
PLANNING AND ZONING COMMISSION 

 

 

AGENDA FOR REGULAR MEETING  

 

 

May 11, 2026 

 

 
PLANNING AND ZONING COMMISSION: 

Shawn Luesse, Chair      John Morgan 

Julie Bartch, Vice-Chair     Chris DeGuentz 

Missy Palitzsch, Secretary     Tyson King 

Dan Borgmeyer, Mayor     Adriana Perrone 

Michael Galba, City Council Liaison    Keith Liston 
 

Commission Members:  

A regular meeting of the St. Charles Planning and Zoning Commission will be held on Monday, May 11, 2026, 

beginning at 6:00 p.m. on the fourth floor of City Hall Chambers, 200 North Second Street, St. Charles, Missouri. 

1. Call to order and the roll. 

2. The Pledge of Allegiance. 

3. Approve the minutes of the April 13, 2026 Planning and Zoning Commission meeting.  

 

CONSENT AGENDA 

4. Case No. SP-2025-04. (Justin Coffman – PM Design) An application to amend the Site Plan for a proposed site 

improvement (a stand-alone canopy) associated with a Secondhand Sales (thrift store) use within the C-2 

General Business District located at 1690 Country Club Plaza Drive.  The subject property is located in 

Ward 4. 
_______________________________________________________________________________________________________________________________________ 

 

PUBLIC HEARING: Conditional Use 

5. Case No. CU-2026-11. (SuperTarget Liquor of Missouri, Inc.) An application for a Conditional Use 

Permit per §400.230(C)(1)(a) for Liquor Sales associated with a retail use within the “C-3” Highway 

Business District, located at 3881 Mexico Road.  The subject property is located in Ward 6. 

 

PUBLIC HEARING: Rezoning 

6. Case No. Z-2026-10. (Fox Investors, LLC) An application to rezone an approximately 2.61 acres tract of 

land, known as 1360 S 5th Street from C-2 General Business District to C-3 Highway Business District. 

The subject property is located in Ward 2. The applicant has requested that this item be TABLED until 

the June 8, 2026 Planning and Zoning Commission meeting. 

 
 

PUBLIC HEARING: Conditional Use 

7. Case No. CU-2026-12. (Tiffany Ruby – Truth Be Told Tattoos & Cosmetics) An application for a 

Conditional Use Permit from §400.230(C)(1)(i) for a proposed Tattoo Establishment within a proposed 

C-3 Highway Business District (application Z-2026-10).  The property is currently zoned C-2 General 

Business District located at 1360 S. 5th Street. The subject property is located in Ward 2. The applicant 

has requested that this item be TABLED until the June 8, 2026 Planning and Zoning Commission 

meeting. 
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PUBLIC HEARING: Rezoning 

8. Case No. Z-2026-09. (Scott Runde – SWT Design) An application to establish the zoning for a 97.38 

acre tract of land located at 2451 Hwy B, to the City of St. Charles “A” Agricultural District. The subject 

property is located in Ward 8.  
 

SITE PLAN 

9. Case No. SP-2026-06. (Scott Runde – SWT Design) A Site Plan application for the first phase of a new 

City park (Legacy Farms Park). The subject property is located at 2451 Hwy B, within the proposed City 

of St. Charles “A” Agricultural District. The subject property is located in Ward 8.  
 

PUBLIC HEARING: Conditional Use 

10. Case No. CU-2026-10. (Bob Byrne – Truman Blvd. Investments, LLC) An application for a Conditional 

Use Permit per §400.240(C)(1)(a) for an outdoor storage use (trailer and container storage) within the “I-

1” Light Industrial District, located at 3150 Harry S Truman Blvd and 3200 Truman Industrial Blvd.  The 

subject property is located in Ward 6. 
 

SITE PLAN 

11. Case No. SP-2026-05. (Bob Byrne – Truman Blvd. Investments, LLC) A Site Plan application for an 

outdoor storage facility for trailers and containers, including an associated office building, located at 

3150 Harry S Truman Blvd and 3200 Truman Industrial Blvd. The property is zoned I-1 Light Industrial 

District and is located in Ward 6. 
 

SITE PLAN 

12. Case No. SP-2025-09. (Larry Walker – Bax Engineering) An application to amend a previously approved 

site plan for a manufacturing building from 23,800 square feet to 65,000 square feet (more or less) for 

Trinity Products, located at 2001 Truman Industrial Boulevard.  The subject property is located in Ward 

6. 
 

CONDITIONAL USE EXTENSION 

13. Case No. CU-2025-09. (Side Project Brewing - Cory King) A request to grant a twelve (12) month 

extension for a Conditional Use approval for liquor sales and a microbrewery use. The subject property is 

located at 1001 and 1005 N 2nd Street, in Ward 1. 
 

ADMINISTRATIVE ITEMS: 

14. Recreational Vehicle Text Amendment Discussion. 

 

Adjourn 

The City of St. Charles offers all interested citizens the opportunity to attend public meetings. If you wish to attend 

this public meeting and require an accommodation due to a disability, please contact the Office of the City Clerk 

to coordinate an accommodation at least two (2) business days in advance of the scheduled meeting at 636-949-

3282 or 636-949-3289 (TTY - for the hearing impaired). The City of St. Charles, Missouri fully complies with 

Title VI of the Civil Rights Act of 1964 and related statutes and regulations in all programs and activities. For 

more information or to obtain a Title VI Complaint Form, please call the City Clerk’s Office at 636-949-3282 or 

visit City Hall located at 200 North Second Street, St. Charles, Missouri, 63301. 

INCLEMENT WEATHER: In case of inclement weather, please call 636-949-3222 after 4:00 p.m. on the day 

of the meeting to be informed of the status of the meeting.   

Posted on 4/8/2026 at 5:00 PM MPB 



 

 

PLANNING AND ZONING COMMISSION  

MEETING MINUTES 

April 13, 2026 

City Hall – Council Chambers   

200 N Second Street, 4th Floor 

St. Charles, MO 63301 

 

 

MEMBERS PRESENT:   STAFF PRESENT: 

Shawn Luesse, Chairperson   John Boyer, Director of C.D. 

Julie Bartch, Vice-Chair    Lara Berry, Planner 

Missy Palitzsch, Secretary   Madelyn Brown, Planner 

Chris DeGuentz         

Adriana Perrone 

Tyson King      

Keith Liston       

John Morgan      

Mayor Dan Borgmeyer        

Michael Galba, City Council Liaison    

     

A regular meeting of the St. Charles Planning and Zoning Commission was held on Monday, April 13, 2026, beginning 

at 6:00 p.m. on the fourth floor of City Hall Chambers, 200 North Second Street, St. Charles, Missouri. 

The meeting was called to order by Chair, Sean Luesse, at 6:00 p.m. Secretary took roll. Those in attendance are noted 

above. 

1. Call to order and the roll. 

2. The Pledge of Allegiance. 

3. Approve the minutes of the March 9, 2025 Planning and Zoning Commission meeting. 

Commissioner Palitzsch made a motion to approve the minutes. Commissioner Morgan seconded the motion. All 

were in favor. The minutes were approved. 

________________________________________________________________________________________________ 

 

PUBLIC HEARING: Text Amendment 

4. Case No. TA-2026-01. (City of St. Charles) An application to amend Chapter 400 of the Code of Ordinances 

specifically concerning Data Centers. This item was TABLED at the February 9, 2026 Planning and Zoning 

Commission meeting, and the Public Hearing was closed at that time. 

 

Director Boyer provided the Commission with an overview of the Text Amendment request.  

Commissioner Morgan motioned to forward the application with a favorable recommendation, as submitted. 

Commissioner Palitzsch seconded the motion.  

A roll call vote was taken with the following results: Aye: Bartch, Borgmeyer, Morgan, DeGuentz, King, Perrone, 

Galba; No: Luesse, Liston, Palitzsch; Abstain: None; Absent: none.  

The application will be forwarded to the City Council with a favorable recommendation at their May 5, 2026 

meeting.  

PRELIMINARY PLAT 

5. Case No. SUB-2026-01. (Deerfield Village Titleholder, LLC) An application for a Preliminary Plat for five (5) lots 

for manufactured/modular homes at the existing Deerfield Village Mobile Home Park, within the R-M/WHP 
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Manufactured/Modular Residential District within the Wellhead Protection District. The property is approximately 

sixty (60) acres overall, located on the north side of Elm Point Road. This property is located in Ward 7.   

 

Planner Brown provided the Commission with an overview of the Preliminary Plat request. The applicant addressed 

the Commission.  

Commissioner Palitzsch motioned to forward the Preliminary Plat with a favorable recommendation, as 

submitted. Commissioner Bartch seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Preliminary Plat application will be forwarded to the City Council with a favorable recommendation at their 

May 5, 2026 meeting. 

 

PUBLIC HEARING: Rezoning 

6. Case No. Z-2026-07. (Common Pathway Holding LLC – Paul Dinkins) An application to rezone an approximately 

33,155 square feet tract of land located at 3516 Shire Lane within The New Town at St. Charles development from 

“CS/PD-MU” Civic Space within the Planned Development Mixed- Use District to “T-2/PD-MU” Transect Zone 

2 within the Planned Development Mixed-Use District for a proposed Inn.  The subject property is located in Ward 

8. 

 

Planner Brown provided the Commission with an overview of rezoning request. The applicant addressed the 

Commission. The public hearing for the application opened with no speakers from the public. Commissioner Bartch 

made a motion to close the public hearing. Mayor Borgmeyer seconded the motion. All were in favor and the public 

hearing closed. 

Commissioner Palitzsch motioned to forward the Rezoning application, as submitted. Commissioner Bartch 

seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Rezoning application will be forwarded to the City Council with a favorable recommendation at their May 5, 

2026 meeting. 

 

PUBLIC HEARING: Conditional Use 

7. Case No. CU-2025-30. (Lynette Agnew – 15 Brunch Bar). An application for a Conditional Use Permit per 

§400.230(C)(1)(a) for Liquor Sales associated with a Restaurant use within the “C-3” General Business District, 

located at 1456 Bass Pro Drive. The subject property is located in Ward 2. 

 

Planner Berry provided the Commission with an overview of the Conditional Use request. The applicant addressed 

the Commission. The public hearing for the application opened with no speakers from the public. Mayor Borgmeyer 

made a motion to close the public hearing. Commissioner Palitzsch seconded the motion. All were in favor and the 

public hearing closed. 

Councilmember Galba motioned to forward the Conditional Use application, with the following conditions:  

1. This conditional use permit for liquor sales associated with a restaurant use shall be issued to the 

applicant (Lynette Agnew) with 15 Brunch Bar restaurant located at 1456 Bass Pro Drive and 

shall not be transferable to another location and/or tenant/business.  

2. Any significant changes to the approved proposal, including expansion of the tenant space, 

addition of an outdoor patio, or changes in event operations, may require further City review. 

3. Private events shall remain accessory to the primary restaurant use and shall not materially 

change the character or intensity of the approved use. 
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4. Approval of this Conditional Use is not approval of a liquor license. A liquor license shall be 

approved by the City Council prior to any liquor sales. 

5. Liquor sales shall not occur independently of the primary business use and shall only be accessory 

to the operation of the restaurant use.   

6. Non-compliance with any building codes, property maintenance codes, fire codes, noise control 

ordinances, or conditions of this approval is grounds for revocation of the conditional use 

approval. 

7. Violations of Chapter 600 (Liquor/Alcoholic Beverages) may be grounds for revocation of this 

Conditional Use. 

