ST. CHARLES COUNTY
PLANNING & ZONING COMMISSION
REGULAR MEETING
NOVEMBER 17, 2021
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, November 16, 2021
Tentative
Agenda

CALL TO ORDER
PLEDGE OF ALLEGIANCE
CHANGES AND/OR ADDITIONS TO THE AGENDA
PUBLIC HEARINGS
II. CONDITIONAL USE PERMIT REQUEST - 2818 SOUTH POINT PRAIRIE ROAD
Application No:

CUP21-18

Property Owner:

Chickadee Acres, LLC

Applicant:

Lisa Mallon

Current Zoning:

A, Agricultural District

2030 Master Plan:

Recommends low density residential uses

Conditional Use Request:

A bed and breakfast residence (up to 10 guests per

night)

Parcel Size:

11.20 acres

Location:

On the east side of South Point Prairie Road,

approximately 2,000 feet north of Dyer Road

Parcel Size:

11.20 acres

Location:

On the east side of South Point Prairie Road,

approximately 2,000 feet north of Dyer Road

County Council District:

2

Account No.:

T072100013

Documents:
PZ AGENDA PACKET - CUP21-18.PDF
III. CONDITIONAL USE PERMIT REQUEST - 2440 SOUTH HIGHWAY 94
Application No:
Property Owners:
Current Zoning:
2030 Master Plan:
uses

CUP21-20
Joseph A. Koester and Craig A. Daily
A, Agricultural District
Recommends agricultural and agricultural tourism

Conditional Use Request:
Buildings, structures, or open spaces for conducting
weddings and/or wedding receptions or other private parties
Parcel Size:

6.19 acres

Location:
Highway DD

On the southeast corner of Highway 94 South and

County Council District:

2

Account No.:

A923000655

Documents:
PZ AGENDA PACKET - CUP21-20.PDF
IV. REZONING REQUEST - HUNN ROAD
Application No:

RZ21-17

Property Owner:

Elmer V. Hargis

Developer:

CMS Homes, LLC

Engineer:

Pickett, Ray, & Silver, Inc.

Current Zoning:

A, Agricultural District

Requested Zoning:

RR, Single Family Residential District (3-acre

minimum lot size)

2030 Master Plan:

Parcel Size:

Recommends low density residential uses

63.20 acres

2030 Master Plan:

Recommends low density residential uses

Parcel Size:

Location:

63.20 acres

On the northwest corner of Hunn Road and English

Road, near Indian Camp Creek Park; and bordering Lincoln County

County Council District:

1

Account Nos.:

671040A000

Documents:
PZ AGENDA PACKET - RZ21-17.PDF
PLATS
I. PRELIMINARY PLAT FOR THE VILLAGE AT INDIAN CREEK - HUNN ROAD
Application No:

PRE21-26

Property Owner:

Elmer V. Hargis

Developer:

CMS Homes, LLC

Engineer:

Pickett, Ray, & Silver, Inc.

Current Zoning:

A, Agricultural District

Requested Zoning:
minimum lot size)

RR, Single Family Residential District (3-acre

2030 Master Plan:

Recommends low density residential uses

Proposed Lots:

16

Parcel Size:

63.20 acres

Location:
On the northwest corner of Hunn Road and English
Road, near Indian Camp Creek Park; and bordering Lincoln County
County Council District:

1

Account Nos.:

671040A000

Documents:
PZ AGENDA PACKET - PRE21-26.PDF
APPROVAL OF MINUTES FROM THE OCTOBER 20, 2021 MEETING
Documents:
10-20-2021 PZ MTG MINUTES - DRAFT.PDF
OTHER BUSINESS
I. PLANNING AND ZONING DIVISION UPDATES
ADJOURNMENT

APPLICATION CUP21-18
CONDITIONAL USE PERMIT REQUEST - 2818 SOUTH POINT PRAIRIE ROAD
Application No:
Property Owner:
Applicant:
Current Zoning:
2030 Master Plan:
Conditional Use Request:
Parcel Size:
Location:
County Council District:
Account No.:

CUP21-18
Chickadee Acres, LLC
Lisa Mallon
A, Agricultural District
Recommends low density residential uses
A bed and breakfast residence (up to 10 guests per
night)
11.20 acres
On the east side of South Point Prairie Road,
Approximately 2,000 feet north of Dyer Road
2
T072100013

CONTENTS:
¾ Staff Recommendation
¾ Photo(s) of Site
¾ Aerial Photo
¾ Surrounding Zoning Map
¾ 2030 Land Use Map
¾ Notification Area Map
¾ Project Narrative
¾ Preliminary Concept Plan
¾ Letters received
 Opposition - Joe and Judy Graves

STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Mark Price Jr. AICP, CFM

Application No.: CUP21-18

Date: November 9, 2021

BACKGROUND:
Owner:

Chickadee Acres, LLC

Applicant:

Lisa Mallon

Requested Action:

A conditional use permit for a bed and breakfast residence (up to 8 guests
per night)

Location:

2818 South Point Prairie Road; on the east side of South Point Prairie
Road, approximately 2,000 feet north of Dyer Road

Current Zoning:

A, Agricultural District

Current Land Uses:

Agricultural and Single-Family Residential (one home)

Adjacent Land Uses
and Zoning:
Direction

Zoning

Land Use

North

A, Agricultural District

Single-Family Residential

South

A, Agricultural District

Single-Family Residential

East

A, Agricultural District

Forested land and
Agricultural

West

A, Agricultural District

Single-Family Residential

2030 Master Plan:

Recommends Rural Residential uses (less than 1 dwelling per acre)

Public Services:

County Council District 2 – Joe Brazil
School District – Wentzville School District
Fire District – New Melle Fire District

Utilities:

Water –Public Water Supply District #2 service area
Sewer–individual waste water treatment systems

Parcel size:

11.2 acres

Parcel Account Number:

T072100013

The following conditional use narrative statement is provided by the applicant:
“I am the single-member owner of Chickadee Acres, LLC, registered with the State of Missouri.
This LLC has recently purchased 11 acres in unincorporated Wentzville, which includes a lovely

3,543-sqft, 4-bedroom, 3.5-bath home, from which I would like to operate a Bed and Breakfast
called Chickadee Farm. A Fictitious Name has already been registered with the Secretary of
State for this business, but I am waiting for your approval before inviting the public to come into
my home for business purposes.”
“The home and land will have the following intended uses: overnight lodging up to 8 people per
night for no more than one week at a time.”
Additional planned improvements include “logging timber; clearing wooded areas; making driveways,
roads and parking; building a barn; adding 8-30 farm animals in addition to the cats, dogs, chickens and
quail already existing; fencing the pastures and along the property line; adding a bridge, gazebo,
outhouse with storage closet, benches and a dock to the lake area; putting signs on South Point Prairie
Road; improving the mailbox; erecting a large sign at the entrance to my property; placing various
inspirational signs along the trails; adding electricity and water to the barn; planting gardens;
landscaping in front of the house; adding a sprinkler system; and adding solar panels, if necessary.”
None of these additional improvements require conditional use permit approval over than for erecting a
sign.
Section 405.060 of the County Code defines a “Bed and Breakfast Residence” as follows:
“A facility for overnight lodging where five (5) or more bedrooms are available to the transient
public for overnight stay; where there is one (1) off-street parking space for each guest room
and for the host; also where breakfast is served. Typically, the host personally interacts with
guests in order to better acquaint the guests with the community, and provides hospitality such
as that being afforded any house guest.”
The proposed conditional use for the bed and breakfast residence includes overnight lodging for up to
8 persons per night and seven off-street parking spaces. Under the above definition, a host must reside
within the residence to interact with guests.
The County’s sign code would allow one ground sign not to exceed 32 square feet in area and could be
placed within view of S. Point Prairie Road. (Section 405.475.A.1.d of the County Code)
CUP ANALYSIS
Conditional use permits are evaluated based on criteria established within the Unified Development
Ordinance. Section 405.510.B of the County Code specifies the following factors in considering and
reporting on Conditional Use Permit applications:
1. Would establishing, maintaining, or operating the conditional use be detrimental to or endanger
public health, safety, or the general welfare?
2. Would the conditional use injure the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted?
3. Would the conditional use injure the aesthetic and/or scenic values of the vicinity?
4. Would the conditional use substantially diminish or impair property values within the
neighborhood?
5. Would the conditional use impede the normal and orderly development and improvement of
surrounding property for uses permitted in the zoning district?
Staff will address each of these five questions for the Conditional Use Permit listed below.
1. Would establishing, maintaining, or operating the conditional use be detrimental to or
endanger public health, safety, or the general welfare?
Given the 11-acre size of the subject parcel, and with the scale of this bed and breakfast being
limited to no more than 8 persons, and with only 3 rooms for rent, the anticipated land use

