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 Introduced by _________________________ 
 
First Reading ____________________  Second Reading ____________________ 
 
Ordinance No. ___________________  Council Bill No. ________B 69-13________ 
 
 
 AN ORDINANCE 
 

repealing Ordinance No. 021141 which approved the C-P 
Development Plan of III Forks Prime Steakhouse located on 
the northeast corner of Providence Road and East Green 
Meadows Road; approving the Macadoodles C-P Plan; setting 
forth conditions for approval; and fixing the time when this 
ordinance shall become effective. 

 
BE IT ORDAINED BY THE COUNCIL OF THE CITY OF COLUMBIA, MISSOURI, AS 
FOLLOWS: 
 
 SECTION 1. The City Council hereby repeals Ordinance No. 021141 passed on 
November 21, 2011, which approved the C-P Development Plan of III Forks Prime 
Steakhouse, dated October 25, 2011, located on the northeast corner of Providence Road 
and East Green Meadows Road. 
 
 SECTION 2. The City Council hereby approves the Macadoodles C-P Plan, dated 
March 11, 2013, located on the northeast corner of Providence Road and East Green 
Meadows Road.  The Director of Community Development shall use the design parameters 
set forth in “Exhibit A” which is attached to and made a part of this ordinance as guidance 
when considering any future revisions to the C-P Plan.   
 
 SECTION 3. Approval of this C-P Plan is subject to the following conditions: 
 
1. Store hours shall be restricted as follows:  
 
 8:00 a.m. to 10:00 p.m., Monday through Thursday 
 8:00 a.m. to 11:00 p.m., Friday and Saturday 
 9:00 a.m. to 10:00 p.m., Sunday 
 
2. Applicant shall work with the City’s arborist to approve a plan for under-story 

plantings, including evergreens, to supplement the 25-foot natural vegetative buffer 
screening strip located along the north side of Lot 1 of Providence South Plaza 
Plat 1.  The under-story plantings shall be installed prior to issuance of a certificate 
of occupancy for the subject property, and shall achieve 80% opacity to a height of 
12-feet within four (4) growing seasons. 
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3. The fuel canopy shall utilize LED lighting designed to minimize glare and light 
spillover beyond the subject property. 

 
 SECTION 4. 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 

 

V.) PUBLIC HEARINGS 

12-1227   A request by Wendling Development, LLC (owner) for approval of a C-P development 

plan to be known as Macadoodles C-P Plan.  The 1.73-acre site is located at the northeast 

corner of Providence and Green Meadows.  (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. Steven MacIntyre of the Planning and Development Department.  Staff 

recommends approval of the C-P development plan and associated design parameters.   

 MR. WHEELER:  Are there any questions of Staff?  Ms. Peters? 

 MS. PETERS:  What’s the width of Carter Lane? 

 MR. MACINTYRE:  I believe it’s 66-foot right-of-way and probably 50-foot street width.  And 

one of the neighbors might correct me, but I think it’s about a 75-foot distance from the edge of this 

property, the subject site, to the nearest backyard there of existing townhomes.   

 MS. PETERS:  And was there any discussion on the hours of operation? 

 MR. MACINTYRE:  Yes.  There has been some discussion on that.  It’s difficult for Staff to 

implement or insist on restricted hours of operation given that that’s typically something that’s 

addressed with the land use and we’re certainly beyond the zoning and into the design phase of this 

project.  But there was some indication when we raised the issue as a concern from the neighbors,  

and of Staff, frankly, that the typical hours of the gas station/convenience store are about, I believe, 

8:00 until 10:00 or sometimes eleven o’clock at night at the latest.  However, there may be certain  

24-hour gas pay at the pump operations, and I’ll leave it to the applicant to indicate exactly what 

they’re proposing at this location because I haven’t got a final answer yet.   

 MS. PETERS:  And can you tell me what the height of the canopy is?  And from the look of one 

of the diagrams, it looks like the screening on what should be the west side near the gas pumps, kind 

of bumps up to the gas stations, I’m assuming that that’s pull-through? 

 MR. MACINTYRE:  I’m sorry.  What was the pull-through? 

 MS. PETERS:  The first question was the height of the canopy, and the second question was in 

regards to what appears to be on the schematics screening that bumps up against the gas pumps on 

what looks like the west side.    

 MR. MACINTYRE:  Okay.  On the canopy head, I’m not sure what the intended height would be 

there.  The site has a maximum height of -- building height of -- 45 feet would be the maximum 

elevation.  They’re proposing a single story, so it’s almost certain to be much less than that.  And on 
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the landscaping, you’re referring to the landscaping along Providence Road between the gas island 

and the Providence Road frontage? 

 MS. PETERS:  Yes.   

 MR. MACINTYRE:  That would probably between one and three feet in height.  I believe that’s 

a fairly minimal parking lot landscaping strip there.  Now, on the north side, along Carter Lane, that 

would be up to a five-foot height per the previously arranged enhanced landscaping strip there.   

 MS. PETERS:  And that was the enhancement that was put in when the restaurant was 

approved? 

 MR. MACINTYRE:  That’s right.   

 MS. PETERS:  That’s all I have.  Thank you.   

 MR. WHEELER:  Are there other questions of Staff?  Mr. Vander Tuig? 

 MR. VANDER TUIG:  Does the applicant own both lots there?  And the reason I ask is it looks 

like the drive is actually outside of the limits of the property lines.   

 MR. MACINTYRE:  At this point I believe Mr. Wendling owns both of those lots.  However, I 

would expect there to be a property transfer on the western lot and perhaps some form of a shared-

access agreement in whatever form that exists.  C-P districts allow for sharing of access between lots 

and there are a few different options that are probably available to them.   

 MR. VANDER TUIG:  Okay.  I appreciate it.   

 MS. PETERS:  I do have a follow-up.   

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:  Can you tell me if the driveway on Green Meadows is a right-in/right-out, and is 

there a median on Green Meadows that prohibits left turns? 

 MR. MACINTYRE:  Yes.  There is a median in place and it would be a right-in/right-out.   

 MR. WHEELER:  Any other questions of Staff?  Seeing none, we’re going to open the public 

hearing, but before we do, let me discuss the rules tonight.  First speaker will get six minutes; 

subsequent speakers will get three.  That’s for the applicant and any organized opposition will get the 

first six minutes.  There will be one exception tonight.  This one is not one of them.  And I will be -- we 

do have a lot of people here that want to address various issues this evening, so I will be watching 

the clock closely.  You will get a 36 -- or a 30-second light notice, and please wrap it up.  At the end of 

your time, you will be cut off.  I’m sorry, but we do have a great deal to cover this evening.  So with 

that, we’ll open the public hearing.   

PUBLIC HEARING OPENED 

 MR. WHEELER:  Sir, I’m sorry, but if you will come to the podium.  I know this is your first time 

before us, but I need your name, address.   

 MR. HARRELL:  My name is Tim Harrell; I’m here representing Macadoodles.  I’m actually the 

general contractor.  My address is 210 Northwest O Street, Bentonville, Arkansas.   

 MR. WHEELER:  Thank you, sir.   
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 MR. HARRELL:  Again, I’m here to just kind of go through real quickly what we’re about.  We 

actually are an upscale beer, wine, and spirits sales.  We don’t have a lot of convenience store items.  

We’re not your -- what you would think of as a typical convenience store.  Here’s a little quick shot of 

the front of our building, which we’ve got posted across here, and some of the things that you can see 

that we’ve got, you know, down through here that -- we’re all about customer service here.  We’re not 

looking for the quick-in/quick-out guy.  We’re after a shopping experience at our store.  This is a shot 

of our wine room that has this large wine feature with all of these back-lit panels across the back.  

And we normally service about 4,000 different brands of wine.  This is a look at our -- from the inside 

of our store at the spirits and beer area.  If you notice, all of our floors on the inside of our building are 

hardwood floors.  They’re distinguished from one area to another, with the coloration of the floors, 

and what we do in the back and to the front.  Talking about the gas canopy:  That’s a look at a typical 

gas canopy in one of these, which normally the height of the canopy is between 22 and 24 feet.  This 

is our drive-through area.  Once again, we try to make the shopping experience, whether you’re 

inside or outside of the store, to be pleasant for everybody that visits one of these stores.  Here you 

can see a little quick blurb about how many jobs, you know, 25 to 30 jobs, what kind of revenue that 

we’ve got in here, and, you know, some of the things that will happen, you know, whenever we come 

to town.  You addressed the hours.  Most the time, Monday through Thursday, the 8:00 a.m. to  

10:00 p.m., Fridays and Saturdays you’ve got an 8:00 to 11:00, and Sundays 9:00 a.m. to 10:00 p.m.  