Commissioner DeGuentz seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Conditional Use application will be forwarded to the City Council with a favorable recommendation at their 

May 5, 2026 meeting. 

 

PUBLIC HEARING: Conditional Use 

8. Case No. CU-2026-06. (L & Y LLC) An application for a Conditional Use Permit per §400.220(C)(1)(a) for Liquor 

Sales associated with a Restaurant use within the “C-2” General Business District, located at 1610 Country Club 

Plaza.  The subject property is located in Ward 4. 

 

Planner Brown provided the Commission with an overview of the Conditional Use request. The applicant addressed 

the Commission. The public hearing for the application opened with no speakers from the public. Councilmember 

Bartch made a motion to close the public hearing. Commissioner Palitzsch seconded the motion. All were in favor 

and the public hearing closed. 

Councilmember Palitzsch motioned to forward the Conditional Use application, with the following conditions:  

1. This conditional use permit for a liquor sales associated with a restaurant use is issued to the 

applicant (L & Y LLC) and business (Yummy House) only for the property located at 1610 Country 

Club Plaza Drive and is not transferable to another location and/or tenant/business. 

2. Approval of this Conditional Use is not approval of a liquor license. A liquor license shall be approved 

by the City Council prior to any liquor sales. 

3. Liquor sales shall not occur independent of the primary business use and shall only be accessory to 

the submitted restaurant. 

4. Non-compliance with any building codes, property maintenance codes, fire codes, noise control codes, 

ordinances concerning disturbances or conditions of this approval is grounds for revocation of the 

conditional use approval. 

5. Violations of Chapter 600 dealing with Liquor/Alcoholic Beverages may be grounds for revocation 

of this Conditional Use. 

 

Commissioner Bartch seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Conditional Use application will be forwarded to the City Council with a favorable recommendation at their 

May 5, 2026 meeting. 

 

PUBLIC HEARING: Conditional Use 

9. Case No. CU-2026-07. (Michael L. Warspir – OASIS Executive Direction) An application to amend a previously 
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approved Conditional Use Permit per §400.230(C)(1)(a) for the expansion of a Community Service Establishment 

(free food distribution), for the installation of an additional outdoor refrigeration unit. The subject property is 

located at 1814 Boones Lick Road, within the “C-3” Highway Business District, and located in Ward 2. 

 

Planner Berry provided the Commission with an overview of the Conditional Use Permit and associated Site Plan 

(Item #10). The applicant addressed the Commission. The public hearing for the application opened with no 

speakers from the public. Councilmember Palitzsch made a motion to close the public hearing. Commissioner 

Bartch seconded the motion. All were in favor and the public hearing closed. 

Councilmember Galba motioned to amend the hours of operation of the business, based upon the applicant’s 

testimony. Commissioner Morgan seconded the motion. All were in favor and the motion passed.  

Councilmember Palitzsch motioned to forward the Conditional Use application, with the following conditions:  

1. The Conditional Use Permit is issued for the subject property for operation of a Community 

Service Establishment, including a food pantry, thrift store, and foster/adoption support services, 

as well as the installation of one outdoor freezer unit, as depicted in the submitted materials.  

2. Upon approval, this Conditional Use Permit shall supersede and replace all previous Conditional 

Use approvals for the subject property. Only those conditions expressly included in this approval 

shall remain in effect.  

3. If this Conditional Use Permit is not approved, all prior Conditional Use approvals shall remain in 

effect. 

4. No temporary or permanent residential use shall be permitted on the property.  

5. Hours of operation shall be limited to 9:00 a.m. to 4:00 p.m. on Monday, Wednesday and Friday, 

9:00 a.m. to 8:30 p.m. on Tuesday and Thursday, and 10:00 a.m. to 3:00 p.m. on Saturday. The 

Foster Adoption Support Team (FAST) services may operate on Saturdays, 12:00 p.m. to 3:00 p.m. 

6. All existing buffering, fencing, landscaping, and screening requirements established through prior 

approvals shall be maintained.  

7. Non-compliance with any of the building codes, property maintenance codes, fire codes, conditions 

of this approval, or any other city ordinances is grounds for revocation of the conditional use 

approval. 

 

Commissioner Bartch seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Conditional Use application will be forwarded to the City Council with a favorable recommendation at their 

May 5, 2026 meeting. 

 

SITE PLAN 

10. Case No. SP-2026-03. (Michael L. Warspir – OASIS Executive Direction) A Site Plan application for the 

installation of one (1) additional outdoor refrigeration unit. The subject property is located at 1814 Boones Lick 

Road, within the “C-3” Highway Business District, and located in Ward 2. 

 

Commissioner Palitzsch motioned to approve the site plan application, as submitted. Commissioner Bartch 

seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, DeGuentz, 

King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Site Plan application was approved (10 in favor, 0 opposed). 
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PUBLIC HEARING: Conditional Use 

11. Case No. CU-2026-08. (Jane Munyambo – Capitol Bar and Grill, LLC) An application for a Conditional Use 

Permit per §400.230(C)(1)(a) for Liquor Sales associated with a Restaurant use within the “C-3” Highway 

Business District, located at 2198 1st Capitol Drive.  The subject property is located in Ward 2. 

 

Planner Berry provided the Commission with an overview of the Conditional Use request. The applicant addressed 

the Commission. The public hearing for the application opened with no speakers from the public. Councilmember 

Palitzsch made a motion to close the public hearing. Commissioner Bartch seconded the motion. All were in favor 

and the public hearing closed. 

Councilmember Palitzsch motioned to forward the Conditional Use application, with the following conditions:  

1. This conditional use permit for liquor sales associated with a restaurant use is issued to the applicant 

(Jane Munyambo) and business (Capitol Bar and Grill) only for the property located at 2198 First 

Capitol Drive and is not transferable to another location and/or tenant/business. 

 

2. Any significant change in the operation of the business, including but not limited to expansion of the 

use, changes in hours, or alterations to the site, may require additional review and approval by the 

City. 

 

3. Approval of this Conditional Use is not approval of a liquor license. A liquor license shall be approved 

by the City Council prior to any liquor sales. 

 

4. Liquor sales shall not occur independently of the primary business use and shall only be accessory to 

the submitted restaurant use. 

 

5. Non-compliance with any building codes, property maintenance codes, fire codes, noise control codes, 

ordinances concerning disturbances or conditions of this approval is grounds for revocation of the 

conditional use approval. 

 

6. Violations of Chapter 600 dealing with Liquor/Alcoholic Beverages may be grounds for revocation 

of this Conditional Use. 

 

Commissioner Bartch seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Conditional Use application will be forwarded to the City Council with a favorable recommendation at their 

May 5, 2026 meeting. 

 

PUBLIC HEARING: Conditional Use 

12. Case No. CU-2026-09. (Travis Miller – Brazen Auto LLC) An application for a Conditional Use Permit per § 

400.220(C)(1)(c) for Motor Vehicle Sales within the “C-2” General Business District, located at 2600 S Old 

Highway 94.  The subject property is located in Ward 5. 

 

Planner Berry provided the Commission with an overview of the Conditional Use request. The applicant addressed 

the Commission. The public hearing for the application opened with no speakers from the public. Councilmember 

Palitzsch made a motion to close the public hearing. Commissioner Bartch seconded the motion. All were in favor 

and the public hearing closed. 

Councilmember Palitzsch motioned to forward the Conditional Use application, with the following conditions:  

1. This Conditional Use Permit shall be issued to the applicant (Travis Miller) for Brazen Auto located 

at 2600 S. Old Highway 94 and shall not be transferable to another location or tenant. 
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2. The business shall remain consistent with the operation as presented in the application materials. 

Any expansion, change in ownership, or operation shall be subject to City review to determine 

whether further approvals are required. 

3. Inventory/display vehicles shall be limited to striped and designated parking spaces on the subject 

property and shall not exceed the number of available striped spaces after required employee and 

customer parking spaces are maintained. 

4. There shall be a minimum of eight (8) parking spaces maintained for employee and customer use, 

independent of the inventory/display vehicle spaces. 

5. All vehicles on site must be in operable condition. The parking or storage of derelict, inoperable, or 

dismantled vehicles is prohibited. 

6. All vehicles, whether inventory, employee, or customer vehicles, shall be parked within striped 

parking spaces. Drive aisles shall be maintained with a minimum width of fifteen (15) feet and kept 

clear at all times to support safe and functional one-way traffic circulation. 

7. Outdoor storage of tires, automotive parts, used oil, or other materials associated with vehicle 

maintenance or cleaning is prohibited. 

8. No balloons, pennants, streamers, flags, inflatable figures, or banners may be used on the property 

unless specifically permitted by the City’s Sign Code. All signage shall comply with the City’s Sign 

Code and be installed with the appropriate permits. 

9. Non-compliance with applicable building codes, property maintenance codes, fire codes, or 

conditions of approval may result in enforcement action, including revocation of the Conditional Use 

Permit. 

 

Commissioner Morgan seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Conditional Use application will be forwarded to the City Council with a favorable recommendation at their 

May 5, 2026 meeting. 

 

SITE PLAN 

13. Case No. SP-2025-10. (S.J. Hollander Architect) A Site Plan application to amend the elevations for a new office 

& workshop with outdoor storage located at 2040 Exchange Drive. The property is zoned -1 Light Industrial District 

and is located in Ward 4. 

 

Planner Berry provided the Commission with an overview of the Site Plan request. The applicant addressed the 

Commission.  

Commissioner Palitzsch motioned to approve the site plan application, as submitted. Commissioner Bartch 

seconded the motion.  

A roll call vote was taken with the following results: Aye: Luesse, Bartch, Palitzsch, Borgmeyer, Morgan, 

DeGuentz, King, Perrone, Liston, Galba; No: None; Abstain: None; Absent: none.  

The Site Plan application was approved (10 in favor, 0 opposed). 

 

PUBLIC HEARING: Rezoning 

14. Case No. Z-2026-08. (Mike Burkhart – VE Design Management) An application to rezone an 11.72-acre (more or 

less) tract of land located on the north and south side of Lynnbrook Drive at the intersection of S. Old Highway 

94, from “C-2” General Business District to “R-3A” Multiple-Family Residential District for a proposed 

apartment complex.  The subject property is located in Ward 4. This item was WITHDRAWN by the applicant. 

 

No further action was required by the Commission. 
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Adjournment 

The next regular meeting of the Planning and Zoning Commission is scheduled for May 11, 2026. 

Commissioner Bartch made a motion to adjourn the meeting. Councilmember Palitzsch seconded the motion. All were in 

favor. The meeting adjourned at 7:03 p.m.  

 

________________________________                                                ___________________________ 

SECRETARY                         DATE  
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Memorandum 
 

 

To:  Planning & Zoning Commission    

 

From:  Lara Berry, Planner 

 

Date:  May 11, 2026  

  

Subject: SP-2025-04 – Amended Site Plan (Canopy) 
           ______ 
 

BACKGROUND 

At April 14, 2025 Planning and Zoning Commission meeting, site improvements were approved 

in association with Site Plan application SP-2025-04 and Conditional Use Permit application CU-

2025-05 for Savers thrift store at 1690 Country Club Plaza Drive. The proposal consisted of a 

donation drop-off area, parking for donation drop-off, landscaping, and a trash (cardboard) 

compactor enclosure. 

