ST. CHARLES COUNTY
PLANNING & ZONING COMMISSION
AGENDA FOR REGULAR MEETING
NOVEMBER 21, 2018
7:00 PM
COUNTY EXECUTIVE BUILDING
THIRD FLOOR COUNCIL CHAMBERS
100 N. THIRD STREET, ST. CHARLES, MO 63301

TENTATIVE
AGENDA
CALL TO ORDER
PLEDGE OF ALLEGIANCE
CHANGES TO THE AGENDA
PUBLIC HEARINGS - CONDITIONAL USE PERMITS
I. CONDITIONAL USE PERMIT REQUEST - 245 TERRY RD
Application: CUP18-15
Owner: Sunflower Hill, LLC
Applicant: Michael Koehneman
Property Zoning: A, Agricultural District, with Floodway
Fringe Overlay District
Use Requested: A Restaurant
2025 Land Use Plan: Recommends Agricultural-Tourism Uses
Parcel Size: 17.39 acres
Location: On the southwest corner of the of intersection
of Terry Court and Terry Road
Council District: 2
Parcel Account Nos.: 189000D000 & 189000C000
Documents:
PZ AGENDA PACKET - CUP18-15.PDF
II. CONDITIONAL USE PERMIT REQUEST - 1042 SOUTH POINT PRAIRIE RD
Application: CUP18-16
Owner: Greystone Holdings, LLC
Applicant: Maple Leaf Holdings, LLC, c/o Brad Goss
Property Zoning: C2, General Commercial District
Use Requested: RV and Boat Storage
2025 Land Use Plan: Recommends future Commercial Use

Applicant: Maple Leaf Holdings, LLC, c/o Brad Goss
Property Zoning: C2, General Commercial District
Use Requested: RV and Boat Storage
2025 Land Use Plan: Recommends future Commercial Use
Parcel Size: 9.90 acres
Location: On the east side of South Point Prairie Road,
Between I-70 and Interstate Drive; adjacent to
the City of Wentzville
Council District: 2
Parcel Account No.: 730440A000
Documents:
PZ AGENDA PACKET - CUP18-16.PDF
PLATS
I. PRELIMINARY PLAT FOR NOELLE LANE ESTATES - NOELLE LANE
Application: PRE18-17
Owners/Developers: Dominic and Emily Lickteig, and Ryan and
Rachel Blassie
Property Surveyor: Janes Surveying
Current Zoning: A, Agricultural District
Parcel Size: 16.90 acres
Number of Lots: 2
Location: On the southwest corner of the intersection of
Eisenbath Road and Noelle Lane
Council District: 1
Parcel Account Nos.: T180200038 and T000200124
Documents:
PZ AGENDA PACKET - PRE18-17.PDF
II. PRELIMINARY PLAT FOR THE RESUBDIVISION OF LOT 149 OF SUMMERFIELD PLAT 2 &
PART OF TRACT 20 OF HICKORY DALE
Application: PRE18-18
Owners/Developers: Kurt A. Mizgate and Kathryn A. Mizgate
Property Surveyor: Landmark Surveying Company
Current Zoning: R1E, Single-Family Residential District
Parcel Size: 1.08 acres
Number of Lots: Combining two lots
Location: On the north side of Summerview Drive,
approximately 560 feet west of Kickshaw Drive

Parcel Size: 1.08 acres
Number of Lots: Combining two lots
Location: On the north side of Summerview Drive,
approximately 560 feet west of Kickshaw Drive
Council District: 7
Account Nos.: 579101A029, and A893000698
Documents:
PZ AGENDA PACKET - PRE18-18.PDF
TABLED ITEMS
NONE
APPROVAL OF MINUTES FROM THE SEPTEMBER 19, 2018, & THE OCTOBER 17, 2018
REGULAR MEETINGS
Documents:
9.19.18 PZ MTG MINUTES - DRAFT.PDF
10.17.18 PZ MTG MINUTES - DRAFT.PDF
OTHER BUSINESS
I. PLANNING & ZONING DIVISION UPDATE
ADJOURNMENT

CUP 18-15
CONDITIONAL USE PERMIT REQUEST - 245 TERRY RD
Application:
Owner:
Applicant:
Property Zoning:
Use Requested:
2025 Land Use Plan:
Parcel Size:
Location:
Council District:
Parcel Account Nos.:

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 Preliminary Concept Plan
 Letters Received:
 None

CUP18-15
Sunflower Hill, LLC
Michael Koehneman
A, Agricultural District, with Floodway
Fringe Overlay District
A Restaurant
Recommends Agricultural-Tourism Uses
17.39 acres
On the southwest corner of the of intersection
of Terry Court and Terry Road
2
189000D000 & 189000C000

STAFF RECOMMENDATION
To: St. Charles County Planning & Zoning Commission

Prepared by: Ellie Marr

Application No.: CUP18-15

Date: November 21, 2018

GENERAL INFORMATION
Owner/Applicant:

Sunflower Hill LLC

Requested Action:

Conditional Use Permit for a restaurant in association with
conditional uses permitted under CUP17-10 and also with the
permissive use of a farm stand in Agricultural zoning.

Existing Zoning:

A, Agricultural District with FF, Floodway Fringe Overlay District.

Location:

On the southwest corner of the intersection of Terry Court and
Terry Road; 245 Terry Road

Existing Land Use:

Agricultural and private event facility

Size:

17.39 Acres

Adjacent Land Uses
and Zoning:
Direction

Zoning District

Existing Land Use

North

A, Agricultural District
with FF/Floodway
Fringe Overlay District
and CUP
A, Agricultural District
with FF/Floodway
Fringe Overlay District
and CUP
A, Agricultural District
with FF/Floodway
Fringe Overlay District
and CUP
A, Agricultural District

Vacant Agricultural

South

East

West

Single Family Residence and
Vacant Agricultural

Single Family Residence and
Farm

Vacant Agricultural

Year 2025 Plan:

Agri-Tourism

Zoning History:

This property has been zoned Agriculture since the inception of
zoning in 1959. In 2017, CUP 17-10 was granted for 1.) A building
for conducting weddings and private parties, and 2.) Rural
recreational activity

SPECIAL INFORMATION
Public Services:

County Council District 2 – Joe Brazil
School District – Washington School District
Fire District – Augusta Fire District

Utilities:

Water – Public Water Supply #2
Sewer – Individual Wastewater Treatment System
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PETITIONER’S REQUEST
The petitioner is requesting a Conditional Use Permit to operate a restaurant in association with
a conditional use (event center) granted under CUP17-10. The restaurant would be located
inside the existing event center and would use the existing parking. The hours of operation for
the proposed restaurant/café would be Monday through Friday from 7 a.m. to 2 p.m. and on
Saturday and Sunday from 7 a.m. to 5 p.m. unless there is a private event when the hours
would be from 7 a.m. to 12 p.m.
ANALYSIS
Section 405.510.B of the Unified Development Ordinance specifies the following factors in
considering and reporting on Conditional Use Permit applications:
“Before authorizing the issuance of a conditional use permit, the County Council may impose
such conditions and will, in the County Council’s judgment
•

ensure that the establishment, maintenance, or operation of the conditional use will not be
detrimental to or endanger public health, safety, or general welfare;

•

that the conditional use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted nor substantially diminish and impair
property values within the neighborhood;

•

and that the establishment of the conditional use will not impede the normal and orderly
development and improvement of surrounding property for uses permitted in the district.”

Staff has reviewed this criterion relative to the subject site and finds the proposed usage of this
property for a restaurant/cafe with proposed conditions to conform with the conditional use
permit criteria. The submitted concept site plan outlines the location of the event barn with a
square footage of 2,584. The facility does have a commercial kitchen that is currently used for
events held there and the applicant is proposing to make use of this facility with a café. The café
would provide a limited breakfast and lunch menu while incorporating produce from the farm
into the limited menu.
Access to the property is off of Terry Road. The driveway has been improved to meet St.
Charles County standards for ingress/egress onto Terry road after approval of CUP17-10. The
current parking lot has forty-three (43) parking spaces with four (4) handicapped parking spaces
adjacent to the event barn. In addition, there are six (6) separate parking spaces for employees.
Landscape buffering was not required along adjacent properties for the previous conditional
uses approved under CUP17-10; however, the property does have a well-established tree line
along the northern, eastern, and western boundaries of the property with all activities currently
approved at no less than fifteen hundred (1,500) feet from any residence. In addition, the
applicant has provided landscaping that enhances the barn and the parking area along with
other outdoor areas.
RECOMMENDATION
The Planning and Zoning Division recommends that the Planning and Zoning
Commission recommend approval of the application as conforming to the criteria of
Section 405.410.B. of the County Code and subject to the following conditions:
1. An updated site plan in substantial conformance with the approved CUP
concept plan, and indicating compliance with all applicable UDO requirements
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and these conditions shall be submitted to and approved by the Department of
Community Development prior to any construction activities.
2. No more than ninety-nine (99) guests shall be allowed in the event center
building at any time.
3. The restaurant/café shall not open to customers prior to 7 a.m. and shall close
no later than 5 p.m.
4. No conditional use shall be active until all conditions of the approval have
been met.
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Subject Property
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CUP 18-16
CONDITIONAL USE PERMIT REQUEST - 1042 SOUTH POINT PRAIRIE RD
Application:
Owner:
Applicant:
Property Zoning:
Use Requested:
2025 Land Use Plan:
Parcel Size:
Location:

Council District:
Parcel Account No.:

CUP18-16
Greystone Holdings, LLC
Maple Leaf Holdings, LLC, c/o Brad Goss
C2, General Commercial District
RV and Boat Storage
Recommends future Commercial Use
9.90 acres
On the east side of South Point Prairie Road,
Between I-70 and Interstate Drive; adjacent to
the City of Wentzville
2
730440A000

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 Preliminary Concept Plan
 Letters Received:
 None

STAFF RECOMMENDATION

To: County Planning & Zoning Commission

Prepared by: Mark E. Price Jr. AICP, CFM

Application No.: CUP18-16

Date: November 13, 2018

GENERAL INFORMATION
Property Owner:

Graystone Holdings, LLC.

Applicant:

Smith Amundsen, Ashley Starks

Requested Action:

A conditional use permit for boat and recreational vehicle storage.

Location:

1042 South Point Prairie Road; on the east side of South Point
Prairie Road, approximately 520 feet south of Veterans Memorial
Parkway adjacent to the City of Wentzville.

Size:

6.39 acres

Current Land Use:

Single Family Home,
telecommunications tower.

indoor

Self

Storage,

and

Adjacent Land Uses
and Zoning:
Direction

Zoning

Land Use

North

Incorporated into the City
of Wentzville.
Incorporated into the City
of Wentzville
Incorporated into the City
of Wentzville
A, Agriculture

Warehouses and
outdoor vehicle storage
Single Family
Residences
Vacant Lot

South
East
West

2025 Master Plan:

Farmland

Recommends future commercial uses

SPECIAL INFORMATION
Public Services:

County Council District 2 – Joe Brazil
School District – Wentzville School District
Fire District – Wentzville Fire Protection District

Utilities:

Water – Public Water Supply #2
Sewer – Wentzville service area, currently served by individual
wastewater treatment system

a

BACKGROUND
The property owner is proposing a 110 stall boat and recreational vehicle storage yard. The
yard will be gated, and fenced. The property will not be attended and will have a phone number
for assistance that is answered off site. The site will be accessible 24 hours a day via a keypad
and electronic gate. The submitted site plan of the outdoor storage area shows a gravel surface
with sufficient fencing.
In regard to the gravel parking surface, commercial sites are required by ordinance to be paved;
however, the applicant may submit a formal request to the Planning and Zoning Division
Director prior to formal site plan approval for permission to use a graveled, dust-free surface.
The proposed development on South Point Prairie Road will be similar to other storage lots
located around the County with landscape buffering located along the front of the property. As
the property is adjacent to agricultural or commercial properties, no landscaping buffer will be
required long the northern or eastern boarder of the property.

This property has had a lengthy zoning history. The property has been rezoned one
time and has had four Conditional Use Permits issued. The details of those cases are
listed below:
Rezoning:
In 1988 William and Nancy Parker requested the property be rezoned from A-2,
Agricultural to C-2, General Commercial to allow for a storage building for a
remodeling business (case RZ-1186). That request was approved on May 19, 1988.
Conditional Use Permits:
1) William and Nancy Parker requested a Conditional Use Permit (CUP 273) to
allow a Single Family Dwelling and a warehouse in a completely enclosed
building. This request was approved on May 19, 1988.
It appears that the single family dwelling portion of this Conditional Use
Permit was completed but the warehouse portion of the conditional use permit
was not established and expired.
2) In 2014, Eric and Mitchell Rehmann requested a Conditional Use Permit
(CUP 22067) CUP for Firewood Cutting, Sales, and Storage; Automobile,
Truck, Trailer, and Recreational Vehicle Sales and storage; and Boat
Storage. This request was approved via Ordinance 14-039 on April 28, 2014.
On June 20, 2016, County Council granted a 2 year extension to this
conditional use permit via Ordinance 16-045. It appears that the Conditional
Uses granted in this application were never established and have since
expired.
3) Rehmann Group Missouri, LLC and Mitchell Rehmann applied for a
Conditional Use Permit (CUP 25317) to allow for Self-Storage or Mini

Warehouses and Boat Sales. County Council did grant these conditional
uses by Ordinance 15-026 on April 6, 2015.
It appears that the Self-Storage or Mini Warehouses Conditional Use was
established however the boat sales use was not established and has since
expired.
4) Greystone Holdings, LLC applied for a Conditional Use Permit to allow the
construction of a 125 foot tall Cell Tower within 1 mile of an existing tower
(CUP 17-01). The application was approved on April 5, 2017, and a
telecommunications tower was constructed at the northeast corner of the
property.
ANALYSIS
Conditional use permits are evaluated based on criteria established within the Unified
Development Ordinance. Section 405.510.B of the Unified Development Ordinance
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 has reviewed this criterion relative to the subject site and concept plan and finds
the proposed usage of this property for boat and recreational vehicle storage would
conform to the conditional use permit criteria with certain conditions.
In evaluating the land uses in the area, the site and the properties to the north, south,
and east are zoned commercial and even though commercial uses have not developed
on all of these properties, as the City of Wentzville develops to the south and west of
Interstate 70 this is expected to change. The property across South Point Prairie Road
to the west of the site is currently zoned Agriculture and is farmed; however with the
emerging commercial nature of the area, and the future construction of the David
Hoekel Parkway, this is expected to change.
The existing residential area to the south of the property, south of Interstate Drive,
would be buffered from the proposed use by an existing mature tree line that is located
on the northern right-of-way line of Interstate Drive.

RECOMMENDATION
The Planning and Zoning Division recommends this conditional use request for a
Boat and RV Storage site be approved subject to the following conditions:
1. A site plan in conformance with the attached concept plan must be
submitted to and approved by the St. Charles County Community
Development Department.
2. All recreational vehicles and boat trailers stored outdoors must remain
currently licensed and in road ready condition.
3. Any existing trees within twenty feet of a street right-of-way, and within
twenty feet of the west property line, shall remain in place, except to
meet sight distance requirements for the driveway.
4. As a precondition for site plan approval, any County Ordinance
violations, must be abated, and any outstanding County permits must
be obtained before the County may issue site plan approval.
5. No conditional use shall be active until all conditions of the approval
have been met.

Photo looking east into the property from South Point Prairie Road.

Photo looking southeast into the property from South Point Prairie Road.
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PRELIMINARY PLAT PRE18-17
PRELIMINARY PLAT FOR NOELLE LANE ESTATES - NOELLE LANE
Application:
Owners/Developers:
Property Surveyor:
Current Zoning:
Parcel Size:
Number of Lots:
Location:
Council District:
Parcel Account Nos.:

PRE18-17
Dominic and Emily Lickteig, and Ryan and
Rachel Blassie
Janes Surveying
A, Agricultural District
16.90 acres
2
On the southwest corner of the intersection of
Eisenbath Road and Noelle Lane
1
T180200038 and T000200124

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 Topographic Map
 Preliminary Plat
 Letters received
 Comments - Fort Zumwalt School District
 Comments - Spire Energy

STAFF RECOMMENDATION
To: County Planning & Zoning Commission
Application No.: PRE18-17

Prepared by: Karen Hutchins
Date: November 13, 2018

GENERAL INFORMATION
Owner:

Steven and Patricia Yager (Parcel: T000200124)
Ryan and Rachael Blassie (Parcel: T180200038)

Applicant:

Tyler Lehman, Janes Surveying, Inc.

Location:

3181 Noelle Ln, located on the southwest corner of the intersection of
Eisenbath Road and Noelle Lane

Subdivision area:

16.9 acres: 3181 Noelle Ln (10.9 ac) and T180200038 (6.0 acres)

Current Zoning:

Agricultural (minimum 5 acre lots)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

A, Agricultural District

Single Family/Farm

South

A, Agricultural District

East

A, Agricultural District

West

A, Agricultural District

Single Family Residential/
Agricultural
Single Family Residential/
Agricultural
Farm/Agricultural

Zoning History:

This property has been zoned Agriculural since 1959 with the
inception of County zoning.

Public Services:

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

Utilities:

Water – Individual Well
Sewer – Requires Individual Wastewater Treatment System

ANALYSIS
The property currently consists of 16.9 acres. The proposed plat divides the 16.9 acre parcel
T000200124 into 2 lots. Lot #1, parcel T180200038 is 6.0 acres and parcel T00200124, Lot #2
T0002000124 is 10.9 acres located at 3181 Noelle LN. The property is zoned A, Agricultural
District with both lots conforming to the minimum 5 acre lot size requirement. The property is not
currently adjacent to or near any water or sewer service. Individual well and wastewater treatment
systems will be required. A drainage area is located on the southern portion of both lots and will
require, a 25’ vegetated buffer be maintained. Access is via a privately maintained roadway and
membership of the Noelle Lane Association will be required.
RECOMMENDATION
The Planning and Zoning Division recommends that the Planning and Zoning Commission approve
the preliminary plat for the re-subdivision of 3181 Noelle Lane estates into two separate lots. An
agreement with the Noelle Lane Association for access to both lots will be required.
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FORT ZUMWALT SCHOOL DISTRICT
District Administrative Offices
555 East Terra Lane
O'Fallon, MO 63366
Dr. Bernard DuB ray
Superintendent of Schools

Telephone: (636) 240-2072
(636) 272-1059
Fax:
Website: www,f7_k1 lmo.gs

October 31, 2018
St. Charles County Community Development
Ellie Man
201 North Second Street, Room 420
St. Charles, MO 63301
Dear Ms. Man:
My understanding is the proposed subdivision Noelle Lane Estates located off Noelle Lane &
Eisenbath Road in O'Fallon, Missouri will have 2 single family home sites. These students will be
assigned to Mount Hope Elementary (K-5), North Middle School (6-8) and North High School
(9-12). Based on the preliminary plans we have received for the subdivision the district will be
unable to provide bus services for those students. The culdesac on Noelle Lane does not meet the
district's required 110' radius. Students will be picked up on Eisenbath Road.
If I can be of further assistance to you, or if the plans change significantly, please contact me.

Si rely,
4114,_

Dr. Bernard J. DuBray
Superintendent
C:

David Woods, Director of Planning and Zoning, City of St. O'Fallon
Jeff Schwepker, Director of Transportation

Board of Education
Mike Swaringine*
President

Mike MacCormack*** Scott Grasser*
Vice President
Member

John Callahan* Craig Moore* Erica Powers*
Member
Member
Member

*Certified Board Member/"Advanced Board Memberl***Master Certified Board Member

Tommy George Jr*
Member

From:
To:
Subject:
Date:
Attachments:

Thaemert, Kent
CTYPNZ
RE: Preliminary Plat for Noelle Lane Estates Subdivision
Friday, October 26, 2018 2:43:59 PM
image004.png
image005.png

Spire has no objections to this plat. Thanks.

Kent Thaemert

Manager Construction Engineering
6400 Graham Rd.
St. Louis, 63134
314-575-8018 Mobile
Kent.Thaemert@spireenergy.com
SpireEnergy.com

From: Weiss, Sheila <smweiss@sccmo.org>
Sent: Friday, October 26, 2018 9:07 AM
To: Ameren <dgiessmann@ameren.com>; CHARTER SPECTRUM (Kerin.Miller@Charter.com)
<Kerin.Miller@Charter.com>; City of St. Paul <wlholloway@centurytel.net>; Fann, Debbie
<DFann@sccmo.org>; Fort Zumwalt School District (Dr. Bernard J. DuBray)
<bdubray@fz.k12.mo.us>; Soil & Water Conservation District (Theresa Dunlap)
<theresa.dunlap@swcd.mo.gov>; Tajkowski, Craig <CTajkows@sccmo.org>; Village of Josephville
<mjhimmer1@live.com>; Wentzville Fire Protection District - Mike Marlo
(mmarlo@wentzvillefire.org) <mmarlo@wentzvillefire.org>; Agee, Jared <JAgee@sccmo.org>; Zerr,
Mick <mzerr@sccmo.org>; Century Link <Nancy.DeVinay-McNeley@centurylink.com>; Century Link
<Michelle.Gerteisen@centurylink.com>; Chappuis, Steven <SChappuis@sccmo.org>; Gnecco, Rich
<RGnecco@sccmo.org>; Hillner, Lee <LHillner@sccmo.org>; Maize, Leland <LMaize@sccmo.org>;
Mueller, Paul <PMueller@sccmo.org>; Wheeler, Keith <KWheeler@sccmo.org>; Covey, CG
<CG.Covey@spireenergy.com>; Garrett, Cliff <Cliff.Garrett@spireenergy.com>; Thaemert, Kent
<Kent.Thaemert@spireenergy.com>
Cc: Myers, Robert <RMyers@sccmo.org>; Marr, Ellie <EMarr@sccmo.org>
Subject: Preliminary Plat for Noelle Lane Estates Subdivision

Good morning,
The subject preliminary plat will be heard before the St. Charles County Planning and Zoning
Commission on November 21, 2018.