impacts would be minimal. The County’s Building and Code Enforcement Division is currently
working with the applicant to address building codes involved with operating a bed and
breakfast residence. Staff does not foresee any significant impacts on the health, safety or
general welfare of the public.
2. Would the conditional use injure the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted?
Due to the limited scale of this proposed use, County staff does not foresee injury to the use
and enjoyment of other property in the immediate vicinity.
3. Would the conditional use injure the aesthetic and/or scenic values of the vicinity?
The only visible changes would be the installation of additional parking for guests and
installation of a sign viewable from S. Point Prairie Road. The applicant is proposing installing
7 parking spaces near the home around the perimeter of the proposed circle drive. This would
appear residential in nature. This should minimize any impact on the aesthetic or scenic
values of the vicinity. The County’s sign code would limit signage with a maximum size of 32
square feet in area.
4. Would the conditional use substantially diminish or impair property values within the
neighborhood?
Staff sees no evidence to demonstrate that the proposed use would diminish or impair
property values.
5. Would the conditional use impede the normal and orderly development and
improvement of surrounding property for uses permitted in the zoning district?
No proposed use would be carried on within an existing residence. No additional bed-andbreakfast-residence structures are proposed for this conditional use so the use would not
impede the normal and ordinary development of the surrounding properties.
RECOMMENDATION
County staff recommends that the Planning and Zoning Commission recommend that the
County Council approve the conditional use permit with the following conditions, in
conformance with Section 405.510.B of the County Code, and intended to address anticipated
land use impacts:
1. A site plan conforming to the concept plan attached as part of Exhibit B shall be
submitted to and approved by the St. Charles County Community Development
Department.
2. All trees illustrated on the approved site plan shall be maintained in a healthy condition
with diseased or dead trees replaced.
3. All vehicular parking must occur in parking areas designated on the site plan.
4. No more than 8 guests shall be housed at any one time.
5. Fire suppression, as required by the County’s Building and Code Enforcement Division,
shall be in place prior to any use of the home as a bed and breakfast.
6. No conditional use shall become active until all conditions of approval have been met.

Looking east from South Point Prairie towards
the existing residence on the property

Existing residence on the property.

Subject
Property

CUP21-18 - Aerial

Subject
Property

CUP21-18 - Zoning

Subject
Property

CUP21-18 - 2030 Land Use

CUP21-18 - Notification Area Map

AMENDED Conditional Use Permit Application with Submittals
Lisa Mallon
Chickadee Acres, LLC dba Chickadee Farm
2818 South Point Prairie Road
Wentzville, MO 63385
Dear County of St. Charles,
I am the single-member owner of Chickadee Acres, LLC, registered with the State of Missouri.
This LLC has recently purchased 11 acres in unincorporated Wentzville, which includes a lovely
3,543-sqft, 4-bedroom, 3.5-bath home, from which I would like to operate a Bed and Breakfast
called Chickadee Farm. A Ficticious Name has already been registered with the Secretary of
State for this business, but I am waiting for your approval before inviting the public to come
into my home for business purposes.
The home and land will have the following intended uses: overnight lodging up to 8 people per
night for no more than one week at a time. The other uses have been withdrawn because I
realize my business plan was too aggressive.
Proposed improvements to include: logging timber; clearing wooded areas; making driveways,
roads and parking; building a barn; adding 8-30 farm animals in addition to the cats, dogs,
chickens and quail already existing; fencing the pastures and along the property line; adding a
bridge, gazebo, outhouse with storage closet, benches and a dock to the lake area; putting signs
on South Point Prairie Road; improving the mailbox; erecting a large sign at the entrance to my
property; placing various inspirational signs along the trails; adding electricity and water to the
barn; planting gardens; landscaping in front of the house; adding a sprinkler system; and adding
solar panels, if necessary.
Enclosed and attached to this application are the documents you require: Deed with Legal
Description, Preliminary Site Plan and $400.
Would you please grant me the Conditional Use Permit at your earliest opportunity?
Thanks and blessings,

Lisa Mallon
949-397-1165
lisa@chickadeeacres.org
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From:
To:
Subject:
Date:

jgraves@centurylink.net
Planning
CUP 21-20 Permit for Highway 94 & DD
Saturday, November 6, 2021 12:18:50 PM

We are OPPOSED to this Project. We live in a residential neighbor hood that borders this property.
We do not see it benefiting our Subdivision. Also I do not see the our Homes being increased in
valuation do to this project.
There is a New Lombardo Subdivision going in ¼ mile from our subdivision with Luxury homes to be
built.
Your notice does not describe the size of the building / the occupancy of the building / where the
parking lots are located.
How many cars will the lot hold / will it be paved / Operating Hours & Days / Noise level of the
Bands.
Will the Lighting on 94 be added along with stop signals ? People drive 55 to 60 miles per Hour, to
fast for that corner.
The corner of 94 & DD now has a high # of accidents now. 94 is a busy Highway & will be more
traveled
When the Hoffman Brothers complete there additions to Augusta. There Winery’s are being redone,
A golf course to be added along with a hotel & River cruse & Horse Tours .
Defiance has two bars & several bed & Breakfast – The police seems like they have their hands full
now.
All of this will be added traffic, We do not see that it is a beneficial thing for us.
Thank You
Joe & Judy Graves
Ridge Creek Subdivision

APPLICATION CUP21-20
CONDITIONAL USE PERMIT - 2440 SOUTH HWY 94
Application No:
Property Owners:
Current Zoning:
2030 Master Plan:
Conditional Use Request:

Parcel Size:
Location:
County Council District:
Account No.:

CUP21-20
Joseph A. Koester and Craig A. Daily
A, Agricultural District
Recommends agricultural and agricultural tourism uses
Buildings, structures, or open spaces for conducting
weddings and/or wedding receptions or other private
parties
6.19 acres
On the southeast corner of Highway 94 South and
Highway DD
2
A923000655

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 2030 Land Use Map
 Notification Area Map
 Preliminary Concept Plan
 Landscaping Plan
 Elevations
 Tree Line Photos
 Aerial Photos
 Letters received












Support - Andrew Delahaunty
Concerns - Rick Stout
Opposition - Chuck Gillentine
Opposition - John Remstedt
Opposition - Trish Perkins
Opposition - Holly Adkison
Concerns - Jeff Comotto
Opposition - Christine Comotto
Opposition - Diane Raab
Opposition - Marty Meier
Opposition - Paul and Renee Renna
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7R&RXQW\3ODQQLQJDQG=RQLQJ&RPPLVVLRQ3UHSDUHGE\.DUHQ+XWFKLQV0&3
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$SSOLFDQWV



6PLWK$PXQGVHQ$VKOH\6WDUNV

5HTXHVWHG$FWLRQ

&RQGLWLRQDO8VH3HUPLWIRU³EXLOGLQJVVWUXFWXUHVRURSHQVSDFHVIRU
FRQGXFWLQJ ZHGGLQJV DQGRU ZHGGLQJ UHFHSWLRQV RU RWKHU SULYDWH
SDUWLHV´
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6RXWK
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$$JULFXOWXUDO'LVWULFW

:HVW

$$JULFXOWXUDO'LVWULFW

URFN TXDUU\ %0& 6WRQH
4XDUU\ 
VLQJOHIDPLO\UHVLGHQWLDO
5LGJH&UHHN(VWDWHV
6XEGLYLVLRQ 
VLQJOHIDPLO\UHVLGHQWLDO
5LGJH&UHHN(VWDWHV
6XEGLYLVLRQ 
DJULFXOWXUDO KD\ILHOG 

