ST. CHARLES COUNTY
PLANNING & ZONING COMMISSION
REGULAR MEETING
NOVEMBER 17, 2021
7:00 PM
COUNTY EXECUTIVE BUILDING
THIRD FLOOR COUNCIL CHAMBERS
100 NORTH THIRD STREET
SAINT CHARLES, MO 63301
This meeting is open to the public.
The meeting will also be available live online via YouTube at youtube.com/SCCMOTV.
Please note: This agenda may be modified and additional items or documents may be
added through 5:00 p.m. on Tuesday, November 16, 2021
Tentative
Agenda

CALL TO ORDER
PLEDGE OF ALLEGIANCE
CHANGES AND/OR ADDITIONS TO THE AGENDA
PUBLIC HEARINGS
III. CONDITIONAL USE PERMIT REQUEST - 2440 SOUTH HIGHWAY 94
Application No:

CUP21-20

Property Owners:

Joseph A. Koester and Craig A. Daily

Current Zoning:

A, Agricultural District

2030 Master Plan:
uses

Recommends agricultural and agricultural tourism

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

6.19 acres

Location:
Highway DD

On the southeast corner of Highway 94 South and

County Council District:

2

Account No.:

A923000655

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

RZ21-17

Property Owner:

Elmer V. Hargis

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

RZ21-17

Property Owner:

Elmer V. Hargis

Developer:

CMS Homes, LLC

Engineer:

Pickett, Ray, & Silver, Inc.

Current Zoning:

A, Agricultural District

Requested Zoning:
minimum lot size)

RR, Single Family Residential District (3-acre

2030 Master Plan:

Recommends low density residential uses

Parcel Size:

63.20 acres

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

1

Account Nos.:

671040A000

Documents:
PZ AGENDA PACKET - RZ21-17.PDF
PLATS
I. PRELIMINARY PLAT FOR HUNN ROAD TRACT
Application No:

PRE21-26

Property Owner:

Elmer V. Hargis

Developer:

CMS Homes, LLC

Engineer:

Pickett, Ray, & Silver, Inc.

Current Zoning:

A, Agricultural District

Requested Zoning:
minimum lot size)

RR, Single Family Residential District (3-acre

2030 Master Plan:

Recommends low density residential uses

Proposed Lots:

16

Parcel Size:

63.20 acres

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

1

Account Nos.:

671040A000

Documents:
PZ AGENDA PACKET - RZ21-17.PDF
II. PRELIMINARY PLAT FOR AUTUMN HOLLOW - 910 EAST HIGHWAY N
Application No:
Property Owners:
C. and Marianne Mollison
Applicant / Developer:

PRE21-18
R. Stephen and Catherine M. Barnett, and Donald
Lombardo Homes of St. Louis, LLC

Engineer:

The Sterling Company

Current Zoning:

A, Agricultural District

Requested Zoning:
R3B, Multi-Family Residential District and (29.56
acres) and R1E, Single-Family Residential District (47.11 acres)
2030 Master Plan:

Recommends low density residential uses

Applicant / Developer:

Lombardo Homes of St. Louis, LLC

Engineer:

The Sterling Company

Current Zoning:

A, Agricultural District

Requested Zoning:
R3B, Multi-Family Residential District and (29.56
acres) and R1E, Single-Family Residential District (47.11 acres)
2030 Master Plan:

Recommends low density residential uses

Proposed Lots:

110 lots (418 dwellings)

Parcel Size:

Approximately 76.67 acres

Location:
On the south side of Highway N, approximately
900 feet east of Gallop Lane; near the cities of Wentzville, O'Fallon, and Lake St. Louis
County Council District:

2

Account Nos.:

759870E000 and A860003141

Documents:
PZ AGENDA PACKET - PRE21-18.PDF
TABLED / CONTINUED ITEMS
NONE
APPROVAL OF MINUTES FROM THE OCTOBER 20, 2021 MEETING
Documents:
10-20-2021 PZ MTG MINUTES - DRAFT.PDF
OTHER BUSINESS
I. PLANNING AND ZONING DIVISION UPDATES
ADJOURNMENT

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

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

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

CONTENTS:
 Staff Recommendation
 Photo(s) of Site
 Aerial Photo
 Surrounding Zoning Map
 2030 Land Use Map
 Notification Area Map
 Preliminary Concept Plan
 Elevations
 Tree Line Photos
 Aerial Photos
 Letters received
 Support - Andrew Delahaunty
 Concerns - Rick Stout