Please review the subdivisions with regard to planning and development policy, regulatory
compliance, impact on the delivery of essential services, public safety, and any other concerns
your office or agency may have. Your comments on the proposed development will assist the
Planning and Zoning Division and Development Review Division in reviewing this plan to make
a recommendation to the Planning and Zoning Commission. Please forward any comments
you wish to make to Ellie Marr, 201 North Second Street, Room 420, St. Charles, MO 63301 by
November 5, 2018. If you prefer, you may fax your comments to 636-949-7336, or you may
email them to ctypnz@sccmo.org.
Should you have any questions regarding this matter, please contact this office at (636) 9497335.
Sincerely,
Sheila Weiss | Administrative Assistant
St. Charles County Government - Community Development
201 N. 2nd Street, Suite 410, St. Charles, MO 63301
636-949-7500 Ext. 7250 (office)
636-949-1815 (fax) | smweiss@sccmo.org

PRELIMINARY PLAT PRE18-18
PRELIMINARY PLAT FOR THE RESUBDIVISION OF LOT 149 OF SUMMERFIELD PLAT 2
& PART OF TRACT 20 OF HICKORY DALE
Application:
Owners/Developers:
Property Surveyor:
Current Zoning:
Parcel Size:
Number of Lots:
Location:
Council District:
Account Nos.:

PRE18-18
Kurt A. Mizgate and Kathryn A. Mizgate
Landmark Surveying Company
R1E, Single-Family Residential District
1.08 acres
Combining two lots
On the north side of Summerview Drive,
approximately 560 feet west of Kickshaw Drive
7
579101A029, and A893000698

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 Future Land Use Map
 Topographic Map
 Preliminary Plat
 Letters received
 Comments - Duckett Creek Sanitary District
 Comments - Spire Energy

STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Mark Price Jr. AICP, CFM

Application No.: PRE18-18

Date: November 13, 2018

GENERAL INFORMATION
Owner:

Kurt A Mizgate and Kathryn A Mizgate

Applicant:

Landmark Surveying Co. Inc.

Requested
Action:

Approval of a preliminary plat for the re-subdivision of Lot 149 of
Summerfield Plat 2.

Location:

3943 Summerview Drive, on the north side of Summerview Drive,
approximately 560 feet west of Kickshaw Drive.

Subdivision area:

0.84 acres

Current Zoning:

Both parcels are zoned R1, Single Family Residential

Current Land Use:

Single-Family Residential (one residence)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

R1E, Single Family
Residential
R1E, Single Family
Residential
R1E, Single Family
Residential
R1E, Single Family
Residential

Single Family Residence

South
East
West

Single Family Residence
Single Family Residence
Single Family Residence

2025 Master Plan:

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

Public Services:

County Council District 7 – John White
School District – Francis Howell School District
Fire District – Cottleville Fire Protection District

Utilities:

Water – Public Water Supply District #2
Sewer –Public Water Supply District #2

ANALYSIS
The proposed subdivision is a re-subdivision of Lot 149 of the Summerfield Plat 2 and a portion of
Tract 20 in the Hickory Dale Subdivision. The subdivision joins one lot from Summerfield Plat 2
with an adjoining lot from the Hickory Dale subdivision. The proposal would enlarge the lot inside
of the Summerfield subdivision by incorporating a 0.60 acre lot from Hickory dale subdivision.
Ordinarily, this action would have involved a Boundary Adjustment Plat and would have been
handled administratively. However, these lots are in two different subdivisions and as such require
Planning and Zoning Commission approval to modify the two existing subdivisions.

Summerfield Subdivision Plat 2 was platted in July of 1976 and Hickory Dale Subdivision was
platted in October of 1951 prior to St. Charles County enacting zoning and subdivision regulations.
The owner wishes to construct a free standing outbuilding on the lot currently in the Hickory Dale
subdivision. As the R1E, Single Family Residential zoning district does not allow for the
construction of a standalone accessory structure, the applicant has requested to combine the two
lots. This would place the proposed accessory structure on the same lot as the home which would
allow for its construction.
During the re-subdivision process, the County does review the private covenants that exist in a
given subdivision and tries to determine if there are any impediments to combining or separating
lots. In this case, no impediments to the combination were found. The additional portion being
added to the subject property would be required to follow the covenants from Summerfield Plat 2.
RECOMMENDATION
The Planning and Zoning Division recommends that the Planning and Zoning Commission approve
the preliminary plat for the re-subdivision of Lot 149 of Summerfield Plat 2 and Hickory Dale Tract
20 subject to the plat review process being completed.

Rear yard looking north showing area to be added to Lot 149.

Subject Property

PRE18-18 –Aerial

Subject Property

PRE18-18 - Zoning

Subject Property

PRE18-18 – Future Land Use

Subject Property

PRE18-18 - Topography

From:
To:
Subject:
Date:

Merkt, Mike
CTYPNZ
PRELIMINARY PLAT FOR THE RESUB OF LOT 149 OF SUMMERFIELD PLAT 2 & PT OF TRACT 20 OF HICKORY
DALE
Friday, November 02, 2018 10:58:33 AM

Good morning,
The property owner at 3943 Summerview Drive is currently a customer of Duckett Creek sanitary
District and is connected to DCSD sanitary sewers. Any further development located on the
Resubdivision of Lot 149 is subject to DCSD review and approval. Any added sanitary lateral
connections or sanitary main extensions is subject to DCSD connection fees.
Thank you,

Mike Merkt

Engineering Department
Duckett Creek Sanitary District
3550 Highway K
O'Fallon, MO 63368
Phone: 636-441-1244
Fax: 636-498-8150

From:
To:
Subject:
Date:
Attachments:

Thaemert, Kent
CTYPNZ
RE: PRELIMINARY PLAT FOR THE RESUB OF LOT 149 OF SUMMERFIELD PLAT 2 & PT OF TRACT 20 OF
HICKORY DALE
Monday, November 05, 2018 8:50:20 AM
image004.png

Spire has not objections to this plat.
Thanks.

Kent Thaemert

Manager Construction Engineering
6400 Graham Rd.
St. Louis, 63134
314-575-8018 Mobile
Kent.Thaemert@spireenergy.com
SpireEnergy.com

MINUTES OF REGULAR MEETING
ST. CHARLES COUNTY PLANNING AND ZONING COMMISSION
DATE:

SEPTEMBER 19, 2018

TIME:

7:00 P.M.

PLACE:

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

MEMBERS PRESENT:

Gary Griffin; Kevin McBride; Kevin Cleary; Tom Kuhn; Roger Ellis; Craig
Frahm; and Mike Klinghammer, County Councilman

MEMBERS ABSENT:

Jim Leonhard; and Robert McDonald

STAFF PRESENT:

Robert Myers, Director of Planning & Zoning; Ellie Marr, Senior Planner;
Ardita Roark, Associate County Counselor; and Jhimae Brock, Recording
Secretary

SPEAKERS:

RZ18-09:

Tom
Burke,
Engineer,
2211
Chariot
Fenton MO; and Todd Corrigan, property owner

RZ18-11

Sherry Hood, property owner; and Gary Struckhoff, 3613
Cappeln Osage, Marthasville Missouri

CUP18-10:

Steve Ward, applicant; Bob Hofer, 5549 Main St., Augusta,
Missouri; Randal Oaks, 245 Lower Street, Augusta,
Missouri; Philip Estes, 173 Jackson Street, Augusta,
Missouri; Andrew Gildehaus, 211 Lower Street, Augusta,
Missouri; Ellen Knoernschild, 199 Jackson Street,
Augusta, Missouri; Thomas Conboy, 5568 Main Street,
Augusta, Missouri

CUP18-12:

Patricia Carpenter, 613 Calloway Ridge, Defiance,
Missouri; Jerry Hespen, 7 Hobie Cat Court; Tim Kerr, 614
Callaway Ridge Drive; Tamara Benne, 4475 Hueffmeier
Road; Barry Galloway, 9 White River; Jake Fusia, 418
Wolfrum Road; Matthew Settlemoir, 66 Sunfish Drive;
Michael Reth, 3939 Benne Road; Chris Wimmer, 4345
Wilson Road; Josh Waters, 3804 Benne Road; Kendell
Schmidt, 3988 Benne Road; Katie Duggan, 2 Country Life
Lane; Thomas Duggan Jr., 2 Country Life Lane; Zachary
McMichael
with
SmithAmundsen
LLC;
Jason
Rauschenbach; David Berghoff 4479 Wilson Road; Bill
Carrier, 4310 Dianna Lane; Steve Sommerkamp, 4313
Dianna Lane; and Mary Jo Dickson, 11 Country Life Lane
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Planning and Zoning Commission Meeting, September 19, 2018

CALL TO ORDER
Chairman Roger Ellis called the meeting to order at 7:00 PM. Following the Pledge of Allegiance,
Chairman Roger 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. He explained to the audience that the Planning & Zoning Commission will make a
recommendation on applications heard during the meeting, which will then be submitted to the St.
Charles County Council for their final decision.
Chairman Roger Ellis introduced the following documents into the record: The Unified Development
Ordinance of St. Charles County (UDO), including zoning maps; and the Year 2025 Master Plan for St.
Charles County, which includes the Year 2025 Future Land Use Plan Map.

CHANGES TO THE AGENDA
NONE

PUBLIC HEARINGS
I. REZONING REQUEST - 1703 HIGHWAY N
Application:
Owner/Developer:
Current Zoning:
Requested Zoning:
Area:
Location:
Council District:
Account No.:

RZ18-09
TBJJ Enterprises, LLC
A, Agricultural District (5-acre minimum lot size)
RR, Single-Family Residential District (3-acre
minimum lot size)
9.34 acres
On the north side of Highway N, approximately 2,500
feet west of Klaas Lane
2
745530A000

Ellie Marr, Senior County Planner, described the zoning of the subject property, the surrounding zoning,
and the 2025 Future Land Use Plan. Ms. Marr stated that the applicant is requesting a zoning change
from A, Agricultural District, to RR, Single-Family Residential District in order to allow 9.34 acres on the
southern portion of the parcel to be subdivided as single-family lots. In this case, the applicant intends
to plat 3 lots with a minimum lot size of 3 acres, and have the remaining 12.66 acres on the northern
portion of property remain zoned A, Agricultural. The Planning and Zoning staff recommends that the
Planning and Zoning Commission recommend approval on the requested rezoning for this property. In
recommending approval, staff finds the proposed zoning to be consistent with single-family residential
land uses along Highway N and would be in keeping with the intent of the Master Plan.
For the record, staff received one letter of opposition regarding the proposed rezoning.
Chairman Roger Ellis asked if the Commission had any questions for the Planning & Zoning staff.
Gary Griffin asked if the applicant has considered platting these three lots under the current A,
Agricultural zoning district, since the entire property is large enough to meet the 5-acre minimum lot
size.
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Ellie Marr responded that she would rather have the applicant answer that question, but a portion of the
parcel is within the 500-year floodplain and is located on the northern side of a drainage area that flows
into Sams Creek. She stated that the applicant wants the northern area of the parcel to remain
agricultural, and does not intend to remove trees or build a home there.
Mike Klinghammer asked County staff what the acreage was for 1725 Highway N, the property to the
immediate left of the subject property. Ellie Marr responded that the property to the left of the subject
property is a 4-acre lot.
Chairman Roger Ellis asked if the Commission had any further questions for staff. Seeing none,
Chairman Ellis opened the public hearing and asked the applicant to come forward.
Tom Burke, 2211 Chariot Drive, Fenton, MO, was sworn in. Mr. Burke stated that he was the Civil
Engineer speaking on behalf of the applicant. He stated that the purpose of this rezoning request is to
allow the subdividing of the 9.34 acres with the 3-acre minimum lot size. He stated that the Planning
and Zoning staff recommends that the Planning and Zoning Commission recommend approval on the
requested rezoning for this property. He addressed the issues about the floodplain and drainage area.
He stated that the density proposed with this rezoning request is within the 1 to 4 units per acre
requirement for low-density residential. He stated that the rezoning request also aligns with the 2025
Future Land Use of the Master Plan.
The applicant, Todd Corrigan, 301 Wilmer Valley Court, was sworn in. Todd Corgan stated that he is
requesting to rezone the property to RR, Single-Family Residential (3-acre minimum lot size) so that he
and two of his relatives can build three homes and reside in the same subdivision.
Chairman Ellis asked if there were any further questions for the applicant. There being no further
questions, Chairman Ellis asked if anyone from the audience wished to make public comments on this
application.
Seeing none, Chairman Ellis closed the public hearing, and asked for discussion from the Commission.
There being no further discussion, Gary Griffin made a motion to recommend approval of Application
No. RZ18-09. Tom Kuhn seconded the motion.
The vote on the motion was as follows:
Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Craig Frahm

- Yes

Application No. RZ18-09 was recommended for APPROVAL.
The Vote Count was 7 Yeas, 0 Nays, and 0 Abstentions.

II. REZONING REQUEST - 3545 CAPPELN OSAGE ROAD
Application:
Owners:
Applicant:
Current Zoning:
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RZ18-11
Jeff Hood, Sherry Hood, and Kyle Hood
Kyle Hood
A, Agricultural District (5-acre minimum lot size)
Planning and Zoning Commission Meeting, September 19, 2018

Requested Zoning:
Area:
Location:
Council District:
Account No.:

RR, Single-Family Residential District (3-acre
minimum lot size)
3.98 acres
On the west side of Cappeln Osage Road,
approximately 700 feet west of Old Log Cabin Trail
2
613590A000

Ellie Marr, Senior County Planner described the zoning of the subject property, the surrounding zoning,
and the 2025 Future Land Use Plan. Ms. Marr stated that on February 13, 2006 the County amended
its minimum lot size in the Agricultural District from a minimum lot size of three acres to five acres. There
is an exemption in the Ordinance that allows a three-acre parcel to be created without platting a
subdivision if the parcel contains a home that was built prior to the enactment of the Ordinance. The
subject property is zoned A, Agriculture District and was created when the parent parcel was subdivided
in May of 2006. The remaining 3.98-acre portion of the parcel was an under-sized remainder. The
proposed RR, Single Family Residential Zoning District would allow the applicant to meet the 3-acre
minimum lot size to build a home. The land to the north has been zoned RR, Single Family Residential
District, since September of 2007. Homes in Old Log Cabin Estates Subdivision have generally
developed on three to five acre lots. Ellie Marr stated that the property currently has driveway access.
There is a stream on the property, but the home will have to meet the minimum setback requirement of
25-feet. The Planning and Zoning Division Staff recommends that the Planning and Zoning Commission
recommend approval on this rezoning request.
For the record, staff received one written protest, one letter of opposition, and one letter of concerns
regarding the proposed rezoning.
Chairman Roger Ellis asked if the Commission had any questions for the Planning & Zoning staff.
Seeing none, Chairman Ellis opened the public hearing and asked the applicant to come forward.
The applicant, Sherry Hood, was sworn in. Mrs. Hood stated that she and her husband, Jeff Hood,
purchased the property with their son, Kyle Hood. She stated that their family had intended for Kyle
Hood to build a home on the subject property, which would be near to their home and roughly 3 miles
from their daughter’s home. Her son Kyle went through the planning process of meeting with an
architect, and applied for a construction loan. She stated that they only became aware of the 5-acre lot
size requirement when her son applied for the building permit. Mrs. Hood stated that there are other
homes on surrounding properties with a 3-acre minimum lot size.
Chairman Ellis asked if there were any further questions for the applicant. There being no further
questions, Chairman Ellis asked if anyone from the audience wished to make public comments on this
application.
Gary Struckhoff, 3613 Cappeln Osage Road, Marthasville, MO 63357, was sworn in. Mr. Struckhoff
stated that he was notified about this request because his property is located within 1,000 feet of the
subject property. He is opposed to the rezoning request, and thinks that the subject property should
remain zoned A, Agricultural District because he is concerned with the potential consequences of this
development. He stated that the other property owners in his neighborhood were required to follow the
Zoning Ordinance, and he would like to see the farmland preserved.
There being no other speakers from the audience, Chairman Ellis asked the applicant if they would like
to approach the podium again to address any of the concerns that were voiced by the audience.
Sherry Hood stated that she understands Mr. Struckhoff’s concerns, but her family missed the cutoff
date for the new Zoning Ordinance by just two months. She stated that she hopes the Planning and
Page 4

Planning and Zoning Commission Meeting, September 19, 2018

Zoning Commission recommends approval of the zoning request. She stated that her son plans to build
a home as his permanent residence, and has no intentions on subdividing the land any further.
Chairman Ellis asked if there were any further questions for the applicant. Seeing none, Chairman Ellis
closed the public hearing, and asked for discussion from the Commission.
There being no further discussion, Chairman Ellis called for a motion to recommend approval on
Application No. RZ18-11.
Gary Griffin made a motion to recommend approval, and Craig Frahm seconded the motion.
The vote on the motion was as follows:
Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Craig Frahm

- Yes

Application No. RZ18-11 was recommended for APPROVAL.
The Vote Count was 7 Yeas, 0 Nays, and 0 Abstentions.

III. CONDITIONAL USE PERMIT REQUEST - SOUTH HIGHWAY 94
Application:
Applicant:
Owner:
Property Zoning:
Use Requested:
Area:
Location:
Council District:
Account No.:

CUP18-10
Ward Development Services
Leonard A. Knoernschild Revocable Living Trust
A, Agricultural District
Telecommunication Tower
20.73 acres
On the southwest corner of South Highway 94 and
Jackson Street, adjacent to the City of Augusta
2
T061300072

Ellie Marr, Senior County Planner described the zoning of the subject property, the surrounding zoning,
and the 2025 Future Land Use Plan. The applicant is requesting a conditional use permit for a
telecommunication facility with a 165-foot tall telecommunications facility tower. The proposed
telecommunications monopole will be located in the north central portion of the property with a mature
tree line buffer to the east, west and north of the structure. The properties located to the south of this
proposed location are somewhat buffered by mature trees at a southwest angle next to the structure
and additional mature trees on the individual properties However, staff would request that landscape
buffering be provided along the outside of the fence enclosure on south side of the structure. Ellie Marr
stated that County Staff would request that the monopole be painted a single color. Typically, these are
painted white or blue which helps to ease their appearance.
While the land uses in the immediate vicinity are primarily agricultural/vineyard and residential in nature,
the applicant has provided documentation that a comparable telecommunications structure is not
located within the area and therefore the need for additional antennae in the area is warranted.
Consequently, County staff recommends that the Planning & Zoning Commission recommend approval
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of this conditional use permit request for a telecommunications facility as generally conforming to the
conditional use permit criteria provided by Section 405.510.B of the County Code, subject to the
following conditions:
1.

The telecommunication monopole shall not exceed 165 feet in height; and

2.

The monopole shall be painted a single color and shall be indicated as such on the site plan;
and

3.

No lighting or outdoor signage, except for warning signs and signs indicating owner contact
information, limited to two square feet each, shall be authorized within the conditional use permit
site area; and

4.

A minimum six (6) foot high chain link fence will be required around the facility; and

5.

A vegetated buffer shall be located to the south of the fenced compound; and

6.