These are some of the awards that have been given to the different Macadoodles stores and 

franchises that we have in Arkansas and Missouri.  This is just a shot, again, of the overall concept of 

what we’re trying to do here.  You know, we try to make sure that everything that we do and 

everything that we plan on doing will be a benefit and not a detriment to the City of Columbia.  Once 

again, here’s just some contact information, if any of you have any questions that you need to ask us:  

The owner, Aaron Jurgensmeyer, who’s here this evening; myself, Tim Harrell; and then Roger 

Gildehaus, who is the president and the franchiser of the Macadoodles branded name.  Thank you.   

 MR. WHEELER:  Are there any questions of this speaker?  Ms. Peters? 

 MS. PETERS:  Have you had any discussions with the neighbors on enhancing the 

landscaping? 

 MR. HARRELL:  We have.  We’ve had some discussion about that, and our civil engineer,  

Mr. Dan Brush, is going to get up and address some of those issues, and he’s got a -- I think he has a 

new landscaping plan that he plans to show you-all about what we’re planning on doing over there to 

the other side of the property.   

 MS. PETERS:  Thank you.   

 MR. WHEELER:  Mr. Tillotson? 

 MR. TILLOTSON:  I was looking at when you had the picture of the pumps -- 

 MR. HARRELL:  Yes, sir? 

 MR. TILLOTSON:  -- I noticed there was a little house -- or is that a pay area?  What was that? 
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 MR. HARRELL:  Okay.  On some of the properties, we actually have a gas attendant that stays 

out there.  And most of the properties -- and this property will be you can either pay at the pump or 

you come into the store to pay, at this particular -- at this particular location.  The small little area that 

we put out there for the side is usually for the attendant that stays in there and to have air and things 

of that nature out in the side.   

 MR. WHEELER:  Are there any other -- Mr. Strodtman? 

 MR. STRODTMAN:  Do you know what percentage your gas sales are versus overall? 

 MR. WHEELER:  Sir, you got to come up.  Introduce yourself, give us an -- 

 MR. JURGENSMEYER:  I’m Aaron Jurgensmeyer; I’m going to be one of the owners of the 

store.  I got to say -- 

 MR. WHEELER:  Address please.   

 MR. JURGENSMEYER:  Oh, sorry.  6 West Leaston (ph.) Drive, Rogers, Arkansas.  It would be 

about 30 percent of the total sales.   

 MR. STRODTMAN:  Thank you.   

 MR. WHEELER:  Are there any other questions of this speaker?  I just have one.  Are you 

committing to these hours you just showed us? 

 MR. HARRELL:  That would be a question for this gentleman here.   

 MR. WHEELER:  Are you going to come up and speak next, sir? 

 MR. JURGENSMEYER:  Yes.  I’ll stay.   

 MR. WHEELER:  Are you coming up to speak next? 

 MR. JURGENSMEYER:  No, I’m not.  That would be the -- 

 MR. WHEELER:  Okay.  Are there any other questions of this speaker then?  Mr. Lee? 

 MR. LEE:  Yeah.  I have a question that -- one of you gentlemen said that there’s an attendant 

on duty at some of the stores.  Will there be an attendant on duty at this store? 

 MR. JURGENSMEYER:  Yes.   

 MR. LEE:  Thank you.   

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:  Clarification on the hours.  You’re committed to closing at 11:00 on, what was it, 

the weekends? 

 MR. JURGENSMEYER:  Yes.   

 MS. PETERS:  Okay.  Is that in this -- I didn’t see it in the statement of intent in here.  Would 

you be wiling to put that in as a condition? 

 MR. JURGENSMEYER:  Yes.   

 MS. PETERS:  All right.  Thank you.   

 MR. WHEELER:  Are there any other questions of these speakers?  Thank you.  Next speaker, 

please.   
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 MR. BRUSH:  My name is Dan Brush; I’m with Brush & Associates, offices at 506 Nichols 

Street.  I’m the engineer on the project.  What I’ve handed out to you here this evening is a shot I took 

this afternoon of the site.  This is located about where the gas canopy is, pointed back toward the 

neighborhood.  So you can see what the existing screening looks like during a winter day, which 

would be at its lowest opacity.  The other sheet I have given you is a landscape plan that  

Mr. Wendling has gotten approved by the city arborist to go ahead and enhance the existing 

screening that’s in there.  And what we’re proposing to do on that is to go ahead and come in and 

plant wild plum thickets to go ahead and secure the understory.  And then also come through with a 

wildlife grass habitat -- habitat grass to go ahead and beef up that understory also to go ahead and 

provide more of a visual barrier.  The other thing we’ve done on this site is that we’ve gone ahead 

and lowered -- from the existing Three-Forks design, we lowered the building about four feet to go 

ahead and try to enhance that barrier along Carter Lane.  About where the gas pumps are, from the 

existing grade now, that’ll be two to three feet lower, like I said, to go ahead and enhance that  

five-foot evergreen berm that we’re putting in.  That said, I’d be happy to answer any questions.   

 MR. WHEELER:  Mr. Skala? 

 MR. SKALA:  Just -- I don’t know if you have the answer to this, but I ought to ask the question, 

that is you mentioned -- you referred to opacity, and I was wondering -- I assume that you’re going to 

try and provide year-round opacity to some degree, and do you have any idea what the mature 

opacity would be? 

 MR. BRUSH:  No.  I don’t, not with the wild plum ticket, other than just personal experience to 

know that they’re a root sap, so you plant one and you’ll end up with 15, 20, 30 there and they’re 

intertwined, small branches.  They grow somewhere between 10, 15 feet tall.   

 MR. SKALA:  So the idea is to substantially enhance what’s already there.  I mean, that’s -- 

 MR. BRUSH:  Yes.   

 MR. SKALA:  Year round? 

 MR. BRUSH:  Yes.   

 MR. SKALA:  Thank you.   

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:  Can you tell me when this was approved? 

 MR. BRUSH:  I want to say two weeks ago, three weeks ago.   

 MS. PETERS:  And it’s going to be installed this spring? 

 MR. BRUSH:  Yes.   

 MS. PETERS:  Okay.  Thank you.   

 MR. BRUSH:  I think the materials are already ordered and on the way.   

 MR. WHEELER:  Mr. Vander Tuig? 

 MR. VANDER TUIG:  I’m curious.  Can you talk a little bit about where the City’s regional 

detention is.  It’s mentioned in the development plan that detention requirements were exempt.   
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 MR. BRUSH:  Right.  The detention facility, as I understand it, is located further east from this 

entire development and was put in at the time that Green Meadows and Carter Lane were developed 

in the first place.  And as part of that agreement and so forth, was that detention was provided for this 

entire area.   

 MR. VANDER TUIG:  Okay.  Thanks.   

 MR. WHEELER:  Is that the same regional detention area that Walmart’s utilizing or is that -- 

 MR. BRUSH:  No.  I believe that’s a different one.   

 MR. WHEELER:  Are there any other questions of this speaker?  Thank you.   

 MR. BRUSH:  Thank you.   

 MR. WHEELER:  Next speaker, please.   

 MR. WENDLING:  My name’s Steve Wendling and I reside at 2012 Chapel Ridge Road in 

Columbia.  And I really didn’t have anything to add at this point, but I am the property owner that’s 

making the request, so I thought I would make myself available for any questions.   

 MR. WHEELER:  Questions of this speaker?  Mr. Reichlin? 

 MR. REICHLIN:  Just briefly if you have anything to share, what were the results of your traffic 

study, especially with the in and out on Green Meadows Road? 

 MR. WENDLING:  Actually, there wasn’t a traffic study required.  When we originally did the 

plat and the zoning, the traffic studies that had been done by Walmart and Kelly Properties down the 

road, the City accepted those as sufficient and that these would not provide any -- too much more 

traffic, compared to what Walmart and those bring down Green Meadows now, so I don’t know what 

those numbers are.   

 MR. WHEELER:  Are there other questions of this speaker?  Thank you.   

 MR. WENDLING:  Thank you.   

 MR. WHEELER:  Additional speakers.  Come on down, ma’am.  Just for my knowledge, are 

you my organized opposition?   

 MS. RAUZI:  Yes.   

 MR. WHEELER:  Okay.   