STAFF RECOMMENDATION
To: County Planning and Zoning Commission

Prepared by: Karen Hutchins, MCP

Application No.: CUP21-20

Date: November 9, 2021

BACKGROUND
Owners:

Joseph A. Koester and Craig A. Daily

Applicants:

Smith Amundsen, Ashley Starks

Requested Action:

Conditional Use Permit for “buildings, structures or open spaces for
conducting weddings and/or wedding receptions or other private
parties”

Existing Zoning:

A, Agricultural District

Location:

2440 Hwy 94 S; on the southeast corner of Hwy 94 S and Hwy DD;
near Defiance

Size:

6.22 acres

Current Land Use:

Single Family Residential

Adjacent Land Use
and Zoning:
Direction Zoning

Land Use

North

A, Agricultural District

South

A, Agricultural District

East

A, Agricultural District

West

A, Agricultural District

rock quarry (BMC Stone
Quarry)
single-family residential
(Ridge Creek Estates
Subdivision)
single-family residential
(Ridge Creek Estates
Subdivision)
agricultural (hayfield)

2030 Master Plan:

Recommends Agricultural and Agri-Tourism land uses

Public Services:

County Council District 2
School District – Francis Howell
Fire District – New Melle Fire Protection District

Utilities:

Water – Public Water Supply District No. 2 Service Area (Private
Well)
Sewer – Individual Wastewater Treatment System

APPLICANT’S REQUEST
The applicant requests a Conditional Use Permit for “buildings, structures or open spaces for
conducting weddings and/or wedding receptions or other private parties”. The applicant proposes
to construct and operate a 4,600 square foot hall (“Main Hall”) to conduct weddings and wedding
receptions with adjacent covered and open patios (including an outdoor bar), and surface parking.
The applicant proposes groups of no more than 140 persons. An existing single-family residential
dwelling that is located on the far southwestern corner of the property would remain.
Based on the maximum occupancy (140 persons) of the main building, 46 parking spaces would
be required. The concept plan depicts two lighted parking lots with a total of 113 spaces: a guest
parking lot (101 parking spaces) and a staff parking lot (12 parking spaces). A total of 5 accessible
parking spaces will be required based on the number of parking spaces made available.
The plan includes minimal downlighting for the parking lot with fixtures that minimize the glare
preventing light to cast onto adjacent property. According to the applicant, low voltage outdoor
decorative lighting such as garden lights will be used for the patio and pavilion areas.
A detention basin will be provided on the site as a newly built pond surrounded by a landscaped
walking path. A private waste disposal system will be required and will need to be permitted by
Missouri Department of Natural Resources. The building should meet all accessibility and fire
code requirements. The property has access to the public water system in the area.
The property abuts single-family residential uses (Ridgecreek Estates Subdivision) which is
currently separated by an existing tree line buffer on the southern portion of the property. The
intention of the applicant is to maintain this tree line buffer and add additional landscaping to fill
in any gaps between the subdivision and the property. It is also located across Hwy 94 South
from the BMC Stone Quarry. West of the property is open agricultural lands across Hwy DD.
The proposed use would be consistent with the 2030 Master Plan which envisions Agri-Tourism
land uses in the Hwy 94 S corridor.
ANALYSIS
Conditional Use permits are evaluated based on criteria established within the Unified
Development Ordinance. The CUP criteria are as follows:
“Before authorizing the issuance of a conditional use permit, the County Council may impose
such conditions as 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 or to
the esthetic and/or scenic values of the vicinity, 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. Substantial compliance with an approved concept plan shall be
a condition of an approved conditional use permit.”
County Staff offers the following for consideration and discussion.