 

Discussion at that time identified the potential of using temporary pop-up style tents for cover at 

the donation drop-off area; however, the Zoning Code does not allow for permanent use of 

temporary tents in this way. The applicant was informed that future review and approval may be 

required to construct a permanent canopy to protect the donation drop-off area from weather 

elements. 

 

PROPOSED REVISION 

The applicant has submitted a revised site plan and canopy elevation reflecting these 

modifications. The proposed canopy will be constructed with brick and steel columns and a steel 

frame roof with metal decking. 

 
Figure 1: Proposed Elevation. 

AGENDA ITEM #4 
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Figure 2: Proposed canopy location. 

 

STAFF ANALYSIS 

Per the Zoning Ordinance, the Planning and Zoning Commission is tasked with reviewing 

applications for new structures and substantial exterior improvements outside of historic districts 

when associated with Conditional Use Permit (CUP) requests. Specifically, the Code states that 

the Commission shall review such applications utilizing the adopted appearance criteria and render 

a determination on site plan and architectural review when new construction or exterior 

improvements are tied to a CUP. 

 

While the proposed canopy, at approximately 245 square feet, would not typically rise to the level 

of a substantial exterior improvement on its own, it is directly associated with an approved 

Conditional Use Permit (CU-2025-05). As such, the request is subject to Planning and Zoning 

Commission review in accordance with the Zoning Ordinance. 

 

From a design standpoint, the applicant has made a deliberate effort to align the proposed canopy 

with the character of the existing development. The use of brick columns and complementary 

materials reflects the spirit and intent of the masonry requirements typically applied to principal 

structures, even though this is an accessory feature. This approach helps maintain visual cohesion 

within the site and avoids the appearance of a temporary or out-of-place addition. 

 

Additionally, the canopy is modest in scale and located within an already active service area of the 

site. As a result, it is not expected to create any significant visual or aesthetic impacts to the overall 

Country Club Plaza development or surrounding properties. Instead, it provides a practical 

improvement by offering weather protection for donation activities while remaining architecturally 

consistent with the primary structure. 

Proposed canopy location. 
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STAFF RECOMMENDATION 

Based on these considerations, staff finds the proposed revision to be consistent with the intent of 

the Zoning Ordinance and supportive of the overall site design and recommends approval of the 

amended Site Plan, with the following amended conditions: 

1. A cart corral shall be provided and maintained in the staging area to organize and secure 

the donation carts. 

2. All other conditions approved with CU-2025-05 shall remain in effect.  

 

Recommended Motion: 

Motion to approve a Site Plan for SP-2025-04, subject to the conditions recommended by staff. 
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AGENDA ITEM #5 

 

STAFF REPORT  

    CONDITIONAL USE NO. CU-2026-11  

LIQUOR SALES 

3881 MEXICO ROAD 

 

MAY 11, 2026 

BY MADELYN P. BROWN 

 
 

APPLICANT:    SuperTarget Liquor of Missouri, Inc 

1000 Nicollet Mall, TPS-3010 

Minneapolis, MN 55403 

 

OWNER:    Target Corporation 

1000 Nicollet Mall, TPS-3010 

Minneapolis, MN 55403 

 

ADDRESS/LOCATION: 3881 Mexico Road 

 Ward 6 

 

LOT SIZE:    Approx. 123,788 square feet (tenant space) 

  

CURRENT ZONING: C-3 Highway Business District 

 

PROPOSED USE: Liquor Sales associated with a permitted retail  

 

SUMMARY/ANALYSIS 

This request is for liquor sales specifically associated with an existing retail use (Target) located 

at 3881 Mexico Road. The property is zoned C-3 Highway Business District. City Ordinance 

requires approval of a Conditional Use Permit within this zoning district for establishments that 

apply for a Liquor License. This request is specific to the liquor sales only and is not applicable to 

the other uses permitted by right within the referenced zoning district. 

 

The existing Target store provides a variety of products, including; clothing, electronics, household 

essentials, groceries, etc. The applicant is requesting the addition of liquor sales use to provide 

packaged beer, wine, and liquor. The hours of operation 8:00 a.m. to 8:00 p.m., seven days a week. 

The applicant has provided photos of the property with this application, and these are included 

with this report. 

 

Consistency with Comprehensive Plan 

The St. Charles Comprehensive Plan adopted in 2002, and updated in 2026, recommends that land 

use decisions be based on a project’s location and compatibility with surrounding development. 

The Comprehensive Plan identifies 21 activity centers in the city, locations characterized by 

distinct locations of visibility, activity, and traffic. Polygon-based Sub-Districts are also identified 

which reflect the extent of established core activity and the transition to surrounding lower-density 
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development. The plan recommends that development should align with the predominant land 

uses, assets, and needs of the nearest activity center.  The activity centers should be surrounded by 

land uses that respond to context, promotes compatibility, and supports the City’s long-term goals 

for balanced growth. Proposed new uses should be judged based upon its distance from the nearest 

activity center and/or sub-district, its compatibility with what surrounds it, and whether the level 

of development it will generate aligns with the surrounding area or is counter to that goal. 

 

This property is located closest to Activity Center #4 (I-70/Cave Springs Interchange). The 

proposed liquor license at this location associated with a permitted use can be compatible with its 

commercial/residential surroundings along West Clay.  

 

Consistency with Conditional Use Standards 

Section 400.980 of the City Code outlines standards of review for the conditional use application.  

The standards are as follows:  

 

a) How the proposed conditional use (the use in general) is in harmony with the purposes, 

goals, objectives, policies and standards of the Comprehensive Plan, and any other plan, 

program, or ordinance adopted, or under consideration pursuant to official notice by the 

city. 

b) Whether the proposed conditional use (in its proposed location) is in harmony with the 

purposes, goals, objectives, policies and standards of the Comprehensive Plan, and any 

other plan, program, or ordinance adopted, or under consideration pursuant to official 

notice by the city. 

Regarding a) and b), Conditional Uses are not allowed by-right as they can be problematic 

if not located and/or conditioned properly.  In this case, the proposal is located at 3881 

Mexico Road, closest to Activity Center #4. This intensity pattern is consistent with the 

goals of the Comprehensive Plan, and the proposed use at this location could operate in 

conformance with the density, intensity, and activity guidelines provided above.  

 

c) Whether the proposed conditional use, in its proposed location and as depicted on the 

required site plan, results in a substantial or undue adverse impact on the adjacent property, 

the character of the neighborhood, environmental factors, traffic factors, parking, public 

improvements, public property or rights-of-way, or other matters affecting the public 

health, safety, or general welfare, either as they now exist or as they may in the future be 

developed as a result of the implementation of the provisions and policies of the Zoning 

Ordinance, Comprehensive Plan, or any other plan, program, or ordinance adopted or under 

consideration pursuant to official notice by the city. 

Based upon a review of the proposed land uses, if conditioned properly and operated in 

compliance with the Zoning Ordinance, the proposal should not have an adverse impact 

on the character of the neighborhood, public safety and general welfare of the city. 

 

d) Whether the proposed conditional use maintains the desired consistency of land uses, land 

use intensities, and land use impacts as related to the environs of the subject property as 

directed by the Comprehensive Plan. 

Staff believes the existing retail with a liquor sales use as proposed can be compatible 

within its commercial/residential surroundings and should not produce negative effects to 
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adjacent properties or the neighborhood. Staff believes this use will operate in a manner 

that is consistent with the area. 

 

e) Whether the proposed conditional use is located in an area that will be adequately served 

by, and will not impose an undue burden on, any of the improvements, facilities, utilities 

or services provided by public agencies serving the subject property. 

Staff believes the proposed conditional use in this location will not have an undue burden 

on public services as this proposal has been reviewed by Community Development, 

Finance, and Fire Departments with no outstanding comments. 

 

f) Whether the public benefits of the proposed conditional use outweigh the potential adverse 

impacts of the proposed conditional use as identified above, after taking into consideration 

any proposal by the petitioner and any requirements recommended by the petitioner and/or 

City Staff to ameliorate such impacts. 

After review of the proposal, and the above standards for evaluating Conditional Uses, 

staff believes the proposed use if conditioned properly would prevent any potential adverse 

impacts and the public benefits would outweigh any potential adverse impacts. 

 

Furthermore, the City Code allows the Planning and Zoning Commission to recommend conditions 

of approval to protect surrounding properties, as well as to give consideration with respect to 

location in the recommendations. The proposed use complies with the above standards. 

 

Consistency with Chapter 600 (Alcoholic Beverages) 

Section 600.280 of the City Code outlines limitations on granting a liquor license. Specifically 

subsection (C) states the following: 

“No liquor license or restaurant liquor license shall be granted to any person for any premises if 

the property line of the premises sought to be licensed is less than three hundred (300) feet from 

the property line of any property used as a hospital, school or church, from the property line of 

any property in a residential zoning district, any residential land use in the "HCD" zoning district, 

or in the O-I zoning district, unless the applicant for the license shall first obtain the consent of 

the City Council. Such consent shall not be granted until at least ten (10) days' written notice has 

been provided to all owners of property within three hundred (300) feet of the proposed licensed 

premises.” 

The subject property is in close proximity to multiple, single-family residential developments 

along Old Muegge Road. Because of this adjacency, the notification provisions of Section 

600.280(C) are applicable. However, since a Conditional Use Permit is associated with a public 

hearing, and all property owners within 300 feet of the subject property are notified 15 days prior 

to the hearing, this notification process constitutes compliance with the above-mentioned code 

section. Therefore, the requirements of Chapter 600 related to notification of surrounding property 

owners are satisfied through the City’s Conditional Use Permit process. 

 

 

STAFF RECOMMENDATION 

 

This conditional use can operate in conformance with City requirements, is compatible with 

surrounding land uses and complies with the Comprehensive Plan of the City of St. Charles. Staff 
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recommends approval of the proposed conditional use for a liquor sales associated with a 

permitted retail use subject to the following conditions: 

 

1. This conditional use permit for a liquor sales associated with a retail use is issued to the 

applicant (SuperTarget Liquor of Missouri, Inc) and business (Target) only for the property 

located at 3881 Mexico Road and is not transferable to another location and/or 

tenant/business. 

 

2. Approval of this Conditional Use is not approval of a liquor license. A liquor license shall 

be approved by the City Council prior to any liquor sales. 

 

3. Liquor sales shall not occur independent of the primary business use and shall only be 

accessory to the submitted retail use. 

 

4. Non-compliance with any building codes, property maintenance codes, fire codes, noise 

control codes, ordinances concerning disturbances or conditions of this approval is grounds 

for revocation of the conditional use approval. 

 

5. Violations of Chapter 600 dealing with Liquor/Alcoholic Beverages may be grounds for 

revocation of this Conditional Use. 

 

Recommended Motion: 

Motion to forward the Conditional Use Permit application for a Liquor Sales associated with a 

permitted retail use at 3881 Mexico Road to the City Council with a favorable recommendation, 

subject to the conditions recommended by staff. 
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Figure 1: Aerial photo of the subject site. 
 

 

 

 

Figure 2: Street view of the subject site. 
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Memorandum 
 

 

To:  Planning & Zoning Commission    

 

From:  Lara Berry, Planner 

 

Date:  May 6, 2026  

  

Subject: Z-2026-10 & CU-2026-12 – Request to Table 
           ______ 
 
The applicant has requested to TABLE these applications to the June 8, 2026 Planning & Zoning 

Commission meeting.   