  MS. RAUZI:  I’m Ilene Rauzi; I live at 506 Huntridge Drive.  The Meadows Community will be 

directly impacted by this proposed development, as well as residents that live on Huntridge Drive, 

Bluegrass Court, and Timbers Court.  And we’re here tonight to learn more about the proposed 

development and to let you know about our concerns.  We do oppose a gas station and convenience 

store due to high traffic activity this type of development would bring to our neighborhood.  In addition, 

as homeowners, we’re concerned about increased crime and decreased property values.  Traffic on 

Carter Lane is already impacting the only access in and out of Huntridge Drive.  A dead end street, 

which is -- Huntridge Drive is a dead end street and residential area.  Locating the gas station 

entrance on Carter increases the traffic flow near the curve of Carter Lane that is already a 

dangerous and -- it’s sort of a blind, hazardous spot.  It also increases the traffic entering and exiting 
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Providence at Carter, often congested and dangerous intersection.  Another concern is the hours of 

the various services of Macadoodles, which you’ve heard the -- addressed.  They do provide services 

seven days a week.  We are concerned about the gas pumps that might be open 24 hours.  We 

understand from talking to some stores in that area that you can use the gas stations with a credit 

card, you know, for 24-hour period.  They also have -- and we found this information on Facebook -- 

but they have what they call gas happy hours, where they discount their gas for a two-hour period, 

and most of those are usually between 4:00 and 6:00 p.m. during high traffic and rush hour times, 

providing potential traffic jams.  And understand that they do have the attendant there to sort of direct 

the traffic.  Another service they provide is the drive through window for liquor, and anything else they 

carry can be purchased there.  Screening and buffering with opacity continues to be a concern and 

has been at each rezoning and proposed development.  The landscaping plan for this site was 

discussed and approved at the Planning and Zoning Commission in October of 2011 -- which has 

already been addressed -- and includes the five-foot evergreens among various other trees and 

shrubs.  And we want to thank the Planning and Zoning Commission for making those 

recommendations at that hearing.  The screening plan that they begin to address for the area on the 

north side of Carter and directly behind the residential homes has been recently proposed and 

submitted by Mr. Wendling and we applaud this effort.  The natural vegetative buffer with grasses and 

trees that he has proposed sounds good, though we are concerned and realize that the plan actually 

calls for planting seeds of these switch grass and other native grasses this spring.  But the problem 

is, is it’s going to take four to five years for that grass to become -- to be the height of five or six feet -- 

six to eight feet.  Since we’ve been asking and waiting for several years for some kind of screening in 

this area from Mr. Wendling, we would like to see the addition of the appropriate size and species of 

trees, including evergreens, to create the 80 percent opacity needed to block out the noise, lighting, 

visual distractions of the proposed development.  Another concern are future developments, which 

you can see from the site that below -- that lies directly below the proposed development.  Any 

screening on the north side of Carter should take that section of future development into 

consideration.  Along with our concerns regarding this proposed development, we had questions 

about Macadoodles and their company, as we wanted to have a better understanding of their 

operation.  We learned that it is a franchise operation and that there are five stores located in 

southern Missouri and Arkansas.  The first Macadoodles opened in 1997 -- though the first franchise 

wasn’t opened until 2008 in Joplin -- and the original owner is located in the Pineville store.  We also 

learned that the Branson store does not have gas pumps, the Republic store went out of business, 

and none of the five stores border a residential area as their proposed Columbia store will.  We are 

interested in their plans for Columbia and what research they have done, as the area is already 

saturated with gas stations and convenience stores and liquor stores.  While we understand that the 

zoning is in place and the developer has the right to develop his land, many of us has taken his word 

seriously that he would not develop certain businesses that would not compliment the early childhood 
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learning center.  We also have those words in writing in a Columbia Tribune article which states, I 

quote, He says that he wants to make sure potential tenants compliment the nearby Academy of Fine 

Arts and Childhood Learning.  My whole goal and desire for the area is to have family-oriented 

businesses:  Medical, insurance, coffee type shop things, unquote.  He has obviously changed his 

mind, and that is an option -- that is his option while we don’t have one.  Instead, we find ourselves 

always reacting to proposal after proposal.  I don’t know what the answer is, except after going 

through this a number of times, it seems as though zoning is the key, as that is when the developer 

will promise -- 

 MR. WHEELER:  Ma’am, would you please wrap up.  You’re running over pretty bad.   

 MS. RAUZI:  Okay.  Okay.  Yeah.  I’m really at the end.  Basically, zoning is the key, as that is 

when the developer will promise anything and the homeowner does not fully understand the 

consequences.  Thank you for considering our concerns, and thank you for your service on this 

Commission.   

 MR. WHEELER:  Are there questions of this speaker?  You’ve been before us before -- 

 MS. RAUZI:  Yes.   

 MR. WHEELER:  -- with some of the other -- 

 MS. RAUZI:  Yes.   

 MR. WHEELER:  Okay.   

 MS. RAUZI:  The other speaker that was going to be here tonight is out of town, so -- 

 MR. WHEELER:  Okay.  Thank you.   

 MS. RAUZI:  That lives in the Meadows.  Okay.   

 MR. WHEELER:  Thank you.  Additional speakers?  No one?  You’re coming down?  Come on 

down, folks.  There’s places to sit on the front row and you can just jump right up.   

 MR. ANDERSON:  I’m sorry.  I didn’t really come prepared to speak tonight.  But my name is 

Dean Anderson; I reside at 814 Timbers Court, which is just down Huntridge.  And my primary 

concern really is the traffic issue.  This access and the one right in front of Grand Cru is really the only 

way that all of the people on Huntridge, Timers Court, Bluegrass, as well as -- there’s several other 

streets.  And there’s a lot of high-density housing there with the Campus View, Boulder Ridge, which 

has increased its density because they’ve been putting in apartment complexes when they were 

going to be doing duplexes, all of Seven Oaks, all of Foxfire, as well as Victoria Street, all the houses 

there, and then Huntridge, which has a lot of high-density housing towards the front and then a lot of 

high-density student housing toward the back end of it, and then a few residential streets.  All of those 

streets and all the people that live there, the only ways they have to get in and out are through those 

two entrances, which the one that’s just north of there by the Grand Cru is very problematic.  You can 

only exit going north.  So all of the people that I’ve mentioned, if they want to go south on Providence, 

they’re forced to go through this roundabout.  It makes it real difficult.  If a business goes in here, it’s 

going to further exacerbate the traffic problems on the roundabout, and there are some days when 
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the traffic is backed up already from Providence back to the roundabout.  And I really think it would be 

beneficial to do a traffic study at this location, if they’re really wanting to put a business in there that 

could exacerbate the problem that exists already.  As we all know, traffic can really have a high 

impact on a quality of life, and I would hate to see this whole area be impacted negatively by further 

complicating the traffic that’s there, because it really is not beneficial.  And lastly, I’d like to say there’s 

no sidewalks along that Carter road, and there’s a lot of students -- student housing -- students that 

live north of there and walk along that road to get to the grocery stores.  And I think if some 

development goes in there, it would be nice to see if they would be able to put some kind of sidewalks 

or even biking trail through maybe the median between Providence and Carter Lane so that there 

would be walking/biking area for folks.  I mean, it’s designated as a bike trail, but it’s really dangerous.   

 MR. WHEELER:  Are there questions of this speaker?  Thank you.  Next speaker? 

 MS. BEVINS:  I’m Priscilla Bevins; I live at 2907 Bluegrass Court, which is part of The 

Meadows.  I’m not in the area that is right adjacent to this development.  I was concerned when I saw 

the plat and saw where the gas pumps are located.  First place, initially when I went on the site on  

the -- online, nothing was said about that they sold gas, and so then I was really shocked when I 

discovered gas pumps.  I would like to see them reconfigure the site, if you-all give them the  

go-ahead, so the site -- the gas pumps are closer to Green Meadows Road, rather than being north 

where they’re -- how shall I say -- more exposed to the residential housing.  Any questions? 

 MR. WHEELER:  Is that all?  Are there questions of this speaker?  Thank you, ma’am.  Next 

speaker.   

 MR. ALBERT:  Good evening.  Eric Albert, 803 Ann Street, Columbia, Missouri 65201.  I’ve 

watched this area develop over the years and it does have good drainage because the owner of the 

property had to spend a fortune to put in a water system.  I watched him build a roundabout and, as I 

understand it, he paid for that too.  The owner of this property has spent years developing it, and I 

don’t know why he does it here in Columbia because Columbia is not very friendly towards business.  