1) Would the conditional use injure the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted or to the esthetic and/or
scenic values of the vicinity?
This property shares the eastern (rear) property line with the Ridgecrest Estates
Subdivision. Holding weddings and wedding receptions has the potential to have a
negative impact on adjoining residential properties in terms of noise and vehicle
headlights. At its closest point, the proposed parking lot would only be 38 feet from
residential properties in Ridgecrest Estates. Although stands of trees separate adjacent
homes properties on the south, there are no existing tree lines to buffer sound on the north
and western side of the property. County staff recommends that conditions be imposed
limiting the hours of operation, amplified sound, and installation of a landscape buffer and
fence to address vehicular headlights.
2) Would the conditional use substantially diminish and impair property values within
the neighborhood?
County staff does not have specific evidence demonstrating that the proposed use would
substantially diminish and impair property values within the adjoining neighborhoods given
the mitigating impact of Staff’s recommended conditions.
3) Would establishment of the conditional use impede the normal and orderly
development and improvement of surrounding property for uses permitted in the
district?
The proposed conditional use will not impede use of the rock quarry to the north or hayfield
to the west. The residential subdivision to the east is already developed and so
development and improvement of the subdivision would not be impeded.
Staff has reviewed these criteria relative to the subject site and finds that, with conditions
proposed herein, and “buildings, structures or open spaces for conducting weddings and/or
wedding receptions or other private parties” will substantially conform to the Conditional Use
Permit standards. Limiting events and amplified sound to no later than 11:00 PM can control
anticipated land use impacts for neighboring residences.
RECOMMENDATION
Based on the preceding considerations, County staff recommends that the Planning and
Zoning Commission recommend approval of the application as conforming to the criteria
of Section 405.510.B of the County Code, subject to the following conditions:
1. A site plan in conformance with the concept site plan, attached as part of Exhibit B,
must be submitted to and approved by the St. Charles County Community
Development Department prior to the conditional use becoming active.
2. The applicant shall submit to the County evidence of approval by the Missouri
Department of Transportation (MoDOT) for a commercial entrance for the proposed
conditional use.
3. A Type 3 landscape buffer, conforming to the requirements of Section 405.435 of
the County Code, shall be installed between the proposed parking lot and
residences to the east.

4. All events, meetings or functions held on the subject property, and all amplified
sound, shall end no later than 11:00 PM.
5. No amplified sound shall be used outdoors except during the performance of
wedding ceremonies.
6. All parking must occur only in the designated parking areas shown on the
attached Concept Plan.
7. All exterior lighting that exceeds one foot candle shall utilize full cutoff light
fixtures to prevent light to impact surrounding properties.
8.

No conditional use shall be in active use until such time all conditions of approval
have been met.
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The exterior that I want will be board and batten style, either with whitewash or natural wood.
https://www.timberlyne.com/gallery/commercial/aurora-farms (white)

https://www.timberlyne.com/gallery/commercial/spain-ranch-white-barn (white)
- along the line of the look as far as a chapel that is parallel or perpendicular to the main barn.
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https://www.timberlyne.com/gallery/outdoor-living/bullis-county-park-commercial-outdoor-timberframe-pavilion (Pavilion)

https://lakesideoccasions.com/venue/grain-bin-bar/ (Silo bar)
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From:
To:
Subject:
Date:

Rick Stout
Planning
CPU21-20
Wednesday, November 10, 2021 8:43:18 AM

Ladies and Gentlemen:
We live at 2601 S. Highway 94. We are very concerned about the proposed development of an events facility under
the subject application..
Our first concern is with safety, because the site in question is located at a very dangerous intersection, where
Highway DD dead-ends at its juncture with Highway 94, which curves sharply. To a driver approaching the
intersection, it actually appears as if 94 dead ends at DD. Motorists unfamiliar with the roads have a tendency to
assume that the north-southbound traffic has the right of way, despite a stop sign on DD. The configuration of the
roads combine with a very limited sight distance to the northeast on 94 to create an extremely hazardous situation
which has resulted in numerous accidents, some fatal. A facility such as the one proposed will have a tendency lead
to a heavy flow of traffic leaving the facility at night, when no few of the drivers can be expected to be unfamiliar
with the roads, likely at a time when they are somewhat impaired.
Our second concern is with noise pollution. While our property is probably far enough from the site that its impact
on us will be tolerable, we believe the residences nearby will experience frequent and unpleasant intrusions by loud
music and other noise attending celebrations.
Finally, the absence of sewers in this area poses a threat of groud and water pollution.
We submit that these factors distinguish the proposed facility from other uses that exist in the rural parts of this area,
such as bed-and-breakfast facilities and wineries located on large tracts where, in addition to the commercial
activities, the properties are subject to agricultural use.
We're sure that the recommendation will take these factors in consideration in making its recommendations. We
respectfully request that the members of the commission, some of whom may not be fully acquainted with the site,
do likewise.
Sincerely,
Rick M. Stout
2601 S. Highway 94
Defiance, MO 63341