The approved conditional use shall not commence on the site until such time as all
improvements required by an approved site plan shall be built and approved; and

For the record, staff received one letter of opposition, and one resolution in opposition from the Town
of Augusta regarding this application.
Chairman Roger Ellis asked the Commission if they had any questions for staff.
Gary Griffin stated that there have been previous issues with cell towers throughout the County. He
stated that St. Charles County doesn’t communicate with the incorporated cities regarding where these
towers are located. Mr. Griffin asked County staff if they know the exact distance and carrier of the
nearest cell tower to this site. He also stated that he has concerns with it being located in a rural area.
Ellie Marr responded that she would rather have the applicant explain those details to the Commission.
Ms. Marr stated that the applicant has stated that there are not any other compatible
telecommunications towers located within one mile of this parcel.
Gary Griffin asked if St. Charles County Emergency Communications has a cell tower located within
the southern portion of the County.
Ellie Marr responded in the affirmative and stated that Emergency Communications sent a written
confirmation stating that the proposed tower would not cause any interference with their emergency
tower.
Kevin Cleary asked why this request for a conditional use permit is for the entire 20.73-acres of the
property, and not just for the portion of the property where the tower will be located. He stated that he
is concerned that if the permit is granted for the entire property it could result in other uses being allowed
on the property.
Ellie Marr stated that if this application is approved, the monopole will be required to be placed in the
area of the property as shown on the preliminary concept plan. Approval would be granted for the
proposed monopole only, and any substantial changes to the preliminary concept plan would require
the applicant to bring the application back before the Commission and the County Council for approval.
Ms. Marr added that notifications for conditional use permits are sent to adjacent landowners within
500-feet of the property. Showing the entire 20.73-acre parcel as the application site allows for better
notification within the vicinity of the application.
Chairman Ellis asked if staff has a color recommendation as to the “single color” for the monopole as
stated in the recommended conditions of approval.
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Ellie Marr responded that the Planning and Zoning Division Director would have to approve the color at
the time of site plan approval. She stated that the Planning and Zoning Commission can recommend a
certain color to the County Council if they wish to do so.
Chairman Roger Ellis asked if the Commission had any further questions for staff. Seeing none,
Chairman Ellis opened the public hearing and asked the applicant to come forward.
The applicant, Steve Ward, was sworn in. Mr. Ward stated that he is representing PI Infrastructure and
Verizon Wireless for this Conditional Use permit request. He stated that this monopole would be
bordered by trees on three sides, and the eastern side of the monopole would face the street. He stated
that monopole towers are galvanized stainless steel poles and are slate gray. They can be painted, but
painting can cause a maintenance issue as it starts to chip off. He believes that the original slate gray
color seems to be the best color to blend the pole in with the sky, but if the staff believes it should be
painted a different color, they will comply.
Gary Griffin asked if the monopole tower would provide service to other cell phone carriers other than
Verizon.
Steve Ward responded that this tower will be owned by PI Infrastructure and is being built for Verizon
Wireless as the prime tenant, but there will be leasing available for three to four additional cell phone
carriers.
Gary Griffin asked where the nearest Verizon Wireless tower is located.
Steve Ward responded that he does not have that information, but he can get it if necessary. He stated
that there is a hole in the network in this area, and Verizon has not been able to cover the Town of
Augusta very well. There are two towers at the top of the hill. One is a St. Charles County tower, and
the other is a privately-owned tower. They did review the possibility of using those towers, but they don’t
provide coverage to the ridge coming back down the bluff. While searching for a site for using this
monopole, they contacted the Town of Augusta and were told that they did not want any cellular towers
within city limits, as they have no provisions in their Ordinance for cellular towers. He stated that there
are Federal and State laws that preclude prohibiting telecommunication towers, but in order to avoid
spending time on a lawsuit against the Town of Augusta, they looked outside of the city limits for a
suitable site. There is some pretty rough terrain once you get past Highway 94, so their options were
fairly limited on the sites they could find that would cover the area they are trying to provide coverage
to.
Gary Griffin asked if there were any Verizon towers they could instead use on the other side of the river
in St. Alban or elsewhere in St. Charles County.
Steve Ward responded that he did not have that information, and he stated that he was asked to provide
information on telecommunication towers within one mile of the proposed site.
Gary Griffin asked if there is a coverage or capacity issue within this area.
Steve Ward responded that there are issues with coverage and capacity. He stated that they are linked
together.
Mike Klinghammer stated that the Commission recognizes the need for telecommunications, but they
are concerned about how the appearance of the pole tower will impact the community. Mr. Klinghammer
asked if the proposed tower would have antennas on the outside of the pole, and if it would have guy
wires.
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Steve Ward responded that there will be antennas on the outside of the pole, and the pole will not have
guy wires. The monopole is a single tube that sits inside of the fence compound with radio antennas at
the top.
Mike Klinghammer asked the applicant if they considered hanging their antenna array onto the existing
St. Charles County Emergency Communications cell tower.
Steve Ward responded that the current cell tower in St. Charles County would not provide enough
coverage for the service they need to provide.
Chairman Ellis asked if there were any further questions for the applicant. There being no further
questions, Chairman Ellis asked if anyone from the audience wished to make public comments on this
application.
Bob Hofer, 5549 Main Street, Augusta, Mo, was sworn in. Mr. Hofer is the Chairman of the Board of
Trustee Town of Augusta. He read aloud the Resolution in Opposition Letter from the Town of Augusta.
Mr. Hofer stated that the 2025 Master Plan recommends that this area be zoned for Agricultural
Tourism. He is concerned that a conditional use permit may be granted for this entire 20-acre property
and worries about any potential future communications or applications that could be applied for on this
property.
Kevin Cleary asked Mr. Hofer how his cellular reception is.
Bob Hofer responded that he has Verizon and service is occasionally weak. He stated he also has
Century Link as his internet service provider and his internet service is also weak. He stated this is
something the residents here just have to deal with on a daily basis. Mr. Hofer added that driving down
Jackson Street in the evening, people stop and look to the west to enjoy the view of the vineyard and
the sunset and take pictures. If this conditional use permit is approved, they will not take photographs
of this view anymore.
Tom Kuhn asked Mr. Hofer if the people of Augusta share his sentiments about this application, and
they are also willing to give up the phone coverage.
Mr. Hofer responded that they do share his sentiments.
Gary Griffin stated that electronic phone service is the current trend. He stated that he has cell service
himself. He stated that he has been in situations of not having coverage and does not feel comfortable
with that. Mr. Griffin stated that he would think the Town of Augusta would want to provide visitors to
the area with suitable cell phone coverage. He stated that it would not bother him in the least bit if he
saw a cell tower pole on his way to Augusta. He stated that in looking toward the future, the need for
cell towers is only going to expand. Mr. Griffin asked Mr. Hofer how many residents are currently in the
Town of Augusta.
Mr. Hofer responded that he believes the current population is 253.
Randal Oaks, 245 Lower Street, was sworn in. Mr. Oaks stated that his is a business owner in the Town
of Augusta and is a Board Member for the Chamber of Commerce. He is also a Board Member for the
Augusta Heritage Foundation. He stated that cell phone reception in the Town of Augusta is scattered,
but if they allow the scenic nature of the area to be whittled away it will be lost forever. He stated that a
cell tower is not just a potential blight for the Town of Augusta, it is also a potential blight for St. Charles
County. Tourism and agriculture is the main industry in this area, and if they don’t protect this unique
environment it will be lost forever. Mr. Oaks stated that he is not disputing the need for a cell tower in
this area, but he is opposed to this site because it is literally in the Town’s front yard.
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Philip Estes, 173 Jackson Street, was sworn in. Mr. Estes stated that he agrees with both Bob Hofer
and Randal Oaks on the comments they made. He believes that this tower would be a sore thumb in
this area. It will be very close to his back yard, and it is truly in the front yard of the Town of Augusta.
He is concerned about the impact this would have on his property values. Mr. Estes stated that there
are other sites in this area that should be considered, which would not affect the aesthetic value of
Augusta.
Andrew Gildehaus, 211 Lower Street, was sworn in. Mr. Gildehaus cited a 2014 survey of 2,000 people.
He stated that 79 percent of those people stated they would not be interested in purchasing property
next to a cell tower. He stated that there are several homes in close proximity to the proposed cell tower.
He stated that he believes that the entity that has offered to lease this ground for this cell tower also
has property to the north of Highway 94 that is on a higher elevation, and away from homes. Mr.
Gildehaus also stated that the WTTC did a study on tourism in 2017 and found that the tourism industry
has outgrown the global economy by 50 percent, and he believes the Commission should take that into
consideration. Mr. Gildehaus asked the Commission to consider whether or not this is the right location
for this tower.
Ellen Knoernschild, 199 Jackson Street, was sworn in. Ms. Knoernschild stated that she is the Treasurer
for the Town of Augusta. She stated she is opposed to this cell tower, which would be quite visible,
because she feels that it would have an economic impact on tourism. In 2017, 33 percent of the Town
of Augusta’s income came from sales tax and business licenses. There are no businesses in Augusta
that are not tourism related, and half of the people who live in Augusta also own tourist related
businesses. A loss of tourism could negatively impact property values. In 2002, a scenic by-way was
proposed for Augusta that failed due to opposition from property owners who felt it would place
unwanted restrictions on them. She stated that the County’s Master Plan promotes hospitality and
tourism in the Augusta area, and indicates that cell towers are a conditional use that is not appropriate
to this corridor.
Thomas Conboy, 5568 Main Street, was sworn in. Mr. Conboy stated that he has AT & T, and he does
not miss any calls. He also has Dish for TV, which goes out with bad weather. He does not want to look
at a cell tower at the entrance to Augusta.
There being no other audience speakers, Chairman Ellis asked the applicant if he would like to come
back to the podium.
Kevin Cleary asked Steve Ward if Verizon owns property to the north on Highway 94 as mentioned by
one of the speakers.
Mr. Ward responded that Mr. Knoernschild has a property on the north side of Highway 94, and that
property was examined as a potential site. That property has a slope of 18 to 20 percent, which would
not be conducive to building a road to the cell tower. There is also looked at the property where the fire
station is located. The front of that property is pretty tight where the building is located, and the rear of
that property has quite a drop off and is also where their septic field is located so that would not work.
Mr. Ward stated for clarification that this is not a rezoning request. The property is zoned agricultural
and will remain agricultural. The owner will be keeping the vineyards and will continue to use the
property agriculturally. The conditional use is only for a small portion of the property, which is
approximately 50 feet by 50 feet in size, in order to place the monopole there.
Kevin Cleary asked Mr. Ward why the application did not specify only that portion of the property.
Steve Ward stated that every jurisdiction has different application requirements. He stated that had the
application only been for that 50 x 50-foot leased portion of the property, the notifications may have not
reached anyone in the area. If they notify everyone within the vicinity of the parent parcel, more
landowners are notified. Mr. Ward stated that there is tourism in this area, but some tourists would like
Page 9

Planning and Zoning Commission Meeting, September 19, 2018

to have reliable cell phone coverage in order to be able to reach their families if necessary. If they can’t
reach their family, they won’t come back to the area.
Gary Griffin asked Steve Ward what other parcels are available in this area that this tower could be
placed on.
Mr. Ward responded that they did an extensive search and they reviewed a substantial number of
properties in this area. They feel this is the best area for what they are trying to achieve.
Mike Klinghammer asked Mr. Ward what his second-choice parcel would be.
Mr. Ward responded that he does not have a second choice, and he is presenting this location for the
monopole. He stated that this location meets all of the requirements of the County, State, and Federal
codes.
Craig Frahm stated that placing the tower on the northern side of Highway 94 may be a better option,
although it may be a more costly option.
Steve Ward stated that they would have to remove that side of that hill in order to place the tower on
the north side of Highway 94, and it is just not feasible. He stated that County engineers have looked
at that site, and it is not possible to build on. That is why that property remains vacant.
There being no further questions for the applicant, Chairman Ellis closed the public hearing, and called
for discussion from the Commission.
Kevin Cleary stated that he agrees with Craig Frahm that the tower could be placed on the northern
side of Highway 94, although it may be more costly. He has reservations about this tower being right at
the town’s entrance.
Gary Griffin stated that he does not believe that there is not another piece of property in this area where
this tower could be placed. He is not in favor of this request.
Craig Frahm stated that in the past when these applications have been denied it seems like they get
overturned. He asked the Planning & Zoning staff if they are familiar with the Federal regulations
regarding the necessity for these towers.
Robert Myers responded by reminding the Commission that they are voting to make a recommendation
to the County Council on this application, and the final decision would be up to the County Council. He
stated that it is his understanding that when deciding on whether or not to approve cell towers, under
State and Federal laws and court decisions, local jurisdictions cannot take into consideration the safety
of the tower or the technical aspects of the coverage area. The application can be reviewed regarding
the visual effects, the aesthetics of the tower, and the setbacks.
Mike Klinghammer stated that the aesthetics of the proposed tower are his main concern. This is one
of the prettiest towns in St. Charles County and one of the primary tourist areas. He stated that he has
not seen enough evidence that there is not another location in this area where this tower could be
placed.
There being no further discussion, Chairman Ellis called for a motion to recommend approval on
Application No. CUP18-10.
Gary Griffin made a motion to recommend approval, and Mike Klinghammer seconded the motion.
The vote on the motion was as follows:
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Gary Griffin

- No

Kevin McBride

- No

Kevin Cleary

- No

Tom Kuhn

- No

Roger Ellis

- No

Mike Klinghammer

- No

Craig Frahm

- No

Application No. CUP18-10 was recommended for DENIAL.
The Vote Count was 0 Yeas, 7 Nays, and 0 Abstentions.

IV. CONDITIONAL USE PERMIT REQUEST - 4151, BENNE ROAD & 4451 BENNE ROAD
Application:
Applicant:
Owner:
Property Zoning:
Use Requested:
Area:
Location:
Council District:
Account No.:

CUP18-12
Yardstick Studio, LLC
Blue Heron Polo Club, LLC
A, Agricultural District
Brewhouse
184.08 acres
On the north side of Benne Road, approximately
3,000 feet west of Wilson Road
2
599160A000, 595110A000, 595140A000, & T032000007