AGENDA ITEMS #6 & 7 



  

AGENDA ITEMS #8 & 9 

 

STAFF REPORT  

ZONING NO. Z-2026-09  

SITE PLAN NO. SP-2026-06 

2451 HIGHWAY B 

 

LEGACY FARMS PARK 

 

MAY 11, 2026 

BY MADELYN P. BROWN 

 

APPLICANT:    SWT Design 

7722 Big Bend Boulevard 

St. Louis, MO 63119 

 

OWNER:    City of Saint Charles 

     200 N 2nd Street 

     St. Charles, MO 63301  

    

ADDRESS/LOCATION: 2451 Highway B 

 Ward 8 

 

LOT SIZE:    97.38 Acre Tract (overall)  

 

PROPOSED ZONING: “A” Agricultural District 

 

SURROUNDING ZONING: 
 

Direction Zoning Use 

North County A Agricultural 

South PD-R Residential 

East County I2 Residential 

West R-1C School 

 

REQUEST 

The applicant has submitted two (2) applications for a new City of St. Charles Park (Legacy Farms 

Park), located at 2451 Highway B.  

1. An application to establish the zoning for a 97.38 acre tract of land, to the City of St. 

Charles “A” Agricultural District. 

2. Site plan application for Phase 1 of a new City of St. Charles Park, Legacy Farms Park.  

 

This report will address/analyze both applications.  The subject property is located in Ward 8, on 

the north side of Highway B.  
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ESTABLISHMENT OF ZONING ANALYSIS 

The City has received an application to establish an “A” Agricultural District Zoning for the 

property at 2451 Highway B.  
 

Background 

In 2021, approximately 195 acres were annexed into the City of St. Charles through Ordinance 21-

047, in coordination with the Orchard Farm School District, with the understanding that zoning 

and site plan approvals would follow. In March and April 2021, zoning establishment and site plan 

approval took place (Z-2021-01 and SP-2021-11) for only 96.9 acres of the property, which was 

zoned to R-1C Single-Family Residential for the school site. 

 

In August 2022, Ordinance 22-110 approved a Record Plat dividing the site into two lots (school 

and park). While the plat shows the entire property (about 195 acres) as zoned, staff research 

indicates that only the school was formally zoned, and no Establishment of Zoning was completed 

for the remaining approximately 97.38 acre City-owned park tract, despite the plat labeling the full 

site as R-1C. As a result, an establishment of zoning application is required at this time for the 

subject parcel.  

 

Figure 1: Aerial view of subject property. 
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Analysis 

The subject parcel is surrounded by a mix of residential and agricultural zoning/uses. While the 

properties in the immediate surrounding area are almost entirely residential, the greater 

surrounding area to the north remains agricultural. Additionally, this parcel functions as a 

transitional buffer between city-zoned residential subdivisions and county agricultural parcels. 

This area of northern St. Charles City has historically consisted of agricultural uses/zoning. That 

being said, the City-zoned “A” District is appropriate for the subject parcel, as it reinforces this 

established pattern and provides separation between these two areas. 

 

“A” Agricultural Land Uses  

Despite this approval being specific to the park use, all uses of the “A” Agricultural zoning district 

would be applicable at this location if this rezoning were to be approved. The uses specific to the 

“A” district are listed in the chart, below (proposed land use is highlighted for convenience).  

Permitted Uses Accessory Uses Conditional Uses Conditional Uses, Cont. 

Agricultural Activities 

Construction Office 

Airports/Landing Fields Exposition Center 

Educational Facilities 
Dwelling Unit for Guests 

Archery Range 
Golf Courses 

Greenhouse 
Fertilizer Storage 

Cemetery 
Hospital/Congregate Care 

Parks 
Garage, private Temporary 

Circus/Carnival/Zoo 

Livestock Auction 

Reservoirs Garden House Day Camp/Campgrounds Racetrack 

Single-Family 

Dwellings 

Grain Storage 
Day Care Facilities 

Radio Television Tower 

Wildlife Reservations 
Home Occupations 

Dog Kennels 
Recreational Uses 

Telecommunication 

Antenna 

Marinas/Boat Docks 
Educational Institutions 

Sports Arenas/Stadiums 

 
Boat Trailer/Camper/Boat 

Storage 
Excavation 

Asphalt/Concrete Batching 

(no more than two years) 

 
 

Exposition Center 
Warming/Cooling Centers 

 
 

Golf Courses 
 

 

Based on a review of the permitted and conditional land uses within the “A” district, as well as the 

zoning designations of the surrounding area, the proposed rezoning is considered appropriate.  

The proposed “A” zoning designation represents a lower-intensity classification and as a whole, 

would not introduce uses that are incompatible with the existing character of the area. Any uses of 

greater intensity would require the approval of a conditonal use permit. This additional review 

would allow the City and residents to evaluate the use on a case-by-case basis to determine the 

appropriateness. Specific conditions may be placed on a conditional use approval to guarantee the 

Table 1: “A” Agricultural District uses (highlighted is the intended land use) 
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use will opperate in conformance with the general area. As such, the requested rezoning is not 

anticipated to negatively impact the surrounding area.  

 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

The St. Charles Comprehensive Plan adopted in 2002, and updated in 2026, recommends that land 

use decisions be based on a project’s location and compatibility with surrounding development. 

The Comprehensive Plan identifies 21 activity centers in the city, locations characterized by 

distinct locations of visibility, activity, and traffic. Polygon-based Sub-Districts are also identified 

which reflect the extent of established core activity and the transition to surrounding lower-density 

development. The plan recommends that development should align with the predominant land 

uses, assets, and needs of the nearest activity center.  The activity centers should be surrounded by 

land uses that respond to context, promotes compatibility, and supports the City’s long-term goals 

for balanced growth. Proposed new uses should be judged based upon its distance from the nearest 

activity center and/or sub-district, its compatibility with what surrounds it, and whether the level 

of development it will generate aligns with the surrounding area or is counter to that goal. 

The subject property is located closest to Activity Center # 19 (North City). This Activity Center 

is intended to support a mix of residential and agricultural uses. Additionally, the implementation 

of the park is aligned with the Northern Growth area goals.  After review, The Department of 

Community Development finds that the proposed rezoning is consistent with the adopted 

Comprehensive Plan.   

SITE PLAN ANALYSIS 

In addition to the above request, the applicant is proposing to develop a City Park on the overall 

97.38 acre tract of land. This will be the first phase of the park development over multiple years.  

 

 

Figure 2: Submitted site plan. 
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Site Overview 

Phase One includes development of 25.39 acres of the overall tract, located at the southern portion  

of the parcel. The submitted site plan includes a parking area at the entrance of the site. Adjacent 

to the parking area, to the west, several amenities are present. These amenities include a 

playground area, pavilion, pump track, and comfort station.  

 

A ten (10) foot wide asphalt trail has two (2) points of access from the northern and southern end 

of the parking lot. Two (2) additional access points are available from the Highway B frontage, at 

the entrance to the park and from a connection point from an existing sidewalk at the western side 

of the lot. The trail will stretch the entire length of the southern portion of the parcel. Additionally, 

two (2) wet basin areas are proposed within the trail areas for water mitigation.  

 

Buildings/Elevations 

In addition to the playground equipment, two structures are proposed for Phase One: a pavilion 

and comfort station. The comfort station is approximately 516 square feet and is to be comprised 

of CMU block and metal paneling with a seam metal roof. The structure will include three family 

restrooms and a storage space. With the overhang, the pavilion is to cover an approximately 2,581 

square foot area. It will consist of metal framing and a seam metal roof.  

 

While these structures do not include masonry materials, staff finds the structures to be good design 

and consistent with park use. The Planning and Zoning Commission may further discuss the 

appropriateness of the materials. 

 

 

 

 

Figure 3: Comfort station elevation. Figure 4: Comfort station elevation. 

Figure 5: Pavilion elevation. Figure 6: Pavilion elevation. 
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Transportation (access) & Parking 

As part of the proposal, the submitted site plan has one (1) access point. This access point is located 

at the southeastern perimeter of the site, from Highway B. The applicant has received review and 

approval from MODOT for the new access point. 

 

Based on Engineering review, a traffic impact study is not required for this development. It is the 

opinion of the Engineering Department and Planning Staff that adequate traffic measures have 

been provided. No additional concerns have been documented. 

 

As discussed above, a parking lot area has been provided and compliant with the City parking 

standards. The proposed plan includes 84 standard spaces with an additional 8 accessible spaces, 

for 92 spaces in total. Parking shall be located within a paved and striped parking space as 

designated on the submitted site plan. Additionally, drive aisles adjacent to 90 degree parking 

maintain aisle widths meeting the minimum requirement of 26.5’.  

 

Landscaping & Lighting 

Trees and bushes are proposed around the parking and amenity areas of the site. The landscaping 

provided meet all City of St. Charles landscape standards. Per the site plan, these plantings are 

native and drought resistant, so no irrigation is required. 

 

The applicant has testified that any lighting will adhere to City of Saint Charles regulations to be 

shielded to direct light straight down, other than architectural accent lighting. A photometric plan 

will be provided at the time of building permits. A condition has been placed on the approval to 

verify such.  

 

Furthermore, the City Code allows the Planning and Zoning Commission to recommend conditions 

of approval to protect surrounding properties, as well as to give consideration with respect to 

location and site plan in the recommendations.  

 

STAFF RECOMMENDATION 
 

Z-2026-09:  

After review of the zoning request and area development patterns, staff believes the requested 

rezoning is justified. The Department of Community Development recommends that the 

zoning request be forwarded to the City Council with a favorable recommendation.  

SP-2026-06:  

Staff recommends approval of application SP-2026-06, subject to the following conditions: 

1. Site Plan shall be null and void if the establishment of zoning (Z-2026-09) is not 

approved by the City Council. 

2. A photometric plan shall be provided upon application for building permits.  

 

Recommended Motions: 

1. Motion to forward application Z-2026-09 to the City Council with a favorable 

recommendation. 

2. Motion to approve application SP-2026-06. 
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C-13

PANEL SIZES AVAILABLE
Wedge Edge Panel includes 1'x2', 2'x2', 2.5'x2', 3'x2'
Square Edge Panel includes 2'x2', 3'x2' and 4'x2'
Stocking colors are yellow, red, black and white.
Custom colors special order.

            DOME SPECIFICATIONS
Americans with Disabilities Act 4.29.2 Standards
Dome Base = 0.9" (23 mm)
Dome Top = 0.45" (12mm)
Dome Height = 0.2" (5 mm)
Dome Spacing (P) = 2.35" (60mm)
Dome Diag. Spacing (D) = 3.32" (85mm)
            PANEL SPECIFICATION
Panel Thickness = 0.875" (22mm)
Avg. Panel PSI = 10,000 (69 MPa) ASTM C39
Reinforcement = 304 Stainless Steel 1/16"
7x7 4" OC both directions and faces.
Final prestress forces after loss, 300 lbs per
Tendon, net panel prestress force 172 psi in both
Directions.
Slip Resistance = 0.80 ASTM D 2047 Modified

CASTinTACT Ô Warning Panels are the latest innovation in detectable warning systems. A long term solution meeting both
state and federal guidelines for handicap detention. CASTinTACT Warning Panels are designed for exterior use at the bottom
of curb ramps and other locations such as depressed corners, raised crosswalks and raised intersections, borders of median
and islands, at eh edge of transit platforms and where railroad tracks cross the sidewalk to warn people with visual impairments
of potential hazards. Detectable warnings must be installed across the full width of ramps, and 24" minimum in length up the ramp.
CASTinTACT Warning Panels are integrally colored to provide visual contrast with the adjacent walking surface.