Everybody has a whine or a howl, similar to the 80 decibel fire engine that roars through here a 

couple times a day.  I would think that the City would be thrilled and other taxpayers in the area would 

be thrilled to get millions of dollars on small businesses and things like that.  You know, it’s built for 

business.  People who live in that area would only assume that in time this is going to grow up to be 

commercial, and in time you’re going to have businesses here.  It’s probably better than a porno 

shop, and there’s already drug dealers living in the neighborhood.  You know, the neighbors do look 

at each other’s buildings which would indicate that they can look at structures safely, without their 

eyes bleeding.  So if they look 2- or 300 feet away and they see a commercial location and they live 

near a commercial location, one would assume that it’s okay to have a commercial location.  I  

would -- I would be hesitant to invest in this community with the negativeness on private enterprise 

and how difficult it is for people to get a business going.  And in times of absolute debt of a country, 

we have to grow our way out of this or we will not exist.  So if we don’t proceed in the future to be a 
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little more business friendly and help our local businessmen who risk all -- they risk more than 

anybody who owns anything else around there.  Things can happen and you can go broke.  Typically, 

somebody who sits in their house is not going to go broke by -- by whatever they do.  They’ve got a 

job.  But a businessman, his job is getting his business going and keeping it going.  This area is really 

developed slowly and I don’t know what you expect to get out of it, but I’d shoot for the best I could 

get and anything I could get, you know.  I -- I -- I’m not big on a liquor store, but it looks like a wine 

shop.  And if you look across the street -- and I’m not sure if you look out of the windows of those 

homes and you look just another few feet hundred feet away, you’re going to see a liquor store, gas 

station.  You know, you’re going to see everything that you say is objectionable 200 feet further, so 

what’s the objection to business in Columbia, Missouri.  Thank you very much.   

 MR. WHEELER:  Are there questions of this speaker?  Thank you, sir.  Next speaker, please.   

 MS. HEISLER:  I’m Joanne Heisler and I've lived in -- on Huntridge Drive in the condos and 

now in a home on the street since 1986, and I’ve watched it change over those years, and it certainly 

has changed.  And I certainly understand what the last gentleman said, that we do have to change 

and we -- I’m happy to see Columbia grow, and I’ve certainly watched it grow in the years I’ve lived 

here -- many more years than that.  However, I would like to see the growth controlled and grow 

gently and see neighborhoods grow moderately.  And I’m not sure we need another gas station/liquor 

store so close to where I live now.  And I would like for you-all to give consideration to that, that 

perhaps the traffic we now experience on Carter Lane is getting kind of scary, and we do have 

children.  So please give it consideration from the neighbors’ point of view.  We’d appreciate that.  

Thank you.   

 MR. WHEELER:  Thank you, ma’am.  Are there questions of this speaker?  Thank you.  Next 

speaker.   

 MR. COKE:  My name is Joe Coke; I live at 417 Victoria Drive, which is the next street down.  

We’ve known for a while that a business would go in and I’m not opposed to a business being there.  

My only concern is the traffic and the lack of a sidewalk and a shoulder even on the road.  There’s no 

shoulder, so the people that walk there, at night, if I’m coming home and if it’s raining in particular, 

that’s a dangerous spot.  There are always people running and riding bicycles around that corner.  

And I’d just like to hope that that is taken into consideration if this development moves forward.  I’m 

not opposed to this.  I just hope it’s done well in looking forward.  A lot of people have been added to 

our neighborhood over the past few years, a lot of apartments have been added in our neighborhood 

and I think more are being added now.  (inaudible) the road below the Campus View, which all those 

people use this road to get in and out.   

 MR. WHEELER:  Are there questions of this speaker?  Thank you.  Next speaker, please.  

Going once -- all right.   

PUBLIC HEARING CLOSED 

 MR. WHEELER:  All right.  Commissioners, discussion?  Ms. Peters? 
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 MS. PETERS:  I have a couple questions for Staff.  I know we just went through the sidewalk 

updates, but I don’t remember seeing sidewalks on here.  Can you tell me where it is on the plan and, 

if possible, what the dates are?  And I do realize that they have sidewalks that will go in with their 

establishment, but connecting sidewalks would be my question.   

 MR. MACINTYRE:  I’ll address the area immediately around the development and I think  

Mr. Zenner will try to address the broader area since he’s more familiar with the sidewalk plan.  The 

development plan itself does include a sidewalk along the Providence Road frontage, which would 

connect to the existing sidewalk on Green Meadows.  And it would also include sidewalk along the 

entire frontage of this lot on Carter Lane, which I realize is not connected to anything right now, but 

upon development of that eastern portion, it would at least connect into the Green Meadows sidewalk 

again.  I should point out that Mr. Wendling did, I believe, last spring install a sidewalk along the 

northern section of Carter Lane from his existing office building all the way to the edge of his property 

line there by the power line here.  So there is sidewalk kind of getting out there.  I understand though 

this last gentleman’s concern was not addressed really by that.  It doesn’t quite get up to the 

neighborhood, but that’s off of -- out of Mr. Wendling’s hands.  It’s off of his property so -- and Pat can 

talk about the rest of it.   

 MR. ZENNER:  I think, as you are well aware as a Commission, that with our planned districts 

and with development itself where we do not have sidewalks, without a sidewalk variance you are 

required to install upon construction in order to receive your CO.  In this particular location, I am not 

sure that we have sidewalk identified for the continuation in the sidewalk master plan.  This would be 

what would be referred to as a gap.  And as funds are made available, they would probably -- they 

could be identified and then applied to areas of greatest need.  Obviously, this is one that may rise to 

the level if the residents are concerned or we have that many pedestrian movements in this particular 

area that is not already on the sidewalk master plan or within the Capital Improvement Plan for the 

city.  But with the development not occurring on the parcel in question that’s immediately to the north 

of Mr. Wendling’s property, you’re likely not going to see that connection at any time unless there is 

really a driven demand by the residents, and then potentially having it placed onto the Capital 

Improvement Program and moved ahead of other higher priority connections that currently exist.  So 

at this point I can’t tell you for sure what our schedule is.  I do know though that the -- as Steve 

pointed out, the sidewalk on the northern side has been installed.  And there was discussion, as it 

related to the power pole on the very northwest corner of Mr. Wendling’s property, when the concept 

review was held on this revised site plan as it related to coordinating turning the curve and being able 

to head further north.  Unfortunately, I can’t tell you the time specific date associated with that.   

 MS. PETERS:  Can you tell me what the triggers are that would push the sidewalks -- 

 MR. ZENNER:  Through faster? 

 MS. PETERS:  Yes.   
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 MR. ZENNER:  The triggers would be, one, you have a development plan being presented for 

the development of this vacant parcel immediately to the north.  That would be a requirement per the 

development regulations, the actual building construction process.  And then, if a petition of the 

surrounding neighborhood associations, The Meadow and then the folks that are further to the north, 

identified or contacted their Council representative and asked for this particular sidewalk to be added 

or moved up in the Capital Improvement Program, if it is not already on that list.  That would be 

another method by which to potentially get it into the queue faster than it may currently be there.   

 MR. WHEELER:  Mr. Skala? 

 MR. SKALA:  Yeah.  I just had a few questions.  I alluded to the opacity issue a little while ago.  

I’m still interested in that a little bit.  There was a young lady who came up here and mentioned about 

four different points, kind of rhetorical questions.  And I wondered if we might get some answers to 

those questions, or if the Staff doesn’t have them perhaps one of the representatives does.  But she 

asked questions about Macadoodles in general and whether the gas pumps were open for 24 hours.  

That was one question.  Whether or not there were gas happy hours was another.  Whether there 

was a drive through liquor window, that was another.  And then the other issue dealt with opacity.  

And you might refresh my memory; I’m not recalling that those requirements, particularly as they 

relate to the interface between commercial and residential, is an 80 percent opacity requirement, but 

what is the maturity?  I mean, how long does it take?  What time frame is necessary for that to 

achieve that kind of -- 

 MR. MACINTYRE:  Well, I’ll address the landscaping opacity question, and I think I’d like to 

defer the other questions, because they’re operational questions that kind of go beyond the plan, to 

the applicant.  For starters, on this particular site, since it is separated from the residential district by a 

roadway, it isn’t technically considered to be adjacent and wouldn’t be required typically to have 

landscaping or other type of screening to reach that 80 percent opacity.  However, the typical 

requirement would be for 80 percent to be reached, if it’s done with landscaping, within a four-year 

period.   

 MR. SKALA:  Would it be possible to get answers -- 

 MR. WHEELER:  Yes.  I think we should bring the applicant up.  Could one of you come up? 

 MR. HARRELL:  Yes, sir.   

 MR. WHEELER:  And you’ll have to give us your name.   

 MR. HARRELL:  Tim Harrell, 210 Northwest O.   

 MR. WHEELER:  Thank you.  Mr. Skala, go ahead.   

 MR. SKALA:  Just the questions that were raised about the hours of the gas facility.   

 MR. HARRELL:  There are no current Macadoodles right now that have -- that service gas 24 

hours a day, not one.   

 MR. SKALA:  So this would have, presumably, the same hours as the store? 

