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STAFF RECOMMENDATION
To: County Planning and Zoning Commission

Prepared by: Mark Price Jr., AICP, CFM

Application No.: CUR18-03

Date: June 12, 2018

GENERAL INFORMATION
Owner:

Joseph and Paula Dames

Applicant:

Bax Engineering Co.,Inc. (Larry Walker)

Existing Zoning:

A, Agricultural District with FF, Floodway Fringe overlay district

Requested Zoning:

C2, General Commercial District with FF, Floodway Fringe overlay
district

Requested Actions:

1) A request to rezone the property from A, Agriculture District
with FF, Flood Fringe Overlay district to, C2, General Commercial
district with a Floodway Fringe Overlay District
2) A request for a Conditional Use Permit to allow for automobile,
boat, truck, recreational vehicle storage.

Location:

566 Highway P located on the south side of Hwy P, approximately
250 feet southeast of Park Ridge Drive adjoining the City of
O'Fallon

Size:

2.96 Acres

Current Land Use:

Single Family Residential

Adjacent Land Use
and Zoning:
Direction

Zoning

Land Use

North

City of O’Fallon

South

A/FF, Agricultural with
Floodway Fringe
Overlay
A/FF, Agricultural with
Floodway Fringe
Overlay
City of O’Fallon

single-family residential
(Estates at Dames Park
Subdivision)
agricultural

East

West

agricultural

single-family residential

Year 2025 Plan:

Rural Residential (one dwelling per 3+ acre minimum)

Zoning History:

This property is currently zoned A, Agriculture District and has had
no recent zoning history. There are no current violations on the
site but several have been received in the recent past. A
complaint that the barn and fence were in disrepair has been
resolved. In April of 2017, the property owner began bringing fill
to the property but that was resolved with permits and final
inspections were passed.
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SPECIAL INFORMATION
Public Services:

County Council District 1 – Joe Cronin
School District – Fort Zumwalt School District
Fire District – O’Fallon Fire Protection District

Utilities:

