ST. CHARLES COUNTY
PLANNING & ZONING COMMISSION
REGULAR MEETING
AUGUST 17, 2022
7:00 PM
COUNTY EXECUTIVE BUILDING
THIRD FLOOR COUNCIL CHAMBERS
100 NORTH THIRD STREET
SAINT CHARLES, MO 63301
This meeting is open to the public.
The meeting will also be available live online via YouTube at youtube.com/SCCMOTV.

Please note: This agenda may be modified and additional items or documents may be
added through 5:00 p.m. on Tuesday, August 16, 2022
Tentative Agenda
CALL TO ORDER
PLEDGE OF ALLEGIANCE
CHANGES AND/OR ADDITIONS TO THE AGENDA
PUBLIC HEARINGS
NONE
PLATS
I. PRELIMINARY PLAT FOR BRADFORD SQUARE - 4500 CENTRAL SCHOOL ROAD
Application No:

Property Owners:

PRE22-08

501 Partnership, Kenneth C. Hawkins Revocable Living

Trust, Ronald S. Bauers, and Ruth Ann Bauers

Engineer:

Bax Engineering Company

Proposed Lots:

2

Parcel Size:

3.415 acres

Location:

On on the south side of Central School Road,

Approximately 650 feet west of North Saint Peters Parkway, adjoining the City of St.
Peters

County Council District:

3

Approximately 650 feet west of North Saint Peters Parkway, adjoining the City of St.
Peters

County Council District:

3

Account No.:

534420A000 and 534600A000

Documents:
PZ AGENDA PACKET - PRE22-09.PDF
TABLED / CONTINUED ITEMS
NONE
APPROVAL OF MINUTES FROM THE JULY 20, 2022 MEETING
Documents:
07-20-2022 PZ MTG MINUTES - DRAFT.PDF
OTHER BUSINESS
I. PLANNING AND ZONING DIVISION UPDATES
ADJOURNMENT
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MINUTES OF REGULAR MEETING

ST. CHARLES COUNTY PLANNING AND ZONING COMMISSION
DATE:

JULY 20, 2022

TIME:

7:00 PM

PLACE:

COUNTY EXECUTIVE BUILDING
300 N. THIRD ST.
THIRD FLOOR COUNCIL CHAMBERS
ST CHARLES, MO 63301

MEMBERS PRESENT:

Jennifer Bahr, Tracy Boehmer, Kevin Cleary, Chad Cornwell, Craig
Frahm, and Jamaal Jackson (attended remotely).

MEMBER ABSENT:

Roger Ellis, Terry Hollander, and Kyle Shell

STAFF PRESENT:

Robert Myers, Director of Planning & Zoning; Bryan Wise, Associate
County Counselor; Jared Young, County Planner; and Mariza
Almstedt, Recording Secretary

CALL TO ORDER
Vice-Chairman Kevin Cleary called the meeting to order at 7:00 PM. Following the Pledge of
Allegiance, Chairman Cleary welcomed the audience; explained the procedures for speakers;
and explained the functions of the Planning and Zoning Division, the Planning and Zoning
Commission and the County Council.
Vice-Chairman Cleary introduced the following documents into the record: The Unified
Development Ordinance of St. Charles County (UDO), including zoning maps; and the 2030
Master Plan for St. Charles County, which includes the 2030 Future Land Use Plan Map.
Vice-Chairman Cleary noted that a quorum was present and entertained a motion to open the
meeting. Commissioner Frahm made such motion, and Commissioner Cornwell seconded the
motion. The motion passed by unanimous voice vote.
Vice-Chairman Cleary provided instructions for those wishing to speak at the meeting.

CHANGES TO THE AGENDA
There were no changes to the agenda.
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PUBLIC HEARINGS
I.