CASTinTACT Ô are cementitious based concrete panels with the same co-efficient of expansion as the concrete base. 7/8" thick
high strength concrete reinforced with stainless steel prestress strands resulting in a high strength and crack resistant panel. Abrasion
resistant truncated domes are achieved with an engineered mix design of granite and quartz aggregate that produces an average
compressive strength of 10,000 psi (69 MPa). CASTinTACT are quality controlled manufactured to produce a dense, freeze thaw
durable panel. Architectural concrete finished for safe wet and dry slip resistance. Concrete surfaces are easily maintained and
cleaned with pressure washing.







  

AGENDA ITEM #10 & 11 

 

STAFF REPORT  

CONDITIONAL USE NO. CU-2026-10 

SITE PLAN NO. SP-2026-05 

3150 HARRY S TRUMAN BLVD  

& 3200 TRUMAN INDUSTRIAL BLVD 

 

OUTDOOR TRAILER AND 

CONTAINER STORAGE 

 

MAY 11, 2026 

BY MADELYN P. BROWN 

 

APPLICANT:    Kurt Kutter, P.E. 

     13663 Rider Trail N 

     Earth City, MO 63045 

 

OWNER:    Truman Blvd. Investments, LLC 

     13950 St. Charles Rock Rd 

     Bridgerton, MO 63044 

 

ADDRESS/LOCATION: 3150 Harry S Truman Blvd &  

3200 Truman Industrial Blvd 

     Ward 6 

 

ACREAGE:    5.83 Acres (overall) 

 

ZONING: I-1 Light Industrial District 

  

 

REQUEST 

The applicant has submitted two (2) applications for an outdoor storage use with an associated 

office building located at 3150 Harry S Truman Boulevard and 3200 Truman Industrial Boulevard.  

1. A site plan application for an outdoor storage facility for trailers and containers, including 

an associated office building. 

2. A conditional use permit for an outdoor trailer and storage use within the I-1 Light 

Industrial District zoning for a 5.83 acre tract of land. 

 

This report will address/analyze both applications.  The subject properties are located within Ward 

6, on the southeast corner of Harry S Truman Boulevard and Truman Industrial Boulevard. 
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PAST REVIEWS 

CU-2016-30 & SP-2016-21 

At the September 26, 2016 Planning and Zoning Commission meeting, staff presented an 

application for an outdoor storage lot for trailers at the northern portion of the subject property 

(3150 Harry S Truman Boulevard). The site plan was approved, with final approval of the 

conditional use application granted at the October 4, 2016 City Council meeting.  

 

SP-2021-12 

At the April 26, 2021 Planning and Zoning Commission meeting, an additional site plan 

application was approved to expand the business to the other subject property, 3220 Truman 

Industrial Boulevard. The expansion to this area included additional storage and a prefabricated 

office building. 

 

 

SITE PLAN ANALYSIS 

The applicant is proposing storage areas and a modular office building on the overall 5.83 acre lot 

for the purpose of trailer and container sales. 

 

Parking/Storage & Transportation (access), 

As part of the proposal, the site will include storage areas located throughout the property, with 

the locations of stored items identified on the plan. Trailers and storage containers will be stored 

on gravel, while paved drive aisles have been provided for the transportation of stored items and 

overall site circulation. These paved drive aisles are required per city code for the navigation of 

motor vehicles and fire truck accessibility. Additionally, a fire truck mobility sheet has been 

submitted and reviewed by the Fire Department, with no outstanding comments. 

 

At the north side of the site, access is provided from Truman Industrial Boulevard. Also located 

within the northern portion of the site is a parking area and the office building. Twelve (12) parking 

spaces have been provided.  

 

In conversations with the applicant, it was proposed that the containers would be stacked up to 

three (3) high to maximize storage space on the property. Given that the site sits at a lower 

elevation than the adjacent roadway at Harry S Truman Boulevard, and that the site will be entirely 

screened by a privacy fence, staff would agree that the containers may be stacked two (2) high 

without creating a visual nuisance. However, it is staff’s opinion that three (3) stacked containers 

may create a negative visual impact on the surrounding area. Should this application be approved, 

a condition has been recommended to limit the containers to a maximum of two (2) high. This 

item may be discussed further by the Planning and Zoning Commission if it is desirable to amend 

the provided condition. 

 

Building 

A modular, prefabricated office building is proposed in association with the site plan, which is 

1,500 square feet in size. The building is to be anchored to the ground and adhere to all applicable 

building codes. Other businesses in the general area have utilized similar, prefabricated buildings 

for storage lot office purposes. This includes the structure next door at 2000 Truman Industrial 

Boulevard and 3100 Harry S Truman Boulevard, to the north (see Figure 1 and 2, on page 3).  
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Additionally, as mentioned above, a modular office was previously approved for this site during 

review of application CU-2026-30, as mentioned above. 

 

The applicant has submitted a sample image of the pe-fabricated building to be used. The structure 

is not to utilize additional architectural elements, and will appear as shown in Figure 3, below. 

 

 

 
 

 

As proposed, the structure does not meet the 100% masonry requirement of Section 400.965 of 

the Zoning Code. While the proposal is not compliant with the masonry standards of the Zoning 

Ordinance, these design standards may be exempted/or exceptions permitted by the Planning and 

Zoning Commission with good cause. 

 

The Purpose Statement of the Architectural Design Standards of this section states:  

“The purpose of these architectural and design standards is to ensure the highest quality 

and most aesthetically pleasing development in all areas of the City. Redevelopment and 

Figure 3: Reference image of modular office building. 

Figure 1: Office building at 2000 Truman Industrial Blvd.  Figure 2: Office building at 3100 Harry S Truman Blvd. 
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new development in the City reflects on the image of St. Charles and it is crucial that new 

structures and rehabilitation or additions to old structures adhere to a higher standard to 

reflect positively on the City's progressive attitude toward its future. These standards are 

not intended to restrict imagination or variety, but rather to assist in focusing on a design 

which results in an architectural style that creates a signature appearance that is distinctly 

St. Charles.” 

 

Per the applicant, masonry has not been provided because the structure will be entirely screened 

behind the six (6)-foot privacy fence and will not be visible from the roadways. Staff agrees that 

the intent of the standard is not to impose masonry on structures which are entirely screened and 

do not have visibility from the right-of-way. With that, staff finds that the lack of masonry material 

is appropriate for the proposed structure. However, the Planning and Zoning Commission may 

further discuss the appropriateness of the materials selected and the overall design based on the 

City code language referenced above. 

 

Fencing/Landscaping/Lighting 

As stated above, a six (6) foot privacy fence along the entirety of the site will be provided to screen 

the storage area. The existing fencing will be utilized as well as new fencing. The entrance to the 

site will have a gate with knox box access for fire access. The existing plantings along the Harry 

S Truman Blvd frontage will be largely preserved to provide additional screening. Additional 

landscaping will not be required within the site due to the complete screening.  

 

Per the applicant, the proposed lighting will be compliant with City standards. A photometric plan 

will be provided at the time of building permits. A condition has been placed on the approval to 

verify such.  

 

Furthermore, the City Code allows the Planning and Zoning Commission to recommend conditions 

of approval to protect surrounding properties, as well as to give consideration with respect to 

location and site plan in the recommendations.  

 

CONDITIONAL USE ANALYSIS 

In addition to the above request, the applicant is proposing an outdoor storage use, specifically for 

the storage of trailers and containers. City Ordinance requires approval of a Conditional Use Permit 

for outdoor storage of both trailers and containers within the subject zoning district. As discussed 

above, the proposed use will include screened storage areas in addition to a modular office 

building. Additional details regarding the site improvements and proposed construction will be 

provided in the site plan analysis below.  

 

The applicant has provided a written development plan along with this application, detailing the 

functions of the proposed use and demonstrating that the project can operate in compliance with 

the Conditional Use standards of the Zoning Ordinance. Additionally, as state above, a similar use 

was previously approved for the subject property (CU-2016-30), further demonstrating that the 

proposed use is in conformance with the Comprehensive Plan and surrounding area.  
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Consistency with Comprehensive Plan 

The St. Charles Comprehensive Plan adopted in 2002, and updated in 2026, recommends that land 

use decisions be based on a project’s location and compatibility with surrounding development. 

The Comprehensive Plan identifies 21 activity centers in the city, locations characterized by 

distinct locations of visibility, activity, and traffic. Polygon-based Sub-Districts are also identified 

which reflect the extent of established core activity and the transition to surrounding lower-density 

development. The plan recommends that development should align with the predominant land 

uses, assets, and needs of the nearest activity center.  The activity centers should be surrounded by 

land uses that respond to context, promotes compatibility, and supports the City’s long-term goals 

for balanced growth. Proposed new uses should be judged based upon its distance from the nearest 

activity center and/or sub-district, its compatibility with what surrounds it, and whether the level 

of development it will generate aligns with the surrounding area or is counter to that goal. 

 

This property is located closest to Activity Center #16 (Hwy 370/Harry S. Truman Blvd 

Interchange). The proposed outdoor storage use at this location associated with a permitted use 

can be compatible with its industrial surroundings along Harry S Truman Blvd.  

 

Consistency with Conditional Use Standards 

Section 400.980 of the City Code outlines standards of review for the conditional use application.  

The standards are as follows:  
 

a) How the proposed conditional use (the use in general) is in harmony with the purposes, 

goals, objectives, policies and standards of the Comprehensive Plan, and any other plan, 

program, or ordinance adopted, or under consideration pursuant to official notice by the 

city. 

b) Whether the proposed conditional use (in its proposed location) is in harmony with the 

purposes, goals, objectives, policies and standards of the Comprehensive Plan, and any 

other plan, program, or ordinance adopted, or under consideration pursuant to official 

notice by the city. 

Regarding a) and b), Conditional Uses are not allowed by-right as they can be problematic 

if not located and/or conditioned properly.  In this case, the proposal is located at 3150 

Harry S Truman Blvd and 3200 Truman Industrial Blvd nearest to Activity Center #16. 

This intensity pattern is consistent with the goals of the Comprehensive Plan, and the 

proposed use at this location could operate in conformance with the density, intensity, and 

activity guidelines provided above. 

c) Whether the proposed conditional use, in its proposed location and as depicted on the 

required site plan, results in a substantial or undue adverse impact on the adjacent property, 

the character of the neighborhood, environmental factors, traffic factors, parking, public 

improvements, public property or rights-of-way, or other matters affecting the public 

health, safety, or general welfare, either as they now exist or as they may in the future be 

developed as a result of the implementation of the provisions and policies of the Zoning 

Ordinance, Comprehensive Plan, or any other plan, program, or ordinance adopted or under 

consideration pursuant to official notice by the city. 

While residential properties are located in the general area, the Norfolk Southern Railroad 
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acts as separation between the proposed/ existing industrial uses to the north and the 

residential to the south. Furthermore, the Comprehensive Plan Update identifies this 

corridor as a location for higher intensity uses. Given the railroad separation, the required 

screening, and provided conditions, the proposal should not have an adverse impact on 

the character of the neighborhood, public safety and general welfare of the city. 

Additionally, the Engineering and Fire Departments have provided confirmation that 

access and transportation elements have been satisfactorily addressed with no outstanding 

comments. 

d) Whether the proposed conditional use maintains the desired consistency of land uses, land 

use intensities, and land use impacts as related to the environs of the subject property as 

directed by the Comprehensive Plan. 