Robert Myers, Director of Planning & Zoning, described the zoning of the subject property, the
surrounding zoning, and the 2025 Future Land Use Plan. Mr. Myers stated that the correct size for the
acreage for the Conditional Use Permit for a Brewhouse across four adjacent properties under common
ownership is 184.08 acres. The subject property is zoned A, Agricultural District. The current land use
is A, Agricultural District and the 2025 Future Land Use Plan recommends A, Agricultural District.
Although the subject property is zoned A, Agricultural, there are roughly 17 homes on adjoining parcels
that range from 3 to 20 acres. The petitioner is requesting a Conditional Use for a Brewhouse. A
Brewhouse is defined by Section 405.060 of the Unified Development Ordinances as “One or more
buildings, structures, and open spaces utilized for brewing of beer, or cider and/or distilling of spirits for
both on-site and off-site sale and consumption, with or without subsidiary accessory uses including but
not limited to the preparation of food, sale and service of prepared food indoors and outdoors,
conducting of wedding and/or wedding receptions or other private parties, and tours of the Brewhouse.”
This definition was adopted on July 6, 2018 by ordinance number 18-060. Mr. Myers stated that he
would characterize this as a rural destination. He sees such uses as an outgrowth of the “local foods”
movement. He stated that there is a related interest in farm-to-table meals where people visit a farm
and are served food sourced from the farm and prepared by a gourmet chef.
Robert Myers stated that County staff holds a meeting with potential developers in the interest of
customer service and economic development. Mr. Myers stated that staff will meet with developers or
people interested in different business concepts to help identify concerns or answer questions before
the permit or development review process begins. He stated that County staff met with the applicants
earlier this year and identified that their concept did not conform to ordinance then in effect. He stated
that he would consider the previous ordinance to be a 1990’s concept of a microbrewery. The current
zoning definition of a microbrewery is a restaurant that allows 30% use of the gross floor area to produce
and serve beer within the restaurant. In the AT, Agricultural-Tourism District, a winery is required to
have a microbrewery, which was a part of a restaurant. He stated that the concept that the ordinance
prior to July 6, 2018 was outdated for this type of use.
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Robert Myers stated that in April 2018, he attended a session at the American Planning Association
conference entitled “Whisky, Beer & Wine Legislative Industry Needs”, where representatives from
Frederick County, Maryland spoke about the synergy between wineries, breweries, and distilleries in
small towns and rural destinations. They addressed the need for updating codes and ordinances. He
stated that this proposed use is between a microbrewery and a typical industrial brewery. The proposed
production would be about 25% more than the Trailhead Brewery on South Main Street. He stated that
the concept would include production for both onsite and offsite consumption.
The applicant is requesting that the following uses be considered: a brewery, a distillery, shipping and
receiving areas, offices, a restaurant with an indoor/outdoor beer hall and patio space seating 250
persons inside and outside, a museum and information space, a gift shop, tours of the property, and an
area to be used as a petting zoo. The concept plan submitted shows that these uses will be centrally
located on the property, and will involve a small portion of the overall net acres. The concept plan calls
for the construction of a new 25,000 square foot structure that would have a maximum height of
approximately 31 feet, and an average height approximately 21 feet. The concept plan also shows a
new gravel parking area with 109 parking stalls. Traffic will be entering and exiting the property onto
Benne Road. The concept plan shows there would be two to three semi-tractors per week entering and
exiting the property, in addition to vehicles for guests and 15 employees.
County staff’s recommendation is based on the overall concept that the proposed rural destination
would be developed on approximately 8 of the 184 acres of total land. Approximately 77-acres of
woodlands would remain and wrap around this proposed use. The Planning & Zoning County staff
recommends that the Planning & Zoning Commission recommend approval of this conditional use
permit request for a Brewhouse as generally conforming to the conditional use permit criteria provided
by Section 405.510.B of the County Code, subject to the following conditions:
1. A site plan must be approved by the Community Development Department prior to any
modifications to the site.
2. The site must meet all Community Health and the Environment Department regulations.
3. For all events, meetings or functions to be held on the premise, all amplified sound must end
by 10 pm and all events, meetings or functions must end no later than 11 pm.
4. The restaurant and event venues may operate between the hours of the 10 am to 11 pm,
Monday through Sunday.
5. All parking must occur in the designated parking areas on site.
6. A Special Use Permit must be obtained from the Highway Department for a commercial
entrance off of Benne Road.
7. A type one or type two buffer (as defined in Section 405.435 Exhibit A) shall be installed along
the property line to buffer the home located at 4163 Benne Road and where the property line is
not already forested.
8. Existing forested areas and tree lines shall remain and be maintained as depicted in the concept
plan.
9. The loading, unloading, and idling of trucks shall be prohibited during the hours of 9 pm to 9
am.
For the record, staff received 12 letters of concern, 10 letters of opposition, and 1 letter of support
regarding this application.
Chairman Roger Ellis asked the Commission if they had any questions for staff.
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Gary Griffin stated that each of the Commissioners have a printed copy of the Unified Development
Ordinance that was issued to them years ago. He stated that the new definition for a “brewhouse” was
brought to Councilman Joe Brazil on June 25, 2018, and was voted on and signed on July 6, 2018, but
none of the Commissioners received the update in writing. He stated that the Planning and Zoning
Commission did not receive an email from County Council explaining this new definition until September
14, 2018, and he questioned why there was a delay from the time the Ordinance was signed in July to
the time the Commissioners were provided the information in September. He stated that everyone does
not go online to view changes to the County Ordinance, and the Commissioners need to have any
updates in writing, and in a timely manner.
Robert Myers stated that County staff can provide the updated section of the ordinance for the
Commissioners if they do not have it.
Chairman Ellis asked County staff if they had any recommended conditions regarding the animals in
the proposed petting area on the concept plan.
Robert Myers responded that County staff did not add any recommended conditions for the animals,
because the concept plan shows such a small barn for the animals.
Craig Frahm asked what the two adjacent properties have existing conditional use permits for.
Robert Myers responded that those two properties were granted variances for fences in the front yard
setback along Wilson Road, not conditional use permits.
Mike Klinghammer stated that if he was a resident of this area he would be concerned about the
potential growth of this brewery. Mr. Klinghammer stated that he recently visited the Boulevard Brewery
in Kansas City, Missouri and that brewery began with one tank but after much success it has expanded.
He asked what controls the Planning and Zoning Commission has over the potential growth of this
brewery if the applicant comes forward in the future.
Robert Myers responded that the concept plan before the Commission this evening is very important,
and will be part of any Ordinance for this conditional use permit. If approved, the concept plan will dictate
how this development will move forward and exactly what they are allowed to use the property for. The
Unified Development Ordinance specifies that uses cannot expand on more than 10 percent beyond
the indicated land area in the concept plan approved by the Ordinance without further approvals. They
would have to come back before the Planning and Zoning Commission and the County Council with a
new concept plan, and be granted approval if they wish to expand beyond that area in the future.
Mike Klinghammer stated that he is not as worried about the land area because brewery’s can be very
compact on the amount of space they use. The volume that will be produced is directly related to the
number of trucks that will be coming and going from the property, and if they suddenly produce a lot
more barrels of beer they will have more products leaving as well as materials being brought into the
property.
Robert Myers stated that the County Council can impose conditions that address these potential impacts
on neighbors if truck traffic is a concern. They can impose a condition on the maximum number of
barrels that may be produced if truck traffic is a concern, but before recommending any conditions the
Commission may first want to hear from the applicant to see what their plans are in terms of the number
of barrels they plan to produce.
Mike Klinghammer stated that this is something that can be addressed by both the Planning & Zoning
Commission tonight and during the County Council meeting.
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Chairman Ellis stated that in the staff recommendation report it states that the concept plan calls for the
construction of a new 25,000 square foot structure that would have a maximum height of 31 feet, 3
inches and have an average height of 20 feet, 9 inches. Section 405.410 of the UDO states that “The
height limits for all brewhouse structures in Agricultural Zoning Districts shall be established by the
Governing Body.” He asked if County staff considered any recommendations for height requirements
for the proposed structure, and how it might impact the surrounding area.
Robert Myers responded that County staff noted the building height in the staff report simply as a
reference in order to help people understand the scale. The County Council can choose to impose a
height limit for this structure if they see choose to do so.
Tom Kuhn asked what influence the Missouri Department of Transportation (MoDOT) will have on this
development.
Robert Myers responded that he is not certain about MoDOT, but the St. Charles County Highway
Department will review potential impacts on Benne Road. County staff did not require a traffic study is
not required for the purposes of a conditional use permit consideration, but one may be required at the
time of site plan submittal in order to determine if improvements to Benne Road might be necessary.
The applicant would need to communicate their traffic plans to County staff at the time of site plan
submitted.
Tom Kuhn stated that a traffic study may influence the Commission’s decision moving forward. He
stated that he is concerned about the potential consequences of the amount of traffic the subject
property may attract.
Robert Myers responded the proper time for that would be at the site plan approval stage. Section
405.410.D.26 states that the applicant must “Provide any additional information on the site plan as
deemed necessary by the Director of the Division of Planning and Zoning, Director of the Division of
Development Review, and/or the County Engineer” (i.e., a traffic study).
Gary Griffin stated that this is a major intersection, and he asked who will pay for a traffic study if this
application is approved.
Robert Myers responded that the traffic study would be paid for by the applicant, and they would be
required to hire a licensed engineer to perform the study.
Gary Griffin stated that he has never seen a traffic study that showed negative results, and they always
seem to support the applicant’s cause. Mr. Griffin stated that the engineer who performed the traffic
study for the Bluffs at Windcastle residential development sat in a lawn chair with a clicker between
10:00 AM to 11:00 AM, and that particular analysis had a low impact on the actual traffic in that area.
The traffic study for this proposed development should be done independently and performed on Benne
Road, Highway D, and Highway DD.
Robert Myers responded that traffic studies usually involve the need for offsite improvements that are
at the entrance to the property, or nearby.
Mike Klinghammer stated that he shares a lot of the concerns of other Planning and Zoning
Commissioners. Traffic studies alone do not answer all of the necessary questions. He stated that he
was on a board with the City of St. Charles when the application was presented for the New Town
Development in St. Charles. The study claimed that the development would not create any traffic issues,
or make changes to the roadway structure. Mr. Klinghammer asked what the distance is between the
area on the subject property that is slated to be used for outdoor events like weddings and receptions
to the nearest homes.
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Robert Myers responded that it is over 1,000 feet away from the nearest residence.
Kevin Cleary stated that he imagines that a brewery will use a tremendous amount of water. He asked
if there was a study to analyze the effect it would have on the aquifer. He stated that he believes that
information should be known.
Robert Myers responded that to his knowledge a water study has not been done, but the applicant can
answer that question. He stated that this type of operation would require the use of a commercial well
that would have to be engineered and approved by the State of Missouri. The subject property does not
have access to public water supply or public sewer service.
Chairman Roger Ellis asked if the Commission had any further questions for staff. Seeing none,
Chairman Ellis opened the public hearing and asked the applicant to come forward.
Rod Kazenske, Architect, 2732 West 42nd Avenue, Denver, Colorado, was sworn in. Billy Busch, owner
and manager of Blue Heron farm, 10184 Winding Ridge Road, St. Louis, Missouri 63124, was sworn
in. Billy Busch Jr., 10184 Winding Ridge Road, St. Louis, Missouri, was sworn in. Marc Gottfried,
Brewmaster and Vice President, 22 Catfish Court, Defiance, Missouri, was sworn in.
Billy Busch, property owner, stated that his family has lived in St. Charles County for over 100 years.
He grew up on his family farm in St. Peters, Missouri and helped out with farming and taking care of the
property. He bought property in Defiance Missouri about 20 years ago, and raised his family and
children there. He believes that the Busch family’s past speaks for itself. They have been good stewards
of the community, environmentalists, conservationists, and people who care about preserving land. He
stated that he understands the concerns of the public. The proposed development will be a positive
addition to St. Charles County because it ensures that this 184-acres of property will remain open and
free of development. He stated that a small portion of it will be developed for the unique, beautiful
countryside and European-style brewhouse. The surrounding area will remain open as farmland where
they will grow hops. He stated that the proposed development will be educational and will add value to
neighbors and the entire community. He stated that it is a family business that will be a venue that is
family oriented for people to enjoy. He stated that the development will educate families on the brewing
process, how beer is brewed, and the ingredients used. Crops will be raised on the farm to make beer
and in order for people to understand farm-to-table beer, spirits, and food. The brewmaster will also
make root beer for children. He stated that their dream is to have animals on the farm for people to see.
He stated that this development will showcase the beauty of Defiance and will enhance the area.
Marc Gottfried stated that they are requesting a Conditional Use Permit for a small brewery and
distillery. Mr. Gottfried provided an overview of the equipment that will be used inside of the building.
He stated there will be three silos on site; one to hold barley, one to hold corn, and one to hold spent
grain. He stated that in the brewing process spent grain has been used to feed the animals and create
compost. He stated that the silo would be partially shaded by something decorative as a shield to give
it an interesting element.
Marc Gottfried addressed Mr. Cleary’s concern about the water use. He stated that they are planning
to use a 1,200 foot deep well that will penetrate the aquifer that the neighbors use for their homes. He
stated that their neighbors draw water from St. Peter Sandstone. Below it is a containment unit, the
Everton Formation. He stated that it is waterproof and separates the St. Peter Sandstone aquifer from
the Rubidoux Aquifer below it. He stated that they are going to completely penetrate through the Everton
Formation and St. Peter Sandstone. The pipe’s lining will mean that the water drawn from the well can
only come from the Rubidoux Aquifer. He stated that it is physically impossible for it to affect their
neighbors’ wells. He discussed this with the Missouri Department of Natural Resources, Flynn Drilling,
and a geologist. He stated that the concern about the aquifer affecting the neighbors’ well was brought
to their attention at many of the neighborhood meetings.
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Marc Gottfried addressed the concerns about odor. He stated that being from St. Louis, residents
recognize the odor from the Anheuser Busch plant. He compared Anheuser Busch to the proposed
development. He stated that Anheuser Busch has seven 605-barrel brew kettles. The brew kettle is the
vessel that produces odor. He stated that Anheuser Busch brew kettles run full time/non-stop with two
to three running at a time. The proposed brew house will have only one 22-barrel brew kettle. That is
equivalent of 40 kegs of beer boiling for 1 hour. He stated that the odor omitted from the building through
a penetration in the roof. The neighbors do not want “smoke stacks”. He stated that they do not intend
have that, and the roof penetration won’t be taller than a fireplace chimney. He stated that they plan to
boil the water 2 to 3 times a week for one hour. He believes the nearest occupied structure is about
900-1,000 ft. away. He stated that the wind would have to blow directly at the neighbor’s house or
someone would have to be outside at that exact 1-hour interval to possibly smell their product. While
Anheuser Busch’s odor can be smelled for blocks, they don’t expect to make much of a smell at all.
Marc Gottfried addressed the concerns about noise. The only outside noise the brewhouse might create
would be from the Barley Silo. He stated that the delivery truck for the barley uses a vacuum system to
draw the grain out of the truck and blow it into the silo. He stated that they expect to get a delivery once
a month to begin. It would be more frequently later on. He stated that the process takes 20 minutes. He
stated that it is the same technology used on a farm and it is not an uncommon sound. He stated that
the brewing equipment will be inside.
Marc Gottfried discussed how the potential growth will affect the truck traffic. Mr. Gottfried stated that
there are two sources to traffic in general. Customer vehicles, and delivery/pickup trucks. He stated that
there will be 2 to 3 delivery trucks per week at the inception of 2,500 barrels. He stated that they don’t
expect to be at 2,500 barrels until Year 3. He stated that inside the building there will be available space
to expand and add more cellar tanks to make beer. He stated that their calculations show that 7,500
barrels of beer could be produced if they chose to expand that much. He stated that he expects a
maximum of 4 delivery trucks. There is a lot of room to fit beer inside of a truck. Empty kegs and barley
will be delivered, and cans and kegs shipped out. There will be a trash truck and food delivery truck.
As a Defiance resident, he is familiar with the traffic on Benne Road. Four tractor trailers per week is
not a lot, considering there is plenty of farm traffic already. As far as packaging lines, they will not bottle
beer and will only can beer. They plan to make 4-packs of 16 oz cans in small quantities and also kegs.
Those will go out to a St. Louis distributor and eventually two distributors from across the state of
Missouri.
Marc Gottfried addressed the concerns regarding wastewater. They are working with a company called
Cambrian Innovation, of Massachusetts which manufactures a unique MBR/Aerobic wastewater
treatment plant that fits inside of a shipping container that would reside inside of the building. It has to
be heated. Brewery waste water including yeast, bits of grain, hops, proteins, and nitrogen will be lifted
into a stainless steel holding tank to be cleaned and purified. The device will take this water from a
stainless steel tank and purify it. This company assures him that they make incredible clean water that
can be reused. They are currently investigating two concepts for reuse, including land application and
irrigation. They prefer to trench and put it into a lake that is on the property called Dunovan Lake. They
say that no harm will come to fish in the lake. The water is incredibly clean. All local, State, and Federal
requirements will be met. Right now they are working with a brewer in upstate New York, where there
are extremely stringent water quality standards for wastewater, and they are putting it into a lake.
Consequently, the cost of this particular unit is over half a million dollars. We are confident that we will
be able to exceed the standards of handling waste water.
Marc Gottfried stated that a formal traffic study hasn’t been done. MoDOT intends to repave Highway
DD from Highway 64 to Highway 94 and make improvements. Benne Road has just been repaved.
Tom Kuhn asked if this project is designed with the intention of ultimately brewing all Kräftig at the
proposed site.
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Marc Gottfried responded in the negative. They currently have a relationship with a brewery in La
Crosse, Wisconsin that they rent time on and operate. He stated that they brew Kräftig Lager and Kräftig
Light in bottles, cans, and kegs at that location but they don’t make much of the kegged brew because
it is an annoyance. He stated that they do intend on bringing some volume from the La Crosse,
Wisconsin location to the proposed brewery. He stated that the brewery will not be capable of making
bottled beer.
Rod Kazenske reiterated that Billy Busch stated that this would be designed to preserve the rural
character and views. It has rich German heritage. He researched traditional German barn. The best
place to put this barn is near the pond. They can look over the water and be a real destination. It’s a
part of the learning experience. He showed the Commission conceptual drawings and an animated
rendering of the facility and how it would be perceived from all vantage points.
Mike Klinghammer stated that the parking lot only has 105 spaces. Mr. Klinghammer asked if the
Brewhouse will be open for weddings or receptions.
Rod Kazenske responded in the affirmative. The maximum occupancy was based off of previous
discussions he had with the applicant. He stated that this is a large building to have the capacity to hold
500 people inside. Any outdoor events would require a special event permit and tents. He stated that
the moveable seating would allow for 15 square feet per person, or roughly 250 people. He stated that
it is about the same for the outside patio.
Mike Klinghammer asked if they plan to shuttle incoming guests on bus. He stated that 100 parking
spots are not sufficient for a maximum occupancy of 500.
Rod Kazenske responded that many of the polo ground facilities he has designed have been used for
large special events. Mr. Kazenske stated that valet parking and bussing are usually used for such
events. He stated that there are special event permits for large events that require traffic control. Having
an event reach the maximum occupancy would be a unique situation. They would like to be able to host
an event with that many people but it is not the primary focus of the facility.
Mike Klinghammer stated that from the neighbors’ perspective he is concerned about where the cars
will go.
Mr. Kazenske stated that the parking spaces that he allotted for were based on the previous projects
that he has done and on occupancy. It varies among municipalities. He stated that this this is the early
conceptual stage therefore a lot of their plans are yet to be determined. He stated it is his understanding
that many of those details will have to be clarified later.
Billy Busch stated that onsite parking and valet service would be available if an event reaches the
maximum occupancy of 500. He stated that the subject properties have approximately 200 acres of
land.
Mike Klinghammer asked about the hours of operation. Mr. Klinghammer stated that having the venue
open until 11:00 PM during the week is a concern. He suggested closing at 9:00 PM Sunday through
Thursday to alleviate the concerns of late-night traffic and noise. He believes the applicant should
consider this.
Billy Busch responded in the affirmative. Mr. Bush stated that they will consider making the appropriate
adjustments. He stated that their priority is to work with the neighbors and people in the community to
make this project beneficial for everyone.
Chairman Ellis asked if there were any further questions for the applicant. There being no further
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questions, Chairman Ellis asked if anyone from the audience wished to make public comments on this
application.
Steve Sommerkamp, 4313 Dianna Lane, Wentzville, Missouri, was sworn in. Mr. Sommerkamp’s
property directly adjoins at the northeast corner of the subject property. He is concerned about the light
pollution, and brewery waste. He stated that he hasn’t seen traffic reports or data. He stated that this is
a brewery and by County definition it is an industrial process. There are no other industrial uses
permitted in the Agricultural district, yet there is somehow a brewhouse. The allowance for a brewhouse
seems to have been made for one person. How does this brewery fit with County Guidelines or the
Master Plan? This is capable of being 7,500 barrels, which would make them the sixth largest brewery
in the region. It also adjoins a County Park. If this is going to be a small brewery, why 200 plus acres?
Mary Jo Dickson, 11 Country Life, Defiance, Missouri, was sworn in. Ms. Dickson stated that this will
have negative effect on the community. Her family chose to move out to the area to live in the Country,
being surrounded by nature. She is highly opposed and is concerned about noise and intoxicated
drivers. Noise and smell are a negative nuisance. Thirty-two houses will be affected, which will equate
to twenty-two million dollars in property value. Publicity makes it seem like it is a done deal. This is a
late notice for a project this large. 15 days is not enough. Some haven’t been notified until 3 days ago.
Bill Carrier, 4310 Dianna Lane, Wentzville, Missouri, was sworn in. He is concerned with noise, and
hours of operation. He is also concerned about odor.
David Berghoff, 4479 Wilson Road, Defiance, Missouri, was sworn in. He is concerned about water,
and treatment of waste. He asked for a third-party investigation for water usage. An Industrial Park is
the location for uses like this.
Thomas Duggan Jr., 2 Country Life Lane, Defiance, Missouri, was sworn in. He stated that he works at
Washington University in St. Louis and has a degree in engineering. He is opposed.
Katie Duggan, 2 Country Life Lane, Defiance, Missouri, was sworn in. She is concerned about light
pollution, as the Astronomy Park is nearby. She loves the stars and dark skies at night.
Kendell Schmidt, 3988 Benne Road, Defiance, Missouri, was sworn in. Mr. Schmidt stated that he has
been at his residence for 38 years has been a resident of New Melle for 68 years. The impact is going
to be there. His major concern is with traffic on Benne Road. The width is the same as it was 40 years
ago when it was gravel.
Josh Waters, 3804 Benne Road, Defiance, Missouri, was sworn in. He is concerned with children riding
bikes, and traffic. Ambulance service to this area is delayed, and he is concerned with response time
for incidents due to increased traffic.
Chris Wimmer, 4345 Wilson Road, Wentzville, Missouri, was sworn in. He is concerned with the solid
waste from brewing process, including 120 tons of barley and wet brewery waste. He is an organic
farmer. Mr. Wimmer believes this is not the right place for this use.
Michael Reth, 3939 Benne Road, Defiance, Missouri, was sworn in. His property adjoins the subject
property. He has resided there for 14 years and built this property for his family. This is a County road
with a blind turn and a dangerous intersection. He is also concerned with truck traffic. The poor visibility
changes driving on Benne Road and would be a challenge without improvements to these roads. He
asked why environmental studies were not done prior, so that people could make an educated decision.
Marc Gottfried is on the County’s Master Plan Steering Committee, which is a conflict of interest. He
believes that the new conditional land use ordinance for a microbrewery was written to mirror this
application.
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Zachary McMichael with Smith Amundsen LLC, representative for Phil and Laura Bissonnette of 19
Pine Cliff Court, was sworn in. Mr. Mc Michael stated that this parcel is zoned agricultural, and there
are a range of uses for the property that are permitted both by right and by the granting of a conditional
use permit. He stated that the Planning & Zoning Commission’s job is to look at the property in question,
and assure that all of the conditions of the St. Charles County Zoning Ordinance for conditional use
permits are met. Mr. McMichael stated that he agrees with the staff recommendation for approval, and
also with the staff’s recommended conditions of approval.
Matthew Settlemoir, 66 Sunfish Drive, Defiance, Missouri, was sworn in. He stated that he has known
Billy Busch for quite a while and is familiar with his property. He stated that this is one of the best kept
properties in the area. Mr. Settlemoir stated that there are twelve nearby homes that likely had to get
zoning approval at some point in order to build their homes on agricultural property. He stated that it is
likely that residents in the area at that time did not want to see a new subdivision in this area, and there
was probably opposition at that time. He pointed out that areas change. In spite of the previous
comments, he does not see 500 people ever being at this restaurant at the same time.
Jake Fusia, 418 Wolfrum Road, Weldon Spring Missouri, was sworn in. Mr. Fusia works for Kräftig. He
stated it is a six-employee company, and is family owned and family operated. Mr. Busch is trying to do
something special here and create a legacy by keeping alive the incredible tradition that his family has
built in St. Louis without trying to be like Anheuser Busch. The Busch family has always been
conservationists. Mr. Busch has every intention of working with the neighbors to make this a good fit for
the community.
Barry Galloway, 9 White River, Defiance, Missouri, was sworn in. Mr. Galloway stated that this is the
kind of innovative economic development that our County can benefit from. It will generate tax revenue
that can be used for public works projects in St. Charles County, and potentially offset any necessary
upgrades to the surrounding infrastructure that may be required to support it. More tax dollars being
provided by businesses means less tax dollars being charged to residents. The surrounding parks in
this area are not likely generating the amount of tax revenue that this facility will generate, and unused
agricultural land won’t generate much tax revenue. Mr. Galloway believes that this facility will fit right
into this area, and it is a unique business. He stated that most of the opposition to this project seems to
be “not in my backyard”, and if everyone had that mentality nothing would ever be built anywhere. He
stated that the adjacent Broemmelseik Park has concerts and weddings onsite, so some of the noise
concerns do not seem to be valid. He stated that he has seen Mr. Gottfried’s work in Missouri
Conservation magazine, which shows his interest in conservation.
Jason Rauschenbach, was sworn in. Mr. Rauschenbach stated that he works at Blue Heron Polo Club.
Lexington Kentucky has a “Bourbon Trail” that is also in a pastural setting along a two-lane highway,
just like Benne Road. Those distilleries have made an economic impact for the City of Lexington. Mr.
Rauschenbach stated that progress comes and things change. He stated that people do have valid
concerns, but he asked the area residents to keep it professional and to look at the project as a whole,
and not just from a personal standpoint.
Tamara Benne, 4475 Hueffmeier Road, Defiance, Missouri, was sworn in. She stated that her
husband’s family been in this area since before all of the subdivisions were created. She stated that
she is a neighbor of Billy Busch, and he has been a great neighbor, but he may not own this property
forever. The traffic concerns are overstated by opponents but understated by the applicants. Ms. Benne
asked the Commission to insure the rules for this property will make it safe and good for the community.
Tim Kerr, 614 Callaway Ridge Drive, Defiance, Missouri, was sworn in. Mr. Kerr stated that he would
like to see this community grow, and he believes approval of this project would be positive Defiance.
Jerry Hespen, 7 Hobie Cat Drive, Defiance, Missouri, was sworn in. Mr. Hespen and his wife are
longtime residents of Defiance Missouri. He stated that he understands some of the concerns that have
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been brought up this evening. Defiance is an excellent place to live, and he has raised four boys there.
Mr. Hespen believes that this proposal is designed to blend very well with the rural surroundings, while
still presenting an upscale appearance. Attention was given by Mr. Busch to locate structures on the
property in such a way as to minimize visibility and impact to surrounding homeowners. Mr. Busch has
owned property in this area for some time, and he has a vested interest in maintaining the quality of this
area of the County. Although the Busch name is shared with a much larger brewery now owned by
European interests, this company is a small, independent brewery that is dedicated to maintaining
quality in everything that they do. They could have chosen to build anywhere, but he believes that the
decision to build here in St. Charles County is a reflection of this company’s image and hometown
attitude. Mr. Hespen stated that he is in support of this application.
Patricia Carpenter, 613 Calloway Ridge, Defiance, Missouri, was sworn in. This will bring a lot of tax
dollars and revenue to Defiance. The Busch family has done a lot for St. Louis. Ms. Carpenter is in
support of this application.
Steven Church, was sworn in. He stated that he grew up 250 feet from the entrance to Grant’s Farm,
and noise was never an issue. The Busch family were his neighbors. Mr. Church stated that it would be
a shame for the Town of Defiance to oppose this application.
There being no further speakers regarding this application, closed the public hearing and called for
discussion from the Commission.
Gary Griffin stated that he would like more time to review this application, and made a motion to continue
the public hearing to the next meeting on October 17, 2018.
Kevin Cleary stated that he would also like more time to review the application.
Mike Klinghammer agreed that more time is needed to consider this application. He asked the
Commission if they had any specific questions for the applicant prior to the next meeting, and stated
that he would like to see the applicant have a traffic study prepared.
Kevin Cleary stated that his biggest concerns regard traffic and the impact the development may have
on the surrounding infrastructure, so he would also like to see a traffic study.
Tom Kuhn stated that he would like to see a drawing depicting the proposed entrance to the property
coming off of Benne Road. He would like to know if there will be any turn lanes added or other
improvements made in order to widen that portion of the roadway.
There being no further discussion, Chairman Ellis stated that a motion has been made to continue the
public hearing to the October 17, 2018 Planning and Zoning Commission meeting, and asked if anyone
would like to second that motion.
Kevin Cleary seconded the motion.
The vote on the motion was as follows:
Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Craig Frahm

- Yes

Application CUP18-12 was CONTINUED.
The Vote Count was 7 Yeas, 0 Nays, and 0 Abstentions
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V. CONDITIONAL USE PERMIT REQUEST - 4020 BENNE ROAD
Application:
Applicant:
Owner:
Property Zoning:
Use Requested:
Area:
Location:

CUP18-13
Yardstick Studio, LLC
Blue Heron Polo Club, LLC, & Blue Heron Farm, LLC
A, Agricultural District
Brewhouse
62.40 acres
On the south side of Benne Road, approximately
2,000 feet west of Wilson Road
2
A963001521, 596220A000, 596250A000

Council District:
Account No.:

Chairman Ellis called for a motion to table Application No. CUP18-13 to the October 17, 2018 Planning
and Zoning Commission meeting.
Mike Klinghammer made such motion, and Tom Kuhn seconded the motion.
The vote on the motion was as follows:
Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Craig Frahm

- Yes

Application CUP18-13 was CONTINUED.
The Vote Count was 7 Yeas, 0 Nays, and 0 Abstentions.