REZONING RZ21-17
REZONING REQUEST – HUNN RD
Application No:
Property Owner:
Developer:
Engineer:
Current Zoning:
Requested Zoning:
2030 Master Plan:
Parcel Size:
Location:
County Council District:
Account Nos.:

CONTENTS:
¾ Staff Recommendation
¾ Photo(s) of Site
¾ Aerial Photo
¾ Surrounding Zoning Map
¾ 2030 Land Use Map
¾ Notification Area Map
¾ Letters received
 Concerns - Terrie Boyet

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

STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Ellie Marr, CFM

Application No.: RZ21-17

Date: November 8, 2021

BACKGROUND:
Property Owner:

Elmer Hargis

Applicant:

DJ Land, LLC

Requested Actions:

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

Location:

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

Current Land Use:

Undeveloped (forested)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

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

Single Family Residential
(including Indian Creek
Farms Subdivision)

South

A, Agricultural District

Single Family Residential

East

A, Agricultural District

Single Family Residential

West

(Lincoln County)

Single Family Residences
and Agricultural (forested)

2030 Master Plan:

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

Public Services:

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

Utilities:

Water – individual wells
Sewer – individual wastewater treatment systems

Parcel Account No.:

671040A000

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

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

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

Hunn Road (parcel located on left side)
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REZONING RZ21-17
REZONING REQUEST – HUNN RD
Application No:
Property Owner:
Developer:
Engineer:
Current Zoning:
Requested Zoning:
2030 Master Plan:
Parcel Size:
Location:
County Council District:
Account Nos.:

CONTENTS:
¾ Staff Recommendation
¾ Photo(s) of Site
¾ Aerial Photo
¾ Surrounding Zoning Map
¾ 2030 Land Use Map
¾ Notification Area Map
¾ Letters received
 Concerns - Terrie Boyet

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

STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Ellie Marr, CFM

Application No.: RZ21-17

Date: November 8, 2021

BACKGROUND:
Property Owner:

Elmer Hargis

Applicant:

DJ Land, LLC

Requested Actions:

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

Location:

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

Current Land Use:

Undeveloped (forested)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

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

Single Family Residential
(including Indian Creek
Farms Subdivision)

South

A, Agricultural District

Single Family Residential

East

A, Agricultural District

Single Family Residential

West

(Lincoln County)

Single Family Residences
and Agricultural (forested)

2030 Master Plan:

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

Public Services:

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

Utilities:

Water – individual wells
Sewer – individual wastewater treatment systems

Parcel Account No.:

671040A000

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

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

RECOMMENDATION
County staff recommends that the Planning and Zoning Commission recommend that the
County Council approve the requested zoning map amendment.
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APPLICATION PRE21-18
PRELIMINARY PLAT FOR AUTUMN HOLLOW - 910 EAST HIGHWAY N
Application No:
Property Owner:
Applicant / Developer:
Engineer:
Current Zoning:
Requested Zoning:
2030 Master Plan:
Proposed Lots:
Parcel Size:
Location:

County Council District:
Account Nos.:

CONTENTS:
 Staff Recommendation
 Site Photos
 Aerial Photo
 Surrounding Zoning Map
 2030 Land Use Map
 Notification Area Map
 Preliminary Plat
 Letters received
•

None

PRE21-18
R. Stephen and Catherine M. Barnett, and
Donald C. and Marianne Mollison
Lombardo Homes of St. Louis, LLC
The Sterling Company
A, Agricultural District
R3B, Multi-Family Residential District and (29.56 acres)
R1E, Single-Family Residential District (47.11 acres)
Recommends low density residential uses
110 lots (418 dwellings)
Approximately 76.67 acres
On the south side of Highway N, approximately 900 feet
east of Gallop Lane; near the cities of Wentzville, O'Fallon,
and Lake St. Louis
2
759870E000 and A860003141

STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Ellie Marr, CFM

Application No.: PRE21-18

Date: October 20, 2021

BACKGROUND:
Property Owners:

Stephen Barnett, Catherine Barnett, Donald Mollison, and Marianne
Mollison

Applicant:

Lombardo Homes of St. Louis, LLC

Requested Actions:

Approve a preliminary plat for Autumn Hollow Subdivision with 418
lots/units (108 Single-Family Lots, 130 Single-Family Dwelling Units;
and 180 Multi-Family Dwelling Units)

