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STAFF RECOMMENDATION
To: County Planning & Zoning Commission

Prepared by: Mark Price Jr., AICP, CFM

Application No.: CUR19-03

Date: May 7, 2019

BACKGROUND
Owner:

Hillmann Bryan Road LLC

Applicant:

KF Landscapes

Requested Actions:

(1) a zoning map amendment from R3A, Medium Density Residential
District (4,000 square foot minimum lot size for detached homes), to
C2 General Commercial; and
(2) a Conditional Use Permit for Landscape Contracting Services
1112 Bryan Road, on the east side of Bryan Road, approximately
200 feet north of Pascale Court; adjoining the City of O’Fallon

Location:
Parcel Size:

5.775 acres

Current Land Use:

Single-Family Residential (one residence)

Adjacent Land Uses
and Zoning:
Direction
North
South
East
West

Zoning
Commercial, City of
O’Fallon
Residential, City of
O’Fallon
Residential, City of
O’Fallon
Vacant, City of O’Fallon

Land Use
Commercial and Vacant
Commercial
Single-family Residences
Turtle Creek Golf Course
and Maintenance Shed
Vacant

Year 2030 Plan:

recommends Low Density Residential (1-4 dwellings per acre),
surrounding by Medium-Density Residential and Commercial future
land uses (in the City of O’Fallon).

Zoning History:

This property has been zoned R, Residential since 1959 with the
inception of zoning. In 2018 (application No. RZ18-000006), the
property was rezoned to R3A, Medium Density Residential

Public Services:

County Council District 4 – Dave Hammond
School District – R2, Fort Zumwalt School District
Fire District – O’Fallon Fire Protection District

Utilities:

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

The applicant proposes to operate KF Landscapes, a landscape contracting service, from the
subject property. To do so, the property must be rezoned from residential to commercial and a
Conditional Use Permit must be obtained.
The applicant proposes to convert the existing home on the site into the business office. The office
will have a rustic lodge appearance with a heavily landscaped show space located behind the
building. The concept plan also shows a 50 foot wide by 200 foot long metal sided storage building
to be used for the business. The plan also calls for two greenhouse type buildings that will be 12
feet tall, 15 feet wide and 40 feet long. These will be the half dome type green houses. The
applicant proposes a total of 46 parking spaces in the parking lot to be constructed in the front of
the property.
The applicant plans to store the following items in the outdoor storage area proposed on site:
1) Natural stone boulders and edging;
2) Pallets of retaining wall and paver material;
3) Bins of decorative gravels, mulch, topsoil and like materials;
4) Equipment and trailers; and
5) Plant staging area located in the southeast corner of the graveled lot to prepare for
customer delivery.
In terms of their operations, the applicant states the business will employ 39 to 44 persons,
Monday through Friday. The site will be staffed by 4 office employees and have 35 to 40 staff that
will report to the site and leave to work on jobsites throughout the day. This would occur between
the hours of 6:50 and 7:15 a.m. The office would open about 6:30 a.m. Those staff members will
return between 3:30 and 5:00 p.m. and put materials away, prepare for the next days work and
clean and maintain equipment. This would involve skid steers to load and unload material as well
as trucks being moved around the site. The activity on the site would stop before 6 p.m.
ANALYSIS
The property is located within the O’Fallon City growth area and is surrounded by commercial and
multi-family sites, with C2 zoning conducive to these current uses. The property is also located
along the traffic corridor of Bryan Road which connects with I-70 approximately a half mile to the
north. The applicant is aware that development will require public service from the City of O’Fallon
and therefore may require annexation.
The current 2030 Future Land Use map from the 2030 Master Plan currently shows this property
as Medium Density Residential. This would be in conflict with the proposed zoning and conditional
use. Staff believes this request would be in conformance with the surrounding development
patterns.
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) 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 property is located in a transitional area between commercial and residential areas.
The land located to the north is zoned commercial and has commercial uses. Land to the
south is residential and contains detached homes and manufactured homes. The land to
the east is a golf course and land to the west is an open field and a subdivision. The
property will be well landscaped. The eastern half of the property, which is crossed by
Belleau Creek, will be left undeveloped. The property would be an extension of the existing
commercial zoning in the area and would 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.
2) The conditional use permit shall not substantially diminish and impair property values within
the neighborhood.
County staff has no evidence that the proposed use would substantially diminish and impair
the property values within the adjoining neighborhoods given the mitigating impacts of the
recommended conditions.
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.
This property is proposed to be developed in a manner similar to other nearby commercial
properties. It shall be heavily landscaped and the property screening will be required
between the commercial property and the residential to the south. There will not be
significant lighting on the property. The lighting will be restricted to the new storage building
and typical house type lighting on the office. As this property will be developed in this
manner, it should not impact the normal and orderly development and improvement of
surrounding property for uses permitted in the district.
Staff has reviewed these criteria relative to the subject site and finds that, with conditions proposed
herein this use will substantially conform to the Conditional Use Permit standards. With the
proposed short duration of equipment operation, minimal lighting, and proper landscaped buffers,
Staff believes that, with the proper conditions, this is an appropriate use for this area.
RECOMMENDATION
County staff recommends that the Planning and Zoning Commission:
A. Recommend approval of the requested zoning map amendment to C2, General
Commercial District; and
B. Recommend approval of the proposed conditional use permit with the following
recommended conditions in conformance with Section 405.510.B of the County
Code:

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 prior to
the conditional use becoming active;
2. A permit shall be obtained for a commercial entrance on Bryan Road;
3. All parking must occur only in the designated parking areas shown on the attached
Concept Plan;
4. Exterior lighting shall utilize full cutoff light fixtures to prevent light pollution from
impacting surrounding properties;
5. A Type 3 landscaped buffer, per Section 405.435 of the County Code, shall be
installed and maintained along the southern property line for the entire distance of
the commercial usage;
6. No equipment shall be operated outdoors other than Monday thru Friday, 6:30 a.m. to
6:00 p.m.; and
7.

No conditional use shall be in active use until such time that all conditions of
approval have been met.
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KF Landscapes

KFLandscape.com
1121 Mexico Rd Wentzville
Mo, 63385

1112 Bryan Rd Property Use
Daily Schedule
-Office staff (4) employees show up at office at 6:30 A.M
-Rest of employees (35-40) show up between 6:50-7:15
-Trucks are started at 7-7:15 and leave for Projects
-Trucks return between 3:30-5 and unload and reload for the following day. This would be when
skid steers are used to load any materials needed. Trucks will pull around building backside of
building to return to designated parking spot. (One dumpster is kept for clean fill and one
dumpster for brush. They are on a weekly or bi weekly cycle to be picked up and hauled off-site.)
-office staff leaves no later than 6 pm

Outdoor stored materials
1.

Natural Stone boulders and edging

2. Pallets of left over retaining wall and paver material
3. Bins: Decorative gravels, Mulch, Topsoil etc
4. Equipment and trailers not being used at the time
5. Plant staging area to prepare for customer delivery (southeast corner)
6. All materials will typically be flipped every 4 weeks

Green House sizes
12 ft tall Half Dome 15ft wide x 40 ft long

Final Statement
KF Landscapes goal is to keep a very clean and organized property that will be a
showcase for the kind of work we offer. Renovating the front of the existing house to give
it a rustic lodge feel and heavily landscaping the back of the house to 1. Create a natural
visual barrier from our building and 2. Create a beautiful landscaped area to show
customers different products we use. The lawn and landscape will always be manicured
at a professional level.