Water – City of O’Fallon Service Area
Sewer – City of O’Fallon Service Area

Background
The submitted concept plan for the recreational vehicle storage lot shows a total of 81 (40 foot
by 10 foot) parking stalls to be located on a gravel lot. The owner is proposing a 15-foot-wide
vegetated buffer strip between the residence on the west and the proposed storage lot. The
owner is also proposing a vegetated buffer strip between the proposed storage lot and Highway
P. The lot would also be fenced in with a 6-foot-tall black chain link fence. Along Highway P,
the applicant has proposed a 6-foot-tall black aluminum fence.
This property is subject to flooding with the majority of the property being located within the AE
flood zone. The concept plan for this development shows 71 of the 81 storage stalls being
located within the 1% annual chance of an annual flood event zone (zone AE). In order to
remove the property from the flood prone area, the owner would need to elevate portions of the
property approximately 11 feet.
Ordinarily, the construction of a vehicle storage lot in AE flood zones along the Missouri or
Mississippi Rivers is an acceptable land use because flooding along those rivers has advanced
warning during which times vehicles can be moved out of the flood zone. In this particular
situation, with the property being located on an inland tributary of Peruque creek, this property
becomes subject to rapid flooding (“flash flooding”) which could damage any property stored in
this location. The lack of time to notify the owners of the property stored on the premise causes
a higher risk for property damage.
ANALYSIS
This application will be reviewed under two questions: (1) Is this the correct location for
commercial zoning, and (2) if so, is this the right location for a recreational vehicle storage lot?
Rezoning:
The 2025 Master Plan recommends that this and area properties be used for Rural Residential
purposes. Zoning this property as C2, General Commercial District, could be considered “spot
zoning” and contrary to the 2025 Master Plan. The Master Plan shows this area continuing in
its rural character and its residential nature. The nearest commercial land use is over 700 feet
away, and to place a commercial land use on this property would allow for a much higher
intensity land uses than recommended.
Across Highway P, urban density residential subdivisions in the City of O’Fallon have been
developed, including the Estates at Dames Park.
Many of the uses allowed in the C2 zoning district would be incompatible with the residential
nature of the neighborhood. Raising the elevation of areas in the floodway fringe such as this
property would be allowed under the County’s floodplain management ordinance, yet the fact
that 11 feet of fill would be required for portions of this site would not be conducive to
commercial zoning.
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Requested CUP:
Conditional Use permits are evaluated based on criteria established within the Unified
Development Ordinance. Per Section 405.510.B of the County Code, the following factors
shown below in italics are to be used when considering conditional use permit application.
County Staff’s observations follow each factor.
1) 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.
The conditional use will be commercial in nature and introduce additional lighting, dust (as it
is a proposed gravel lot), and traffic within an established residential area. Across Highway
P, medium-density residential subdivisions have been constructed in the City of O’Fallon.
Given that the lines of sight from the proposed entry are limited, and the speed limit for this
segment of Highway P is 50 miles per hour, recreational vehicles and trailers entering and
leaving this site could potentially be hazardous for motorists on Highway P. The Missouri
Department of Transportation (MoDOT) has not yet commented on this application, but the
St. Charles County Highway Department has stated if Highway P was a county road, the
entrance permit would not be granted for the proposed location given the introduction of
traffic for larger vehicles, limited sight distance, and speed limit.
The proposed location of this storage lot is primarily in the floodway fringe area (1% chance
of an annual flood event) of a significant tributary of Peruque Creek. The site has a higher
chance of flash flooding than the Mississippi and Missouri Rivers, and in flash flood events,
there would not be sufficient time to notify customers that they must move their vehicles to
avoid property damage. The County’s floodplain ordinance requires that outdoor storage in
the floodway fringe be anchored to the ground or readily removable from the flood risk area.
Anchoring is normally required to avoid large objects floating downstream and compounding
damage. It seems unlikely that a recreational vehicle storage lot would be able to meet this
requirement.
2) The conditional use permit shall not substantially diminish and impair property values within
the neighborhood.
There is no evidence available that the proposed use would reduce property values in the
area.
3) 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.
Development of a recreational vehicle storage lot should not impede the normal and orderly
development and improvement of surrounding properties as long as it would comply with the
County’s floodplain and screening requirements.
RECOMMENDATION
Based upon the above discussion, staff recommends denial to rezone this property to
C2, General Commercial District. Additionally, County staff recommends denial for the
Conditional Use Permit for automobile, boat, truck, and recreational vehicle storage.
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Should the commission recommend approval of the C2 zoning and the conditional use
permit, staff offers the following conditions for the Planning & Zoning Commission’s
consideration:
1. A site plan substantially conforming to the CUP concept plan shall be
submitted to and approved by the Community Development Department before
any approved conditional uses may become active uses.
2. Storage on the lot shall be limited to automobiles, boats, trucks, and
recreational vehicles.
3. The applicant shall submit a plan for compliance of this use with Article XI
(Floodway, Floodway Fringe and Density Floodway Overlay District) of the
Unified Development Ordinance, and the plan shall be approved by the
Community Development Department.
4. An entrance permit for this specific use shall be obtained from the Missouri
Department of Transportation.
5. In addition to the landscape buffers proposed in the concept plan, a “Type
Two” landscaped buffer, per Section 405.435 of the County Code, shall be
installed and maintained along the east side of the lot to buffer the view of
outdoor storage from west-bound traffic on Highway P.
6. No conditional use shall be made active until all conditions of the approval
have been met.
It is recommended that the Planning & Zoning Commission vote on each request
separately.

View looking west from the proposed entrance.
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View looking west from the proposed entrance.

Adjoining neighborhood from the proposed entrance.
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Existing home on the lot. Looking south from Highway P.