5HFRPPHQGV$JULFXOWXUDODQG$JUL7RXULVPODQGXVHV


3XEOLF6HUYLFHV

&RXQW\&RXQFLO'LVWULFW
6FKRRO'LVWULFW±)UDQFLV+RZHOO
)LUH'LVWULFW±1HZ0HOOH)LUH3URWHFWLRQ'LVWULFW

8WLOLWLHV

:DWHU±3XEOLF:DWHU6XSSO\'LVWULFW1R6HUYLFH$UHD 3ULYDWH
:HOO 
6HZHU±,QGLYLGXDO:DVWHZDWHU7UHDWPHQW6\VWHP


$33/,&$17¶65(48(67
7KH DSSOLFDQW UHTXHVWV D &RQGLWLRQDO 8VH 3HUPLW IRU ³EXLOGLQJV VWUXFWXUHV RU RSHQ VSDFHV IRU
FRQGXFWLQJZHGGLQJVDQGRUZHGGLQJUHFHSWLRQVRURWKHUSULYDWHSDUWLHV´7KHDSSOLFDQWSURSRVHV
WRFRQVWUXFWDQGRSHUDWHDVTXDUHIRRWKDOO ³0DLQ+DOO´ WRFRQGXFWZHGGLQJVDQGZHGGLQJ
UHFHSWLRQVZLWKDGMDFHQWFRYHUHGDQGRSHQSDWLRV LQFOXGLQJDQRXWGRRUEDU DQGVXUIDFHSDUNLQJ
7KHDSSOLFDQWSURSRVHVJURXSVRIQRPRUHWKDQSHUVRQV$QH[LVWLQJVLQJOHIDPLO\UHVLGHQWLDO
GZHOOLQJWKDWLVORFDWHGRQWKHIDUVRXWKZHVWHUQFRUQHURIWKHSURSHUW\ZRXOGUHPDLQ
%DVHGRQWKHPD[LPXPRFFXSDQF\ SHUVRQV RIWKHPDLQEXLOGLQJSDUNLQJVSDFHVZRXOG
EHUHTXLUHG7KHFRQFHSWSODQGHSLFWVWZROLJKWHGSDUNLQJORWVZLWKDWRWDORIVSDFHVDJXHVW
SDUNLQJORW SDUNLQJVSDFHV DQGDVWDIISDUNLQJORW SDUNLQJVSDFHV $WRWDORIDFFHVVLEOH
SDUNLQJVSDFHVZLOOEHUHTXLUHGEDVHGRQWKHQXPEHURISDUNLQJVSDFHVPDGHDYDLODEOH
7KHSODQLQFOXGHVPLQLPDOGRZQOLJKWLQJIRUWKHSDUNLQJORW ZLWKIL[WXUHVWKDWPLQLPL]HWKHJODUH
SUHYHQWLQJOLJKWWRFDVWRQWRDGMDFHQWSURSHUW\$FFRUGLQJWRWKHDSSOLFDQWORZYROWDJHRXWGRRU
GHFRUDWLYHOLJKWLQJVXFKDVJDUGHQOLJKWVZLOOEHXVHGIRUWKHSDWLRDQGSDYLOLRQDUHDV
$GHWHQWLRQEDVLQZLOOEHSURYLGHGRQWKHVLWHDVDQHZO\EXLOWSRQGVXUURXQGHGE\DODQGVFDSHG
ZDONLQJSDWK$SULYDWHZDVWHGLVSRVDOV\VWHPZLOOEHUHTXLUHGDQGZLOOQHHGWREHSHUPLWWHGE\
0LVVRXUL'HSDUWPHQWRI1DWXUDO5HVRXUFHV7KHEXLOGLQJVKRXOGPHHWDOO DFFHVVLELOLW\DQGILUH
FRGHUHTXLUHPHQWV7KHSURSHUW\KDVDFFHVVWRWKHSXEOLFZDWHUV\VWHPLQWKHDUHD
7KH SURSHUW\ DEXWV VLQJOHIDPLO\ UHVLGHQWLDO XVHV 5LGJHFUHHN (VWDWHV 6XEGLYLVLRQ  ZKLFK LV
FXUUHQWO\VHSDUDWHGE\DQH[LVWLQJWUHHOLQHEXIIHURQWKHVRXWKHUQSRUWLRQRIWKHSURSHUW\7KH
LQWHQWLRQRIWKHDSSOLFDQWLVWRPDLQWDLQWKLVWUHHOLQHEXIIHUDQGDGGDGGLWLRQDOODQGVFDSLQJWRILOO
LQDQ\JDSVEHWZHHQWKHVXEGLYLVLRQDQGWKHSURSHUW\,WLVDOVRORFDWHGDFURVV+Z\6RXWK
IURPWKH%0&6WRQH4XDUU\:HVWRIWKHSURSHUW\LVRSHQDJULFXOWXUDOODQGVDFURVV+Z\''
7KHSURSRVHGXVHZRXOGEHFRQVLVWHQWZLWKWKH0DVWHU3ODQZKLFKHQYLVLRQV$JUL7RXULVP
ODQGXVHVLQWKH+Z\6FRUULGRU
$1$/<6,6
&RQGLWLRQDO 8VH SHUPLWV DUH HYDOXDWHG EDVHG RQ FULWHULD HVWDEOLVKHG ZLWKLQ WKH 8QLILHG
'HYHORSPHQW2UGLQDQFH7KH&83FULWHULDDUHDVIROORZV
³%HIRUHDXWKRUL]LQJWKHLVVXDQFHRIDFRQGLWLRQDOXVHSHUPLWWKH&RXQW\&RXQFLOPD\LPSRVH
VXFK FRQGLWLRQV DV ZLOO LQ WKH &RXQW\ &RXQFLO V MXGJPHQW HQVXUH WKDW WKH HVWDEOLVKPHQW
PDLQWHQDQFHRURSHUDWLRQRIWKHFRQGLWLRQDOXVHZLOOQRWEHGHWULPHQWDOWRRUHQGDQJHUSXEOLF
KHDOWKVDIHW\RUJHQHUDOZHOIDUHWKDWWKHFRQGLWLRQDOXVHZLOOQRWEHLQMXULRXVWRWKHXVHDQG
HQMR\PHQWRIRWKHUSURSHUW\LQWKHLPPHGLDWHYLFLQLW\IRUWKHSXUSRVHVDOUHDG\SHUPLWWHGRUWR
WKHHVWKHWLFDQGRUVFHQLFYDOXHVRIWKHYLFLQLW\QRUVXEVWDQWLDOO\GLPLQLVKDQGLPSDLUSURSHUW\
YDOXHV ZLWKLQ WKH QHLJKERUKRRG DQG WKDW WKH HVWDEOLVKPHQW RI WKH FRQGLWLRQDO XVH ZLOO QRW
LPSHGH WKH QRUPDO DQG RUGHUO\ GHYHORSPHQW DQG LPSURYHPHQW RI VXUURXQGLQJ SURSHUW\ IRU
XVHVSHUPLWWHGLQWKHGLVWULFW6XEVWDQWLDOFRPSOLDQFHZLWKDQDSSURYHGFRQFHSWSODQVKDOOEH
DFRQGLWLRQRIDQDSSURYHGFRQGLWLRQDOXVHSHUPLW´
&RXQW\6WDIIRIIHUVWKHIROORZLQJIRUFRQVLGHUDWLRQDQGGLVFXVVLRQ