TABLED ITEMS
I.

PRELIMINARY PLAT FOR TIMBERWOLF FARMS - OLD COLONY ROAD
Application:
Owner:
Applicant/Developer:
Surveyor:
Property Zoning:
Area:
Number of lots:
Location:
Council District:
Account No.:

PRE18-04
Silberman Residential, LLC
Industrial Capital Group, LLC, Marc Boyer
Muser & Associates Land Surveying
A, Agricultural District
37.74 acres
6
On the west side of Old Colony Road, approximately
275 feet south of Rooster Ridge Lane
2
622380A000

This application remained TABLED at the request of the applicant.
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OTHER BUSINESS
NONE

APPROVAL OF MINUTES
Chairman Roger Ellis asked for a motion to approve the minutes from the August 15, 2018 meeting.
A motion to approve the minutes was made by Tom Kuhn, and the motion was seconded by Gary
Griffin. The minutes were approved by unanimous voice acclamation.

ADJOURNMENT OF MEETING
Chairman Roger Ellis called for a motion to adjourn the meeting. The motion was made by Tom Kuhn
and was seconded by Mike Klinghammer. The motion to adjourn was approved by unanimous voice
acclamation, and the meeting adjourned at 11:01 PM.

Respectfully submitted by:

Roger Ellis, Chairman
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MINUTES OF REGULAR MEETING
ST. CHARLES COUNTY PLANNING AND ZONING COMMISSION
DATE:

OCTOBER 17, 2018

TIME:

7:00 P.M.

PLACE:

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

MEMBERS PRESENT:

Gary Griffin; Kevin McBride; Kevin Cleary; Tom Kuhn; Roger Ellis; Jim
Leonhard; Robert McDonald; and Mike Klinghammer, County Councilman

MEMBERS ABSENT:

Craig Frahm

STAFF PRESENT:

Robert Myers, Director of Planning & Zoning; Ellie Marr, Senior Planner; Ardita
Roark, Associate County Counselor; and Jhimae Brock, Recording Secretary

SPEAKERS:

CUP18-14:

Mark Ditch with Buescher Ditch & Associates, Incorporated,
applicant’s representative; Richard Balducci, property owner;
and Arnie C. “AC” Dienoff, P.O. Box 1535

PRE18-14

Gabe DuBois, with THD Design Group; Todd Corrigan, property
owner; and Arnie C. “AC” Dienoff, P.O. Box 1535

CUP18-12:

William Busch Jr., property owner, 10184 Winding Ridge Road,
St. Louis, Missouri 63124; Marc Gottfried, Brewmaster and Vice
President; 22 Catfish Court, Defiance, Missouri; Rodney
Kazenske, Architect, 2732 West 42nd Avenue, Denver,
Colorado; Steve Sommerkamp, 4313 Dianna Lane; Cindy
Strutman, 4396 Hueffmeier Road; Bill Carrier, 4310 Dianna
Lane; Tom Dickson, 11 Country Life Lane; Thomas Duggan Jr.,
2 Country Life Lane; Kendell Schmidt, 3988 Benne Road; Arnie
C. “AC” Dienoff, P.O. Box 1535; Matthew Settlemoir, 66 Sunfish
Drive; Chris Wimmer, 4354 Wilson Road; Tricia Kapeller, 4109
Highway D; Russell Roark, 4286 Hueffmeier Road, also
owns1245 Flintlock Road; Patrick Duggan, 4325 Hueffmeier
Road; Mary Jo Dickson, 11 Country Life Lane; and Jake Fusia,
418 Wolfrum Road

CUP18-13:

Marc Gottfried, Brewmaster and Vice President; 22 Catfish
Court, Defiance, Missouri; Rodney Kazenske, Architect, 2732
West 42nd Avenue, Denver, Colorado; Kendell Schmidt, 3988
Benne Road; Jake Fusia, 418 Wolfrum Road; Terry Kapeller,
4109 Highway D; Steve Sommerkamp, 4313 Dianna Lane; and
Arnie C. “AC” Dienoff, P.O. Box 1535
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CALL TO ORDER
Chairman Roger 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. He explained
to the audience that the Planning & Zoning Commission will make a recommendation on applications heard
during the meeting, which will then be submitted to the St. Charles County Council for their final decision.
Public comment on conditional use permit applications will be taken during tonight’s meeting, and at the
County Council meeting on Tuesday, November 13, 2018. Public comment on conditional use permit
applications will not be taken at any meeting of the County Council held thereafter.
Chairman Ellis introduced the following documents into the record: The Unified Development Ordinance
of St. Charles County (UDO), including zoning maps; and the Year 2025 Master Plan for St. Charles
County, which includes the Year 2025 Future Land Use Plan Map.

CHANGES TO THE AGENDA
NONE

PUBLIC HEARINGS
I.

CONDITIONAL USE PERMIT REQUEST - 6601 SOUTH HIGHWAY 94
Application:
Owner/Applicant:
Property Zoning:
Uses Requested:

Area:
Location:
Council District:
Account No.:

CUP18-14
Richard K. Balducci and Carol A. Balducci
A, Agricultural District
Buildings, Structures, or Open Spaces for Conducting
Weddings and/or Wedding Receptions or other Private
Parties; and a Bed and Breakfast Residence
75.94 acres
North side of Hwy 94 South, approximately 3 miles
west of Augusta
2
A881000020

Ellie Marr, Senior County Planner, described the zoning of the subject property, the surrounding zoning,
and the 2025 Future Land Use Plan. Ms. Marr stated that the applicant is requesting two conditional use
permits for a building and open space for conducting weddings and/or wedding receptions or other private
parties; and a bed and breakfast residence. She stated that outdoor wedding ceremonies may be offered
in the area next to the event building; however, the applicant is not requesting a conditional use permit for
receptions or other private parties to be held outdoors. The proposed building would have a nice view and
be located at a high point of the subject property. The nearest residential property to the proposed event
building is approximately 800 feet to the southwest, and County staff is not anticipating problems with this
location because of the mature tree line between the two buildings. The proposed bed and breakfast
residence would similarly be located to the southwest of the proposed event building, approximately 250
feet from the western property line. A bed and breakfast residence is defined as a single-family residence
where the host must live in the residence. The intent is for the hosts to interact with. A bed and breakfast
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residence in this area would likely serve guests that are involved with the wedding ceremony and
additionally, guests that visit the Balducci Winery or other wineries in the area. The number of guest
bedrooms would be limited to five. As no more than one residence is generally allowed on a parcel zoned
A, Agricultural District, a separate 5 plus acre parcel for the bed and breakfast residence would need to be
created to comply with zoning. Ms. Marr stated that a survey for a new parcel would be recorded prior to
the Site Plan approval.
Planning and Zoning staff recommends approval of both conditional use permit requests as generally
conforming to the conditional use permit criteria provided by Section 405.510 of the County Code, subject
to the following conditions:
1. For all events, meetings, or functions to be held on the premise of the proposed reception building,
no amplified sound may be located outdoors except during the performance of a wedding
ceremony.
2. The approved conditional uses shall not commence on the site until such time as all improvements
required by an approved site plan are built and approved.
3. A separate parcel shall be created for either the existing residence or the new bed and breakfast
residence.
4. For all events, meetings or functions to be held in the event building, all events, meetings or
functions must end no later than 11 PM. Any outdoor, amplified music must end no later than 10
PM.
For the record, staff did not receive any written communications regarding this application.
Chairman Roger Ellis asked if the Commission had any questions for the Planning & Zoning staff.
Gary Griffin stated he is surprised there were not any comments regarding this application from the nearby
church, since they were previously opposed to an application that was submitted for a wedding venue in
this area. For the record, Chairman Ellis clarified that the church opposition was for a different proposed
facility.
Chairman Ellis asked what the difference was between conditions number 1 and number 4, regarding the
amplified sound.
Ellie Marr responded that the first condition pertains to outdoor sound. The applicant states that there will
not be outdoor reception music played. She stated that the last condition is one that County staff has
recommended for similar uses.
Chairman Ellis asked if all events, meetings, or functions could have indoor amplified music until 10 pm.
Ellie Marr responded that County staff can rewrite the conditions to be more specific.
Chairman Ellis stated that he believes the two conditions contradict each other.
Tom Kuhn asked if there was any further information on the proposed building other than its shape. He
asked if the events to be held would be indoors, outdoors, or both.
Ellie Marr responded that the applicant submitted a concept plan with architectural elevations. Ms. Marr
stated that it would be designed to fit with the natural character of the area. She stated that there is a
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covered area on the side of the building that may be used for outdoor events, and the applicant could
expand on those plans for the Commission.
Chairman Roger Ellis asked if the Commission had any further questions for staff. Seeing none, Chairman
Ellis opened the public hearing and asked the applicant to come forward.
The applicant’s representative, Mark Ditch with Buescher Ditch & Associates, was sworn in. Mr. Ditch
stated that the controversial application for a wedding venue that was mentioned by Commissioner Gary
Griffin was across the street from the Nobleis Winery, which is approximately three miles away from the
subject property. He stated that the proposed building for this application is less than 7,000 square feet
and will be used for an event center. He stated that the property owner’s neighbors did not have any
objection to this proposal, and the owner agrees with all of the staff recommended conditions for this CUP
request. Mr. Ditch made a recommendation to the Commission for condition number 4 to be amended to
remove the word “outdoor” and read as follows: “Any outdoor amplified music must end no later than 10
PM.”
Mike Klinghammer asked Mr. Ditch if the owner would accept having the music end at 10 PM. He stated
that seems to be earlier than when evening weddings typically end.
Richard Balducci, the property owner, was sworn in. Mr. Balducci stated that he would like to be allowed
to have music play until 11 PM like everyone else in the area. He stated that they will not only be hosting
wedding ceremonies, they will also host other special events such as anniversary parties. These events
may or may not have music, but he would like to have the option of having music until 11 PM. The only
outdoor music for this venue would be for a wedding ceremony and would likely be instrumental such as
a violin or guitar. He would prefer that there not be any outdoor music, because he does not want it to
negatively impact his neighbors or interfere with their lives. He stated that his neighbors are great people
who he has known for over 30 years. Amplified will only be played inside of the event center, and there will
be decibel meters controlling the volume. Mr. Balducci stated that loud music is not necessarily good
music.
Kevin Cleary asked County staff whether the single-family residence should have a 5-acre minimum lot
size instead of a 3-acre minimum lot size, since the property is zoned Agricultural.
Ellie Marr responded that Unified Development Ordinance has a clause under the A, Agricultural District
Zoning Regulations that allows a 3-acre lot size for homes built prior to 2006. The applicant can parcel off
a 3-acre tract for the existing home as long as the remaining tract meets the 5-acre minimum lot size
requirement.
Chairman Ellis asked if there were any further questions for the applicant. There being no further questions,
Chairman Ellis asked if anyone from the audience wished to make public comments on this application.
Arnie “AC” Dienoff, P.O. Box #1535, O’Fallon, Missouri, was sworn in. Mr. Dienoff stated that this district
is the jewel of St. Charles County and needs to be promoted. He stated that there are people throughout
the world that visit the wine country district. Promoting tourism contributes to the County’s economic
growth. He stated he is in favor of this application, with conditions. The adjoining and surrounding
neighbors within 10,000 feet must be the first priority. The Planning and Zoning Commission should have
a condition for amplified music not to exceed 70 decibels within 5,000 feet of this property. He stated that
he agrees to the conditions that the Commissioners recommended. Outdoor music should not be playing
until 10 PM. He stated that it is important to be cognizant of the surrounding residents and the environment.
There being no other speakers from the audience, Chairman Ellis closed the public hearing and called for
discussion from the Commission.
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There being no further discussion, Gary Griffin made a motion to recommend approval of Application No.
CUP18-14, subject to the staff recommended conditions as amended. Kevin Cleary seconded the motion.
The vote on the motion was as follows:
Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Jim Leonard

- Yes

Robert McDonald

- Yes

Mike Klinghammer

- Yes

Application No. CUP18-14 was recommended for APPROVAL, subject to the following conditions:
1. For all events, meetings, or functions to be held on the premise of the proposed reception building,
no amplified sound may be located outdoors except during the performance of a wedding
ceremony.
2. The approved conditional uses shall not commence on the site until such time as all improvements
required by an approved site plan are built and approved.
3. A separate parcel shall be created for either the existing residence or the new bed and breakfast
residence.
4. For all events, meetings or functions to be held in the event building, all events, meetings or
functions must end no later than 11 PM. Any amplified music must end no later than 11 PM.
The Vote Count was 8 Yeas, 0 Nays, and 0 Abstentions.

PLATS
I.

PRELIMINARY PLAT FOR DRY CREEK RANCH - 1703 HIGHWAY N
Application:
Owner/Developer:
Current Zoning:
Area:
Number of Lots:
Location:
Council District:
Account No.:

PRE18-14
TBJJ Enterprises, LLC
RR, Single-Family Residential District (3-acre
minimum lot size)
9.34 acres of a 22-acre parcel
3
On the north side of Highway N, approximately
2,500 feet west of Klaas Lane
2
745530A000

Ellie Marr, Senior County Planner, described the zoning of the subject property, the surrounding zoning,
and the 2025 Future Land Use Plan. The proposed subdivision, Dry Creek Ranch, would include 9.34
acres. The applicant proposes to plat 3 lots with a minimum lot size of 3 acres. A tributary of Sams Creek
divides the original 22-acre parcel, with the remaining 12.66 acres to the north of the creek remaining
zoned A, Agricultural District. The property is far from any public sewer service and the lots will be required
to have individual wastewater treatment systems, but with public water supply. The water service
availability is an important consideration in determining whether individual wastewater treatment systems
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are viable. The first variance request from Section 410.280.2 of the UDO, is in regard to the requirement
that all lots in a subdivision have driveway access to interior subdivision streets. The applicant is not
proposing an interior street but instead proposes to use an existing driveway as an easement access for
2 of the 3 lots. The second variance request from Section 410.290.2 of the UDO is to vary the requirement
that all lots front upon a street improved to St. Charles County Public Standard Specifications or an existing
or proposed State maintained highway. No public or private street is proposed for the subdivision plat and,
as previously mentioned, only Lot 1 fronts on Highway N. The third variance request from Section
410.320(C) of the UDO is in regard to the requirement for a minimum 42-foot wide right-of-way plus a
minimum 48-foot radius cul-de-sac right-of-way.
Additionally, staff has reviewed the subdivision plat for its conformance to the subdivision regulations in
Section 410 of the Unified Development Ordinance. Staff maintains that Lot 2 does not meet the intent and
purpose of the subdivision regulations due to its unusual shape. In order to meet the 3-acre minimum lot
size, a “Z” shaped lot is proposed. Section 410.290 of the UDO calls for sizes, shapes, orientations, and
dimensions of lots to be appropriate for the location and physical character of the proposed subdivision. In
addition, Section 410.420(D) of the UDO requires that individual sanitary disposal systems not be allowed
on lots without adequate area for a lateral drain field and an auxiliary area for a drain field. Consequently,
the Planning and Zoning Division staff recommends denial of this preliminary plat. In recommending denial,
staff has determined that the plat does not meet the minimum standards for a preliminary plat subdivision.
A public or private road has not been proposed for the subdivision and Lot 2 does not meet the intent of
platting 3-acre lots in areas with on-site sewage disposal as provided by Section 410.290.
For the record, staff received did not receive any written communications regarding this application.
Chairman Roger Ellis asked if the Commission had any questions for Planning & Zoning staff.
Gary Griffin asked if County staff if the applicant has considered moving the street over to the eastern
portion of the property so it would not have to bisect Lot 1. Mr. Griffin also asked if the applicant has
considered having two lots instead of three lots.
Ellie Marr responded that County staff asked the applicant to provide justification from an engineer
explaining why they could not move the road to the eastern side. The applicant has submitted a sight
distance exhibit for consideration by the Commission. County staff submitted said sight exhibit to Missouri
Department of Transportation (MoDOT) on Monday, October 15, 2018, and has not yet received a
response. County staff would like to compare MoDOT’s sight distance requirements to St. Charles
County’s sight distance requirements. She stated that it is up to the applicant to justify the granting of
variances to the County’s Subdivision Regulations .
Chairman Ellis asked if the Commission had any further questions for Planning & Zoning staff. Seeing
none, Chairman Ellis opened the public hearing and asked the applicant to come forward.
Gabe DuBois, applicant was sworn in. Mr. DuBois stated that he is with THD Design Group and
representing the property owner on behalf of this subdivision request. He stated that they are proposing to
plat 9.34 acres of a 22-acre parcel. They had previously applied to rezone the 9.34 acres from A,
Agricultural District to RR, Rural Residential in order to plat 3 lots. He believes that his reasons are valid
but understands the concerns of County staff. He stated that “Lot 2 has an irregular “Z” shape lot and Lot
3 has an “L” shape. He agrees that in order to appease the staff’s concern, they can push down the lot line
down on Lot 1 in order to gain a little bit of area in Lot 2, and push the lot line up on Lot 3. They could also
create two “L” shaped lots instead of the irregular “Z” shape. He stated that it wouldn’t place the home on
Lot 3, but it would allow the property owner to build a home in that general location. He stated that the
property owner purchased this property as a family homestead. The property owner will live on Lot 3, his
father-in-law will live on Lot 2, and his brother-in-law and sister-in-law will live on Lot 1 of this subdivision.
They are willing to reconfigure Lot 2 and Lot 3 to meet the requirements of the Zoning Code. He stated
Page 6