The edge where the grass meets the trees is a substantial drop off on the site. Looking
southeast from the clearing behind the home.
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Subject Property

CUR18-03– County Aerial

Subject Property

CUR18-03– Google Earth Aerial*
*Property lines are approximate

Subject Property

CUR18-03– Zoning Map

Subject Property

CUR18-03– Land Use Map

Subject Property

CUR18-03– Topography

Application # CUR18-03
I am writing in opposition to allow the CUP application that is before the County Council. My name is Michelle Jones, I,
along with my husband Bob, live at 330 Autumn Forest Drive, O’Fallon, MO 63366. My house is located directly across
the street from the property that is seeking to be rezoned and CUP being sought to allow operation of a storage lot for
cars, boats, truck, trailer and RV storage. I have many concerns regarding this possible approval.
1. My biggest fear and concern is that the portion along Hwy P, where the entrance to the lot would be, is between
2 “blind” curves. The current speed limit is 50 mph, which you know that means people are going 60+ mph. We
have lived in our house for 15 years and have seen the aftermath of MANY collisions due to the loss of control
by speeding drivers on the curves on Hwy P, drivers pulling out onto Hwy P from Park Ridge Drive being struck,
and drivers slowing down/stopping to turn onto Park Ridge Drive from Hwy P being struck due to the limited
vision, driver inattention, and excessive speed on the curves.
2. If a RV or vehicle pulling a trailer pulls out onto Hwy P from the storage lot it will be going less than 10 mph and
will need to swing into both lanes of the road and then need to get up to speed; someone driving on Hwy P will
be doing 50-60+ mph and coming around a blind curve (no matter if they are going northbound or southbound)
will cause a condition ripe for a serious accident. I have asked the City of O’fallon to add a right turn lane (going
north on P) be added at Hwy P and Park Ridge (similar to the one at Dames Park Drive) due to the multiple times
I have almost been hit from behind while turning off Hwy P onto Park Ridge, and was told it doesn’t qualify due
to an insubstancial amount of turning traffic.
3. During heavy or long periods of rain, this curve of the road floods and is often closed. This creates additional
traffic concerns with drivers having to cut through our residential area to get around the high water and posted
barricades or drivers just going around the barricade and through the high water on Hwy P.
4. Hwy P is only a 2 lane road with no turn lane and is unlit by street lights.
5. When we moved into our house 15 years ago there was a moderate amount of traffic travelling on Hwy P. In the
last 15 years I would venture to say there have been 3-4,000 additional homes built north of us toward Flint Hill
(there were 5-600 built just behind our sub-division in the last 5 years alone). We used to be able to sleep with
our windows open at night. This housing boom has increased the traffic on Hwy P exponentially. We can no
longer have our windows open at night due to the road noise.
6. Since a portion of the proposed location is apparently in unincorporated St. Charles County, what is to prevent
people from going to their storage lot and shooting off fireworks, etc.? A few hundred yards from this proposed
location (598 or 612 Hwy. P I believe) is a family who has a “shooting range” in their back yard and use it quite
frequently discharging fire arms, which is an ongoing nuisance generating noise complaints to St. Charles County
PD.
7. A new ambulance station just opened up within a mile of my house, while this is a good thing in the case of a
medical emergency, it will also increase the frequency of sirens going off in a mostly residential area adding to
the noise/traffic on Hwy P.
8. There are at least 3 storage facilities of this type within a 3 mile radius of the proposed site that I can think of
that I drive past daily/weekly.
So in summary, the most important reason for my opposition is traffic safety along 2 blind curves with a posted speed
limit of 50 mph and the reality speed limit of 60+ mph.
Please feel free to contact me at any time for further discussion; 636-544-6942.