Location:

910 E. Hwy N; south side of Highway N, approximately 900 feet east
of Gallop Lane near the cities of Wentzville, O’Fallon, and Lake St.
Louis

Subdivision Area:

76.66 acres

Current Zoning:

29.55 acres is zoned R3B (multi-family, maximum 20 units per acre)
and 47.11 acres is zoned R1E (single family residential, 7,000 square
foot minimum lot size)

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

A, Agricultural District

Single Family Residence
and Agricultural (cultivation)

South

A, Agricultural District

Agricultural

East

C2, General Commercial Planned storage unit facility
District and A,
and Agricultural (currently
Agricultural District
cultivated with planned
residential development,
City of O’Fallon

West

A, Agricultural District

Single Family Residences
and Agricultural (cultivation)

2030 Master Plan:

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

Public Services:

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

Utilities:

Water – Public Water Supply District #2
Sewer – Duckett Creek Sanitary District

This preliminary plat includes 2 parcels totaling 76.66 acres. The first parcel that fronts on Highway
N is 4.88 acres and the second parcel located to the south and west of this parcel is 71.78 acres.
The rezoning application for this subdivision was heard before the Planning and Zoning Commission
at the August 18, 2021 meeting and approved by County Council on September 27, 2021. 29.55
acres of the proposed plat is now zoned R3B, Multi-Family Residential District (maximum of 20
dwellings per acre), and the remaining 47.11 acres is now zoned R1E, Single Family Residential
District (7,000 square foot minimum).
The submitted Autumn Hollow Preliminary Plat proposes 418 dwellings total (108 single-family
detached homes, 130 villas, and 180 apartment dwellings). In the portion of the plat that is zoned
R1E, Single Family, the average density is 2.29 lots per acre with an average lot size of 12,492
square feet. The smallest lot size proposed is 10,002 square feet and the largest lot size proposed
is 25,615 square feet. The portion of the plat that is zoned R3B, Multi-family, proposes an average
density of 10.49 lots per acre.
The Duckett Creek Sanitary District’s recent announcement that the District proposes to build a new
sewage treatment plant on Dardenne Creek, south of the subject properties and near Hopewell
Road, has spurred not only the Autumn Hollow development proposal but also a larger development
bordering to the east to be called “Harvest”. The City of O’Fallon’s Planning and Zoning Commission
reviewed a 263-acre residential/commercial/industrial Planned Unit Development (PUD).
In light of recent demand for commercial and residential development within the Highway N corridor,
the St. Charles County Council recently approved a rezoning request for the property adjoining to
the east and fronting on Highway N, from A, Agricultural District, to C2, General Commercial District.
A related conditional use concept plan for this adjoining property shows driveway access to a newly
proposed street to serve Autumn Hollow, as opposed to a separate driveway to Highway N.
Analysis
The 2030 Future Land Use Plan recommends future Low Density Residential land uses (1 to 4
dwellings per acre) for much of the Highway N corridor with the exception of commercial nodes
(“Mixed Use Activity Centers”) at intersections with arterial roadways. The Master Plan describes the
Low Density Residential land use category as follows:
Primary Uses: This land use category allows for single-family residences at a density of 1 to 4
dwelling units per acre. The single family residences are normally detached units and have urban
services (central water distribution and sanitary sewers). Lot sizes in these areas can vary from
approximately 0.25 acre to 1 acre. Clustering development is encouraged.
Secondary Uses: Supporting and complementary uses, including open space and recreation,
schools, places of worship, and other public or civic uses are also appropriate in this category.
Senior housing is appropriate if compatible with the surrounding area.
The land use category is further described as located within the Urban Service Area (USA);
connected to central water and central sewer; and providing transitions between less intense uses
on neighboring properties, such as single-family residence, and proposed higher intensity uses, such
as townhomes.
It should be noted that the 2030 Master Plan’s future land use recommendations for the Highway N
corridor have remained essentially unchanged since the 2020 Master Plan which the County adopted
in July 2008. In a broad-brush fashion, the Future Land Use Map in the 2020 Master Plan
recommended Mixed Use commercial along the entire Highway N corridor frontage with Low Density
Residential (1-4 dwellings per acre) land uses both north and south of Highway N. More recent