  :RXOG WKH FRQGLWLRQDO XVH LQMXUH WKH XVH DQG HQMR\PHQW RI RWKHU SURSHUW\ LQWKH
LPPHGLDWH YLFLQLW\ IRU WKH SXUSRVHV DOUHDG\ SHUPLWWHG RU WR WKH HVWKHWLF DQGRU
VFHQLFYDOXHVRIWKHYLFLQLW\"
7KLV SURSHUW\ VKDUHV WKH HDVWHUQ UHDU  SURSHUW\ OLQH ZLWK WKH 5LGJHFUHVW (VWDWHV
6XEGLYLVLRQ  +ROGLQJ ZHGGLQJV DQG ZHGGLQJ UHFHSWLRQV KDV WKH SRWHQWLDO WR KDYH D
QHJDWLYH LPSDFW RQ DGMRLQLQJ UHVLGHQWLDO SURSHUWLHV LQ WHUPV RI QRLVH DQG YHKLFOH
KHDGOLJKWV $W LWV FORVHVW SRLQW WKH SURSRVHG SDUNLQJ ORW ZRXOG RQO\ EH  IHHW IURP
UHVLGHQWLDOSURSHUWLHVLQ5LGJHFUHVW(VWDWHV$OWKRXJKVWDQGVRIWUHHVVHSDUDWHDGMDFHQW
KRPHVSURSHUWLHVRQWKHVRXWKWKHUHDUHQRH[LVWLQJWUHHOLQHVWREXIIHUVRXQGRQWKHQRUWK
DQGZHVWHUQVLGHRIWKHSURSHUW\&RXQW\VWDIIUHFRPPHQGVWKDWFRQGLWLRQVEHLPSRVHG
OLPLWLQJWKHKRXUVRIRSHUDWLRQDPSOLILHGVRXQGDQGLQVWDOODWLRQRIDODQGVFDSHEXIIHUDQG
IHQFHWRDGGUHVVYHKLFXODUKHDGOLJKWV
  :RXOGWKHFRQGLWLRQDOXVHVXEVWDQWLDOO\GLPLQLVKDQGLPSDLUSURSHUW\YDOXHVZLWKLQ
WKHQHLJKERUKRRG"
&RXQW\VWDIIGRHVQRWKDYHVSHFLILFHYLGHQFHGHPRQVWUDWLQJWKDWWKHSURSRVHGXVHZRXOG
VXEVWDQWLDOO\GLPLQLVKDQGLPSDLUSURSHUW\YDOXHVZLWKLQWKHDGMRLQLQJQHLJKERUKRRGVJLYHQ
WKHPLWLJDWLQJLPSDFWRI6WDII¶VUHFRPPHQGHGFRQGLWLRQV
  :RXOG HVWDEOLVKPHQW RI WKH FRQGLWLRQDO XVH LPSHGH WKH QRUPDO DQG RUGHUO\
GHYHORSPHQWDQGLPSURYHPHQWRIVXUURXQGLQJSURSHUW\IRUXVHVSHUPLWWHGLQWKH
GLVWULFW"
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From:
To:
Subject:
Date:

Chuck Gillentine
Planning
cup 21-20
Friday, November 12, 2021 10:57:27 AM

Mr. Ellis,
I’m writing in regards to the conditional use permit to build an event center at the corner of Hwy 94 and DD. Just to
be fair, I own Defiance Ridge just down the street, where our venue is on 43 acres. Here are the reasons I feel this
should not be approved.
1. I believe another venue was turned down on 94 and Augusta, close to Noboleis in 2018 because of busy roads
and traffic concerns.
2. I understood that to be considered for this conditional use permit you are supposed to own 40 plus acres?
3. This is probably the most dangerous intersection on 94. Especially, if you are driving north and need to turn onto
DD, like I do daily.
4. Assuming nearly all their events would be on weekends and during the time when traffic going away from the
current winery’s would make the traffic issues worse.
I am not against business, but this property could not be in a worse (and dangerous) spot for an event venue.
Thank you for your time,
Chuck Gillentine

From:
To:
Subject:
Date:

John
Planning
Application CUP21-20
Friday, November 12, 2021 9:47:40 AM

Mr. Ellis,
My name is John Remstedt I am a resident of Defiance Mo living off of Highway F. I am writing to you
to voice my objection to the zoning change for the property owned by Joseph A. Koester and Craig A.
Daily. My reasons are listed as follows.
1)This property is on a dangerous curve and intersection that already has a large amount of
accidents at it.
2)This property also borders Highway 94 on blind hills coming westbound with no sight lines to see
vehicles leaving and entering the Highway.
3)This property borders a subdivision that if it also does not have a very enforceable time and noise
curfew (with decibel levels in the curfew)it will be disturbing to all residents.
All in all, unfortunately this property is not suited for this type of business. If you have any questions
please feel free to contact me.
John Remstedt
President
Grease Masters LLC
P.O. Box 132
Cottleville, Mo. 63338-0132
P: 636.916.3115
C. 314-574-6993
F: 636.916.3147
www.greasemastersllc.com
It’s not that we are a product of our circumstances, but that we are a product of our choices.
-Mike
Rowe-

From:
To:
Subject:
Date:

Trish
Planning
CUP21-20
Friday, November 12, 2021 11:18:07 AM

I am writing as a concerned citizen of the Defiance area. This proposed wedding venue will only add
additional traffic to an already congested area of Highway 94. In addition, there are already many
wedding venues in the area - another one is not needed at this time.
This parcel of land backs-up to a residential subdivision with $600K+ homes. I am positive that these
homeowners will not be at all happy with a busy wedding venue in their backyards, as they did not move
to the area for this!
Please do NOT approve this project, as it will only deter from the country-like atmosphere that currently
exists in the area.
Sincerely,
--

Trish Perkins
636-578-5254

From:
To:
Subject:
Date:

hadkison@myhst.com
Planning
PROPOSED PROPERTY FOR VENUE
Friday, November 12, 2021 12:18:15 PM

Good afternoon, it has come to my attention from neighbors that a proposal has been
made to have a wedding/party venue at DD and 94. I really hope this isn't true or
doesn't pass. DD is already called deadly DD for a reason. This specific spot is at a
bend to where my street is.
This is an awful location that already see accidents. Not sure if my voice or vote
counts but I vehemently oppose this proposal as do all of my neighbors.
Thanks!
Holly Adkison
Broker/Agent
CSR Manager for Kent Stansfield
Heathcare Solutions Team
636-485-3308
hadkison@myhst.com

From:
To:
Subject:
Date:

Jeff Comotto
Planning
Conditional Use Permit - Application No CUP21-20
Monday, November 15, 2021 6:36:26 AM

Good morning. I am writing today to provide my comments regarding the application for a
conditional use permit for the property located at 2440 S Hwy 94 for use as a wedding/party venue
(Application No CUP21-20).
I would like to express my opinions against granting this request for the following reasons:
- I am a resident in the Ridge Creek Estates neighborhood. This property abuts our subdivision and
utilizing the property for wedding/party events will substantially impact my (and my fellow
neighbors’)enjoyment of my/our private residential property that is located less than hundred yards
from the subject property.
- The subject property is located at the intersection of Hwys 94 and DD. This is a 90 degree turn area
of 94 and is already dangerous enough during weekends and evenings (likely times when events
would be held) without having a venue located there that will add additional heavy traffic of venue
event attendees (who will likely to have been enjoying some adult beverages). Such additional risk
outweighs the need for another event venue for the area.
Thank you for allowing me to express my thoughts on this application. Have a nice day.
Jeff Comotto
460 Matts Way
Defiance, MO 63341
Sent from my iPhone

From:
To:
Subject:
Date:

Christine Comotto
Planning
CUP21-20 OPPOSITION
Monday, November 15, 2021 10:42:52 AM

Attention: Planning and Zoning Staff and Commission Members
Please accept this letter as my opposition to granting the application to the above referenced Conditional Use
Permit.
My opinions on this application are influenced by being a home owner in the Ridgecreek Estates subdivision that
backs up to the proposed development, being an owner of two local tourism-related businesses in Defiance (Historic
Missouri Wine Country and The Homestead of Defiance), and as a member of both the local Defiance Merchants’
Association and the Greater Augusta Chamber of Commerce. I am very involved in the welfare of our community (as
evidenced above), and vehemently oppose this application.
There are several reasons why this application should be denied 1) it is detrimental to the homeowners in Ridgecreek Estates,
2) there is a saturation of event spaces in the area, and
3) additional cars entering and exiting this proposed location would cause dangerous conditions on an already
precarious intersection at Highway 94, Highway DD, and Highway F.
The applicants have asked to have their residential property (which is currently zoned agricultural) be approved as a
venue for events. Anyone pursuing their due diligence for this use would find that there is currently an abundance
of event venues in the area: Daniel Boone Home, Defiance Ridge Vineyards, Good New Brewing event space,
Chandler Hill Vineyards, The Pavilion at the Homestead of Defiance, Sugar Creek Winery, Sunflower Hill Farm, and
Klondike Park (just to name a few in the immediate area). With eight venues in the nearby area (not to mention the
multitude of others in nearby Augusta), there is no need for another event venue.
Another reason this is a bad fit for the area is that it backs up to one of the only two Highway 94 subdivisions in the
corridor (Ridgecreek Estates and Augusta Shores). The homes in Ridgecreek Estates range from $800,000 to
$2,000,000+. These home owners moved to the area to enjoy the benefits of living in the country while having the
small-town feel of a neighborhood. The proposed venue abuts to the backs of several of these neighborhood
homes. As such, it will not only impact the quality of life of the homeowners, but it will most certainly have an
impact of lowering property values in the neighborhood. Ridgecreek Estates owners have been good neighbors and
citizens to St. Charles County by adopting Homeowner Association Bylaws/Indentures that maintain the beauty and
integrity of the area. As a former neighborhood trustee, I can tell you firsthand that the homeowners take their
stewardship of this area seriously. Putting an event venue virtually at the entrance of the subdivision degrades the
value of the subdivision. Fireworks and music from Defiance Ridge Vineyards (which is a mile away by far), can
regularly be heard in the subdivision when there are events. What will the noise be like if it’s literally in residents’
back yards?
Last, to put an event venue at the corner of Hwy DD and Hwy 94 (and just feet from Hwy F) is (in my opinion)
dangerous, and an accident waiting to happen. This intersection regularly gets emergency calls for accidents. It is
tricky enough getting in and out of Ridgecreek Estates on a normal day. To have more cars entering and exiting the
highway at this proposed event location just causes more congestion at this corner with blind spots. I’m sure if a
study were done by the Augusta Volunteer Fire Department or MoDot, they would agree that this is a disaster
waiting to happen.
Overall, the applicants have been good, quiet neighbors (up until this point) who have toyed with various ideas for