CONDITIONAL USE PERMIT REQUEST - 5551 SOUTH HIGHWAY 94
Application No:
Property Owner:
Applicant:
Property Zoning:
Conditional Use Request:
Parcel Size:
Location:

County Council District:
Account No.:

CUP22-05
Paul Knoernschild for the Leonard A. Knoernschild
Revocable Living Trust
Carly Brotemarkle for Augusta Glamping, LLC
A, Agricultural District
Campgrounds
27.95 acres
At the northeast corner of the intersection of Nahm
Road and South Highway 94, near the City of
Augusta
2
T061300073

Jared Young, County Planner, provided a verbal report for application No. CUP22-05, including
St. Charles County’s zoning regulations that define a campground. Mr. Young provided a
definition of “glamping”, which is a new style of camping that the applicant is proposing. He read
aloud each of the four criteria established within Section 405.510.B of the Unified Development
Ordinance, which specify the factors to be considered for conditional use permit applications. Mr.
Young stated that the Planning and Zoning staff recommends approval of application No. CUP2205, subject to specific conditions which are mentioned in the staff recommendation report.
Commissioner Frahm asked how long an overnight guest can stay per staff recommended
condition no. 3.
Jared Young replied that the applicant stated in their CUP Narrative that overnight guests would
be allowed only during business hours, but their proposed business hours have not yet been
communicated to the Planning & Zoning staff.
Commissioner Bahr asked if the staff employee would be on premise only during normal business
hours, of if someone would be on site overnight as well in order to enforce the quiet hours and
ensure that all campfires are extinguished.
Jared Young replied that since the applicant’s business hours have not yet been identified, it
would be best to have the applicant address that question.
There being no further questions for staff, Vice-Chairman Cleary opened the public hearing and
asked the applicant or their representative to come forward.
The applicant’s representative, Matt Brotemarkle (3253 Walter Ave, Maplewood, MO 63143), was
sworn in. Mr. Brotemarkle stated that he was speaking on behalf of the applicant, Carly
Brotemarkle, as she was unable to make it to this meeting. Mr. Brotemarkle stated that his sister
is excited about putting together Augusta Glamping. He described what this upscale camping
resort will be like and what it will consist of. He stated that this will be a place where people can
go to unwind after a day of biking or shopping. He stated that the business hours for Augusta
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Glamping will be from 9:00 a.m. to 5:00 p.m. daily, but there will be two employees present at the
campground 24 hours a day, 7 days a week.
Commissioner Frahm asked Mr. Brotemarkle to confirm if there will be an employee present at
the campground at all times.
Mr. Brotemarkle responded in the affirmative. He stated that employees will be present at all times
as long as they have guests staying there, otherwise the property will be gated and locked.
Vice-Chairman Cleary asked how much of the property will be fenced off.
Mr. Brotemarkle responded that two sides of the property will be fenced off, one on north side
and the other on the west side at the tree line where there is a gravel entrance.
Vice-Chairman Cleary asked how the utilities will be set up for this property.
Mr. Brotemarkle responded that the owners have granted an easement to bring water service to
the property. The property will have public electricity running off of Nahm Road, and there will be
a private septic system which will be approved by the St. Charles County and will be installed by
a licensed sanitary sewer contractor based on a soils report. The trash cans on the property will
be cleared out daily by an employee.
Vice-Chairman Cleary how much of the surface area of the property would be graveled and
devoted to the campsite.
Mr. Brotemarkle responded that the tents would be spread out throughout the parcel, so guests
would not be crowded together. There will be enough gravel for six parking spaces on the north
side of the property, right at the entrance along the existing fence line.
Vice-Chairman Cleary asked Mr. Brotemarkle to describe what the camping tents will be like.
Mr. Brotemarkle responded that they are canvas safari tents.
Commissioner Boehmer asked what type of safety measures are set up for campfires during the
summer months when the ground is dry.
Mr. Brotemarkle responded that there will be running water available on site but if it’s really dry,
campfires would not be permitted. An employee will also be available onsite with fire extinguishers
if needed.
Vice-Chairman Cleary asked how many days in a row an individual would be allowed to stay on
the campground.
Mr. Brotemarkle responded that this has not yet been decided but a resolution can be determined,
and they will be happy to get something in writing regarding the maximum length of stay allowed.
He stated that reservations are typically booked out in advance, and with the tent fees being $220
a day it is not expected to have people staying long term.
Commissioner Bahr asked who owns the property at 5551 Highway 94.
Robert Myers responded that 5551 Highway 94 is a fire station.
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Commissioner Frahm asked if Carly Brotemarkle is planning to lease the property or purchase
the property.
Mr. Brotemarkle responded that Ms. Brotemarkle plans to purchase the property.
Commissioner Boehmer asked if alcohol will be allowed on the campground.
Mr. Brotemarkle responded that alcohol will be allowed. He explained that this project is intended
for high-end clientele who want to camp but want to have the amenities of a hotel.
Vice-Chairman Cleary asked if anything will be sold on the site, such as food.
Mr. Brotemarkle responded that nothing will be sold on the site. A facility will be available for
washing and cooking.
With no further questions by Commissioners, Vice-Chairman Cleary opened the public hearing
and asked if anyone form the audience wished to comment on application No. CUP22-05.
The property owner, Paul Knoernschild (1605 Avenue B, Plattsmouth, NE), was sworn in. Mr.
Knoernschild stated that only five acres on the northwest corner of the property is being sold to