Planning and Zoning Commission Meeting, October 17, 2018

that there are several options they could choose from to handle the septic field. Once the preliminary plat
and rezoning are complete, he will work with the Building Department to be in compliance with the codes.
He stated that they can achieve a shape and allow for a leach field for Lot 2. Mr. DuBois stated that
although there are three variances listed in their letter, it is really one request that shows up in three
different places of the code. They are requesting a private, shared driveway for the proposed subdivision
instead of having a public street down the middle of the property. The location of the existing driveway
entrance was placed there because it created the best spacing and sight distance for the subject property.
It follows the natural topography of the land. He stated that the existing entrance is placed along the ridge
followed by the existing driveway, and if the entrance is moved to the east side it would reduce the sight
distance to the east by over 100 feet. The spacing between the entrances would be reduced significantly.
The entrance is currently centered between the east and to the west of the property, at a distance of 240
feet to one entrance and 300 feet to the other entrance. If they move the existing entrance over to the
eastern edge of the property, the spacing would have to reduce to 80 feet to the east, and increase to 460
feet to the west, and the spacing would become very lopsided. He stated that the sight distance to the east
decreases from 770 feet to 640 feet and is considered acceptable, but it is a reduction to the sight distance
and safety consideration. The property owner proposes to keep the existing entrance so that he would not
have to remove a lot of trees or dirt from the property. Keeping the existing entrance would not interfere
with the natural topography of the land or stormwater management.
Kevin Cleary stated that the applicant moving the drive access to the east side would resolve conflict in
terms of the odd-shaped lot, septic system, and other issues. Mr. Cleary stated that although trees will be
removed, three other problems can be resolved by doing so. He believes that would be the prudent thing
to do.
Gabe DuBois responded that he understands that moving the drive access would resolve three code
conflicts but this is actually one problem. It is all related to the entrance location and how intrusive it would
be to the property owner to have to move it to the east side of the property.
Gary Griffin asked the property owner what his plans were for the remaining parcel of land.
Todd Corrigan, property owner, was sworn in. Mr. Corrigan responded that they will leave the remaining
acres zoned as A, Agricultural District. Mr. Corrigan stated that his three children will be able to enjoy the
open space and have a place to play. That area is on the other side of the creek, and they don’t want to
develop that area because access would be difficult and too costly.
Chairman Ellis asked if there were any further questions for the applicant. There being no further questions,
Chairman Ellis asked if anyone from the audience wished to make public comments on this application.
Arnie C. “AC” Dienoff, P.O. Box 1535, was sworn in. Mr. Dienoff stated that he is not opposed to the
proposed subdivision, but the concerns of public safety and public health need to be addressed. He stated
that the applicant has conceded that there will be a 48-foot turnaround radius, and he did not see any
letters in the agenda packet from either the Wentzville Fire Protection District or the St. Charles County
Ambulance District. He stated that he also did not see a letter from the Wentzville School District, CFO, or
Transportation Director. The Wentzville School District will be responsible for picking up students from this
development. He is also concerned about the septic system. He stated that the UDO requires a 5-acre
minimum lot size for septic systems, but in this case, it is only requiring a 3-acre minimum lot size. He
stated that the Planning and Zoning Commission should prioritize public health, safety, welfare, and water
quality, and that County codes needs to be fair throughout St. Charles County.
There being no other speakers from the audience, Chairman Ellis asked the applicant if they would like to
approach the podium again to address any of the concerns that were voiced by the audience.
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Gabe DuBois stated that they will agree to providing a cul-de-sac with a 42-foot radius. Mr. DuBois stated
that he has been in communication with the Wentzville Fire Department and apologized for not including
their letter in the agenda packet. There is a note about the surface of the material that is used for the turnaround, which was requested by Wentzville Fire Department. The Wentzville Fire Department has
reviewed this proposed turn around radius and given their consent. He stated that the Wentzville School
District would not have to provide a school bus to service this subdivision due to the length of the cul-desac. He stated that Public Water Supply District #2 has a water main that runs along Highway N, and this
development will extend from that line for public water service.
Chairman Ellis asked if there were any further questions for the applicant. Seeing none, Chairman Ellis
closed public input, and asked for discussion from the Commission.
Kevin Cleary stated that he thinks it would be better if the applicant moved the driveway to the east side
of the property. He believes that the configuration of the lot and the septic system concerns would be
rectified by doing so.
Mike Klinghammer asked if the applicant would have the opportunity to come back with a revised plat
should this be denied, or if they would be required by Ordinance to wait a year to re-apply.
Robert Myers responded that the applicant could return at any time and would not have to wait a year.
That requirement only applies to a rezoning request.
Gary Griffin asked if it was possible for the applicant to put in a septic system that would meet the County’s
minimum standards.
Ellie Marr responded that since Planning and Zoning staff does not review septic system plans, this
question would have to be answered by the Building Division.
Gary Griffin stated that the applicant mentioned that he has worked with moving houses around in the past
in order to meet the County’s requirements for septic systems. He stated that with three different homes,
this property would be one entity for a family homestead. He stated that he believes that the engineer
would have the ability to work with the Building Division in order to be able to design a septic system that
would work for this family homestead.
Mike Klinghammer stated that there is no guarantee that the property will remain a family homestead in
the future. The proposed subdivision will have three different property owners. The details of a shared
septic system will be complicated to discuss, and he is fine with subdividing the lots, but they will still have
to obtain approval from the Building Division prior to proceeding with building the homes. The septic
information is required as part of the Site Plan approval process, not the preliminary plat process. He asked
the Commission if they feel that they should require the applicant to move the access driveway, or if there
are circumstances where it makes more sense to have irregular shaped lots. He stated that he understands
the perspectives of both the applicant and County staff.
There being no further discussion, Chairman Ellis called for a motion to recommend approval on
Application No. PRE18-14, with the requested variances.
Robert McDonald so moved, and Mike Klinghammer seconded the motion.
The vote on the motion was as follows:
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Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- No

Tom Kuhn

- No

Roger Ellis

- Yes

Jim Leonard

- No

Robert McDonald

- Yes

Mike Klinghammer

- Yes

Application No. PRE18-14 was recommended for APPROVAL, with the requested variances.
The Vote Count was 5 Yeas, 3 Nays, and 0 Abstentions.

TABLED ITEMS
I.

PRELIMINARY PLAT FOR TIMBERWOLF FARMS - OLD COLONY ROAD
Application:
Owner:
Applicant/Developer:
Surveyor:
Property Zoning:
Area:
Number of lots:
Location:
Council District:
Account No.:

PRE18-04
Silberman Residential, LLC
Industrial Capital Group, LLC, Marc Boyer
Muser & Associates Land Surveying
A, Agricultural District
37.74 acres
6
On the west side of Old Colony Road, approximately
275 feet south of Rooster Ridge Lane
2
622380A000

This application remained TABLED at the request of the applicant.

II. CONDITIONAL USE PERMIT REQUEST - 4151 BENNE ROAD & 4451 BENNE ROAD
Application:
Applicant:
Owner:
Property Zoning:
Use Requested:
Area:
Location:
Council District:
Account No.:

CUP18-12
Yardstick Studio, LLC
Blue Heron Polo Club, LLC
A, Agricultural District
Brewhouse
184.08 acres
On the north side of Benne Road, approximately
3,000 feet west of Wilson Road
2
599160A000, 595110A000, 595140A000, & T032000007

Robert Myers, Director of Planning & Zoning, stated that Councilmember Joe Brazil hosted a meeting on
October 3, 2018 about the Benne Road brewhouse conditional use permits and invited the applicant and
neighbors to attend for discussion. At that meeting, both the applicant and neighbors indicated they would
continue discussions and hoped to provide a set of agreed upon conditions for the Planning & Zoning
Commission’s consideration. A neighbor representative emailed the County a set of potential conditions
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on Friday, October 12, and an applicant representative emailed the County a somewhat different set of
potential conditions on Tuesday, October 16. Neither set reflect conditions as typically would be written for
a County ordinance to provide predictable outcomes and assist in administration and enforcement. He
stated that in order to provide some guidance to the Commission regarding additional conditions that may
or may not be imposed, a memo dated October 17, 2018 has been provided that contains a list of additional
options for consideration. These options reflect some common elements of communications from both
parties and take into account County administration and enforcement. County staff recommends approval
of this application, subject to conditions.
Chairman Roger Ellis asked the Commission if they had any questions for staff. There were none.
William Busch Jr., property owner, 10184 Winding Ridge Road, St. Louis, Missouri 63124, was sworn in.
Marc Gottfried, Brewmaster and Vice President, 22 Catfish Court, Defiance, Missouri, was sworn in. Mr.
Gottfried stated that after the last public hearing, he and William Busch had an opportunity to meet with
some of the neighbors and address their concerns. He stated that they have logged no less than ten hours
of face-to-face meeting time with representatives for the neighbors: Steve Sommerkamp, Michael Reth,
and Dave Berghoff. All of those meetings are reflected in one document which includes additional
conditions agreed upon by both parties, and a few points they are at an impasse on and are asking for
guidance from the County. Concerns about traffic, noise, well water, waste water, and other concerns have
all been addressed through these recommended conditions. The conditions that the parties agreed upon
can be summarized as follows:
1. The applicants agree with the addition of the vast majority of the Agri-Tourism standards verbiage.
2. All lighting at the property shall follow the International Dark Sky Association guidelines to prevent
light pollution.
3. Odor and acoustic impact analysis.
4. A letter from a registered hydrologist/geologist certifying that the well will not harm the St. Peter
Aquifer.
5. A detailed plan showing how waste water will be handled in accordance with local, State, and
Federal guidelines.
6. No exterior storage of raw materials, waste, equipment, or inventory.
7. Tours will only take place on the two CUP’s, and not on any other part of the property.
8. The interior public spaces shall have an occupancy load of no more than 250 patrons in total.
The points the two parties disagree upon can be summarized as follows:
1. We do not yet know if improvements to Benne Road will be required. Our traffic study will divulge
that. We would like the County to decide whether the applicant or the taxpayer should pay for these
improvements.
2. The applicants agree to provide an additional landscape buffer for the two properties at 4163
Bennie Road and 1 Colt Drive. The neighbors would like us to plan a buffer for the depth of the
entire 150-foot setback. We can agree to do more than the minimum, but feel what was requested
by neighbors is unnecessary.
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3. County staff has recommended hours of operation for amplified sound which the applicant agrees
to. The neighbors want more restrictive hours.
4. The applicant would like the ability to incorporate their existing skeet range into their brewhouse
CUP if possible, but the neighbors would like them to discontinue the skeet range altogether.
5. The applicant has agreed to adding 99% of the Agri-Tourism District standards, but they cannot
agree to the standard that no such CUP could be located within one-half mile of each other.
Rodney Kazenske, Architect, 2732 West 42nd Avenue, Denver, Colorado, was sworn in. Mr. Kazenske
stated that the topics that have been raised at the last public hearing and subsequently regarding this
project are all valid concerns that should be addressed for all conditional use requests. The topics
discussed during the September public hearing before the Commission varied across a wide spectrum,
but he believes all of the concerns fit well into three distinct categories: capacity, consumption, and
environmental impact. Capacity would address concerns surrounding items such as traffic, the capacity of
the existing infrastructure, the hours of operation, and managing any potential future growth of the
business. These items are all regulated within the conditional use permit regulations. Consumption
addresses items such as utilities, natural resources, and fire and rescue services. Environmental impact
addresses items concerning the management of the land, the handling of waste materials, establishing
protections for the natural resources such as water and air, lighting standards, and odor control.
Communities have codes, ordinances, regulations, and procedures in place that ensure that any proposed
project will meet the standards set forth by the community. Such regulations ensure the health, quality of
life, and well-being of the residents in the communities, and protect property values to ensure the future
growth and success of the communities. These processes are enacted not to suspend growth or change,
but to manage it in a reasonable manor and adapt to the communities changing needs and conditions.
This conceptual review hearing is only the first step in that process. The applicant feels this proposal meets
and/or exceeds all of the regulations and requirements that have been established by St. Charles County
Ordinances. They agree with the Planning & Zoning staff’s recommendations as outlined in the staff
recommendation report and have adopted those recommendations as part of their revised concept plan.
Should this project obtain approval to move forward, they have full confidence that this project will continue
to meet or exceed all regulations and requirements set forth by St. Charles County. They believe this
project will be an asset to the County, and that it fits well into the existing context and charm of the
surrounding area.
Chairman Ellis asked if there were any questions for the applicant.
Kevin Cleary stated that one of the biggest concerns has been the increase in traffic that this development
may provide. He asked who would pay for any road improvements that may be deemed necessary for this
site.
Marc Gottfried stated that the applicant is open to the County deciding who should be responsible to pay
for any improvements that may be required. He stated that they are not willing to put verbiage into the
conditions that state that the applicant must pay for any road improvements unless the County decides
they must do so.
Rod Kazenske stated that they did engage with a traffic engineer from BCC Engineering and at this time
they do not know what improvements, if any, would be necessary for this site should the application be
approved.
Tom Kuhn asked the applicant what they feel is their biggest hurdle moving forward.
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Rod Kazenske stated that their biggest hurdle may be addressing all of the concerns that have been
voiced. He stated that he and Mr. Gottfried were at the site today measuring sound decibels with a sound
meter, and after doing so they believe that the regulating the sound coming from the site will be
manageable.
Roger Ellis asked the applicant if a traffic study has been commissioned.
Rod Kazenske stated that they have engaged a traffic engineer and have them under contract, but they
are waiting for a recommendation from the Commission before proceeding and incurring the cost of traffic
study.
Gary Griffin stated that the last time a traffic study was done in this area was 1987, and there has since
been a lot of growth. He stated that there was an application for a winery at Benne Road and Highway DD
that was denied due to the concerns regarding traffic in this area. He stated that truck traffic is a major
concern in this area and there are no shoulders on Highway DD. He believes a traffic study should be
paramount when taking approval on this application into consideration. He also stated that most of the
traffic studies that the Commission has seen are always in favor of the applicant, and he would like to see
that this study has some oversight.
Mike Klinghammer stated that a traffic study will be completed before the application comes before the
County Council, and the Council members will review the methodology of the study submitted to ensure it
has been done appropriately.
Marc Gottfried showed the Commission a document from MoDOT that shows that they plan to completely
improve Highway DD from Highway 64 to Highway 94 in 2019, and he stated that they expect that road
project to be completed before they even open their doors.
Roger Ellis asked if the applicant has given the Commission any information regarding the use of the
existing skeet shooting range, since that was not brought up during the last public hearing.
Marc Gottfried stated that they not previously considered incorporating the skeet shooting range into this
conditional use permit and that would likely require approval on a second conditional use permit. He stated
that the neighbors had requested that they put permanent verbiage into this application stating that they
can never use that portion of the property, even with approval from St. Charles County on a possible
second CUP and the property owner is not willing to agree to that.
Rod Kazenske stated that his understanding is that this is just the first step in a series of approval that
have to come from multiple departments and agencies. He stated that per his understanding, a traffic study
is something that is appropriate to do during the site plan approval process. He believes it would be overly
burdensome to a potential builder to request they spend tens of thousands of dollars in research on a
project that may be denied during the first phase of the process. Mr. Kazenske stated that during their
initial meeting with BCC Engineering, they were told that a two-lane roadway can handle 10,000 vehicles
per day, although additional turn lanes may need to be constructed. This is significantly more traffic than
they are anticipating having from this development.
There being no further questions, Chairman Ellis asked if anyone from the audience wished to make public
comments on this application.
Steve Sommerkamp, 4313 Dianna Lane, was sworn in. Mr. Sommerkamp stated that his property adjoins
the northeast corner of the subject property. As Robert Myers stated, a small representative group of
neighbors met with the applicant, County staff, and Councilman Joe Brazil regarding their concerns about
this project. At this meeting, both sides were asked to compromise and try to find a way forward that
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everyone can live with. While they think that the brewhouse is a good idea, they believe it would be better
suited at a different location. They also understand that the applicant has the right to ask for this brewhouse
in this location due to the recent change to St. Charles County Ordinance. They believe this change to the
UDO was done specifically for the applicant, as the applicant himself has stated that they went to County
staff and requested this change. Mr. Sommerkamp asked why the UDO was changed at the expense of
citizens, and why there have not been any critical questions about this project asked by County staff. He
stated that all of the critical questions seem to have come from concerned citizens. There weren’t any
protections put into this change to the ordinance by the County staff when they submitted this for approval.
They are asking the County to add some protections to ensure that the existing residents will not be harmed
by this new conditional use. He stated that in the County staff report, they said that the surrounding
residents will be impacted by this conditional use permit request, yet they recommended approval. Mr.
Sommerkamp stated that he would like to acknowledge that Marc Gottfried has spent a lot of time with
them trying to come to a compromise, and he has been honest with him and has never walked away, but
there is a burden of proof that lies on the applicant to prove that the surrounding residents are not going
to be negatively impacted by this project, and he questioned whether or not that has been done. He asked
the Commission to take into consideration all of the items listed in the document they received when
making their decision on a recommendation for this application. They feel like they have made some good
compromises and suggestions.
Roger Ellis stated that in response to Mr. Sommerkamp’s question, the enactment of the brewhouse
ordinance was done without the knowledge of the Planning & Zoning Commission, and they were not
aware of it until approximately six days prior to their September 19, 2018 meeting.
Cindy Strutman, 4396 Hueffmeier Road, was sworn in. Ms. Strutman thanked Billy Busch and Marc
Gottfried for spending time for discussion. One of the guidelines of the CUP is that neighbors not be
harmed. The residents of this area chose this area to get away from the city life and all that entails. They
choose to drive an hour more to work because when they get home they are looking for exactly what they
have. They do believe this CUP will harm them in ways that they value most - the tranquility of their area.
Even though they live on three to five-acre parcels of land, on quiet nights they can hear their neighbors
talking. Can you imagine what they will hear with a brewhouse right next door? The nearest commercial
development is located at Highway D and Highway DD and is a gas station/store. It’s total square footage
is smaller than most people’s garages. The closest restaurant/bar is located in New Melle, over five miles
away. The residents who choose to live in this area also choose not to buy in New Melle, yet they are
being asked to accept a proposal for a brewhouse within 1,500 feet of their back yard. The property values
in this area have stayed consistent because this area is very unique. There is a 400-acre park within
walking distance where you can ride your bike and hike the trails. Every neighbor resides on three to ten
acres, giving them room to breathe. If you put a brewhouse in the middle of all of that, she believes that
their property values will decrease. The residents that surround the property are not at all against the idea
of a brewhouse, they are against having a brewhouse at this location.
Bill Carrier, 4310 Dianna Lane, was sworn in. Mr. Carrier stated that as previously stated, they have had
some conversations with the applicant regarding this application and have been able to compromise on
some issues. He would like to focus on two issues they have been unable to reach a compromise on,
which are the hours of operation for the brewhouse, and the use of the skeet range that is currently located
on the subject property. While many ideas were considered in good faith during their negotiations with the
applicant, a common denominator in significantly mitigating issues regarding traffic, noise, waste
management, safety, and light pollution is the facility business hours. Evening hours are of special concern
to them as the ambient noise and light levels in the evening are very low. The residents suggested the
following hours of operation limits to the applicant:
1.

Days of operation limited to Tuesday through Sunday.
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2.

Restaurant/beer hall and other accessory use operations shall end no later than 8 PM, except for
December 31, when operations/events shall end no later than 12:30 AM.

3.

Special events (weddings, private parties, etc.) shall be limited to no more than 12 per calendar
year and shall end no later than 11 PM.

4.

No amplified sound to be produced after 6 PM on any day.

