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STAFF RECOMMENDATION

To: County Planning & Zoning Commission

Prepared by: Ellie Marr

Application No.: CUR18-02

Date: June 11, 2018

GENERAL INFORMATION
Property Owner:

Roden Brothers Properties LLC

Applicant:

Steven Roden

Requested Action:

Rezoning from C1, Neighborhood Commercial with a conditional
use permit for a single family residence to C2, General
Commercial with a conditional use permit for auto, boat, truck,
trailer, and RV storage.

Location:

7800 Hwy N; on the south side of Hwy N, approximately 450 east
of Keystone Crossing Drive; adjacent to Dardenne Prairie.

Size:

6.00 acres

Current Land Use:

Roden’s Landscaping, Inc.

Adjacent Land Uses
and Zoning:
Direction

Zoning

Land Use

North
South

City of Dardenne Prairie
R1E, Single Family
Residential, Keystone
Crossing Subdivision
City of Dardenne Prairie

Vacant
Single Family
Residences and
Common Ground
Single Family
Residence
Single Family
Residences and
Common Ground

East
West

R1E, Single Family
Residential, Keystone
Crossing Subdivision

Year 2025 Plan:

Commercial/Mixed Use

Zoning History:

The property was zoned R1, Residential in 1959, and was
rezoned to C1, Neighborhood Commercial in 1964. In 1994, a
CUP for a single family residence was approved.

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 –Duckett Creek Sanitary District Service Area

BACKGROUND
The property currently consists of 6.00 acres with a residence located on the northeastern
portion of the parcel. The proposed rezoning application sought by the applicant is to request
C2, General Commercial, zoning with a conditional use permit application for automobile, boat,
truck, trailer, and recreational vehicle storage. The submitted concept plan indicates that the
infrastructure is already in place to address the potential, future commercial development of the
parcel. A sanitary connection exists on the parcel, along with gas, electrical and public water
availability. A commercial entrance also already exists for the current commercial use of the
property.

ANALYSIS
The proposed rezoning of this parcel from C1, Neighborhood Commercial, to C2, General
Commercial, technically meets the 2025 Land Use Plan goal of Mixed Use Commercial along
Hwy N from Hanley Road to Hwy 40-64. Mixed Use Commercial is defined in the Master Plan
for St. Charles County as primarily retail, office, and light industrial. C2 zoning generally allows
for commercial uses that can generate more intensive traffic counts than are commonly found in
C1 zoning uses.
When addressing the rezoning of a property, it is important to note the full development
potential of the rezoning category. In this case, C2, General Commercial, may address the
growing needs of the residential population in the Dardenne Prairie urban development area. C2
zoning would allow for a variety of permissive businesses that may cater to this growing
residential area including, but not limited to retail and restaurant uses. The location of the
property, however, is not at a major intersection where heavier, general commercial traffic is
expected to be located.
The property is located between Hanley Road and Mertz Farm Lane, adjacent to Keystone
Crossing Subdivision and other low traffic impact land uses along Hwy. N, including a daycare,
church and other residential uses. Daycare traffic, residential, and religious institution traffic
counts do not tend to result in a consistent, heavier use during normal business hours. Their
traffic counts tend to result in a pattern of use early in the mornings and later in the afternoons
for daycare facilities and residences, and weekend uses for religious facilities. C2, General
Commercial, traffic patterns tend to result in consistent, heavier counts during all hours of both
weekdays and weekends.
Because of the location of the parcel, instituting a more intensive zoning category at this
location than the C1, Neighborhood Commercial, category which currently exists may not be
appropriate for the future, growing needs of the Dardenne Prairie community. Because of this,
staff finds that this rezoning request from C1, Neighborhood Commercial to C2, General
Commercial is not appropriate for this particular location.
In addition to the rezoning request, a concept plan has been submitted for a conditional use
permit for the storage of RV’s and other vehicles. 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 finds the proposed usage of this
property for auto, boat, trucks, trailers, and RV storage an inappropriate use due to the location
of the parcel. As discussed above, the rezoning request from C1 to C2 is not appropriate for this
location halfway between Hanley Road and Hwy. 40-64. The western and southern boundaries
of the property are adjacent to Keystone Crossing Subdivision. The eastern boundary of the
parcel is adjacent to property currently zoned Uptown in the City of Dardenne Prairie. The
placement of a vehicular storage lot is not conducive to the needs of the Dardenne Prairie
residents at this location.

RECOMMENDATION
The Planning and Zoning Division staff recommends that the rezoning request and the
conditional use permit application have separate votes for recommendation or denial.
Staff recommends that the rezoning request from C1, Neighborhood Commercial to C2,
General Commercial be denied. The rezoning of the parcel is not conducive to the needs
of the community in this location and may generate traffic patterns that are inappropriate
for the area.
In addition, staff recommends that the conditional use permit request for a storage
facility for autos, boats, trucks, trailers, and RV’s also be denied. Because the rezoning
request is not appropriate for this location, a conditional use request based on the
requested rezoning is also not appropriate.
If the Commission should choose to recommend approval of the rezoning and CUP, staff
requests that the CUP be subject to the following conditions:
1. A site plan in conformance with the concept site plan must be submitted to
and approved by the St. Charles County Community Development Department
indicating the entrance, parking and location of all structures.
2. No conditional use shall be active until all conditions of the approval have
been met.
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From:
To:
Subject:
Date:

Tj Martin
CTYPNZ
Regarding Application CUR18-02
Tuesday, July 03, 2018 10:22:20 AM

Dear Planning & Zoning Commission;
I am a resident of Keystone Crossing Dr. in O'Fallon, MO. I am writing this note to you
regarding Application CUR18-02 - Roden Brothers Properties, LLC.
I am opposed to the proposed rezoning and development of this property. I agree entirely
with what the City of Dardenne Prairie commission said about the redevelopment of this land.
It adds no value and does not the city's development plans.
There is a church and a school affected by this. It is unsightly and does nothing to improve the
area.  As a property owner, I am concerned about the value of my home. I am also concerned
about the lighting that will likely be required for the property, as well as security. We do not
need another storage facility - there is already one on Technology Dr. that has seen better
days. There is also another storage facility not far from Hwy N. This area does not need one.
If the area is rezoned, we will likely lose the creek and the treeline in our backyard. It is a
gorgeous and quiet neighborhood for families.
I would ask the commission to please deny this permit request.
Thank you for your time.
- TJ Martin