Ms. Brotemarkle, not the entire 27.94-acres parcel. He stated that he has experienced glamping
himself, and he feels that Augusta is on the cusp of doing some new and exciting things and this
is one of them. Regarding concerns about campfires, he stated that there is a fire hydrant at the
corner of Nahm Road and another one at the corner of Highway 94. He added that the fire house
is also located right across the field. Regarding visibility, there is a large cusp of trees to the south,
a forest of trees to the east, and a fence line with numerous oak trees.
John Lamping (107 Nahm Rd, Augusta, MO 63332) was sworn in. Mr. Lamping expressed his
thanks to the Planning and Zoning Commission members for their time and service in this
capacity. He stated that he emailed his comments to Planning & Zoning today, but they were not
included in the Commissioners packets. He asked if this Conditional Use Permit will need to be
resubmitted for five acres since it is written for 27.95 acres. He asked if the full-time employee
would live in the seventh tent on the property while the other six tents are occupied. Mr. Lamping
expressed his concerns regarding light, fire, noise, and trespassing. He stated that the six tents
being proposed should be considered as dwellings as they will have a roof, a bathroom, and
electricity just like a hotel room. He does not feel that a commercial operation such as Augusta
Glamping is needed with the number of campsites, sleeping cabins, and multiple Bed and
Breakfasts that are already operating in Augusta, and he does not believe this would benefit the
community.
Glenda Drier (1401 Duke Rd, Augusta, MO 63332) was sworn in. Ms. Drier stated that her parents
owned the farm west of Nahm Rd. Ms. Drier asked if only five acres are being sold, does that
mean that only those five acres going to be commercial? She asked if this project doesn’t take
off as other recent projects in the area have not, what will happen to this commercially zoned
property?
Commissioner Boehmer stated that this property is not being zoned Commercial. This is a request
for a conditional use permit for the property only. Commissioner Frahm added that the distinction
is that should this request be approved, the property will remain agriculturally zoned and may only
be used for this particular use.
Commissioner Boehmer added that they will only be allowed to do with it what they say they are
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doing with it, and should they wish to make any changes to the approved use it would require
them to come back before the Planning & Zoning Commission and the County Council for
approval.
Ms. Drier asked if they could make changes to the plan during the approval process.
Commissioner Boehmer responded in the negative.
Ms. Drier stated that she has concerns regarding fire safety, and she asked if fireworks would be
allowed on the property since this area is surrounded by agricultural property and farmers. She
stated that gravel roads create a lot of dust on the inside and outside of things.
Bill Sadler (578 Crow Creek Ln, Augusta, MO 63332) was sworn in. Mr. Sadler stated that he
has seen a lot of changes to Augusta both in decline and in growth and applauds all positive
new growth that would be brought to the area. Mr. Sadler said that he has experienced
glamping, and he questions if this project would qualify as such without indoor plumbing and
indoor showers. He doesn’t feel that common shower houses and composting toilets outdoors
define glamping. Mr. Sadler asked where the onsite staff will reside since it is not shown on
the submitted concept plan. He stated that safety has to be considered related to the turn onto
Nahm Road off of Highway 94, which is a bit of a blind turn and is concerning. He stated that
St. Charles County is home to the number one American Viticultural Area (AVA) in North
America, and this is an incredible value to the area. He expressed that it does not make sense
to him to have a campground in the middle of an AVA in concert with a wine business. He
added that Napa has campgrounds, but they are away from the surrounding wineries. He
suggested that Klondike Park is close by with better access to the Katy Trail and wineries.
Don Simon (225 Jackson, Augusta, MO 63332) was sworn in. Mr. Simon stated that he is with
Hoffman Family companies. He stated that what is being missed is the twelve square miles
that is America’s first AVA. If the destination of the campground is moved just a little bit one
way or the other and stays out of that twelve square mile area, it is something that if the area
loses they can’t get back. Mr. Simon stated that the Hoffman Family has spent a year and a
half designing a hotel so that it fits the historic look and integrity of Augusta and putting in a
campground that close to this area would put them in a bind.
Arnie C. Dienoff (PO Box 1535, O’Fallon, MO 63366) was sworn in. Mr. Dienoff stated that he
is in favor of this conditional use permit request because he believes in landowner rights to
usage and using that to its full potential. He stated that the County needs choices and a
tourism mechanism to move the County forward. Mr. Dienoff stated that he would like to add
some conditions to the current staff recommendations, and he stated that he encourages the
Commission to unanimously recommend approval of this application to the County Council.
With no one else from the audience wishing to comment on this application, Vice-Chairman
Cleary asked the applicant to come back to the podium. Commissioner Cleary asked the
applicant if he would like to start by addressing some of the concerns that were brought up by
the public during the hearing.
Mr. Brotemarkle stated that the safari tents are 16 feet in diameter, and they don’t have
running water to them. The running water will be going to the utility shower house, and each
tent will have its own toilet. He stated that this is not a dwelling and is a canvas safari tent.
Fireworks will not be allowed, not even on holidays. Employees with pe present on the site
and will work in shifts so they will not be sleeping on site. They will be doing tasks on site and
in the utility room.
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Vice-Chairman Cleary asked what the size of the utility room for will be.