Staff believes the outdoor storage use can be compatible within its industrial surroundings 

and should not produce negative effects to neighboring properties or the neighborhood. 

Staff believes this use can operate in a manner that is consistent with the area. 

e) Whether the proposed conditional use is located in an area that will be adequately served 

by, and will not impose an undue burden on, any of the improvements, facilities, utilities 

or services provided by public agencies serving the subject property. 

Staff believes the conditional uses in this location will not have an undue burden on public 

services as this proposal has been reviewed by Community Development, Finance, 

Engineering and Fire Departments with no outstanding comments. 

f) Whether the public benefits of the proposed conditional use outweigh the potential adverse 

impacts of the proposed conditional use as identified above, after taking into consideration 

any proposal by the petitioner and any requirements recommended by the petitioner and/or 

City Staff to ameliorate such impacts. 

After review of the proposal as submitted, and the above standards for evaluating 

Conditional Uses, staff believes the proposed use and conditions proposed would prevent 

any potential adverse impacts and the public benefits would outweigh any potential 

adverse impacts.  

Furthermore, the City Code allows the Planning and Zoning Commission to recommend conditions 

of approval to protect surrounding properties, as well as to give consideration with respect to 

location in the recommendations. The proposed use complies with the above standards.  

 

 

STAFF RECOMMENDATION 

SP-2025-12:  

Staff recommends approval of application SP-2026-05, subject to the following conditions: 

1. Site Plan shall be null and void if the Conditional Use (CU-2026-10) is not approved by 

the City Council. 

 

2. A photometric plan shall be provided upon application for building permits.  

 

3. A plat consolidating at 3150 Harry S Truman Boulevard and 3200 Truman Industrial 
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Boulevard shall be approved prior to issuance of building permits. 

 

CU-2026-10:  

This conditional use can operate in conformance with City requirements, is compatible with 

surrounding land uses and complies with the Comprehensive Plan of the City of St. Charles. Staff 

recommends approval of the proposed conditional use for an Outdoor Storage Use (specifically 

for trailers and containers), subject to the following conditions: 

1. This Conditional Use Permit for an outdoor storage use (trailer and container storage) is 

issued to Truman Blvd. Investments, LLC only at 3150 Harry S Truman Boulevard and 

3200 Truman Industrial Boulevard and is not transferable to another location and/or 

applicant/tenant/business. 

2. Storage of trailers and containers shall only be located within the areas identified on the 

associated site plan.  

3. Containers shall not be stacked more than two (2) high within the storage site.  

4. A floodplain development permit shall be submitted with the Improvement Plans.   

5. In the event a flood warning is issued for the area, all trailers will need to be removed 

immediately from areas within the floodplain. 

6. Non-compliance with any building codes, property maintenance codes, fire codes, noise 

control codes, ordinances concerning disturbances or conditions of this approval is grounds 

for revocation of the conditional use approval. 

 

Recommended Motions: 

1. Motion to forward application CU-2026-10 to the City Council with a favorable 

recommendation, subject to the conditions recommended by staff. 

 

2. Motion to approve application SP-2026-05, subject to the conditions recommended by 

staff. 
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Figure 4: Aerial view of site. 
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Figure 5: Submitted site plan. 
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Project: 

Location: 

Cat.No: 

Type: 

Lamps: 	 Qty: 

Notes: 

GWS_GeoForm_Wedge_Small  04/26  page 1 of 5

Geoform wedge small LED wall sconce GWS features a compact geometric design 
that will complement a range of architectural styles. GeoForm wedge small features 
specialized, highly efficient optics which balance low glare with excellent performance. 
Type 2, 3 and 4 optical distributions are available with up to 5500 lumens. A diffuse 
lens option is also available for over doorway applications. Emergency battery backup 
option provides path-of-egress illumination. Multiple control options further enhance 
energy savings.

Wall Mount

GeoForm

GWS LED wall sconce

1.	 Only available from 120-277V, or in UNV.
2.	 Only one option can be selected from Dimming Controls column.
3.	 Only available from 120-277V, must specify voltage. 
4.	 Failure to properly select the “BAC” suffix could result in you receiving product that is 

not BAA compliant product with no recourse for an RMA or refund. This BAC designation 
hereunder does not address (i) the applicability of, or availability of a waiver under, the 
Trade Agreements Act, or (ii) the “Buy America” domestic content requirements imposed 
on states, localities, and other non-federal entities as a condition of receiving funds 
administered by the Department of Transportation or other federal agencies. Genlyte’s 
products with a BAC option code designation are manufactured in the US and utilize a 
BAA COTS exemption rule for compliance.  "BABAF" designates the product will meet 
the standards set by FHWA for BABA and FTA for Buy America.  As noted, for FHWA BABA 
compliance, applicable projects must be funded by October 1, 2026.

5.	 Consult Signify to confirm whether specific accessories are BAA-compliant.

Ordering guide example: GWS-A01-830-T2M-120-BK

 
Luminaire

GWS

Configuration 
(nom. lumens)

Color  
Temperature Distribution

 
Voltage Dimming Controls 2 Electrical

 
Options

 
Finish

GWS  GeoForm 
Wedge 
Small

A01 1  1,500 
lumens 

A02 1   2,500 
lumens 

A03    4,000 
lumens

A04       5,000 
lumens

A05       6,000 
lumens

830  80CRI 
3000K

840  80CRI 
4000K

740  70CRI 
4000K

750  70CRI 
5000K

T2M	� Type 2

T3M	� Type 3

T4M	� Type 4

DFL	� Diffusing 
lens

120	 120V

208	 208V

240	 240V

277	 277V

UNV	 120-277V

347	 347V

480  480V

HVU  347-480V

none	  Leave blank 
(0-10V 
dimming 
driver 
standard)

DLEA2  Dimming 
Leads 
Externally 
Accessible 
(controls by 
others)

FAWS2  Field 
Adjustable 
Wattage 
Selector

none	  Leave blank 
(10kV kA surge 
protection 
standard) 

SP2        Surge 
Protector 
20kV/10kA

FS1      Single Fuse 
(120, 277, or 
347VAC)

FS2      Double Fuse 
(208V, 240V,  
or 480V)

PCB3    Photocontrol 
Button  
(120-277V)

none	 Leave blank

EM1 	 Emergency Battery Pack 
(0-40°C)

BAC4	 Meets the requirements 
of the Buy American Act 
of 1933 (BAA)

BABAF4	 Meets the requirements 
of the Build America 
Buy America Act for 
projects funded through 
FHWA that are obligated 
before October 1, 2026, 
and meets the Buy 
America preferences for 
FTA

Textured

BK	 Black

WH	 White

BZ	 Bronze

DG	 Dark Gray

MG	 Medium Gray

Customer specified

OC	 �Specify optional 
color or RAL, 
contact factory

SC	� Special Color 
(must supply color 
chip, requires 
factory quote)

Luminaire Accessories (order separately)5

GF-WS-BK Wall Mounted Box for surface conduit, painted black

GF-INV Inversion Mounting kit (required with inverted mounting)
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GWS  GeoForm wedge small
Wall sconce

Dimensions

Accessory details

Surface mount conduit box (GF-WS-BK)
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GF-WS-BK Details
Weight: 5.9 Lbs (2.7kg)

Weight: 5.5 Lbs (2.5kg)

Standard
GWS Wedge
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GWS  GeoForm wedge small
Wall sconce

GWS Lumen values

4000K, 80CRI

4000K, 70CRI

5000K, 70CRI

Ordering Code CCT CRI

Average  
System 

Wattage

Type 2M Type 3M Type 4M

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

GWS-A01-830 3000 80 10 1483 B1-U0-G1 145 1503 B1-U0-G1 147 1467 B0-U0-G1 144

GWS-A02-830 3000 80 17 2478 B1-U0-G1 147 2511 B1-U0-G1 149 2452 B1-U0-G1 145

GWS-A03-830 3000 80 25 3522 B1-U0-G1 143 3570 B1-U0-G1 145 3485 B1-U0-G1 142

GWS-A04-830 3000 80 34 4601 B1-U0-G1 137 4664 B1-U0-G1 139 4553 B1-U0-G1 136

GWS-A05-830 3000 80 41 5501 B2-U0-G2 134 5575 B2-U0-G2 136 5443 B1-U0-G1 132

Ordering Code CCT CRI

Average  
System 

Wattage

Type 2M Type 3M Type 4M

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

GWS-A01-840 4000 80 10 1537 B1-U0-G1 151 1558 B1-U0-G1 153 1521 B0-U0-G1 149

GWS-A02-840 4000 80 17 2569 B1-U0-G1 152 2604 B1-U0-G1 154 2542 B1-U0-G1 151

GWS-A03-840 4000 80 25 3652 B1-U0-G1 148 3701 B1-U0-G1 150 3613 B1-U0-G1 147

GWS-A04-840 4000 80 34 4771 B1-U0-G1 142 4835 B2-U0-G2 144 4721 B1-U0-G1 141

GWS-A05-840 4000 80 41 5703 B2-U0-G2 139 5780 B2-U0-G2 141 5643 B1-U0-G2 137

Ordering Code CCT CRI

Average  
System 

Wattage

Type 2M Type 3M Type 4M

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

GWS-A01-740 4000 70 10 1732 B1-U0-G1 170 1756 B1-U0-G1 172 1714 B1-U0-G1 168

GWS-A02-740 4000 70 17 2895 B1-U0-G1 171 2934 B1-U0-G1 174 2865 B1-U0-G1 170

GWS-A03-740 4000 70 25 4115 B1-U0-G1 167 4171 B1-U0-G1 170 4072 B1-U0-G1 166

GWS-A04-740 4000 70 34 5376 B2-U0-G2 160 5449 B2-U0-G2 163 5320 B1-U0-G1 159

GWS-A05-740 4000 70 41 6427 B2-U0-G2 156 6514 B2-U0-G2 158 6359 B1-U0-G2 155

Ordering Code CCT CRI

Average  
System 

Wattage

Type 2M Type 3M Type 4M

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output

BUG  
Rating

Efficacy 
(LPW)

GWS-A01-750 5000 70 10 1663 B1-U0-G1 163 1686 B1-U0-G1 165 1646 B1-U0-G1 161

GWS-A02-750 5000 70 17 2780 B1-U0-G1 165 2818 B1-U0-G1 167 2751 B1-U0-G1 163

GWS-A03-750 5000 70 25 3952 B1-U0-G1 161 4005 B1-U0-G1 163 3910 B1-U0-G1 159

GWS-A04-750 5000 70 34 5163 B2-U0-G2 154 5233 B2-U0-G2 156 5109 B1-U0-G1 153

GWS-A05-750 5000 70 41 6172 B2-U0-G2 150 6255 B2-U0-G2 152 6107 B1-U0-G2 149

3000K, 80CRI

LED Wattage and Lumen Values  (Emergency Mode)

Ordering Code CCT CRI

Avg. 
System 

Wattage 
(W)

Type 2 Type 3 Type 4 DFL

Lumen 
Output

BUG  
Rating

Lumen 
Output

BUG  
Rating

Lumen 
Output

BUG  
Rating

Lumen 
Output

BUG  
Rating

GWS-A01/2/3/4/5-830-x-EM 3000 80 6 856 B0-U0-G0 868 B0-U0-G0 847 B0-U0-G1 717 B1-U0-G0

GWS-A01/2/3/4/5-840-x-EM 4000 80 6 887 B0-U0-G0 899 B0-U0-G0 878 B0-U0-G1 743 B1-U0-G0

GWS-A01/2/3/4/5-740-x-EM 4000 70 6 1000 B0-U0-G0 1014 B0-U0-G0 990 B0-U0-G1 838 B1-U0-G0

GWS-A01/2/3/4/5-750-x-EM 5000 70 6 960 B0-U0-G0 973 B0-U0-G0 950 B0-U0-G1 804 B1-U0-G0
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Specifications

Construction

Main body housing and door frame made of low copper die cast aluminum alloy 
for a high resistance to corrosion. Removable die cast backplate to allow 
access to driver or other electronic components for servicing. The housing 
acts as the main heat sinking component, for maximum thermal dissipation. 
Giving the freedom to have a clean minimalist aesthetic design while allowing 
it to house emergency battery backup equipment and various other options. 
Luminaire housing rated to IP65, tested in accordance to Section 9 of IEC 
60598-1.

