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
AT THE REQUEST OF THE APPLICANT, APPLICATION CUP21-20 HAS BEEN
REMOVED FROM THE AGENDA AND WILL BE HEARD AT THE NEXT REGULAR
MEETING
Documents:
REQUEST TO POSTPONE.PDF
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:
night)

A bed and breakfast residence (up to 10 guests per

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:
Account No.:

2
T072100013

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. 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:
minimum lot size)

RR, Single Family Residential District (3-acre

2030 Master Plan:

Recommends low density residential uses

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 - 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:

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

Brad Goss
Ph 314.719.3702
Fax 314.719.3703
bgoss@salawus.com

November 16, 2021
Ellie Marr
Robert Myers
201 N. 2nd Street
Suite 420
St. Charles, MO 63301
Re:

CUP21-20 Application – 2440 South Hwy 94

Dear Ms. Marr and Mr. Myers:
This letter is to formally request that the bill to consider the conditional use permit set on
the November 17, 2021 Planning and Zoning agenda be tabled to allow for additional time to
discuss outstanding issues recently raised by neighbors of the property. The Applicant has
scheduled a meeting with the neighbors in order to fully understand and discuss possible
resolution of any outstanding concerns. My clients believe that with the additional time they will
be able to more fully address the concerns expressed and revise the plan accordingly.
If you or any member of the Board should have any questions, please call me. Thank you
for your consideration.
Sincerely,
SmithAmundsen LLC

By:
Brad Goss
cc:

P&Z planning@sccmo.org
St. Charles County Portal

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:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 2030 Land Use Map
 Notification Area Map
 Project Narrative
 Preliminary Concept Plan
 Letters received
 None

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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REZONING RZ21-17
REZONING REQUEST – HUNN RD
Application No:
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

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 2030 Land Use Map
 Notification Area Map
 Letters received
 Concerns - Terrie Boyet
 Opposition - Katy Wortmann
 Opposition - Eugene and Judith McCallister

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)

Subject
Property

RZ21-17 - Aerial

Subject
Property

RZ21-17 - Zoning

Subject
Property

RZ21-17 - 2030 Land Use

RZ21-17 - Notification Area Map

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

⚫ Page 2

November 16, 2021

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.

Subject
Property

PRE21-26 - Parcel Map

Subject
Property

PRE21-26 - Aerial

Subject
Property

PRE21-26 - Zoning

Subject
Property

PRE21-26 - 2030 Land Use

PRE21-26 - Notification Area Map
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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

Prepared For:

THE VILLAGE AT INDIAN CREEK
COVER SHEET

PRELIMINARY PLAT

PRELIMINARY PLAT
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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.
Page 5

Planning and Zoning Commission Meeting, October 20, 2021

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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