Mr. Brotemarkle replied that he does not have that information.
Commissioner Boehmer asked if the utility room is going to be part of the shower room.
Mr. Brotemarkle responded in the negative.
Commissioner Bahr asked if there will be multiple employees on different shifts instead of one
live-in employee.
Mr. Brotemarkle responded that no employees will be sleeping on the premises. When all of the
guests are gone, the property will be locked up.
Commissioner Frahm asked what the employees will do on very hot days.
Mr. Brotemarkle responded that the shower house has an open space that the employee could
use and is a general area facility. Mr. Brotemarkle also stated that he is aware of the dust caused
by gravel roads, but this campground will be less than a quarter of a mile long so he and doesn’t
see it as being a big issue. Mr. Brotemarkle explained that the purpose of the campsite is to
provide a site where people can sleep when they are done hiking, shopping, or visiting the local
wineries. The onsite employee will ensure that no one will be trespassing on other properties.
Commissioner Frahm asked what they will do if they don’t have an employee to come in. He also
asked and how many employees they have to staff this campsite.
Mr. Brotemarkle responded that the plan is to have three employees and if somebody cannot be
there then the owner, Carly Brotemarkle, would fill in.
Commissioner Boehmer asked how the reservations will be made.
Mr. Brotemarkle responded that they will be required to go online to reserve a spot in advance
and cannot just show up to camp there. A website and a telephone number would be provided.
Commissioner Bahr said that there was a gentleman from the audience who was talking about
the AVA, and he stated that if you lose it you can’t get it back. She said that these tents sound
like temporary shelters that could be taken down and removed relatively easily if for some reason
this campground didn’t work out.
Mr. Brotemarkle concurred with Commissioner Bahr’s statement.
Commissioner Boehmer asked staff if after six months if this plan doesn’t work, does the
conditional use permit still remain with the land.
Robert Myers responded that if this use is established within two years of the granting of the
conditional use permit, then it could continue as long as the property owner and operators want
to operate in the same way they follow all the approved conditions. If they choose to stop and
start all over again with a different concept, they would be required to come back before the
Planning & Zoning Commission and the County Council for approval.
Commissioner Boehmer asked what would happen with this five-acre parcel should this business
go under.
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Robert Myers responded that the conditional use permit would still be valid so a different business
could come in and operate in the same way, or the property owner could use the property as
allowed by the underlying zoning for any of the uses allowed within the Agricultural Zoning District.
Vice-Chairman Cleary asked staff if the record needs to be amended in terms of parcel size
because several people seem to be concerned about that, and Ms. Brotemarkle is only
purchasing and intending to use 5 acres of this property and not the entire 27.95 acres.
Robert Myers responded that in the description for the application it says that the parcel size is
27.95 acres because per the County’s Zoning Ordinance, notification letters must be sent out to
all properties within 2,000 feet of the boundaries of the entire parcel. The concept plan shows that
this is only for an approximately 5-acre portion of this property, and they have to abide by the
concept plan in order for this to receive approval. He stated that if the Commission would prefer,
the legal description for the exact area being purchased could be used in the ordinance that will
be presented to the County Council for approval.
Vice-Chairman Cleary stated that he would like for this to be addressed because it appears that
the Commission is voting on 27.95 acres.
Robert Myers responded that what the Commission is voting on is the submitted concept plan
and the CUP narrative that was submitted, which state that this will only occupy a portion of the
27.95-acre tract. He stated that if the property owner and the applicant are okay with it and
Commissioner Cleary feels that it would be beneficial to have the legal description reflect only the
five acres that can be done.
Vice-Chairman Cleary stated that is something the Commission can discuss.
Commissioner Cornwell stated that it sounds to him like more people were notified regarding this
application by using the 27-acre boundary than would have been if staff would have used the 5acre boundary.
Robert Myers concurred because the County Ordinance specifically says that notification must
be sent out from the parcel boundary line.
Commissioner Cornwell asked should this use discontinue, would it get revoked after six months
of non-activity or would it be allowed to continue on until the concept changes.
Robert Myers responded that if the use is not established within two years it automatically expires.
If it is established within two years, the use could stop and start as they follow and all of the
conditions in the approved ordinance.
Commissioner Bahr asked if one business goes bankrupt, could they potentially sell the business
to a different LLC or a different entity as long as they would be essentially operating in the exact
same way?
Robert Myers responded in the affirmative.
Commissioner Frahm stated that he does not think it is necessary to amend the description of the
property to five acres as he feels that this has been clarified.
Commissioner Bahr proposed a condition to specify the business hours since they are not
documented. She stated that Mr. Brotemarkle has stated that they will be open from 9:00 a.m. to
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5:00 p.m. but that is not written anywhere.
Commissioner Frahm agreed and made a motion to amend staff recommended condition no. 3,
to specify that business hours shall be between 9:00 a.m. to 5:00 p.m., and Commissioner
Boehmer seconded the motion.
The vote on the motion was as follows:
Tracy Boehmer