IK Rating IK08 high impact resistance rating for both the housing and optics

IP Rating IP65 rated luminaire with IP66 rated light engine

Light engine

Electrical components are RoHS compliant, IP66 sealed light engine equipped 
LEDs tested by ISO 17025-2005 accredited lab in accordance with IESNA 
LM-80 guidelines in compliance with EPA ENERGY STAR, extrapolations 
in accordance with IESNA TM-21. Metal core board ensures greater heat 
transfer and longer lifespan.

LED Module

LED PCBA made of 20 LEDs populated on aluminum metal clad board for 
optimal thermal dissipation ensuring long LED life. 

Optical System 

Composed of high performance UV stabilized optical grade polymer refractor 
lenses to achieve desired distribution optimized to get maximum spacing, 
target lumens and a superior lighting uniformity. Performance tested per  
LM-63, LM-79 and TM-15 (IESNA) certifying its photometric performance.  
0% uplight and U0 per IESNA TM-15.

Mounting

Mounting is achieved through integral back plate that features a hook and 
lock quick mount plate that secures with two set screws from bottom of 
luminaire. Mounting plate is located in the center of the luminaire body. 
Luminaire ships fully assembled, ready to install. GeoForm requires a 
mounting kit accessory for use of inverted luminaires. Mounting kit includes 
Safety Cable and hardware. GeoForm with Precision Plus optics are suitable 
for damp locations only when inverted.

Installation

GeoForm features an integral hook on its mounting plate which allows a single 
installer to perform wiring without assistance. See installation instructions 
for complete details.

Control options

0-10V dimming (DLEA): Access to 0-10V dimming leads supplied through back 
of luminaire (for secondary dimming controls by others). Cannot be used with 
other control options.

Field Adjustable Wattage Selector (FAWS): Luminaire equipped with the ability 
to manually adjust the wattage in the field to reduce total luminaire lumen 
output and light levels. Comes pre-set to the highest position lumen output 
selected. Use chart below to estimate reduction in lumen output desired. 
Cannot be used with other control options or motion response.

Emergency Battery Backup (EM): Emergency battery packs included integral 
to the luminaire, allowing for a consistent look between emergency and non-
emergency luminaires. Emergency is suitable for use in ambient temperature 
conditions from 0°C (32°F) to 40°C (104°F) designed to have a secondary 
driver with relay to immediately detect AC power loss to power luminaire for 
a minimum of 90 minutes from the time power is lost. Available with 120-277V, 
or 'UNV' only. 

Electrical

Driver: Driver efficiency (>90% standard). 120-480V available (restrictions 
apply). Open/short circuit protection. 0-10V dimming driver down to 10% 
standard. RoHS compliant.  

Button Photocontrol (PCB): Button style design for internal luminaires 
mounting applications. The photocontrol is constructed of a high impact UV 
stabilized polycarbonate housing. Rated voltage of 120V or 208-277V with a 
load rating of 1000 VA. The photocell will turn on with 1-4Fc of ambient light. 

Surge protection (SP2):  Each luminaire is provided as standard with surge 
protector tested in accordance with ANSI/IEEE C62.45 per ANSI/ IEEE 
C62.41.2 Scenario I Category C High Exposure 10kV/5kA waveforms for 
Line Ground, Line Neutral and Neutral Ground, and in accordance with U.S. 
DOE (Department of Energy) MSSLC (Municipal Solid-State Street Lighting 
Consortium) Model Specification for LED Roadway Luminaires Appendix D 
Electrical Immunity High Test Level 10kV / 5kA. Optional 20kV is available for 
additional protection.

FAWS Position Percent of 
Typical Lumen Output

1 25%

2 50%

3 55%

4 65%

5 75%

6 80%

7 85%

8 90%

9 95%

10 100%

Note: Typical value accuracy +/- 5%

Optical Distributions

Type 2 Type 3 Type 4

 
  

1
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Listings

UL/cUL listed to the UL 1598 standard, suitable for wet locations when 
mounted downward facing. Also listed for damp locations when inverted 
upward facing when mounted in covered ceiling application. Suitable for use 
in ambient temperatures from -40° to 40°C (-40° to 104°F). All GeoForm 
configurations are qualified under Design Lights Consortium® Premium 
category. Consult DLC Qualified Products List on Specific Classifications and 
for more details.  CCTs 3000K and warmer are IDA Dark Sky Approved.  
FCC Compliant.

Finish

Each standard color luminaire receives a fade and abrasion resistant, 
electrostatically applied, thermally cured, triglycidal isocyanurate (TGIC) 
textured polyester powder coat finish. The surface treatment achieves a 
minimum of 1000 hours for salt spray resistant finish in accordance with 
testing performed and per ASTM B117 standard. Standard colors include 
bronze (BZ), black (BK), white (WH), dark gray (DGY), and medium gray (MGY). 
Consult factory for specs on optional or custom colors.

Service Tag

Each individual luminaire is uniquely identifiable, thanks to the Service tag 
application. With a simple scan of a QR code, placed on the inside of the 
mast door, you gain instant access to the luminaire configuration, making 
installation and maintenance operations faster and easier, no matter what 
stage of the luminaire’s lifetime. Just download the APP and register your 
product right away. For more details visit: signify.com

Warranty

GeoForm luminaires feature a 5-year limited warranty. See signify.com/
warranties for complete details and exclusions.

Specifications (cont'd)

Predicted Lumen Depreciation Data

Predicted performance derived from LED manufacturer’s data and engineering design estimates, based on IESNA LM-80 
methodology. Actual experience may vary due to field application conditions.L70 is the predicted time when LED performance 
depreciates to 70% of initial lumen output. Calculated per IESNA TM21-11. Published L70 hours limited to 6 times actual LED test hours

Ambient Temperature °C Drive current L70 per TM-21 Lumen Maintenance % at 60,000 hrs

25°C up to 1200 mA >102,000 hours >91%

http://www.gardcolighting.com
http://signify.com
http://signify.com/warranties
http://signify.com/warranties


 



 AGENDA ITEM #12 

 

STAFF REPORT 

SITE PLAN NO. SP-2025-09 

2001 TRUMAN INDUSTRIAL BLVD. 

 

MAY 11, 2026 

BY LARA BERRY 

 
APPLICANT:    Larry Walker 

     Bax Engineering Company 

     221 Point West Boulevard 

     St. Charles, Missouri 63301 

 

OWNER:    Trinity Products, LLC 

     1969 W Terra Lane 

     O’Fallon, Missouri 63366 

 

ADDRESS/LOCATION:  2001 Truman Industrial Blvd. 

     Ward 6 

  

ACREAGE:    26.905 acres (more or less) 

 

EXISTING ZONING: I-2 Heavy Industrial District 

 

REQUEST 

The applicant is requesting approval of an amended Site Plan for the 26.9-acre subject property 

located east of Harry S Truman Boulevard. 

 

The current proposal depicts one (1) approximately 65,000-square-foot manufacturing building, 

representing a substantial increase from both the originally approved building (11,673 square feet) 

and a subsequent amended proposal (23,800 square feet). The building has also been shifted 

slightly to the west from the previously approved locations. 

 

The remainder of the site is proposed to continue to be utilized for outdoor storage of steel pipes 

and beams. No significant changes are proposed to previously approved architectural materials or 

required landscaping and buffering elements. 

 

While the overall use of the property remains consistent with prior approvals, the configuration 

and intensity of development have evolved through multiple amendments since the original site 

plan approval. 
 

BACKGROUND 

Original Approval (2022) 

At the May 23, 2022 Planning and Zoning Commission meeting, the Site Plan (SP-2022-14) was 

reviewed in conjunction with a rezoning request (Z-2022-07). The Commission recommended 

approval, and the rezoning to the I-2 Heavy Industrial District was approved by City Council on 

June 21, 2022. 
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The original Site Plan included a manufacturing building of approximately 11,673 square feet and 

outdoor storage areas, subject to conditions related to paving, landscaping, and compliance with 

Industrial Performance Standards. 

 

Subsequent Amendment (2023) 

Since the original approval, the applicant has submitted multiple revisions to the Site Plan, 

including increases in building size and modifications to site layout. The current amendment 

represents the largest expansion to date, increasing the building footprint to approximately 65,000 

square feet and adjusting its location on the site. 

These revisions have generally maintained the same overall use but have incrementally altered the 

scale and configuration of development. 

 

Board of Adjustment Determination (Paving Interpretation) 

During implementation of previously approved site plan conditions, alternative surface materials 

were evaluated in the field to assess their performance under anticipated industrial traffic and 

heavy equipment loads. These evaluations were conducted to determine whether such materials 

would be suitable for use in required drive aisles and maneuvering areas. 

 

Following these evaluations, the applicant determined that the initially considered materials did 

not adequately meet operational needs and proposed the use of chip and seal as an alternative 

surface treatment. 

 

Upon review of this proposal, staff determined that chip and seal does not meet the requirements 

of the Zoning Ordinance definition of “paving” or the City’s standards for required vehicular 

circulation surfaces. Based on this determination, the matter was brought before the Board of 

Adjustment for interpretation (BOA-2026-03). 

 

Following a public hearing, the Board of Adjustment upheld staff’s interpretation, determining 

that chip and seal does not meet the definition of paving. This determination confirms that all 

required vehicular circulation areas must be constructed of approved paving materials consistent 

with City Code. 

 

Related Site Compliance (3251 Harry S Truman Boulevard) 

During the review of this amended Site Plan, discussions also occurred regarding the applicant’s 

existing facility located at 3251 Harry S Truman Boulevard. That site has been identified as not in 

compliance with its approved site plan, specifically with respect to the paving of required drive 

aisles. 

 

To address this issue and allow continued review of the current application, the applicant’s 

contractor has submitted an executed contract to complete paving improvements at the existing 

site, with work scheduled to begin June 1, 2026. 

 

However, should this request be approved, it should be noted that a building permit for the 

proposed development on the subject property will not be issued until all required paving 

improvements at the existing facility have been completed in compliance with City Code and the 

approved site plan. 
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ANALYSIS OF THE SITE PLAN 

Overview/Proposed Use 

The applicant has submitted an amended Site Plan for the 26.9-acre subject property to 

accommodate the manufacturing/fabrication of structural steel for Trinity Products along with 

outdoor storage of pipes and beams. 

 

The current proposal depicts one approximately 65,000-square-foot manufacturing building, 

representing a significant increase from previously approved plans. The building has been shifted 

slightly to the west, with the remainder of the site continuing to be utilized for outdoor storage and 

associated operations. 