transportation planning studies, such as the St. Charles County Traffic Demand Model, and the
Missouri Department of Transportation’s Highway N Corridor study, indicate that Highway N is
expected to be the major grown corridor for unincorporated St. Charles County over the next few
decades, presuming that the area can be served by public sanitary sewer service. St. Charles County
has begun the process of acquiring right-of-way to widen Highway N from two to four lanes in front
of this property.
A traffic study was prepared by transportation engineers which takes into account traffic expected to
be generated by both Autumn Hollow and Harvest. Off-site transportation improvements may be
necessary but would be addressed at the Preliminary Plat stage.
This proposed rezoning plan would lay out Autumn Hollow such that higher density development
would be adjacent to Highway N which is preferable from a transportation planning standpoint. And
from a density standpoint, the proposed development would be less dense than the proposed
Harvest development to be annexed and constructed within the City of O’Fallon.

RECOMMENDATION
County staff finds that the proposed plat meets the technical requirements of Chapter 410
(Subdivision Regulations) of the Unified Development Ordinance.
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MINUTES OF REGULAR MEETING

ST. CHARLES COUNTY PLANNING AND ZONING COMMISSION
DATE:

OCTOBER 20, 2021

TIME:

7:00 P.M.

PLACE:

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

MEMBERS PRESENT:

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

MEMBERS ABSENT:

Diane Saale, and Tracy Boehmer

STAFF PRESENT:

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

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

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

CUP21-06
Weldon Spring Business Park, LLC
Joseph Weber, Owner and Organizer of Weldon
Spring Business Park, LLC
Property Zoning:
C2, General Commercial District
Ordinance Amendment Request: A request to amend Ordinance 07-098 for conditional
use permit C682, to increase the size of the outdoor
storage area
Parcel Size:
4.03 acres
Location:
On the north side of Westwood Drive, approximately
275 feet northeast of Jason Court; adjoining the City
of Weldon Spring
County Council District:
3
Account No.:
A870004348
Robert Myers, Director of Planning & Zoning provided a verbal report for Application No. CUP21-06. He
stated that this is an amendment to the existing conditional use permit that was approved in 2007 for the
same purpose as previously applied for (automobile, boat, and recreational vehicle storage). Mr. Myers
provided some history regarding the conditional use permit request to provide context. The area sought
for expansion is on the northwest corner of this property and is behind the SK8 Galaxy building, away from
residences but toward the buildings on Jason Court. The expansion area would be largely screened from
Westwood Drive by the SK8 Galaxy Building and would not adjoin any residences. Mr. Myers stated there
are four conditions in this 2007 Ordinance for the existing conditional use permit, and staff recommends
that the Planning & Zoning Commission recommend approval of the conditional use permit amendment
request, subject to conditions.
Chairman Ellis asked if the Commission had any questions for staff.
Kevin Cleary asked if all of the seven conditions recommended by staff have to be a part of this conditional
use permit. Mr. Myers responded that the staff recommended conditions are only to be taken as
suggestions.
Commissioner Bahr asked where she could find these conditions. Mr. Myers said they are in the written
staff report that is also online.
With no further questions for County staff, Chairman Ellis asked the applicant to come forward.
Joseph Weber, Applicant, 355 Galahad Dr., Weldon Spring, MO 63304 was sworn in. Mr. Weber stated
that Mr. Myers’ presentation about the conditional use permit explained everything well. He stated that he
purchased this property in March of this year, and he also purchased the adjoining properties along Jason
Court, which includes five buildings. The expansion of this lot will actually be utilizing the existing building
which is located on the property at No. 30 Jason Court, and it will basically touch up against that building.
Mr. Weber stated condition No. 6 of the staff recommended conditions states “A vegetated buffer of 10
feet shall be maintained or installed to the west and the existing 30-foot-wide buffer to the east shall be
maintained.” In that area, there was honeysuckle growing up the building that has been taken down, and
Page 2

Planning and Zoning Commission Meeting, October 20, 2021

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

Yes

Chad Cornwell

Yes

Jennifer Bahr

Yes

Kevin Cleary

Yes

Jamaal Jackson

Yes

Craig Frahm

Yes

Terry Hollander

Yes

Application No. CUP21-06 was Approved.

TABLED AND/OR CONTINUED ITEMS
NONE

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

OTHER BUSINESS
I.

PLANNING & ZONING DIVISION UPDATES
There were no updates.

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

Respectfully submitted by:

Roger Ellis, Chairman
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