. BURNS:  Seven to zero, motion carries.  

  MS. LOE:  Thank you.  The recommendat ion for approval  wi l l  be 

forwarded to Ci ty Counc i l .    