their residence property (at one time they were thinking of putting in a brewery there). This new proposed use
though, is not the best use for their property in their retirement years, and they should go back to the drawing
board to come up with a different revenue stream for their home. To allow this to pass is a huge disservice to the
homeowners of Ridgecreek Estates and the community at large.
I urge you to deny this CUP to ensure the quality of this part of the agri-tourism district.
Respectfully submitted,
Christine Comotto
460 Matts Way
Defiance, MO 63341
(County Council District 2)

From:
To:
Subject:
Date:

Diane Raab
Planning
Cup21-22- Account # A923000655
Monday, November 15, 2021 8:37:17 AM

Hello ,
I am writing about the request for District 2 rezoning of a property on the curve of HWY DD &
94 by Joseph Koester & Craig Daily.
I am very concerned to build any type of commercial enterprise at the corner . I live the area
and travel this route twice/day every day .
1. that corner is dangerous and to add more traffic to that area would make it worse. Entering
and leaving a parking lot that would have served alcohol would take dangerous to a higher
level of danger .
2.There is a residential neighborhood right behind this proposed event center less than 200
feet. I think the noise level would be over the top of acceptance .
3.I do not feel that another Venue to have weddings and private parties is a good use of that
property . The market for that industry is saturated in the area .
I would urge the Committe to vote No in rezoning the property for commercial use .
Respectfully submitted
Diane Raab
Augusta , Mo

Dear members of the Planning and Zoning Commission:
I object to CUP21-20. My house at 151 Hwy F is ~1200 feet from the proposed development. I am even
more concerned about my parcel at 2307 S Hwy 94, which is ~70 feet from the NE end of the parcel to
be developed. (The map on sheet 2 of this letter shows my two properties relative to the proposed
development.) The parking lot, cars, and lighting will be an eye soar from my property, and the noise
will be bothersome. Compared to other nearby properties for which wedding venues were approved
(Defiance Ridge (~40 acres), Chandler Hill (~40 acres), and the Brinkmann property on Hwy F (~100
acres)), the applicants’ property is small (~6 acres) and provides minimal buffer to conceal the sights and
sounds that will contrast with surrounding land use. A small footprint venue such as CUP21-20 would fit
better in the vicinity of the Defiance post office, where there is already a gathering of small-parcel
commerce.
The applicants’ legal representative (Smith Amundsen, LLC) claims a single letter in support of the
development from a person “…who lives at 401 Matt’s Way abutting the…” proposed development. It
should be noted the author of the support letter does not live at 401 Matt’s Way. The lot is vacant.
If the commission recommends approval to the County Council, the following modifications would
mitigate the negative impacts somewhat, although I would still object:
1) Shift the development from the NE end to the SW end of the parcel, with the parking lot situated
between the applicants’ dwelling and the event barn. The proposed location of the structure/parking
footprint is closer to my property (2307 S Hwy 94) than it is to the applicants’ dwelling. It is fitting to
require the applicants to have closer proximity and greater exposure to their development than their
neighbors are subjected to.
2) Reduce the parking area from the proposed 113 spaces to the minimum requirement of 46 spaces.
3) Maximize the density and width of the vegetation buffer, preferably using native species. An earthen
berm at the front of the property would further help.
5) No outdoor lights except when a wedding/event is in progress.
6) No outdoor amplified sound.
7) No fireworks.
8) No future additions of parking spaces, structures, or outdoor lighting.
9) No future additions to the weekend days/hours of operation suggested in the application.
10) Require St. Charles County to proactively monitor noise levels when a wedding/event is in progress
and record the measurements on a publicly accessible website to establish confidence of nearby
residents that the venue remains in compliance with existing noise ordinances. Noise ordinances are
easy to break and difficult for residents to have enforced. Nearby residents should not have to bear the
burden of monitoring, reporting, and enforcement.
11) Wait for MODOT traffic study before recommending approval.
Thanks for your consideration.
Marty Meier

From:
To:
Cc:
Subject:
Date:

paul renna
Planning
paul renna
CUP21-20, SE corner of HWY 94 and DD-Meeting 11/17/21
Monday, November 15, 2021 8:40:27 PM

Dear Plannning and Zoning,
Concerning CUP 21-20.
Address-2440 S. HWY 94
Buildings for Weddings and or private events.
We live on the corner of 94 and Holden Rd., less than 1 mile from this proposed venue.
We are concerned about the dangerous curve on 94 where this CUP 21-20 property is located.
We have seen many Drivers attempt to veer off 94 and head straight up DD without stopping.
This venue will cause a bottle neck of traffic since the proposed site sits directly across from
DD on 94.
We oppose this request because of the dangerous curve on HWY 94 near DD and the
increase in traffic this venue will add to the Defiance area. We are concerned about the
noise from outside events.
We hope this planning committeee is interested in the safety and welfare of the Defiance
residents and our visitors and not just interested in increasing the county tax revenue.
Thank you,
Paul and Renee Renna
85 Holden Rd., Defiance MO 63341

REZONING RZ21-17
REZONING REQUEST – HUNN RD
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Property Owner:
Developer:
Engineer:
Current Zoning:
Requested Zoning:
2030 Master Plan:
Parcel Size:
Location:

County Council District:
Account Nos.:

RZ21-17
Elmer V. Hargis
CMS Homes, LLC
Pickett, Ray, & Silver, Inc.
A, Agricultural District
RR, Single Family Residential District (3-acre
minimum lot size)
Recommends low density residential uses
63.20 acres
On the northwest corner of Hunn Road and English
Road, near Indian Camp Creek Park; and bordering
Lincoln County
1
671040A000
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STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Ellie Marr, CFM

Application No.: RZ21-17

Date: November 8, 2021

BACKGROUND:
Property Owner:

Elmer Hargis

Applicant:

DJ Land, LLC

Requested Actions:

Amend the Zoning Map from A, Agricultural District (5-acre minimum lot
size), to RR, Single Family Residential District (3-acre minimum lot size)

Location:

northwest corner of Hunn Road and English Road; west of Indian
Camp Creek Park; in the northwest corner of St. Charles County,
adjoining Lincoln County

Current Land Use:

Undeveloped (forested)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

A, Agricultural District
and RR, Single Family
Residential (3-acre
minimum lot size)

Single Family Residential
(including Indian Creek
Farms Subdivision)

South

A, Agricultural District

Single Family Residential

East

A, Agricultural District

Single Family Residential

West

(Lincoln County)

Single Family Residences
and Agricultural (forested)

2030 Master Plan:

Recommends Low Density Residential uses (1-4 dwellings per acre)

Public Services:

County Council District 1 – Joe Cronin
School District – Wentzville School District
Fire District – Wentzville Fire Protection District

Utilities:

Water – individual wells
Sewer – individual wastewater treatment systems

Parcel Account No.:

671040A000

This Zoning Map amendment request includes a parcel of ground 63.24 acres in size, located at the
western border of St. Charles County. The applicant is requesting that the parcel be rezoned from
A, Agricultural District (5-acre minimum lot size) to RR, Single-Family Residential District (minimum
3-acre lot size) in order develop a subdivision with sixteen (16) homesites. A related Preliminary Plat
for Hunn Road Tract (PRE21-26) is likewise to be reviewed by the Planning and Zoning Commission
at its November 17, 2021 meeting.