Respectfully,
Michelle Jones

From:
To:
Subject:
Date:

Monica Caldwell
CTYPNZ
Rezoning and Conditional Use Permit Request - 566 Highway P
Thursday, June 07, 2018 5:03:48 PM

Dear Commission Members,
As a resident of Hyland Green subdivision across from this plot of land, we are vehemently opposed to
the plan to rezone and allow Automobile, boat, truck, trailer and RV storage. This will create an eyesore
right outside of our neighborhood as well as for the Dames Park subdivision.
We are concerned that this type of business would cause a less than desired aesthetic appearance as
you are entering out neighborhood. It could also create additional traffic issues.
There are many improvements that could be made on this property that wouldn't create an eyesore. We
take pride in our home and neighborhood and would like to keep the surrounding area as beautiful as
possible.
Please deny this request!
Sincerely,
Monica and Patrick Caldwell
215 Roxbury Drive

From:
To:
Subject:
Date:
Attachments:

Steve
CTYPNZ
CUR18-03
Friday, July 06, 2018 8:43:33 AM
Highway_P.pdf

Dear Sirs,
As I stated in the June 20th meeting, I am staunchly against allowance for rezoning of the subject
property. Independent of the 2025 Master Plan that does not allow for this type of development, my
greatest concern is public safety. The Planning and Zoning Staff Recommendation of June 12, 2018 does not
attend to any facet of public safety. The recommendations attend to cosmetic issues that, while important
to area residents, pales in comparison to safety of the citizenry. The recommendations fail to include
widening of Highway P to add turn lanes into and out of the property. These turn lanes should be sufficient
in length to allow a vehicle pulling a long trailer to enter into, or exit the highway in a manner that would
prevent the driver from endangering other travelers.
I believe these to be critical additions to the Planning and Zoning Commision requirements to allow such a
deviation from the Master Plan and to protect the area residents and citizens using Highway P. The fact
that no mitigation of danger to the public appears in the Staff Recommendations is negligent and
inexcusable.
I urge the board to deny this request for rezoning.
Steve Herpel
320 Autumn Forest Drive
O’Fallon, MO. 63366

The speed limit on Highway P is 50 mph.
• It will take 7 seconds for a car approaching from the east to reach the proposed property entrance.
• It will take 8 seconds for a car approaching from the west to reach the proposed property entrance.

600 feet

500 feet

Highway P approach from the east approximately .2 miles from the property entrance

Highway P approach from the east approximately .15 miles from the property entrance

Highway P approach from the east approximately .1 miles from the property entrance

Highway P approach from the west approximately .2 miles from the property entrance

Highway P approach from the east approximately .1 miles from the property entrance

Aerial view of property

Storage Lot

Property Entrance

Population density is increasing

Storage Lot

We’ve lived in our current residence since March of 2004. Since then we’ve heard or
witnessed many accidents on Highway P immediately behind our home (ours is the home
with the swimming pool backing to Highway P on page one).
• Has there been a review of reported accidents on that stretch of the road?
• There are 2 other storage areas with available storage within 3 miles either direction
• As you can see on pages 3 through 7, the approach to the property is blind from both
directions until drivers are less than 7 seconds away from the property entrance – IF
they’re going the 50mph limit, less than 6 seconds if they’re going 60. A 20 foot vehicle
pulling a 20-40 foot long trailer out of this property will be a hazard especially if it’s
turning right onto P which most anyone going to the river or Lake of the Ozarks would
turn right to get to 79 or 70.
• The population density is increasing daily. As you can see on pages 8 and 9, there are a
lot of houses that funnel down to Highway P for access to and from Main Street O’Fallon
and Highways 79 and 70. As you can see on page 9, the number of homes on the north
side of Highway P will likely double in just the 2 mile stretch from the property under
review
• I urge the members to drive to the location and see the highway and these concerns I
have and to sit for a while to assess how much traffic the highway has. I believe it to be a
danger to allow the proposed use due to the amount of time it will take most vehicles to
exit and align themselves into the proper lane on Highway P especially given the high
traffic rates and speeds of the highway.