 MR. HARRELL:  That’s correct.   
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 MR. SKALA:  Okay.  And is there such a feature as these gas happy hours?  That’s a potential 

for traffic.   

 MR. HARRELL:  There is -- there is one franchiser that happens to own two Macadoodle 

stores, and that particular franchiser is the only one.  He owns the Joplin store and he also owns the 

Springdale, Arkansas store.  And he is the only one that does the gas happy hours.   

 MR. SKALA:  Okay.  And what about the drive through liquor part? 

 MR. HARRELL:  The drive --yes.  We do service -- we do service out of the drive through.   

Anything that is for sale inside of the store is available through the drive through.   

 MR. SKALA:  Thank you.   

 MR. WHEELER:  Mr. Lee?  Hang on.   

 MR. LEE:  Sir?   

 MR. WHEELER:  Sir? 

 MR. LEE:  I got another question.  Should this franchisee pursue that, he could decide on his 

own to have a 4:00 to 6:00 gas happy hour? 

 MR. HARRELL:  Yes, sir.  And if you’d like to have him address that, we’ll go ahead and do 

that.   

 MR. JURGENSMEYER:  Aaron Jurgensmeyer, 6 West Leaston Drive.  We have no intention of 

doing that.   

 MR. LEE:  Is that a firm no or we have no intention at this time? 

 MR. WHEELER:  Yeah.   

 MR. JURGENSMEYER:  Well, I couldn’t tell you.  Ten years from now we come up with a 

marketing strategy that maybe we do that, yes, maybe we would.  But as of right now, we have no 

design at all for anything like that.   

 MR. LEE:  Thank you.   

 MR. WHEELER:  And you’re willing to restrict your hours on the pumps to the same as the 

store? 

 MR. JURGENSMEYER:  Yes.   

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:  As long as you’re here, if I could ask you another question.  I know that we’ve 

been given a nice plan for screening across the way, but that really has nothing to do with your 

request.  Would you consider putting in additional screening?  Some sort of white pines or something 

that would grow tall -- they’re fairly cheap -- tall enough to block the lights from the pumps to the back 

of the properties that are across the way? 

 MR. JURGENSMEYER:  I would say we would consider it, yes.  Though, obviously, right now I 

have -- I don’t have any idea what -- where they would go, how we would do that.  I mean -- but we’re 

open to considering doing that.  I mean, are you wanting me to say, Yes, we would?  I don’t know 

how to answer that question.   
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 MS. PETERS:  I guess -- I think what we’re looking for is somewhere between 12 and 18 feet 

worth of evergreens that would -- you know, they obviously could be small and grow to a taller height.   

 MR. JURGENSMEYER:  Okay.  We would consider that.  I guess the easiest way I could 

answer that is we want to bring something to Columbia that we feel like -- I mean, we don’t want it to 

be an eyesore.  We want it to be a good thriving business.  This is high-end type facility.  So if the 

Council thinks we need to do something like that, then we would comply.   

 MS. PETERS:  Where I’m going with this is the neighbors have been for years battling to get 

appropriate screening, and that’s with a different land owner.  I guess I should ask, you guys are 

going to own this land? 

 MR. JURGENSMEYER:  Yes 

 MS. PETERS:  Okay.  I think it would go a long way with the neighbors if you would commit in 

the statement of intent that you would do some sort of evergreens that were taller than the five feet  

that’s now required, just in the section between the gas station -- whatever the evergreens were.   

 MR. WHEELER:  We’ll get Mr. Brush up.   

 MR. BRUSH:  Regarding the screening and the trees, the size that you’re talking about tend to 

start producing a traffic hazard.  When I start putting in an 18-foot tree next to the right-of-way of a 

street, now I’m starting to enter into that quasi world of a traffic hazard.  If we’re going to do some 

enhancing, I point back to the other plan that we’ve already got approved, which brings in the 3-,  

4-foot tall plum thickets and growing those on up and so forth.  I don’t know that an 18-foot tree 

planted next to the right-of-way in an easement is an appropriate thing to do.   

 MS. PETERS:  Two questions:  Can you explain to me how a tree that grows up is a traffic 

hazard when it’s in between a sidewalk and property? 

 MR. BRUSH:  I don’t know of any trees that have grown up at that height that are placed in that 

location.   

 MS. PETERS:  No pines or cedars? 

 MR. BRUSH:  I don’t know of any that are that height that are placed in that six-foot barrier -- or 

that six-foot landscape strip, no.  I don’t -- I can’t think of a place in town.   

 MS. PETERS:  But it doesn’t mean that they wouldn’t grow.   

 MR. BRUSH:  No.  But what I’m saying is, is I don’t know that planting one in there is an 

appropriate thing to do from a traffic safety standpoint.   

 MS. PETERS:  And that would go back to my question of how does a tree that grows up 

interfere with traffic.    And you can’t answer that, how a tree that grows up interferes with traffic? 

 MR. BRUSH:  No, I can’t.  No.  I can’t answer that.  I can tell you that -- 

 MS. PETERS:  But you feel that’s a statement that you can make with certainty, that it is a 

traffic hazard, but you can’t explain to me how it is? 
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 MR. BRUSH:  I haven’t seen one that has grown up to become a traffic hazard because usually 

they’re pruned or trimmed back, would be my guess.  I have never physically done that.  What I’m 

saying is, is -- 

 MS. PETERS:  Are you an arborist -- 

 MR. BRUSH:  Am I an -- 

 MS. PETERS:  -- or a forester? 

 MR. BRUSH:  No.  I’m a civil engineer who often plays and experiments in plants.  So I have a 

background in landscaping and planting also from that regard.  Here’s my statement on planting trees 

of that size:  When I start planting items that are over that five-foot height near driveway entrances 

and whatnot, I become concerned from a public safety standpoint the cars coming in and out being 

blocked by that height.  That’s my -- Dan Brush’s statement on trees.   

 MS. PETERS:  And are you aware that the plums and the other plants that you intend to plant 

are on the other side of the street and are not owned by this applicant? 

 MR. BRUSH:  That’s true.   

 MS. PETERS:  So therefore they would basically be immaterial to this case.   

 MR. BRUSH:  I don’t understand what you mean by immaterial to this case.  We brought that 

forward as what is happening in the neighborhood and what we’re proposing to do and what we’re 

going to do.  That’s why we brought forward the idea of the screening on the other side of the street.  

True, it has nothing whatsoever to do with the C-P plan in front of you.  It’s not part of -- 

 MS. PETERS:  Great.  Thank you.   

 MR. BRUSH:  -- but -- 

 MR. WHEELER:  Dr. Puri? 

 DR. PURI:  Mr. Brush, you want to shed light:  You said you dropped that site down three feet 

and are going to put a berm there.  That’s going to serve as some sort of barrier, isn’t it? 

 MR. BRUSH:  That’s true.   

 DR. PURI:  And I think what you’re trying to say with these large trees, they block the line of 

sight when you look left of right -- 

 MR. BRUSH:  Yes.   

 DR. PURI:  -- when they become large.  I think that’s what you were after.   

 MS. PETERS:  Well, then my question would be what’s the height of a driver sitting in a vehicle.   

 MR. WHEELER:  Three feet.   

 MS. PETERS:  But yet they’ve committed to put five feet in as a screen already.   

 MR. WHEELER:  I get your point.  Any other questions of this speaker?  Thank you.   

Mr. Wendling, will you come down here? 

 MR. WENDLING:  Steven Wendling, 2012 Chapel Ridge Road.   
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 MR. WHEELER:  So let me start, Mr. Wendling.  I’ve known you a long time.  I hope you won’t 

think I’m going to be badgering you or picking on you tonight, but we’ve had this conversation so 

many times now with your property here.   

 MR. WENDLING:  Uh-huh.   

 MR. WHEELER:  And what we really need from you is a commitment to put in some plantings, 

and preferably something of evergreen nature, that would give us year-round 80 percent opacity on 

your site.  And with that, I think we could finally put this thing to rest.  I think it needs to be on your 

side of the street.  I don’t believe the appropriate place is in this six-foot buffer, even with the site 

being dropped two to three feet and a berm put there.  And I think that the line of sight is definitely an 

issue because any tree that grows to 18 feet also grows big in diameter.  And so it will exceed the  

six-feet berm that’s proposed.  So it needs to be on the other side of the street, which the applicant 

does not control, but you do.  So I think what we’re looking for this evening is a commitment from you 

to enhance the plan that’s been approved -- and I understand it’s been approved -- to give us the 

opacity that we’re looking for.  And I’ll just ask you to comment on that.   

 MR. WENDLING:  Are you badgering me? 