Yes

Kevin Cleary

Yes

Jennifer Bahr

Yes

Chad Cornwell

Yes

Jamaal Jackson

Yes

Craig Frahm

Yes

The motion to amend the staff recommended condition no. 3 passed.
Commissioner Bahr proposed to add an additional condition to specify that an employee must be
present on site at all hours of the day when guests are present.
Commissioner Boehmer made a motion to add this additional condition, and Commissioner
Cornwell seconded the motion.
The vote on the motion was as follows:
Tracy Boehmer

Yes

Kevin Cleary

Yes

Jennifer Bahr

Yes

Chad Cornwell

Yes

Jamaal Jackson

Yes

Craig Frahm

Yes

The motion to add this additional condition passed.
Commissioner Boehmer asked if a condition should be placed to state that no campfires will be
allowed on this property during dry season.
Robert Myers stated that the fire protection district should handle that, and he stated that they
have the authority to issue no-burn notices.
There being no further discussion, Vice-Chairman Cleary entertained a motion to recommend
approval of Application CUP22-05 with the staff recommended conditions as amended, and the
additional condition that an employee must be present on site at all hours of the day when guests
are present.
Commissioner Bahr made such motion, and Commissioner Boehmer seconded the motion.
The vote on the motion was as follows:
Tracy Boehmer

No

Kevin Cleary

No

Jennifer Bahr

Yes

Chad Cornwell

Yes

Jamaal Jackson

Yes

Craig Frahm

No

Application No. CUP22-05 was recommended for DENIAL by a split vote of 3 yes and 3 no.
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6. TABLED AND/OR CONTINUED ITEMS
NONE

7. APPROVAL OF THE MINUTES FROM THE JUNE 15, 2022 REGULAR MEETING
Vice-Chairman Cleary asked for a motion to approve the minutes from the June 15, 2022,
regular meeting. Commissioner Frahm made such motion, and the motion was seconded by
Commissioner Boehmer. The minutes were approved by unanimous voice acclamation.

8. OTHER BUSINESS
I.

PLANNING & ZONING DIVISION UPDATES
Robert Myers announced that Rick Meister from Tennessee will be the new Building &
Code Enforcement Director effective August 22, 2022.

9. ADJOURNMENT OF MEETING
Commissioner Cornwell made a motion to adjourn the meeting. The motion was seconded by
Commissioner Bahr and was approved by unanimous acclamation. The meeting adjourned
at 8:10 p.m.

Respectfully submitted by:

Roger Ellis, Chairman
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