Mr. Carrier stated that the brewing company rejected these limitations, citing their adverse business
impact. Following their response, he made an informal comparison of the business hours for eight of the
wineries located in St. Charles County, and stated that those businesses cease operations in the early
evening. The wineries are successful businesses and have proven that such limits on evening business
hours are not a significant constraint. They believe their proposed limits are reasonable, and request that
the Planning & Zoning Commission make these part of the conditions for the CUP permit. As far as the
skeet shooting range, they are strongly opposed to the applicant incorporating it into this conditional use
permit for safety and noise reasons. The skeet shooting range was not included on the preliminary site
plan for the brewhouse and should not be included as part of the business. The applicant has stated in
previous meetings that the skeet range would only be used by friends and family. Regardless of who uses
the skeet range, its proximity to the brewhouse and people who will be drinking raises safety concerns.
They understand that the shooting range represents a special family memory for Mr. Busch, but they would
propose that the trap houses be left in place and the target throwing equipment be removed. They would
like for the Planning & Zoning Commission to prohibit continued use of the skeet shooting range under any
circumstances as a requirement for approval of the proposed CUP.
Tom Dickson, 11 Country Life Lane, was sworn in. Mr. Dickson stated that traffic is very much a concern
for the existing residents. Highway DD, Highway D, and Benne Road are challenging at best during good
conditions. They were promised that a traffic impact study would be conducted and handed over to the
Commission prior to this application moving forward, and they have not seen that. It was stated that the
last time a true traffic study was conducted in this area was 1987, but he found a study that was done in
2005. Since 2005 there has been the addition of Broemmelsiek Park, the soccer complex at Highway DD
and Highway 40, the 400-acre park at New Melle that is soon to be opening, and O'Day Park that is soon
to be opening in O’Fallon as well. All of these are family-oriented places that are adding a lot of families to
the traffic in the area. Mr. Dickson asked the Commission to consider the young drivers in this area that
are ill-equipped to handle driving with people on the road who may be impeded by alcohol. The impacted
residents should not be asked to accept a brewhouse that they don’t want, and then be asked to pay for
road improvements that may be necessary as a direct impact of that brewhouse. The proposal should not
move forward until the real impacts can be determined by a traffic study. Although the Commission has
asked for a traffic study, one has not been provided. The excuse provided was that the applicant does not
want to do a traffic study because it costs money. The cost of a particular item should not outweigh the
right, or the safety. The Commission should be in charge of the public health, welfare, and safety. The
success of this business will not be determined by their business hours, and they are asking for a restriction
on their business hours for the peace and quiet.
Thomas Duggan Jr., 2 Country Life Lane, was sworn in. If someone requested to open an Outback
Steakhouse, a Cineplex, a mattress store, or a Dirt-Cheap store on this property, the Commission would
say no. The reason they would say no is because those are commercial enterprises and they belong in a
commercial zone. The area around Benne Road is zoned agriculturally and has been so for 40 years. He
stated that he believes the applicant approached St. Charles County in good faith with their proposal, and
they have been playing the cards that the County offered them. They have shown a willingness to meet
with the neighboring residents and listen to their concerns, and he appreciates that. Mr. Duggan stated
that allowing a conditional use for a brewhouse in the agricultural zoning district feels like a shortcut to the
process of rezoning the property. His fear is that this will become a road to bypassing the area’s zoning
regulations on a regular basis. He stated that a no vote on this application would send a message to St.
Charles County Council that this is no way to do business, and no way to treat tax paying citizens.
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Kendell Schmidt, 3988 Benne Road, was sworn in. Mr. Schmidt stated that he was speaking on behalf of
his son-in-law, Michael Reth, of 3939 Benne Road who was unable to attend the meeting. It’s been nearly
six weeks since they learned about this proposed brewery project. Since the early inception of this project,
they have been clamoring to understand what is actually being proposed and what it means to them in
terms of their own residential impact. In the meeting two weeks ago, the intent was to understand how the
UDO was modified to allow for a brewhouse. They were originally told that the AT District standards were
the basis for this UDO change and definition, then were told by County staff during their meeting two weeks
ago that the AT District was not the basis for the ordinance change. He stated that this puzzled even
Councilman Brazil. They were told that they used an agricultural use case basis and specific UDO
modifications to meet the needs of this applicant. They asked why the AT District was not the basis for this
brewhouse modification to the UDO. This change is still confusing to both staff and Council members as
currently written, and Councilman Brazil stated that they will probably modify the ordinance and put most
of the AT protocol back into the definition for a brewhouse. He asked why we are rushing to push this
through the process if our own Council believes the definition and regulations for a brewhouse need to be
changed. They ask that the Commission use their power to protect the 26 residents in this area by requiring
that the AT language be implemented, and the environmental, traffic, and cost impact studies be completed
prior to granting approval.
Arnie “AC” Dienoff, P.O. Box 1535, was sworn in. Mr. Dienoff stated that a traffic study is definitely needed
before further consideration by the Commission. Also, any necessary improvements to Benne Road should
be paid for by William Busch, and not the taxpayers. He asked that the property owner make a contribution
to the County Police Department to cover additional police patrols that will be needed for traffic
enforcement, public safety, and sobriety checkpoints due to this business. Mr. Dienoff asked that the
Commission table this application for one month to allow time to find compromise, conditions, and
understanding on both sides. Due to late submittals of documents related to the conditions of this CUP, he
does not feel that the public has had time to review those documents and believes it may be a violation of
Chapter 610 of the Revised Statutes of the State of Missouri. Mr. Dienoff asked the Commission members
to put citizens and residents first when making a decision on this application.
Matthew Settlemoir, 66 Sunfish Drive, was sworn in. Mr. Settlemoir stated that he is in favor of the
brewhouse. He stated that it is not only about the 26 people in opposition of this application, it is also about
the thousands of people that are in favor of it. He is an avid mountain biker and runner, and he sees
Broemmelsiek Park and the brewhouse as being a great joint venture. They have trail races, mountain
bike races, and runs at the park that always usually conclude with beer drinking and he thinks it would be
very nice to ride your bike to enjoy a beer and then go back to the park. He also has friends that ride horses
out there, and they think it would be a neat opportunity to possibly trail ride over to the brewery and tie up
their horses and have a beer. A brewhouse would be unique to the area since it is different than a winery.
Mr. Settlemoir also stated that for those who are concerned about expansion, there is an area winery that
recently added a parking lot who are in danger of losing their liquor license for doing so in without
permission so that will not be allowed. He also pointed out that Mr. Balducci’s was not required to submit
a traffic study, a water study, or a noise study for his wedding venue application, so why should it be any
different in order for this project to move forward? They have already agreed to have these things done
after this meeting if they receive preliminary approval from the Commission.
Christopher Wimmer, 4354 Wilson Road, was sworn in. He believes that this development would be better
suited if it was on Mr. Busch’s other property. He stated that Mr. Busch wants this development here where
it can be nestled in, with the nearest neighborhood being 9,000 feet away. Mr. Busch’s other property is
only about a mile from this site, is about four times larger, and has the same beauty as this property. The
only person that would be affected if this development was built on Mr. Busch’s other property would be
Mr. Busch. He stated that Mr. Busch may have multiple properties and homes, but the surrounding
residents have only one home and this development is going to impact them dramatically and negatively.
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Tricia Kapeller, 4109 Highway D, was sworn in. Ms. Kapeller stated that in looking at the Ordinance, it
seemed to her that the definition of a brewhouse adopted most of the standards for winery related CUP’s
in the AT District, except for Sections 405.520.F.3.c. Ms. Kapeller believes that these two sections should
have been included in the ordinance for a brewhouse. She also wants to see that the traffic study to be
done on this area includes Highway D, which has a 90-degree turn coming from New Melle onto Benne
Road. She cited noise concerns and stated that she can already hear the amplified sound from the polo
fields from her back porch when they are hosting charity events. Ms. Kapeller stated that she was not
aware of the meeting with Councilman Brazil that was held on October 3, 2018, and she felt like and other
neighbors should have been invited. She stated that the subject property is in the middle of a residential
area, and it does not really conform to a bar.
For the record, Chairman Roger Ellis stated that the meeting on October 3, 2018 meeting that Ms. Kapeller
referred to was not a meeting that was called, organized, or participated in by Planning & Zoning
Commission members.
Russell Roark, 4286 Hueffmeier Road, who also owns1245 Flintlock Road, was sworn in. Mr. Roark stated
that he has heard a lot of negative comments, but there are also a lot of people that are for this
development. His property at 4286 Hueffmeier Road directly adjoins to Benne Road at Highway D. They
are currently building a subdivision on the south side of Highway D that will likely expand to the north side
of Highway D as well because it was all the same farmland at one time. He would much rather see this
brewhouse than more subdivisions and more homes in this area. If Mr. Busch had tried to build this six or
seven years ago, Dianna Lane and some of these other residences would not have even been here. Mr.
Busch owned this property prior to those residents living there, and he thinks this will be a positive thing
for this area. Mr. Roark has lived here for 30 years. They used to ride their horses between Wilson Road
and Benne Road, and they can no longer do that along one section because there is now a road called
Dianna Lane there. Mr. Roark also owns some property in old downtown Wentzville, and a couple of years
ago they built a mini-brewery right next door to his commercial business. He stated that this has had no
negative impact on his business whatsoever. He also has a rental home a block away from his business
in Wentzville, and his renters have never complained to him about that brewery at all. He has never smelled
any odor coming from that brewery, and they play music and have outside events as well, which has never
bothered either himself or his renters that live a block away. Mr. Roark stated that he looks forward to being
able to see this brewery close to where he lives.
Patrick Duggan, 4325 Hueffmeier Road, was sworn in. Mr. Duggan purchased his property 28 years ago
and has raised five children there. He stated that since Mr. Busch has taken control of the subject property,
he has been a great steward. He believes that the Busch family is in favor of the preservation of properties
rather than developing them, and he would rather have the proposed brewhouse than more housing.
Mary Jo Dickson, 11 Country Life, was sworn in. Ms. Dickson stated that the UDO grants the applicant the
right to ask for a brewhouse, but not the right to have one. If the right set of conditions are met, the County
can grant approval for a brewhouse. She stated that the conditions recommended by the surrounding
residents should be looked at before granting approval. A traffic study should be completed before granting
approval on this brewhouse. because traffic will impact the safety of drivers in this area. She believes this
will bring non-stop traffic and noise to this area seven days a week. She is asking that the application be
tabled until more conditions have been set and a traffic study has been submitted.
Jake Fusia, 418 Wolfrum Road, was sworn in. Mr. Fusia works for Kräftig. He stated that the Busch family
has always brought conservation to the St. Louis area. Mr. Busch could go anywhere in the St. Louis area
and build this brewhouse, but the idea was to bring it out to a destination spot in St. Charles County. There
are already a lot of wineries in this area and he believes growth to this area is inevitable. He believes this
project will be positive and impactful for this community.
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There being no further speakers regarding this application, Chairman Ellis closed the public hearing and
asked the applicants if they would return to the podium to respond to questions.
Rodney Kazenske, Architect, stated that as an architect it is his job to look through all of the rules,
regulations, and zoning codes for each municipality as he designs projects, and this project was designed
to meet all of those standards. He stated that per the application process, he was asked to submit 13 items
as part of this application and conceptual design plan. None of those required items included traffic studies,
sound studies, or environmental studies. Those items are required during the next phase of the project,
which is site plan approval, and that process requires over 30 items to be submitted. Most of the concerns
that people have cited are controlled by County Ordinances that are already in place. There are already
noise ordinances that regulate how and when establishments can have amplified sound and music. Mr.
Kazenske stated that they are fully committed to doing all of the required studies, but they want to do them
in the appropriate stage of the process. He stated that if this project does not meet all of the required codes
and ordinances, it will not be allowed to move forward.
Gary Griffin stated that none of the people in the audience would even be here if Mr. Busch were to develop
this project at his other property on Highway D in New Melle, but he wants to keep that property for his
own private family use.
Rodney Kazenske stated that they did discuss developing the brewhouse on that property. There is a
stream at the entrance to that property that would have to be crossed, and they felt that it would be a safety
issue to build a bridge over the steep grade of that stream in order to provide public access to the site. The
other site is much steeper and has much more difficult topography than the subject site. He stated that
after analyzing both properties it was decided that the conditions on the subject site seem more conducive
to this use.
Gary Griffin asked Mr. Kazenske if they would look at developing this project on Mr. Busch’s other property
on Highway D in New Melle if this project were to be denied.
Rodney Kazenske stated that he would prefer the property owner to respond.
There being no further questions for the applicant, Chairman Ellis entertained a motion to approve
application CUP18-12.
Mike Klinghammer made the motion, and Gary Griffin seconded the motion.
Gary Griffin stated that there is a lot of information for this application, and two of the Planning & Zoning
Commissioners were not in attendance at last month’s meeting. He added that they received a digital copy
of the meeting minutes from the September 19, 2018 P&Z Commission meeting, but not a written copy of
those minutes. To be fair to the two Commissioners that were not at the September 19, 2018 meeting, he
would ask that this application be continued to allow them to absorb all of the testimony that has been
received regarding this application. He would also like to see the applicants have more time with which to
meet with the surrounding residents, and possibly come to an agreement on the items they remain at an
impasse on.
Mike Klinghammer stated that there was a work session on October 3, 2018 where Councilman Brazil
invited a resident representative group and County staff to attend in order to gather ideas and bring them
back to an open public forum so that they could be discussed in an open format. He stated that he wants
to commend both the resident group representatives and Mr. Busch for coming together and agreeing on
conditions to help alleviate points of concern. County staff suggested that they focus on five of those agreed
upon conditions brought forth, in order to provide predictable outcomes and assist in administration and
enforcement. Mr. Klinghammer asked Robert Myers if he sees a problem with accepting all eight of the
conditions that were agreed upon by the applicant and the resident representative group.
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Robert Myers responded that he does not see an issue with enforcement for condition number 4, which
states “Prior to Site Plan Approval, the applicant shall provide a signed letter from a registered
hydrologist/geologist certifying the drilling and use of a water well that cases out the St. Peters Sand Aquifer
and utilizes water from the Rubidoux Aquifer system shall not have a detrimental effect on the level, quality,
or availability of water to other area residents already utilizing the St. Peter Sand Aquifer. If such a letter
cannot be obtained, then connection to the municipal water supply system will be required.”.
For condition number 7, which states “Any tours conducted as part of business operations shall be limited
to parcels included as part of CUP 18-12 and CUP 18-13.”, Robert Myers stated that staff does not believe
that this condition is necessary because the conditional use permit only covers the 184 acres of the subject
property.
Mike Klinghammer stated that both parties mutually agreed upon this condition, and to him it means that
they are not going to give tours on any areas of the property outside of the portions of the property except
for the areas directly around the brewhouse. He asked the applicant what portion of the 184 acres they
plan to be having tours on.
Marc Gottfried responded that their intent is to have tours on both the entire 184 acres of this property, and
the entire 3.00 acres of property included in CUP18-13.
Someone from the audience stated that the intent of this condition was to ensure that the tours did not
extend beyond the property boundaries.
Someone else from the audience stated that they do not want a hayride going on directly across their
property line.
Mike Klinghammer stated that he understands the concerns from both sides, and some additional language
may need to be added to condition number 7.
Mr. Klinghammer stated that since both sides are in agreement, the Commission will also include condition
number 8, which states “The interior public spaces of the building such as the restaurant, indoor/outdoor
beer hall, and gift shop etc. designed for serving beer, spirits, and food shall have an occupancy load of
no more than 250 patrons in total.”
Mike Klinghammer stated that for point of disagreement number 1, the opposition group is asking the
Commission to require a traffic study to be performed prior to the Commission making an approval on this
application. He stated that County Ordinance does not require that a traffic impact study be submitted prior
to the Planning & Zoning Commission making a recommendation on this application to the County Council.
He stated that a traffic study will be required prior to the County Council approving this application, and he
will make sure that the study is based on appropriate information concerning days and times.
Ardita Roark, Associate County Counselor, confirmed that Mr. Klinghammer is correct that the Planning &
Zoning does make just a recommendation to the County Council. Based on that, they have to decide
whether or not they wish to require a traffic impact study at this stage or not.
Kevin Cleary asked Mike Klinghammer what criteria the County Council will require the applicant to use
for their traffic study. He asked if the study will be able to determine the additional percentage of traffic that
will possibly be added to this area due to this development, because if that is measurable then perhaps
Mr. Busch could be made responsible to pay for any necessary road improvements.
Mike Klinghammer responded that the purpose of a traffic study is to determine if the existing road
structures will be able to handle the proposed development and let them know if any improvements will be
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required. He stated that any information that comes back as far as needed improvements will become a
negotiation point for whether or not the applicant or the County will pay for said improvements.
Mike Klinghammer stated that for point of disagreement number 2, the opposition group would like a 150foot wide buffer along their property lines. He stated that the specifics of buffers along property lines is
something that is not typically addressed at the conceptual stage of the process and will be addressed
during the site plan approval stage. He stated that a 150-foot deep buffer seems excessive to him.
Jim Leonhard agreed that a 150-foot buffer seems excessive.
Mike Klinghammer stated that for point of disagreement number 3, the opposition group asks that all
exterior amplified sound shall end by 6 PM, restaurant/beer hall and other accessory use operations shall
end no later than 8 PM; except for December 31 of each calendar year, when operations/events shall end
no later than 12:30 AM; and special events (weddings, private parties, corporate events etc.) shall be
limited to no more than 12 per calendar year and shall end no later than 11 PM; and loading, unloading,
and idling of trucks shall be prohibited during the hours of 8 PM to 9 AM.
Chairman Roger Ellis stated that the County staff recommends that all events, meetings or functions to be
held on the premise, all amplified sound must end by 10 PM, and all events, meetings or functions must
end no later than 11 PM; and the restaurant and event venues may operate between the hours of the 10
AM to 11 PM, Monday through Sunday; and loading, unloading, and idling of trucks shall be prohibited
during the hours of 9 PM to 9 AM.
Mike Klinghammer stated that staying open until 11 PM, 7 days a week, is probably too late, but closing
everything down by 8 PM daily may be too early. He stated that they should try to find some middle ground
and suggested 9 PM may be a good time to close down on the weekdays, and possibly later on the
weekends.
Chairman Ellis asked Tom Kuhn when his restaurant closes.
Tom Kuhn responded that they close at 8 PM, but that is specific to their location. He stated that this
brewery will likely be seasonal if it has a large outdoor venue and may be lucky to get a hundred good
weather days per year for the outside portion of the business. Mr. Kuhn stated that closing at 9 PM on
weekdays, and 10 PM on weekends seems fair to him.
Kevin Cleary stated that he would recommend 8 PM on weekdays and 10:30 PM on the weekends.
The Commission members verbally agreed to recommend that the operating hours for the restaurant and
the event venue be limited to 10 AM to 8 PM on Sunday through Thursday, and 10:00 AM to 10:30 PM on
Friday and Saturday.
Tom Kuhn asked how late the area wineries area allowed to have amplified sound for their businesses.
Robert Myers responded that a lot of the wineries close their tasting rooms around 5 PM to 6 PM, but for
special events such as weddings, they may be open much later. In the past, the County has approved
times similar to this where the amplified sound has to end by 10 PM and the event has to end by 11 PM.
Mike Klinghammer stated that he believes that the hours of operation for a brewhouse should be similar
to those for a winery. He stated that the staff recommended condition for all events, meeting, or functions
does not specify whether amplified sound should be required to remain indoors. He asked Robert Myers
what staff has recommended in the past for wineries.
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Robert Myers responded that the amplified sound requirements have varied from application to application
for the wineries.
Ardita Roark stated that CUP’s for wedding venues have consistently required all amplified sound to remain
indoors only. For winery CUP’s, this restriction varies, and some are allowed to use amplified sound
outdoors, and some wineries are not.
Chairman Roger Ellis stated that since this is more of a residential area, he would recommend ending
exterior amplified before 10 PM. He suggested they recommend 8 PM.
The Commission agreed to recommend that the hours for all interior amplified sound shall end by 10:00
PM, all exterior sound shall end by 8:00 PM, and all events, meetings, or functions on the premises must
end no later than 11:00 PM.
Mike Klinghammer stated that for point of disagreement number 4, which mentions the potential use of
pre-existing skeet range as a part of the business, he was not even aware that there was a skeet range
on this property until this evening. He stated that while he enjoys shotgun sports himself, it does not make
common sense to him to have a skeet range tied into a brewery and he does not believe those two uses
are compatible.
Roger Ellis asked Robert Myers if this existing skeet range would be considered a subsidiary accessory
under the current definition of a brewhouse.
Robert Myers responded that if the skeet range is used for commercial purposes, it would be classified as
a “commercial outdoor recreational activity” use, which would require approval on a conditional use permit
in the Agricultural Zoning District. If they are only using the skeet range for private purposes, it would be
permitted by right as an accessory use.
Roger Ellis asked Robert Myers to clarify that if approval is granted on this conditional use for a brewhouse,
the skeet range would not be allowed to be used for commercial purposes.
Robert Myers responded that the skeet range was not part of this conditional use request, and should not
be considered as part of this application.
Mike Klinghammer stated that if a conditional use permit request for this skeet range to be used
commercially were to come before the County Council in the future, he would not be in favor of it.
Mike Klinghammer stated that for point of disagreement number 5, which asks that this CUP request be
required to conform to the UDO guideline set forth for the Agricultural Tourism District in Section
405.520.F.1.e, which states agriculture-or winery-related tourism conditional use or uses may be no closer
to the perimeter of any other such uses that are situated on other tracts of land than one-half (1/2) mile,
he stated that he does not know why all of the AT District standards are not required for CUP’s for
brewhouses. He stated that the developer has pointed out that they are requesting two brewhouse CUP’s
on properties that are essentially located across the street from each other, so the inclusion of that Section
from the AT District regulations would not allow for that. Mr. Klinghammer stated that he is not sure if this
requirement even makes sense, and it’s possible it should not even be part of the AT District regulations.
Robert Myers responded that there is currently no AT Zoning District in St. Charles County. That Zoning
District was adopted in 2013 to allow for wineries in St. Charles County to possibly have the option of
adding a conference center or a small hotel in conjunction with a conference center as part of their
business. As it turns out, the AT District has not been used by any of the wineries to date, so none of the
wineries in St. Charles County have been subject to any of the provisions of the AT Zoning District.
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Mike Klinghammer stated that if the AT District has not been a viable option thus far for any of the wineries
in St. Charles County, he is not surprised that those regulations do not work for a brewhouse either. He
asked Robert Myers if there are existing wineries in St. Charles County that are within one-half (1/2) mile
of each other.
Robert Myers responded in the affirmative.
Chairman Roger Ellis went back to point of disagreement number 2, stating that the opposition group would
like a 150-foot deep buffer to be required along their property lines. He asked County staff what the required
width is for a buffer per Section 405.435, Exhibit A of the County Ordinance.
Robert Myers responded that Section 405.435, Exhibit A, requires a minimum15-foot wide landscaped
buffer with trees every 20 feet.
Mike Klinghammer asked the applicant what type of buffer they propose, and how wide it would be.
Marc Gottfried stated that they are in agreement with the County Ordinance that requires a 15-foot buffer.
He stated that Mr. Busch would agree to instead put in a Type 3 buffer along those property lines.
Mike Klinghammer asked Robert Myers what the width is for a Type 3 buffer.
Robert Myers responded that a Type 3 buffer is the type of buffer that would be required between an
industrial development and a residential development. It would typically be a 20-foot deep buffer with trees
every 25 feet, plus a fence that is a minimum of six (6) feet tall. The berm can be substituted for a fence.
Mike Klinghammer asked what the height requirement is for a berm if substituted for a fence.
Robert Myers stated that the Commission could recommend a minimum height for a berm if they wish to
do so.
Mike Klinghammer stated that the berm should also be a minimum of six (6) feet in height, and the rest of
the Commission agreed.
Chairman Roger Ellis asked the applicant if any of the existing trees on the property would be removed
during the development process.
Rodney Kazenske responded that no trees would be removed from the perimeter of the property, but there
are a few trees that will be removed where the building will be built.
There being no further discussion form the Commission, Chairman Roger Ellis stated that there was a
motion and a second made to approve application CUP18-12, and restated each condition for the record.
1.