 MR. WHEELER:  I guess.  I don’t know.  I just hope you don’t think I’m picking on you, but this 

has come up.  I’ve been here a long time and this is -- 

 MR. WENDLING:  Not at all.  And, you know, I look forward to address -- first of all, I think I’d 

like to address Ms. Peters questions.  Typically, a horizontal growth of those trees, if it’s going to 

reach 18 to 24 feet, there’s only a few species that would allow something even at the 10- to 12-feet 

range, which would typically be categorized -- or something that are going to have a minimum width 

of four to six feet.  So they would interfere with the distance between the curb and the sidewalk for 

people that would be walking up and down the sidewalk.  So does that help answer that question? 

 MS. PETERS:  Yes, somewhat.  I do realize -- if I don’t -- if I remember correctly, you’re a 

forester an arborist or you have a tree background, if I remember correctly.   

 MR. WENDLING:  I have a background in plants, yes.   

 MS. PETERS:  Yeah.  Is there anything that prohibits lower branches from being trimmed back 

on the sidewalk side? 

 MR. WENDLING:  Well, I think, to me, if you’re going to have an evergreen, then you’re going 

to trim the branches up, then you have a stem and you really don’t have anything there that’s going to 

block the line of sight.   

 MS. PETERS:  The intent is that there are second-floor bedrooms on the properties across the 

way, and living rooms, and I’m quite certain that they might like to look out their windows and not see 

gas station lights.   

 MR. WENDLING:  Okay.  So I’ve answered that question.  But I do agree with Mr. Wheeler, it’s 

probably better to do it on my property side.   

 MS. PETERS:  I know, and you’ve had a number of years to do it and you’ve yet to do it.   
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 MR. WENDLING:  Well, if I could, I’d like to address that.  The number of years required to do 

that has to do with when I would build the two-story building that’s been approved next to the other 

building as part of that process.  If I’m not mistaken, the City’s very good at making sure I do what I’m 

obligated to do; one of which is that sidewalk that was done in October -- it wasn’t the spring, by the 

way -- before I could get an occupancy permit.  I was unaware of it.  They brought it up, and we had it 

in.  As far as the screening requirement, actually, initially come up as an ordinance by the City 

Council that I wasn’t even allowed to trim, mow, or remove anything, trees or brush, within a 25-foot 

setback from that property line.  It was a no-cut zone.  I’m not even allowed to trim the trees even if 

they’re about to fall on the condos.  So up until now we’ve done what was supposed to be done.  

Now, if we put in evergreens, there’s a potential that with the -- evergreens are not typically an 

undergrowth tree.  So by putting those evergreens in there with the oaks and things the size that they 

are now, they may or may not survive.  Would I would be willing to put in evergreens instead of plum 

thickets?  I don’t have a problem with that.  I’ll make that commitment.   

 MS. PETERS:  That wasn’t a question in regard to your property.  That was a question in 

regard to the property that you’re selling to the applicant.   

 MR. WENDLING:  I’m talking about my property.   

 MR. WHEELER:  And he’s actually answering my question.  So you’ll commit to an 80 percent 

opacity in something that’s -- 80 percent opacity year-round.   

 MR. WENDLING:  Sure.   

 MR. WHEELER:  Mr. Skala.   

 MR. WENDLING:  Would a 12-foot privacy fence be acceptable? 

 MR. WHEELER:  No.  Vegetative opacity -- 

 MR. WENDLING:  Just a question.   

 MR. WHEELER:  -- buffer.  Let me clarify.   

 MR. WENDLING:  I had to ask.   

 MR. SKALA:  I’d like to say something nice here and that is, as a veteran of the gas station 

canopy wars, in terms of lights, with another veteran who is the Chair here, that seems to be part of 

the issue, and that is always the issue in terms of point source and light and so on and so forth.  And I 

understand there are two different properties.  One is the property that the gas station and the store is 

on and the other is your property.  In the interest of maybe reaching some sort of compromise -- 

although you’ve already ceded to the idea of the 80 percent opacity on that vegetative buffer.  I 

appreciate the fact that this gas station canopy more or less.  At least it appears that they’re recessed 

lights, not entirely, but mostly, which is a good thing because lots of gas stations in this town are not 

like that.  But one of the solutions instead of growing something from the bottom up to block some of 

this light trespass, if you will, or glare, whatever you want to call it, is to extend the canopies a little 

ways down to make sure that there is some sort of shield to prevent some of the glare from 

happening that’s the most egregious to some of the neighbors.  Would that be a possibility to 
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consider that kind of compromise, you with increasing the opacity of your property there and perhaps 

a willingness of the property owner to -- to go the extra mile to put a little bit more shielding on the 

canopy -- the gas station canopy? 

 MR. WENDLING:  I can’t speak to the shielding, but I do believe there is an ordinance that says 

that the lighting itself, it can’t exceed a certain illumine rating, so many feet -- 

 MR. SKALA:  That’s for light trespass, but that really doesn’t affect glare and that’s the -- that’s 

the complaint that most of the neighborhoods really have.  It’s -- it’s blocking that point source of light.   

 MR. WHEELER:  We’ll ask the applicant that question if you want.  Are there any more 

questions of Mr. Wendling?  Hope you don’t think I was too hard on you.   

 MR. WENDLING:  Not at all.  Thank you.   

 MR. WHEELER:  Would the applicant step up, please.   

 MR. HARRELL:  If you don’t mind, one of the things that -- 

 MR. WHEELER:  Can you -- 

 MR. HARRELL:  Tim Harrell, 210 Northwest O.  One of the things that you’re talking about is 

glare.  One of the things that really helps reduce that now, most of the lights that you see on the older 

gas station canopies, they hang down and they’re either a metal hay light or an HID light.  Okay?  If 

you go to the new -- the new LED lights, they are much more directional.  They don’t give off the 

wash.  They don’t give off the glare.  And I think that most of the stuff that we’ve been working with 

now are the new LED lights, and I’m sure that Aaron would be in favor of using those to reduce that, 

what you’re talking about, the wash and the glare, instead of going with the other type of light.   

 MR. SKALA:  I’m really glad you brought up that distinction because that is something -- there 

has been a change in technology.  We faced that with the parking garages in town and so on and so 

forth.  It really has to do with the entire lighting capacity, but if you were willing to work towards 

minimizing that kind of glare emanating from the gas station, that certainly would go a long way, I 

think, in terms of helping the neighborhood.   

 MR. HARRELL:  And we will.   

 MR. WHEELER:  All right.  Are there additional questions of this speaker?  All right.  

Commissioners -- thank you.  Commissioners, who wants to lead off?  Mr. Lee? 

 MR. LEE:  Well, it seems to me that this Macadoodles is an upscale, good business and this is 

probably a decent location for it.  I am really concerned about the traffic.  I travel on Carter Lane 

frequently, and I know that, as one of the speakers said, you have all those apartments back in there 

in the back and all that housing back there in the back, and to get south, they have to come down 

Carter Lane and go around that roundabout.  And I would be hesitant to support this project without 

seeing a traffic study.  And one of the speakers said that a traffic study was not required, so therefore 

they didn’t do it.  But I would be hesitant to support it without seeing a traffic study.   

 MS. PETERS:  I have a question for Staff.  When was the last traffic study done? 
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 MR. MACINTYRE:  I’m not sure when a traffic study was conducted or whether there has been 

one for this particular site.  However, on the traffic issue, I should point out that traffic engineers -- city 

traffic engineers have not identified this as a particular issue in this case.  They haven’t requested a 

traffic study.  And the access to this site, as well as the uses, were previously approved regarding the 

access points.  There was a development agreement between the City and the applicant -- or the 

property owner applicant back in, I think, 2002 or 2005, that guaranteed them certain access points 

which they are in conformance with on this plan.  So I think it would be difficult to require a traffic 

study at this point, based on that agreement and the fact that the City designed the roads with the 

zoning in place and the uses in mind.   

 MS. PETERS:  I’ll go ahead and go.  I actually think there are a lot worse things that could go in 

here.  My concerns are the screening and the hours of operation, and they did say that they would do 

a statement of intent on the hours for both the gas and the store operations.  I think traffic, based on 

what Staff has said, is not going to be a critical issue.  A light could be put in at whatever the road is a 

little further south for access to Providence.  But my real concern is screening for the residents across 

the way, and as nice of a design and proposal that’s been brought in, there’s nothing that will 

guarantee that that will go in.  I know the neighbors have been having a number of issues with 

commitments from the property owner on the other side, and it would go a long way, I think, to the 

neighbors being more satisfied if there was more screening of the gas pumps.  I intend to support this 

with the statement of intent.   