Analysis
The 2030 Future Land Use Plan recommends future Low Density Residential land uses (1 to 4
dwellings per acre) for this area located at the northwestern corner of the county with the exception
of commercial nodes (“Mixed Use Activity Centers”) at intersections along Hwy 61. The Master Plan
describes the Low Density Residential land use category as follows:
Primary Uses: This land use category allows for single-family residences at a density of 1 to 4
dwelling units per acre. The single family residences are normally detached units and have urban
services (central water distribution and sanitary sewers). Lot sizes in these areas can vary from
approximately 0.25 acre to 1 acre. Clustering development is encouraged.
Although the 2030 Master Plan recommends a residential density of 1 to 4 dwellings per acre, the
infrastructure necessary to support that residential density is not presently available in the northwest
corner of the County. The proposed RR, Single Family Residential District zoning requires a 3-acre
minimum lot size and would allow development with onsite sewage disposal and water wells for each
lot.
The prevailing pattern of lot sizes, to the north, east, and south is presently 3 to 5 acre parcels. Three
larger parcels to the east, across Hunn Road, are an exception to this lot size pattern and are 21
acres, 9 acres, and 10 acres respectively. In 2007, an 82.5-acre property located to the northeast of
this parcel was rezoned from A, Agricultural District to RR, Single Family Residential District, and
the Indian Creek Farms Subdivision with 16 lots was developed in 2016.
This proposed rezoning is for a subdivision development that will have an average lot size of 3.73
acres. Services such as central water distribution and sanitary sewers will not be available. However,
the lot size development will provide sufficient acreage per homesite to allow for individual
wastewater treatment systems and water wells.

RECOMMENDATION
County staff recommends that the Planning and Zoning Commission recommend that the
County Council approve the requested zoning map amendment.

Hunn Road (parcel located on left side)
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McCallister

Eugene H. & Judith L. McCallister
102 English Road
Foristell, Missouri 63348
(636) 463-2570/ (314) 791-0148
jlm52750@msn.com

November 15, 2021
St. Charles County Planning and Zoning Commission
Reference Application No. RZ21-17 and/or (PRE21-26)
To Whom it May Concern:
We, Eugene and Judith McCallister, are providing this written protest to the above references
rezoning request made by one Elmer V. Hargis (deceased?) and CMS Homes, LLC to the
63.20 acres located on the northwest corner of Hunn and English Roads. Our property is
located on English Road directly to the South of this parcel.
A local neighbor spoke with CMS Homes and was advised that they intend to have 30 lots
total with 16 on the St. Charles County property and 14 on the Lincoln County property. With
10 of the 16 homes located on the South side of the powerlines and 6 on the North side.
The developer is asking for the property to be rezoned single family residential with a 3 acre
minimum lot size. However, St. Charles County’s current restrictions for this area limits lots
to minimum of 5 acres. This restriction was put in place sometime in 2006 and it was done
due to the soil composition not being adequate for septic systems. I don’t see any reason why
this should be amended to allow for 16 homes on 3 acres lots in close proximity to each other.
Each of these 30 or more homes will require a well for water. Again, this is a drain to the
local water table that each homeowner in the area depends on.
The property runs downhill to the North from English Road at an approximate 40° angle then
uphill at a slightly smaller angle to the area where the power lines are located. In the middle is
a creek that acts as a rainwater drainage for the two hills. How is the creek going to be
impacted by the septic systems from 10 homes?
If each of these 16 homes has a minimum of 2 cars, that would mean an additional 32 vehicles
or more, entering and exiting the area on a daily basis. The only access to this property is via
Hunn or English Road. Several neighbors have spoken with a representative at CMS Homes
and was told that they are planning for 2 entrances on Hunn Road, one South of the power
lines and one North of the lines between the two 90° turns on Hunn Road. Our driveway is at
the junction of English and Hunn and it has become very precarious for us to exit our
driveway (at a 90° turn) and check the traffic on English, Hunn and Dietrich roads. At one
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time, traffic heading south from Hunn Road on to English or Dietrich had a stop sign.
Sometime ago, the sign was replaced with a yield sign. Unfortunately, they don’t always
yield.
The biggest problem I anticipate is the fact that CMS Homes is also planning to develop the
contiguous 61 acres located in Lincoln County with a similar 14 homes on 3 acre lots. It is my
understanding that Lincoln County does not have a Planning and Zone Commission and there
will be no restrictions placed on what kind or how many homes they may build. There are
also no Lincoln County roads on which they can use for access to this land and a potential for
another 30 or more cars on St. Charles County roads. This doesn’t even take into
consideration the vehicles that would provide busing for two different school districts, trash
removal, postal delivery, etc. The potential certainly exits for close to a hundred vehicles on
this dead-end, hilly, curvy St. Charles County road. I have also heard from the neighbors that
they have been approached by a CMS representative with inquires about purchasing their
property for future development.
None of this takes in consideration the large deer and turkey population that utilizes this 132
acres parcel. I am left with a lot of unanswered question and am adamantly opposed to the
rezoning of this property.

APPLICATION PRE21-26
PRELIMINARY PLAT FOR THE VILLAGE AT INDIAN CREEK - HUNN ROAD
Application No:
Property Owner:
Developer:
Engineer:
Current Zoning:
Requested Zoning:
2030 Master Plan:
Proposed Lots:
Parcel Size:
Location:
County Council District:
Account Nos.:

PRE21-26
Elmer V. Hargis
CMS Homes, LLC
Pickett, Ray, & Silver, Inc.
A, Agricultural District
RR, Single Family Residential District (3-acre
minimum lot size)
Recommends low density residential uses
16
63.20 acres
On the northwest corner of Hunn Road and English Road,
near Indian Camp Creek Park; and bordering Lincoln County
1
671040A000

CONTENTS:
 Staff Recommendation
 Site Photos
 Aerial Photo
 Surrounding Zoning Map
 2030 Land Use Map
 Notification Area Map
 Preliminary Plat
 Letters received
 None

STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Ellie Marr, CFM

Application No.: PRE21-26

Date: November 8, 2021

BACKGROUND:
Property Owner:

Elmer Hargis

Applicant:

DJ Land, LLC

Requested Actions:

Approve a preliminary plat for Hunn Road Tract (16 lots)

Location:

northwest corner of Hunn Road and English Road; in the northwest
corner of the County, west of Indian Camp Creek Park; and adjacent
to Lincoln County.

Current Land Use:

undeveloped (forested)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

A, Agricultural District
and RR, Single Family
Residential (3-acre
minimum lot size)

Single Family Residences
(including Indian Creek
Farms Subdivision)

South

A, Agricultural District

Single Family Residences

East

A, Agricultural District

Single Family Residences

West

(Lincoln County)

Single Family Residences
and Agricultural (forested)

2030 Master Plan:

Recommends Low Density Residential uses (1-4 dwellings per acre)

Public Services:

County Council District 1 – Joe Cronin
School District – Wentzville School District
Fire District – Wentzville Fire Protection District

Utilities:

Water – Individual Wells
Sewer – Individual Wastewater Treatment Systems

Parcel Account No.:

671040A000

This preliminary plat application includes a parcel comprised of 63.24 acres, located at the western
border of St. Charles County, and to be divided into sixteen (16) lots for single-family residential
development. The proposed average lot size is 3.73 acres. This preliminary plat is subject to the
approval of a zoning map amendment application (RZ21-17) from A, Agricultural District (5-acre
minimum lot size), to RR, Single Family Residential (3-acre minimum lot size) which is likewise
scheduled to be reviewed at the November 17, 2021 Planning and Zoning Commission meeting.