A site plan shall be submitted to and approved by the Community Development Department prior to
any construction, paving, or any additional earth disturbance on the site; and

2.

The site must meet all County Public Health Department regulations; and

3.

For all events, meetings, or functions to be held on the premises, all interior amplified sound must
end by 10:00 PM, and all events, meetings, or functions must end no later than 11:00 PM. All exterior
sound shall end by 8:00 PM; and
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4.

The restaurant and event venues may operate between the hours of 10:00 AM to 8:00 PM, Sunday
through Thursday, and from 10:00 AM to 10:30 PM, Friday through Saturday with the restaurant
and the event venue closed on Mondays; and

5.

All parking must occur in the designated parking areas on site; and

6.

A Special Use Permit must be obtained from the County Highway Department for a commercial
entrance off Benne Road; and

7.

A Type 3 landscape buffer, as defined in Exhibit A of Section 405.435 shall be installed along the
property line to buffer the homes located at 4163 Benne Road and 1 Colt Drive, and where the
property line is not already forested; and

8.

Existing forested areas and tree lines shall remain and be maintained as depicted in the concept
plan; and

9.

All loading, unloading, and idling of trucks shall be prohibited during the hours of 9:00 PM to 9:00
AM; and

10.

Prior to site plan approval, the applicant shall provide a signed letter from a registered hydrologist
and/or geologist certifying the drilling and use of a water well that cases out the St. Peter Sandstone
aquifer and utilizes water from the Roubidoux aquifer system shall not have a detrimental effect on
the level, quality, or availability of water to other area residents already utilizing the St. Peter
Sandstone aquifer. If such letter cannot be obtained, connection to the municipal water supply
system will be required; and

11.

All tours conducted as part of business operations shall be limited to parcels included as part of
CUP18-12 and CUP18-13; and

12.

Seating in interior public spaces of the building designed for serving beer, spirits, and food, such as
the restaurant, indoor/outdoor beer hall, and gift shop shall have an occupancy load of no more than
250 individuals in total; and

13.

All lighting at the property shall follow the International Dark Sky Association guidelines and include
“full cutoff fixtures” to prevent light pollution from impacting surrounding property owners, including
St. Charles County’s Broemmelsiek Park astronomy site.14.

The vote on the motion was as follows:
Gary Griffin

- Abstain

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Robert McDonald

- Yes

Jim Leonhard

- Yes

Application CUP18-12 was recommended for APPROVAL, with conditions.
The Vote Count was 7 Yeas, 0 Nays, and 1 Abstention.

III. CONDITIONAL USE PERMIT REQUEST - 4020 BENNE ROAD
Application:
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Applicant:
Owner:
Property Zoning:
Use Requested:
Area:
Location:
Council District:
Account No.:

Yardstick Studio, LLC
Blue Heron Polo Club, LLC, & Blue Heron Farm, LLC
A, Agricultural District
Brewhouse
3.00 acres of a 62.40-acre site
On the south side of Benne Road, approximately
2,000 feet west of Wilson Road
2
A963001521, 596220A000, 596250A000

Robert Myers, Director of Planning and Zoning, stated that this request is for a brewhouse to be conducted
within an existing metal building and to include small-scale laboratory brewing, a tasting room for new
releases, and offices on a 3-acre portion of this 62.40-acre property. He stated that County staff
recommends approval of the application, subject to conditions.
Jim Leonhard asked County staff the size of the existing building.
Robert Myers responded that the existing building is 45 feet by 60 feet.
Kevin Cleary asked if the building would be open to the public.
Robert Myers responded that the building will be used primarily for their offices and their laboratories, but
periodically they will open the building to the public for special tasting events.
Kevin Cleary asked if food and beverages would be served only during special events.
Robert Myers responded that the applicant can answer that question.
There being no further questions for County staff, Chairman Ellis asked the applicant to come forward.
Rodney Kazenske, Architect, 2732 West 42nd Avenue, Denver, Colorado, was sworn in. Mr. Kazenske
stated that the applicant will be using an existing building on the property with no changes to the exterior
of the building. It will be used to develop their seasonal premium beers.
Mike Klinghammer asked Mr. Kazenske how close the building is to the closest building to the east.
Mr. Kazenske replied that there are two sheds and one residence that is approximately 60 to 75 feet from
the property line.
Marc Gottfried, Brewmaster and Vice President, 22 Catfish Court, Defiance, Missouri, was sworn in. Mr.
Gottfried stated that William K. Busch and the neighbor representatives have created a document similar
to the one submitted with CUP18-12. Mr. Gottfried summarized what they have agreed upon for this CUP
as follows:
1. The addition of the vast majority of the Agricultural Tourism District standards.
2. The brewhouse conditional use shall be limited to the interior of the existing building and shall not
be expanded beyond the current footprint of the existing building.
3. Any new or replacement lighting shall be in accordance with the International Dark Sky Association
guidelines to prevent light pollution.
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4. The applicants will abide by all odor and noise guidelines as set forth by the County.
5. The applicants will provide detailed data sheets evidencing compliance with all local, state, and
federal guidelines for wastewater effluent.
6. No outdoor storage of raw materials, waste, equipment, or inventory shall be allowed.
Mike Klinghammer asked if the Commission has been provided with a written copy of what is being read.
Marc Gottfried responded that he is summarizing what he and Steve Sommerkamp had emailed to the
Commission on that morning.
Marc Gottfried stated that the neighbors disagree on the following conditions:
1. The neighbors want the existing driveway at 4020 Benne Road to be moved and a new 30 foot
bermed, forested area shall be created along the eastern property line with the property at 3988
Benne Road. Instead, the applicant agrees to fill in gaps for any missing trees.
2. The County has proposed business hours, and they have agreed to those. The neighbors would
like more restrictive business hours as stated above, but they will be using this building primarily
as an office and they need to be able to work when necessary. There are currently five employees,
and their presence at the building should not be bothersome to anyone regardless of the time of
day. While they realize the neighbors are concerned about the private tasting parties, they will
simply be small groups of people on the inside of the building only. He stated that the applicants
can agree to ceasing to use this building for special release events, but the applicants understand
that on-premise consumption would be required in order to meet the zoning definition of a
brewhouse once CUP18-12 is active and an occupancy certificate has been issued. We both agree
on the proposed hours for truck unloading and idling.
3. The neighbors ask that much of the verbiage of the Agricultural Tourism Ordinance be added as
conditions of this CUP. The applicants agree to 90% of this verbiage but cannot agree cannot agree
to the standard that no such CUP could be located within one-half mile of each other. The applicants
ask that this CUP expire once the brewhouse occupancy permit is issued for CUP18-12 across
Benne Road. They have compromised to agree that they will stop having special events after the
main brewhouse opens. They also cannot agree to the requirement to grow a minimum of five acres
of crops, as a winery would be required to do. They could grow additional crops on their property
to the north if the County requires them to do so.
Mr. Gottfried stated that these conditions reflect the concerns of some residents on Country Life Lane. The
nearest residence on County Life Lane is 1,000 feet away from the building on this property. Three hundred
feet of that space is forested, and there is no way that anyone on Country Life lane would ever know that
they are in this 40 by 60-foot insulated barn conducting business. They consider these residents friends
and neighbors and remain sensitive to their concerns but do not foresee a scenario where this CUP could
ever bother them.
Chairman Ellis asked the Commission if they had any questions for the applicants. There were none.
Chairman Ellis then opened the public hearing and asked if anyone wished to speak on this application.
Kendell Schmidt, 3988 Benne Road, was sworn in. His property borders the eastern portion of the subject
property. The applicant has applied to construct a 20,000 square foot building for a brewhouse on the
northern side of Benne Road under application CUP18-12. They are requesting approval on an additional
brewhouse on the southern side of Benne Road under application CUP18-13, for the use of a 2,700 square
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foot metal building that was formerly an equipment shed. Mr. Schmidt stated that he assumes this second
facility will produce no revenue to the County, and he questions the logic in approving both of these CUP’s
when they could put both of these buildings on the same property. He stated that common sense dictates
that they should want quality control on the same site as production. He believes that at the very least, this
should be a temporary CUP that would allow for the applicant to begin test brews on this property only until
the completion of the main facility and be terminated once an occupancy permit has been granted for that
facility. If this is not a viable option and this CUP is approved as is, Mr. Schmidt believes the County would
be turning its back on residents and homeowners who have chosen to live in St. Charles County with the
belief that the County would protect their interests.
Jake Fusia, 418 Wolfrum Road, was sworn in. Mr. Fusia stated that this will be a satellite brewery similar
to Urban Chestnut, whose satellite brewery is also directly across the street. The main purpose of having
a satellite brewery is for testing, and their tasting parties will only be held on special occasions such as at
Christmas time. The reason these breweries do this is because they like to keep their new products
separate.
Terry Kapeller, 4109 Highway D, was sworn in. Mr. Kapeller stated that it does not make sense to him that
this type of testing facility could not be housed under the same CUP as the main facility. He believes they
could build this facility on the same property as the main facility. At a minimum, he believes temporary use
of this building would be logical.
Steve Sommerkamp, 4313 Dianna Lane, was sworn in. Mr. Sommerkamp stated that while this CUP is
being described as only inside of the building, he thinks most of the citizens believe this application for a
second CUP is an overreach. It’s hard to understand why they need two CUP’s that cover 245 acres of
land in total. They were originally told this would be a temporary testing site for the applicant, and now they
seem to want it to be permanent. He stated that just because they want this CUP, that does not mean they
should have this CUP. They are asking that the Commission recommend denial on this CUP request on
the grounds that they could put everything on one property.
Arnie “AC” Dienoff, P.O. Box 1535, was sworn in. Mr. Dienoff asked that his previously stated comments
regarding CUP18-12 be recorded under this CUP request. Those comments were as follows: A traffic
study is definitely needed before any further consideration by the Commission; any necessary
improvements to Benne Road should be paid for by William Busch, and not the taxpayers; the property
owner should be required to make a contribution to the County Police Department to cover additional police
patrols that will be needed for traffic enforcement, public safety, and sobriety checkpoints due to this
business and the Commission should table this application for one month to allow time to find compromise,
conditions, and understanding on both sides. Due to late submittals of documents related to the conditions
of this CUP, he does not feel that the public has had time to review those documents and believes it may
be a violation of Chapter 610 of the Revised Statutes of the State of Missouri. Mr. Dienoff asked the
Commission members to put citizens and residents first when making a decision on this application. In
addition, Mr. Dienoff asked that the Commission place a capacity limit on this building as one of their
conditions, even though the Fire Marshall will place this limit on the building.
Tricia Kapeller, 4109 Highway D, was sworn in. She stated that the definition of a brewhouse does not
mention research and it is unclear to her that that definition is meant for a research facility. She stated that
a new code should be written to state that this facility would be allowed to be used for research only if that
is what the applicant truly intends to use it for.
There being no further speakers regarding this application, Chairman Ellis asked the applicants if they
wanted to come back to the podium.
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Rodney Kazenske approached the podium. Rodney Kazenske stated that the only comment he wanted to
address was the comment regarding building occupancy loads. He stated that occupancy loads are strictly
regulated by the County’s Building Code.
Chairman Ellis closed the public hearing and called for discussion from the Commission.
Mike Klinghammer stated that both sides have agreed that this CUP shall terminate six months from the
day the certificate of occupancy is issued for the brewhouse at 4151 Benne Road.
Marc Gottfried stated that the applicant proposes that the CUP be modified, not terminated, six months
from the day the certificate of occupancy for the brewhouse at 4151 Benne Road is issued. They are fine
with the tasting parties portion of the CUP being revoked and the building only being used as offices and/or
a small warehouse thereafter.
Mike Klinghammer asked the applicant if they will be using this facility for brewing small batches of beer,
similar to what someone could brew in their home.
Marc Gottfried stated that they brew ten-gallon batches of beer. They also do risk mitigation, new product
development, and they also want to do some special releases for choice retailers.
Kevin Cleary asked if there was any reason why they could not have the testing facility on the same
property as the main facility.
Marc Gottfried responded that they do not want to carve out any more additional space on the property for
another building. They have already had to cut out some things in order to make CUP18-12 work for that
property. He stated that Mr. Busch already owns the barn on this property, and it will provide them with a
place in which they can get away from the daily operations of the main brewery.
Chairman Roger Ellis asked staff if this CUP is modified within six months of issuance, would the conditions
related to that portion of the CUP be modified also?
Robert Myers responded that he would not recommend modifying a condition that special release events
terminate. The definition of a brewhouse requires both on-site and off-site sale and consumption. If they
were to only have off-site consumption of brewed beer, this CUP would not meet the zoning definition of a
brewhouse.
Mike Klinghammer asked Robert Myers if there is a simpler way to give the applicant permission to brew
beer on a small scale without calling it a “brewhouse” CUP.
Robert Myers responded that this is the only way he sees to move forward with this request. He
recommended that the Commission take into account that they will only be brewing on a small scale, the
fact that it will be entirely indoors, and the frequency of special events.
Marc Gottfried stated that they actually did not consider using this building for public events until they were
made aware that this is a requirement under the definition of a brewhouse. He stated that they would be
open to the Commission adding conditions to restrict the hours for these special events.
Rodney Kazenske stated that the occupancy for these special events will be regulated by the Building
Codes, and he foresees these events to be small and minimally impactful due to size constraints.
Mike Klinghammer suggested that the Commission recommend limiting special release parties to a
maximum of ten people.
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Robert Myers stated that the Commission could also choose to limit the number of special events per
calendar year that may be held on this site if they wish to do so. That way they would still be able to meet
the definition of both onsite and offsite consumption.
Mike Klinghammer recommended that the Commission recommend that they have a limit of four events
per year with a maximum of 20 persons in attendance. He stated that the CUP cannot terminate on a
certain date, because then it will not be able to be used as a test facility after that date. In his opinion, the
use of this facility for testing will minimally impact the neighboring properties.
Chairman Ellis asked County staff if the Ordinance allows for the applicant to have offices onsite in
connection with a brewhouse.
Robert Myers responded in the affirmative.
Kevin Cleary asked if the applicant would be allowed to build any additional structures on this property for
this CUP.
Robert Myers responded that this CUP is for the use of the existing building only, and only for 3.00 acres
of the property as depicted on the concept plan. If they wanted to expand the CUP in the future, they would
have to amend this CUP and come back before the Commission and the County Council for approval.
Mike Klinghammer asked if the applicant would be limited to doing hay rides on the other property, or if
that would be considered part of the definition of a brewhouse and therefore allowed on this property as
well.
Robert Myers responded that they are not applying to do hay rides on this 3.00 acres of the property.
Chairman Ellis stated that the remaining 62.40 acres of this property consists of polo fields.
Marc Gottfried stated that their intention was to be able to have a hay ride that encompasses both of these
properties. There is a one-mile road that goes around this property that they would like to be able to use
for hay rides.
Terry Kapeller, 4109 Highway D, stated that that causes a traffic concern if they are going to have hay
rides crossing Benne Road.
Chairman Ellis stated that if they are recommending approval on CUP18-12 to include hay rides, it would
seem to him that since Mr. Busch owns both properties he would also be allowed to take the hay rides
along this property around the polo fields. He stated they would also have the right to go down Benne
Road if they wished to do so.
There being no further discussion from the Commission, Chairman Ellis called for a motion to approve
Application No. CUP18-13, subject to the following conditions:
1.

A site plan must be approved by the Community Development Department prior to any
modifications to the site; and

2.

The site must meet all Public Health Department regulations; and

3.

A limit of four events, meetings or functions shall be held on the premise annually. All amplified
sound must end by 8:00 PM and all events, meetings or functions must end no later than 10:00
PM; and
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4.

No amplified sound shall be allowed outdoors for this conditional use permit; and

5.

The event venue may operate between the hours of the 10 AM to 10:00 PM, Tuesday through
Sunday; and

6.

All parking must occur in the designated parking areas on site; and

7.

The vegetated landscape buffer located along the eastern property line of the three-acre parcel
shall not be reduced below twenty feet in width. Trees that are currently missing from the buffer
area must be planted prior to the conditional use becoming active; and

8.

No outdoor storage will be allowed; and

9.

A Special Use Permit must be obtained from the Highway Department for a commercial entrance
off of Benne Road; and

10.

There shall be no exterior storage of raw materials, waste, equipment, or inventory allowed; and

11.

The facility shall be limited to the brewery development laboratory for the purposes of developing
new beer formulas including seasonal varieties, and for performing quality control procedures
associated with the brewing process, public special release events, and the production of smallbatch beers for retailers. Accessory uses shall be limited to offices and warehouse storage.
Production of small batch beer shall be limited to three thousand (3,000) gallons per year; and

12.

Prior to site plan approval, the applicant shall provide detailed data sheets evidencing compliance
with all local, state, and federal guidelines for wastewater effluent including, but not limited to,
human, brewery, and distilling wastewater from operations; and

13.

Use of the existing facility shall be limited to the interior of the building and shall not be expanded
beyond the current footprint of the existing building; and

14.

All exterior lighting on the property shall follow the International Dark Sky Association guidelines
and include full cutoff fixtures to prevent light pollution from impacting surrounding properties,
including St. Charles County’s Broemmelsiek Park astronomy site.

Jim Leonhard made such motion, and Tom Kuhn seconded the motion.
The vote on the motion was as follows:
Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- No

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Robert McDonald

- Yes

Jim Leonhard

- Yes

Application CUP18-13 was recommended for APPROVAL, with conditions.
The Vote Count was 7 Yeas, 1 Nay, and 0 Abstentions.

APPROVAL OF MINUTES

Page 28

Planning and Zoning Commission Meeting, October 17, 2018

Chairman Roger Ellis stated that the minutes from the September 19, 2018 meeting will be approved at
the next regularly scheduled Planning & Zoning Commission meeting.
Gary Griffin requested a hard copy of those meeting minutes be mailed to him.

OTHER BUSINESS
I.

UPDATE ON PREPARING A DRAFT 2030 MASTER PLAN AND THE OCT. 10, 2018
Robert Myers stated that Master Plan Steering Committee is preparing recommended revisions to the
2025 Master Plan. The 2030 Master Plan draft will be a modest update to the 2025 Master Plan. The
Master Plan Steering Committee has met six times so far, and there was a public Master Plan Meeting
held on October 10, 2018. Mr. Myers stated that the next Master Plan Steering Committee meeting will
be held on October 25, 2018. County staff anticipates on having a first draft of the 2030 Master Plan
available for public review in November of 2018. He stated that the general public will be notified at
that time, and will would like for the Planning and Zoning Commissioners to view this plan online at
that time as well. The plan is to have a draft 2030 Master Plan available for review by the Planning and
Zoning Commission at the December Planning & Zoning Commission meeting.

II. UPDATE ON RECENT APPLICATIONS AND COUNTY COUNCIL ACTIONS
Robert Myers stated that the conditional use permit request for the telecommunications tower at
Jackson Road and Highway 94 that came before the Commission at the September meeting has been
withdrawn by the applicant. He stated that the applicant is in the process looking for a different site for
the telecommunication tower.
Chairman Ellis asked about the update on the application for a Trash Transfer Station on Arena
Parkway.
Robert Myers responded that the County Council denied the application for the Transfer Station on
Arena Parkway, and that no new actions have taken place.

NEW BUSINESS
Commissioner Gary Griffin made a recommendation to the Commission to amend Sections 405.510 and
405.534 of the UDO, pertaining to notification requirements in the Agricultural Zoning District. He stated
he would like to make a motion to amend the notification requirements for the A, Agricultural District only.
Currently, Section 405.510.D requires that property owners within five hundred (500) feet of the parcel of
land for which the conditional use permit is proposed, and Section 405.534.1.c requires that property
owners within one thousand (1,000) feet of the parcel of land for which the change is proposed.
Gary Griffin made a motion to change the notification requirements in the Agricultural Zoning District to
require that owners within two thousand (2,000) feet of a conditional use permit request or a rezoning
request be notified. Mike Klinghammer seconded the motion.
Robert Myers asked for clarification for situations when other zoning districts would be located within 2,000
feet of the subject property. That could mean hundreds of additional notices would have to be mailed.
Mr. Griffin responded that he would leave that up to the County Council as to how best to address that.
The vote on the motion was as follows:
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Gary Griffin

- Yes

Kevin McBride

- Yes

Kevin Cleary

- Yes

Tom Kuhn

- Yes

Roger Ellis

- Yes

Mike Klinghammer

- Yes

Robert McDonald

- Yes

Jim Leonhard

- Yes

ADJOURNMENT OF MEETING
Chairman Roger Ellis called for a motion to adjourn the meeting. The motion was made by Tom Kuhn and
was seconded by Mike Klinghammer. The motion to adjourn was approved by unanimous voice
acclamation, and the meeting adjourned at 11:28 PM.

Respectfully submitted by:

Roger Ellis, Chairman
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