 MR. WHEELER:  Dr. Puri? 

 DR. PURI:  I think we have seen this a number of times and I think last time the steak house 

was there a number of issues came up.  And I think some of them were, like, the restaurant operation 

late at night, you know, liquor, food being served out on the patio, if you remember, garbage trucks 

being dumped at what time hours, you know, that would disturb the neighbors.  I mean, bottom line is 

it’s a site that we’re required to see if this zoning is appropriate, and that’s the bottom line, and at the 

same time, minimize the impact to surrounding residences.  And I think that I agree with Mr. Wheeler 

that the developer needs to commit to those evergreens across the way.  I do not think that they need 

to be on the property that is Macadoodles, supposedly the development.  There’s not enough room to 

put it there, plus they’re not required by ordinance to do anything as far as -- other than what they’re 

required.  This is across the way on the other side and it would be better served on the other side.  I 

do think it’s an upscale type of business and I think that you’re going to bring jobs to the community.  I 

think that it’s -- the pictures you have shown are well done, from inside and outside, and hopefully 

you’ll keep up that.  I think the drop in the site that Mr. Brush did by three foot and put a berm there, 

that’s going to help.  The LED lights will definitely help with glare as well as, you know, direction of 

lighting.  It’s basically common sense, I think.  Under those circumstances, I do plan to support this, 

with the commitment from the developer to put evergreens on the other side, and I think it’s 

appropriate for this location.   
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 MR. WHEELER:  Mr. Tillotson? 

 MR. TILLOTSON:  I want to echo Dr. Puri’s comments on this.  I actually was -- had already 

made a decision to be opposed to this before I come in here tonight because I was thinking just your 

ole convenience store, which they really don’t need there.  But after seeing this, I’m really impressed 

by it.  Columbia really doesn’t have a fine establishment like this anywhere.  The best wine stores we 

have are in Gerbes or Schnucks, the grocery stores, so I was pleased to see that.  And I do like the 

effort that the landowner has put forth.  I do know -- we have a little leverage with -- there is a piece of 

property here that’s still -- he’s going to want to develop some day, and I know he doesn’t want to 

come back in front of us with this buffer being an issue.  And so I think that’s going to spur a little 

interest in his part to make sure that the neighbors are satisfied and happy with that happening before 

he does come back to us.  So with that said, I do intend to support it.   

 MR. WHEELER:  Mr. Skala? 

 MR. SKALA:  Yeah.  Just a few comments:  I think this isn’t a zoning issue -- this isn’t a 

rezoning issue.  The zoning is in place.  This is a plan issue.  And that’s the purview of the Planning 

and Zoning, in addition to rezoning issues, so that’s not a question.  And our business in reviewing 

plans is to try and improve them as much as possible and not make it onerous on anybody to -- to 

have an improvement on the plan.  Along with what Mr. Puri was suggesting in terms of the 

commitment, I mean, I’ve been around here for a while, and I’ve heard lots of things from lots of folks, 

well-meaning folks.  And these days I’m always kind of weary that I want to make sure that everybody 

understands what the commitments are.  And as I understand it, Mr. Wendling has suggested that he 

will enhance some of that -- the buffer, which is one of the issues that we’re talking about, and I would 

like to make sure that he understands what it is expected of him and that we understand what we can 

expect as well and what the public can expect.  So the buffer is one issue and I think we can deal with 

that.  The other issue is that traffic study and the reassurances from the City Staff in terms of their 

engineering group that have to deal with that.  There is a roundabout there that was to deal with the 

extra traffic and so on and so forth.  And then there was that issue of -- certainly the lighting issue 

was near and dear to my heart as well as some other folks, and I’m a little bit reassured with the LED 

technology and the commitment to make sure that you can reduce the glare as much as possible, 

whatever that takes.  That combination of the business owner and the property owner, in order to 

work out some of these issues with the neighborhoods, I think would go very far towards -- towards 

both of those groups being able to work together.  So at this point -- and just one other issue.  There 

was a gentleman that came up and he was talking about how Columbia tends to be business 

unfriendly.  That certainly isn’t evidence of the award that we got for being business friendly in this 

town.  Nor was it evidence of a recent study that was conducted by Paul Land -- or requested by Paul 

Land that suggested that development fees and development costs in this town, in comparison to 

some of the Kansas City fees of development, are way down the list.  We’re about 13th or 14th out of 

15th, compared to some others.  So I don’t want to be business unfriendly and I don’t think we are, 
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but I want to make sure that we don’t get that reputation just because of various people offering that 

opinion.  So I’m inclined, because of those reasons before that I mentioned, the opacity, the traffic, 

and the buffer issues, if we can get some -- make some sort of language that makes sure that we 

understand these commitments -- I will lean towards supporting this plan.   

 MR. WHEELER:  Mr. Vander Tuig? 

 MR. VANDER TUIG:  I’ll go and I’ll keep it pretty brief.  You know, we’ve seen this several times 

and the ship has sailed on the zoning; that’s not the issue.  And I feel like we’ve come to a point now, 

with the plan and some of the commitments, that this is going to be beneficial for both parties, and I 

plan to support this.   

 MR. WHEELER:  Mr. Strodtman? 

 MR. STRODTMAN:  I don’t have much to add that hasn’t already been discussed.  I think a lot 

was -- we added a lot to it this evening, so I wanted to compliment the applicant and the owner for 

their willingness to work with us and the residents to try to address some of these concerns.  I do 

agree that there could be worse things.  I was very encouraged to see the hours.  That was very nice 

to see that.  I don’t think that this is a typical convenience store that we’re accustomed to, so think it 

will be a nice addition to the neighborhood, and as a result I do plan on supporting it.   

 MR. REICHLIN:  I’ll just chime in.  I intend to support it.  I’m happy to see the area get 

developed, and I wish them well.   

 MR. WHEELER:  All right.  I beat everybody up so I’m just going to try to clarify what we’re -- 

what I believe we’ve talked about, and that is restriction of the hours of operation, as discussed.   

Mr. Wendling and the applicant will work together with the City to come up with an 80 percent 

vegetative opacity buffering on the north side of the road.  Of course, I can’t put that restriction on you 

guys, but, Mr. Wendling, I agree with Mr. Tillotson.  We will be watching on the next one, so please 

get this done this year so we can just put this thing to rest.  And then I think we have a commitment 

from the applicant as far as lighting.  And so with that, unless somebody can think of something else, 

will somebody please frame a motion?  I’d appreciate it.  Mr. Tillotson.   

 MR. TILLOTSON:  I’ll make a motion to approve the request by Wendling Development, LLC 

for approval of a C-P development plan to be known as Macadoodles C-P Plan.  The 1.73-acre site is 

located at the northeast corner of Providence and Green Meadows, with the addition of adding to the 

statement of intent the store hours as were presented to us.  Can we do that? 

 MR. SKALA:  And the buffer.   

 MR. WHEELER:  Motion’s been made.  Any questions on the motion? 

 MR. SKALA:  Is that including the buffering, the opacity issue? 

 MR. WHEELER:  I don’t think we can put that restriction on them, unfortunately.   

 MS. PETERS:  I’d like to clarify that the hours were 11:00 p.m. for both operation of the gas 

pump and store hours.   
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 MR. WHEELER:  Can we say as presented tonight, because they were different during the 

week than they are on the weekend?  They’re actually earlier during the week, a little later on the 

weekend.   

 MS. PETERS:  I think we need to clarify and state what those are.   

 MR. ZENNER:  You’re going to -- one, let’s back up here.  There is no statement of intent with 

this.  The statement of intent was defined with the zoning.  That ship has sailed.  You have design 

parameters.  The design parameters associated with this project will need to have specific notation 

added to them.  That specific notation will need to be the hours of limita-- the hours of operation 

limitations as tied to the hours of operation as presented, 8:00 a.m., if I recall correctly, to 9:00 p.m. -- 

or is it 10:00 p.m. Monday through -- 8:00 a.m. to 10:00 p.m. Monday through Thursday, 8:00 a.m. to 

11:00 p.m. Friday and Saturday, and then 10:00 a.m. to 9:00 p.m. on Sunday -- of flip-flopped,  

9:00 a.m. to 10:00 p.m. on Sunday.  That will need to be added as a specific note to the design 

parameters on the plan.   

 MR. WHEELER:  Was that your intent, Mr. Tillotson? 

 MR. TILLOTSON:  That was my exact intent.   