An overhead electric transmission line, located within a 100-foot wide non-development easement,
bisects the property into northern and southern portions.
Analysis
Services such as central water distribution and sanitary sewers will not be available. However, the
development, if approved, will provide adequate acreage per lot for installation of both onsite water
wells and wastewater treatment systems.
All proposed lots would front upon and take access from one of two internal streets, both with
entrances on Hunn Road, a County roadway. Providing two streets avoids crossing the electrical
easement which bisects the subject property. The recording of a final plat for this development would
dedicate an additional five feet of right-of-way to the County along Hunn Road. The street terminating
at the Lincoln County boundary may be required to provide a temporary turnaround for vehicles until
that proposed street might be extended.
The overhead electric transmission line easement will cross the rear portion of seven (7) of the
individual lots and is shown as a permanent easement on these lots. No development is expected
to occur within the easement.
The developer’s tree preservation plan for this heavily-wooded parcel shows 4.1 acres of existing
trees to be removed, primarily to build streets. 53 acres of existing trees would remain. 92.8% of the
existing tree mass will remain during the land disturbance phase of the proposed plat. The area
within the power line easement has been previously cleared and maintained and did not count
towards any tree preservation requirements. Lot purchasers will later remove trees to build homes,
but a relatively small percentage of trees would be removed as part of subdivision platting and
infrastructure construction.
RECOMMENDATION
County staff finds that the proposed plat meets the technical requirements of Chapter 410
(Subdivision Regulations) of the Unified Development Ordinance.
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*** 11/10/2021 - PRELIMINARY PLAT ***

111 North Lincoln Drive
Troy, MO 63379
636-462-3500

Phone (636) 397-1211
Fax (636) 397-1104
www.prs3.com

22 Richmond Center Court
St. Peters, MO 63376

St. Peters

THE VILLAGE AT INDIAN CREEK

DJ LAND LLC
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111 North Lincoln Drive
Troy, MO 63379
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THE VILLAGE AT INDIAN CREEK
SITE PLAN

DJ LAND LLC
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Troy, MO 63379
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THE VILLAGE AT INDIAN CREEK
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MINUTES OF REGULAR MEETING

ST. CHARLES COUNTY PLANNING AND ZONING COMMISSION
DATE:

OCTOBER 20, 2021

TIME:

7:00 P.M.

PLACE:

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

MEMBERS PRESENT:

Jennifer Bahr, Kevin Cleary, Chad Cornwell, Roger Ellis, Craig Frahm
(attended via WebEx), Terry Hollander, and Jamaal Jackson

MEMBERS ABSENT:

Diane Saale, and Tracy Boehmer

STAFF PRESENT:

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

CALL TO ORDER
Chairman Ellis called the meeting to order at 7:00 PM. Following the Pledge of Allegiance, Chairman Ellis
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.
Chairman Ellis 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.
Chairman Ellis noted that a quorum was present and entertained a motion to open the meeting.
Commissioner Boehmer made such a motion and Kevin Cleary Kevin Cleary seconded the motion. The
motion passed by unanimous voice vote.
Chairman Ellis provided instructions for those wishing to speak at the meeting.

CHANGES TO THE AGENDA
NONE
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PUBLIC HEARINGS
CONDITIONAL USE PERMIT AMENDMENT REQUEST - 5435 WESTWOOD DRIVE
Application No:
Property Owner:
Applicant:

CUP21-06
Weldon Spring Business Park, LLC
Joseph Weber, Owner and Organizer of Weldon
Spring Business Park, LLC
Property Zoning:
C2, General Commercial District
Ordinance Amendment Request: A request to amend Ordinance 07-098 for conditional
use permit C682, to increase the size of the outdoor
storage area
Parcel Size:
4.03 acres
Location:
On the north side of Westwood Drive, approximately
275 feet northeast of Jason Court; adjoining the City
of Weldon Spring
County Council District:
3
Account No.:
A870004348
Robert Myers, Director of Planning & Zoning provided a verbal report for Application No. CUP21-06. He
stated that this is an amendment to the existing conditional use permit that was approved in 2007 for the
same purpose as previously applied for (automobile, boat, and recreational vehicle storage). Mr. Myers
provided some history regarding the conditional use permit request to provide context. The area sought
for expansion is on the northwest corner of this property and is behind the SK8 Galaxy building, away from
residences but toward the buildings on Jason Court. The expansion area would be largely screened from
Westwood Drive by the SK8 Galaxy Building and would not adjoin any residences. Mr. Myers stated there
are four conditions in this 2007 Ordinance for the existing conditional use permit, and staff recommends
that the Planning & Zoning Commission recommend approval of the conditional use permit amendment
request, subject to conditions.
Chairman Ellis asked if the Commission had any questions for staff.
Kevin Cleary asked if all of the seven conditions recommended by staff have to be a part of this conditional
use permit. Mr. Myers responded that the staff recommended conditions are only to be taken as
suggestions.
Commissioner Bahr asked where she could find these conditions. Mr. Myers said they are in the written
staff report that is also online.
With no further questions for County staff, Chairman Ellis asked the applicant to come forward.
Joseph Weber, Applicant, 355 Galahad Dr., Weldon Spring, MO 63304 was sworn in. Mr. Weber stated
that Mr. Myers’ presentation about the conditional use permit explained everything well. He stated that he
purchased this property in March of this year, and he also purchased the adjoining properties along Jason
Court, which includes five buildings. The expansion of this lot will actually be utilizing the existing building
which is located on the property at No. 30 Jason Court, and it will basically touch up against that building.
Mr. Weber stated condition No. 6 of the staff recommended conditions states “A vegetated buffer of 10
feet shall be maintained or installed to the west and the existing 30-foot-wide buffer to the east shall be
maintained.” In that area, there was honeysuckle growing up the building that has been taken down, and
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he is not sure that putting vegetation back in that same spot would be practical. He stated that he would
consider putting in vegetation at the front of the property but not adjacent to the driveway. He is also taking
down a few trees that are non-desirable in order to give the property better curb appeal along Westwood
Drive. From this lot location, you can see the property line for the three buildings in the back of the property
and there is a property line that goes east and west where a utility easement goes through there. There
are LED lighting poles back there that are supplied by Ameren and give the property dusk to dawn lighting,
which he pays Ameren for. Those lights do not have hoods or shielding around them, but he does not think
that adding those would be practical since those are Ameren’s poles. He stated that he has no problem
with the other staff recommended conditions. Mr. Weber added that he is responsible for maintaining the
30-foot-wide vegetated buffer at the east side of the property, and the existing vegetation there is mainly
comprised of honeysuckle and constantly and needs to cut back. He stated that he would like to be able
to clear that vegetation and reinstall new arborvitaes or white pines if that would be allowed.
Chairman Ellis asked if it was Norwegian Spruce trees that Mr. Gary Griffin used to recommend, and
Commissioner Frahm responded that it was Blue Spruce trees.
Mr. Weber stated that Blue Spruce trees are very expensive, but he would not mind putting some of those
at the front of the property. He suggested planting some arborvitaes on 10-foot centers, as he’d like a
buffer there so if the neighbors go out in their yard they’re not seeing everything that’s stored there.
Chairman Ellis stated that this property is probably located along the largest portion of Westwood Drive
that contains residences.
With no other questions for the applicant, Chairman Ellis opened the public hearing and asked if anyone
from the audience wished to comment on Application CUP21-06.
Arnie C. Dienoff, PO Box 1535, O’Fallon, MO 63366 was sworn in. Mr. Dienoff stated that he is uncertain
about this application, as he does not feel that outdoor storage should be allowed along frontage corridors
or on prime real estate. He does not feel that this is the best use of the property, but he stated that he
believes in property owner’s rights. He stated this property is right off of a major corridor and near Missouri
Highway 94. He does not want the area to end up looking like other counties that don’t have any zoning
requirements. He stated that if the Planning and Zoning Commission votes to approve this application, he
would like to see additional conditions be added to help protect the property, the neighborhood, and the
adjoining property owners. He asked that the Commission hold the applicant accountable with the
conditions he has proposed as they make their decision.
Chairman Ellis asked the applicant to come back to the podium.
Kevin Cleary asked Mr. Weber if any kind of additional commercial uses of either renting or sales is the
intended use of this property. Mr. Weber responded in the negative but stated that he does rent commercial
space so if someone was to do sales or rentals inside of one of the buildings, he is not sure whether that
would be allowed in the C-2 General Commercial District or not.
Kevin Cleary asked what materials are currently stored inside of the SK8 Galaxy building. Mr. Weber
replied that he is permitted to put demising walls inside and take that 19,000 square foot building and
divide it into 4,700 square foot spaces, but he is not yet finished with those divisions. When he purchased
the building there was a contractor in there using the space who was the seller.
Kevin Cleary asked what types of materials are stored in those buildings because he thought was being
used as some type of an office warehouse. Mr. Weber responded that the contractor currently has pallet
racking stored there, as he does a lot of restoration work for homes that have been flooded. Blowers for
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drying, vacuum cleaners and saws are also being stored there, but does not want any chemicals or
fireworks kept there.
Kevin Cleary asked if he plans to add to the existing building or if he is making room for more outdoor
storage. Mr. Weber responded that there are partitions inside of the building that are being put up and
have been permitted by the County Council.
Kevin Cleary asked if any manufacturing was being done there. Mr. Weber said that manufacturing is not
allowed because the property would have to be zoned light industrial for that type of use. Since he has
purchased the adjacent buildings, he has had a few tenants move in. He stated that Mr. Fixit is moving in
and a few small trade people are running their business out of there.
There being no further questions for the applicant, Chairman Ellis closed the public hearing and brought it
back to the Commission for consideration.
Kevin Cleary stated that he believes there needs to be a discussion about the buffering requirement
mentioned in staff recommended condition No. 6, as this is a request to expand on a continued use that
doesn’t seem to be greatly impacting people around
Commissioner Bahr wanted to clarify that the 10-foot-buffer to the west would be between the lot and the
building that Mr. Weber owns. Mr. Weber stated that he does not see a benefit of putting in vegetation
back there as he foresees someone wanting to make it a hard surface in order to make it usable. He stated
that he would rather trade that out for some additional plantings to be added near the road.
Commissioner Bahr asked Mr. Weber if he will have to replace the light fixtures that are currently located
on the property with a different kind of fixtures if the Commission puts condition No. 4 in this CUP which
states that “All exterior lighting on site shall utilize full cutoff light fixtures.” Mr. Weber said that he does not
believe that Ameren offers full cutoff fixtures, and the existing lighting he is using are Ameren’s dusk to
dawn lights that are already in place and are located about 450 feet from the road.
Commissioner Bahr asked if those lights were located on Mr. Weber’s property. Mr. Weber said they are
located on the easement between one property on an easement that he has granted to Ameren to put in
poles and transformers that supply electricity to the building. Commissioner Bahr asked if those lights are
not his, but Ameren’s, and Mr. Weber answered in the affirmative. Commissioner Bahr asked if he will be
putting in any more exterior lighting and he said he would rather not and would like to continue using
Ameren’s lighting.
Chairman Ellis asked if there would be sufficient light to cover all of the existing ground on the property.
Mr. Weber said it is and the old skating rink has LEDs that shoot down into the parking lot which are more
directional. There are also others that shoot back, and it is lit well and goes from sunrise to sundown.
Commissioner Bahr read condition No. 2 which states “All trees illustrated on the approved site plan shall
be maintained in a healthy condition with diseased or dead trees replaced.” She stated that Mr. Weber
mentioned removing some trees and putting different trees in and asked if that is illustrated on the
submitted concept plan. Mr. Weber responded that the site plan shows the existing vegetation which would
have to be removed in order to allow parking. He said that there is vegetation on the north side of the
property, where the light fixtures are located that has native cedar trees with underlying honeysuckle. Mr.
Weber stated that he would like to keep the existing foliage, but he wants to be able to see all four sides
of the property for security reasons.
Commissioner Bahr asked Mr. Weber if condition No. 2 poses an issue with his submitted concept plan.
Mr. Weber responded that he would be fine with that condition.
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Commissioner Bahr asked Mr. Weber if there are any of these conditions that he has an issue with, other
than the 10-foot vegetative buffer. Mr. Weber responded that the only issue he has is with the condition
that references the lighting fixtures, the maintenance of the 30-foot-wide buffer on the east side of the
property.
Commissioner Bahr stated that staff recommended condition No. 6 mentions the 10-foot buffer being
maintained. Mr. Weber said the 10-foot buffer would be on the west side of the property which would be
basically between his lot and building. He stated that he would rather not plant anything there but if it is
needed to get vegetation credits, he would rather put them up on Westwood Drive where the old house
used to be located. Commissioner Bahr asked Mr. Weber if he would prefer that condition No. 6 be
amended to not include a vegetative buffer of 10-feet. She added that the Condition also states the existing
30-foot-wide buffer to the east shall be maintained and it sounds like he would rather change that buffer to
something else. Mr. Weber said he would like to take down what is there and replace it. Commissioner
Bahr asked if he would still maintain that buffer, and Mr. Weber answered in the affirmative.
Commissioner Cornwell stated that he does not see an issue with Mr. Weber removing the 10- foot buffer
on the west of the property because Ameren is going to take that down anyway because it’s a commercial
lot that abuts another commercial lot. He asked staff if the condition regarding the 30-foot buffer is removed,
would Mr. Weber still have to maintain some type of buffer? If Mr. Weber gets rid of the honeysuckle, which
is not a desirable type of tree, and replaces it with something else it would probably meet the intention of
that condition. He asked Mr. Myers if that was the intent of this condition. Mr. Myers answered in the
affirmative, and he added that he would be fine with the removal of the 10-foot buffer requirement on the
portion of the property that backs to Jason Court. On the other side of the property, the condition for the
30-foot buffer states that no clearing or grading within 30-feet of the eastern property line shall be permitted
and all existing vegetation within that area shall be retained. Mr. Myers does not know if there are any
mature trees within that area but removing those could be a detriment to the neighbors on Crystal View
Drive. There is nothing in these conditions that says that brush and dead trees could not be cleared and
removed. Brush and diseased trees can be replaced but if it was to be totally removed, he suggested that
both a fence and some trees should be placed there since it would take years for trees to mature.
Commissioner Bahr suggested amending condition No. 4 to state “All added or additional exterior lighting
on site must utilize full cutoff light fixtures” because that causes them not to have to remove the lighting
that is already there and replace it with full cutoff light fixtures. Mr. Myers responded that was the intention
when this was written - that any new additional lighting would be focused where it would cast the lighting
downward towards the storage area and not towards the neighboring properties.
There being no further discussion, Chairman Ellis entertained a motion to amend Ordinance No. 07-098
by the deletion of the Conditions in Section 2 of the Conditional Use Permit and that Section 2 be amended
by the inclusion of the following:
Condition No. 1 - A site plan in accordance with the concept plan attached as part of Exhibit B shall be
submitted to and approved by the St. Charles County Community Development Department.
Condition No. 2 – All trees illustrated on the approved site plan shall be maintained in a healthy condition
with diseased or dead trees replaced.
Condition No. 3 – All items stored must be maintained in a highway ready state.
Condition No. 4 – All future exterior lighting on the site shall utilize full cutoff light fixtures.
Condition No. 5 – Proposed fencing as viewed from Westwood Drive shall be screened or made opaque.
Condition No. 6 – Applicants shall maintain or install the existing 30-foot-wide buffer to the east shall be
maintained.
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Condition No. 7 – No conditional use shall become active until all conditions of approval have been met.
Chairman Ellis asked for a motion to approve Application CUP21-06, subject to the amended conditions.
Kevin Cleary made such motion, and Commissioner Hollander seconded the motion.
The vote on the motion was as follows:
Roger Ellis

Yes

Chad Cornwell

Yes

Jennifer Bahr

Yes

Kevin Cleary

Yes

Jamaal Jackson

Yes

Craig Frahm

Yes

Terry Hollander

Yes

Application No. CUP21-06 was Approved.

TABLED AND/OR CONTINUED ITEMS
NONE

APPROVAL OF THE MINUTES FROM THE SEPTEMBER 15, 2021 REGULAR MEETING
Chairman Ellis asked for a motion to approve the minutes from the September 15, 2021 regular meeting.
Kevin Cleary made and was seconded by Commissioner Hollander.
The minutes were approved by unanimous voice acclamation.

OTHER BUSINESS
I.

PLANNING & ZONING DIVISION UPDATES
There were no updates.

ADJOURNMENT OF MEETING
Commissioner Hollander made a motion to adjourn the meeting. The motion was seconded by Kevin
Cleary and was approved by unanimous acclamation. The meeting adjourned at 7:39 p.m.

Respectfully submitted by:

Roger Ellis, Chairman
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