 MR. ZENNER:  That was your intent.  The second item that needs to be specified specifically -- 

and this will be within the approving ordinance.  I will advise that you can stipulate, associated with 

the Macadoodles site plan approval as a separate ordinance provision, that the landscaping along the 

Meadows subdivision, north of the subject site seeking site plan, approval be landscaped with the 

enhanced landscape as recommended and required by the Planning Commission prior to the 

issuance of a CO or the Macadoodles site.  If you want resolution of the landscaping issue that has 

carried through for the last several years, having a separate ordinance provision tied to this site plan 

approval I believe you can do.  If our law department tells us otherwise, as it was pointed out,  

Mr. Wendling has a vested interest in the remaining parcel that still needs to be developed and would 

likely not want to come back to this body without having resolved it.  I would suggest the easiest way 

for us from a regulatory perspective is to associate it with the requirement of the enhancement of the 

landscaping on the north to this ordinance.  We can ensure that the CO does not get issued without 

that being installed.   

 MR. WHEELER:  Was that your intent, Mr. Tillotson? 

 MR. TILLOTSON:  Yes, absolutely.   

 MR. WHEELER:  Thank you.   

 MR. ZENNER:  I would like also, if possible, for the public record, what the intended 

landscaping improvement is.  This is not an option that we work out something.  We need to have a 

specific established in order for our city arborist and our zoning enforcement officials to be able to go 

out and evaluate that landscape buffer to ensure that it is installed appropriately.  Is there a specific 

height and specific quantity as well as a specific species of vegetation that is desired by the 
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Commission for this particular area, in addition to the plum thicket which was presented here this 

evening? 

 MR. WHEELER:  Since this seemed to be my horse to beat, let me say that I don’t care if it’s in 

addition to the plum thicket.  It can be -- you can -- you can do it as a combination with the plum 

thicket.  But what I am looking for, and I think I’m speaking generally here, would be 80 percent year-

round opacity between, I don’t know, the ground and 12 feet.  I think that’s reasonable and something 

that -- is that good enough for -- 

 MR. ZENNER:  If that’s what you -- and you want it within four growing seasons.  So you’re 

going to want 80 percent opacity in four growing seasons that’s a combination of an evergreen and 

the plum thicket as discussed this evening.   

 MR. WHEELER:  Four years is normal, so I don’t -- I don’t see any reason that we should ask 

for something than -- 

 MS. PETERS:  Clarification:  It would be four years from today or from approval by Council? 

 MR. ZENNER:  It would be four years from the date of approval from -- well, it would be four 

years from the date of installation and acceptance.  So the 80 percent opacity must be installed, then 

it needs to pass the inspection requirement, which is the reason why I am wanting to make sure we 

know what we are going to install.  You go with a landscaping plan for the purposes of our arborist 

being able to count plants and verify that they’ve been planted according to that approved plan.  What 

you’re asking us to do is basically come to devise a solution to meet the criteria that you’ve specified.  

And I want to make sure that that is going to be clearly conveyed to our staff that this is a negotiated 

settlement to resolve the screening issue that has to achieve the results that you’re specifying:   

80 percent within four years, and we will allow our arborist and Mr. Wendling, as well as the other 

design professionals, to arrive at what that plant material is, based on the current conditions.  As I 

understand it from what we received this evening, the canopy that currently exists there will probably 

not promote particular type of species growth, therefore we have to be able to have some flexibility to 

be able to achieve what you’re asking.  And if we don’t want to specify material, but we want to leave 

that to the design professionals, that’s fine.   

 MR. WHEELER:  I think we’ve come to it.  And that was your intent? 

 UNIDENTIFIED SPEAKER:  Yes.   

 MR. WHEELER:  Are there any questions on that? 

 MR. REICHLIN:  I have a question.   

 MR. WHEELER:  Mr. Reichlin? 

 MR. REICHLIN:  Shouldn’t these be two separate items? 

 MR. WHEELER:  I think, from what Mr. Zenner just said, we tie them together and then if legal 

says we can’t, then they’ll be separated, but -- Mr. Skala? 

 MR. SKALA:  With regard to that explanation, I’m willing to second the motion.   

 MR. WHEELER:  Okay.  Ms. Peters? 
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 MS. PETERS:  What’s the wiggle room in implementation?  In other words -- 

 MR. ZENNER:  If you -- I will suggest to you, as Mr. Teddy just pointed out to me, this is an off-

site improvement.  Typically, through off-site improvements you normally have a development 

agreement that may be associated with them.  Council will probably ask, does the applicant consent 

to this condition.  And if the applicant, as he has stated this evening, says he will, you have within the 

provision we are suggesting that the CO for the Macadoodles site will not be granted until the 

landscaping to the north of the property that you are approving the site plan for has been installed.  

It’s at that point then the four-year window of 80 percent opacity, which has to go back and be 

inspected for dead plants and a variety of other things, all of the enforcement side of it becomes 

basically routine for the City Staff.  I would suggest that if the opacity factor is not achieved, we’ll 

probably hear about it from the adjacent property owners as an enforcement or a complaint.   

 MR. WHEELER:  All right.  Everybody good?  We got a first -- we got a motion, a second.  

Have you been able to, like, get -- 

 MR. VANDER TUIG:  Adjust all this?  No.  So just for clarification, what’s the hours Saturday?  I 

think I have Monday through Thurs-- 8:00 to 11:00?  Okay.   

 MR. ZENNER:  9:00 to 10:00 on Sunday.   

 MR. VANDER TUIG:  Right.  Okay.  And with the LED lighting or that was not -- LED lighting 

was included? 

 MR. TILLOTSON:  I thought that’s what -- 

 MR. SKALA:  That’s what he said they -- 

 MR. WHEELER:  It’s what they agreed to.   

 MR. TILLOTSON:  -- they’re doing anyways.   

 MR. WHEELER:  All right.  So we have a motion and a second.  Discussion on the motion?  

Have we worn this one out?  Mr. Reichlin? 

 MR. REICHLIN:  Yes, we have.  I have a concern regarding the tying of the CO to the 

landscape plan.  I think it’s an undue hardship to place on the applicant who’s just developing a site 

and meeting all the requirements of that site.  Sure, there’s a hammer there, but it seems to me that 

the requirement to have the property owner to develop this landscape screening should be dealt with 

separate from -- that’s my personal opinion.   

 MR. WHEELER:  Okay.  And I don’t disagree with you, but I’m betting that this is all condition 

upon a contract of them getting their plan approved and so I have a feeling they’ll work it out.   

 MR. REICHLIN:  I just want to put that on the record.   

 MR. WHEELER:  Okay.  Thank you, sir.  Any other discussion on the motion?  If you can -- 

 MR. VANDER TUIG:  I’ll give it a whirl here.   

 MR. WHEELER:  Oh, you have a question? 

 MS. PETERS:  No.  I just wanted to make a comment that -- I think earlier I said I could think of 

things that were worse and that probably came out not the way I meant it to.  I think this is a nice 
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development, and I think with the screening and working with the neighbors, it will fit into the 

neighborhood and I think it would be a nice addition to them.  I just wanted to say that.  Welcome to 

Columbia.   

 MR. WHEELER:  All right.   

 MR. VANDER TUIG:  So we have a motion and a second for approval of a C-P development 

plan to be known as Macadoodles C-P Plan.  The 1.7-acre site is located at the northeast corner of 

Providence and Green Meadows.  In addition, we will have restrictive hours of operation, which will 

be a design parameter listed on the plan that will be restricted to 8:00 a.m. to 10:00 p.m. Monday 

through Thursday, 8:00 a.m. to 11:00 p.m. on Saturday, 9:00 a.m. to 10:00 p.m. on Sunday.  And in 

addition, the CO for this property will not be allowed to be issued until the plantings for 80 percent 

opacity for year-round to a height of 10 to 12 feet -- is that correct -- is planted, and with that the 

inspection that takes place within the four year period.  In addition, the LED lighting will be installed at 

the gas canopies.   

 MR. ZENNER:  You just need to add Friday’s time spectrum in there.  We have it written down, 

but Friday was not -- 

 MR. VANDER TUIG:  Oh, Friday.  I’m sorry.  Yeah.   

 MR. ZENNER:  Friday is 8:00 a.m. to 11:00 p.m.   

 MR. WHEELER:  Friday and Saturday.   

 MR. VANDER TUIG:  Friday and Saturday, okay.  Very well.   

 MR. ZENNER:  They wouldn’t have opening hours on Friday.  I’m sorry.   

 MR. VANDER TUIG:  Yeah.  We got to be open on Friday.  Sorry about that.   

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

Dr. Puri, Mr. Reichlin, Mr. Skala, Mr. Strodtman, Mr. Tillotson, Mr. Vander Tuig, Mr. Wheeler.  

Motion carries 9-0. 

 MR. WHEELER:  Recommendation for approval with conditions will be forwarded to City 

Council.   