 

While the overall use of the property remains consistent with prior approvals, this amendment 

reflects the most comprehensive revision to the site plan to date. Approval of this Site Plan shall 

supersede all previously approved site plans associated with SP-2022-14. 

 

Architectural 

The applicant has submitted elevation/façade examples for the proposed metal frame building, 

which is intended to match the main building on Trinity’s existing site across Harry S Truman 

Boulevard. The structure is proposed with standing seam metal wall panels in a light stone color 

with solar white trim. 

Although the Architectural and Design Standards call for 100% masonry exterior walls, the 

ordinance allows flexibility where proposed materials are consistent with existing development in 

the area. The applicant has provided justification for the proposed materials, and the building’s 

location, combined with required berming and landscaping, will limit visibility from adjacent 

roadways. Staff does not object to the proposed materials; however, final approval remains at the 

discretion of the Commission. 

 

Industrial Performance Standards 

Landscaping/Buffering 

In accordance with the Industrial Performance Standards, the front yard areas along Harry S 

Truman Boulevard and Truman Industrial Boulevard are proposed to include landscaped berms 

with plantings of trees and shrubs. The submitted plans indicate continued compliance with the 

City’s screening and buffering requirements. 

 

These improvements are intended to mitigate visual impacts and provide separation from 

surrounding properties. A sight-proof gate is also proposed at the site access, consistent with prior 

conditions. 

 

Sound 

The Industrial Performance Standards require compliance with established sound intensity limits. 

The proposed increase in building size may allow for a greater portion of manufacturing and 

fabrication activities to occur within an enclosed structure, which is required by Code. 

 

This has the potential to reduce noise impacts associated with outdoor operations. Staff 

recommends that appropriate sound mitigation measures be incorporated into the building design 

and that compliance with performance standards be verified prior to issuance of a building permit. 
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Required berming, landscaping, and the site’s separation from residential areas will continue to 

assist in buffering sound impacts. Outdoor manufacturing activities are not permitted and must 

occur within the enclosed structure. 

 

Access/Parking/Pavement 

Access to the site is provided from Truman Industrial Boulevard, with no direct access proposed 

from Harry S Truman Boulevard. The site includes a paved entry drive and parking area (4 spaces), 

consistent with Code requirements. 

 

All drive aisles and vehicular circulation areas are required to be constructed with an approved 

paving section consisting of three (3) inches of asphalt over eight (8) inches of rock base, in 

accordance with City standards. 

 

The applicant has previously expressed concern that traditional paving methods may not withstand 

the weight and frequency of heavy equipment and materials associated with their operations. This 

concern has contributed to the applicant’s preference for alternative surface materials in prior 

submittals. However, no enhanced paving section or alternative engineered design has been 

proposed with this amendment to address these stated concerns. 

 

As such, the applicant will be required to construct all drive aisles in compliance with City Code 

and maintain the integrity and performance of the paved surfaces over time, including repair or 

replacement as necessary to ensure continued functionality and compliance under heavy industrial 

use. 

 

As previously noted, the Board of Adjustment upheld staff’s interpretation that materials such as 

asphalt millings and chip and seal do not meet the definition of paving. Therefore, these materials 

are not permitted for required drive aisles or maneuvering areas. 

 

Additionally, during the review of this application, discussions occurred regarding the applicant’s 

existing facility at 3251 Harry S Truman Boulevard, which is not currently in compliance with its 

approved site plan with respect to paving. While documentation has been submitted indicating 

paving work is planned, a building permit for this site will not be issued until paving improvements 

at the existing facility are completed in compliance with City Code. 

 

STAFF RECOMMENDATION 

After review of the amended Site Plan against the City’s Zoning Ordinance and applicable 

development standards, staff finds the proposed plan generally consistent with the intent of the I-

2 Heavy Industrial District and compatible with surrounding industrial development patterns. The 

proposed amendment reflects an increase in building size and minor site reconfiguration, while 

maintaining compliance with required setbacks, buffering, and permitted land uses. 

However, given the history of site plan implementation and outstanding compliance issues 

associated with required paving standards, staff recommends approval of the Site Plan, subject to 

the following conditions: 

1. Approval of this Site Plan is subject to compliance with all applicable requirements of the 

City of St. Charles Zoning Ordinance and Building Code.  
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2. This Site Plan shall supersede all previously approved site plans for SP-2022-14 upon 

approval.  

3. All drive aisles depicted on the site plan shall be constructed with approved paving 

materials in compliance with City Code and maintained in a condition that preserves their 

structural integrity for industrial use. This requirement shall also apply to any future drive 

aisles that may be added to the site subsequent to approval of this site plan. Maintenance 

of all paved drive aisles shall be the responsibility of the property owner to ensure 

continued compliance with City property maintenance standards. 

4. A floodplain development permit and an elevation certificate (both pre- and post-

construction) shall be required for the new structure.  

5. Prior to the issuance of a building permit for the proposed structure, confirmation that 

proposed work will be compliant with the I-2 Performance Standards (noise) shall be 

documented.  

6. Approval from the City’s Fire Marshal shall be documented prior to approval of a building 

permit.  

7. A building permit for the proposed structure shall not be issued until all required paving 

improvements at the applicant’s existing facility located at 3251 Harry S Truman 

Boulevard have been completed in compliance with its approved site plan and City Code. 

Recommended Motion: 

Motion to approve Site Plan SP-2025-09, subject to the conditions recommended by staff.  
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Memorandum 
 

To:  Planning and Zoning Commission 

 

From:  Madelyn P. Brown, Planner  

 

Date:  May 11, 2026  

  

Subject: CU-2025-09 Conditional Use Extension 
           ______ 

 

At the May 12, 2025 Planning and Zoning Commission meeting, a Conditional Use application 

for liquor sales and a microbrewery use (CU-2025-09) was presented for consideration. This 

application was a new business, Side Project Brewing, at 1001 and 1005 N 2nd Street. The 

application received a favorable recommendation, with final approval granted at the June 3, 2025 

City Council meeting.  

 

The conditional use approval is approaching one year since its final approval, and the applicant 

has not yet proceeded with implementation of the approved use. 

 

Per Section 400.961(B) of the City of Saint Charles zoning code 

“Approval of a conditional use shall be valid for a period of one (1) year after the date of 

approval and thereafter shall become null and void unless construction or use is 

substantially underway during such one-year period or unless an extension of time, not 

exceeding one (1) year, is approved by the Planning and Zoning Commission for good 

reasons shown before the expiration of such one-year period”.  

 

Per the applicant, the current tenant of the subject property has had delays in construction of their 

new location, resulting in an extension of their lease at 1001 and 1005 N 2nd Street. As such, Side 

Project Brewing has had to extend their own timeline. Attached to this memo is the applicant’s 

testimony. Staff agrees with the applicant and believes an extension is warranted for an additional 

twelve (12) months. 

 

This requested extension requires approval from the Planning and Zoning Commission only. This 

request will not be forwarded to the City Council, and a public hearing is not required.  

 

Staff Recommendation 

The Department of Community Development recommends that the Conditional Use Extension 

request be APPROVED. 

 

Recommended Motion: 

Motion to approve a twelve (12) month extension for Conditional Use Permit CU-2025-09. 
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City of Saint Charles 
200 North Second Street 
St. Charles, MO  63301 
 

Side Project Brewing 
1003 N 2nd St 
St. Charles, MO  63301 
 
 
To Whom It May Concern: 
 
Cory King of Side Project Brewing would like to request an extension on the approved Conditional 
Use Permit for our location at 1003 N 2nd Street. 
 
Our current tenant, American Iron Company, has had to extend their lease for an additional 2 
months, ending potentially at the end of November due to some construction delays on their new 
location.  
 
Please reach out with any questions you might have and I appreciate your consideration into this 
delay.  
 
 
 
 
Cory King 
Side Project Brewing 
573.450.5725 
Cory@SideProjectBrewing.com 
 



200 North Second Street Saint Charles, MO 63301      Ph: 636.949.3222  Fax: 636.949.3557 
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Memorandum 
 

To:  Planning and Zoning Commission 

 

From:  Madelyn P. Brown, Planner  

 

Date:  May 11, 2026  

  

Subject: Recreational Vehicle Storage Text Amendment Proposal  
           ______ 
 
Planning staff has received an inquiry from a business owner regarding the storage of recreational 

vehicles/campers at a property within the C-2 General Business District. This would be in lieu of 

standard vehicles. Upon research of this request, it was determined that recreational vehicles 

storage cannot occur until the C-3 Highway Business District. Staff believes that a text amendment 

to allow storage of recreational vehicles in C-2 would be appropriate. While a specific business 

owner approached staff with this inquiry, an approved text amendment would impact all properties, 

City wide. 

 

Per Section 400.230(C)(1)(h) of the City of St. Charles zoning code, recreational vehicle 

storage/sales is grouped with the sale, storage, and display of mobile homes, and cannot occur until 

the C-3 Highway Business District zoning via the approval of a conditional use. On the contrary, 

standard motor vehicle storage can occur via conditional use, beginning in the C-2 General 

Business District. 

 

Section 400.220(C)(1)(c) lists vehicle sales and storage as a use permitted through conditional use 

approval within the C-2 district.  

This section also lists the following Conditional Use Regulations related to the use: 

a) “The setback of any overhead canopy or similar structure shall be a minimum of ten (10) 

feet from all street rights-of-way lines, a minimum of twenty (20) feet from all residentially 

zoned property lines and shall be a minimum of five (5) feet from all other property lines. 

The total height of any overhead canopy or similar structure shall not exceed twenty (20) 

feet as measured to the highest part of the structure. The setback requirements may be 

recommended for modification by the Planning and Zoning Commission and modified by 

the City Council where it is found that due to pre-existing circumstances the provision of 

said setback will cause an undue burden on the ability to effectively use the property. 

 

b) All vehicular areas of the facility shall provide a surface paved with concrete or bituminous 

material which is designed to meet the requirements of a minimum four-ton axle load. 

 

c) The facility shall provide a minimum six-foot-high, solid, earth-tone-color, vinyl fence with 

a combination of shrubs [eighteen (18) inches to twenty-four (24) inches tall or three (3) 

feet to four (4) feet wide at the time of planting], understory trees [six (6) feet to eight (8) 
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feet tall at the time of planting] and canopy trees [two and one-half (2 1/2) inches to three 

(3) inches caliper at the time of planting] as recommended by the Planning and Zoning 

Commission and approved by the City Council along all borders of the property directly 

abutting a residentially zoned property. These requirements may be recommended for 

modification by the Planning and Zoning Commission and modified by the City Council 

where it is found that due to pre-existing circumstances the provision of the setback will 

cause an undue burden on the ability to effectively use the property.” 

 

Based on staff review, recreational vehicles storage would have a similar or lesser potential impact 

on the neighbors and neighborhood compared to standard vehicles. Recreational vehicles are 

typically transported less frequently due to longer term storage and lower purchasing compared to 

standard vehicles. As a result, associated impacts such as traffic generation, noise, and daily 

activity on a site are expected to be less than that of standard vehicle storage. 

 

Additionally, buffers and screening measures have been put into place for any type of outdoor 

vehicle storage, which would further mitigate potential adverse affects. These requirements would 

remain applicable regardless of vehicle type and would continue to ensure compatibility with 

adjacent properties. It should also be noted that this use would remain permitted only through 

conditional use approval, allowing for conditions to be applied and ensuring review on a case by 

case basis to address site-specific impacts. Furthermore, it may be more preferrable to store larger 

vehicles at C-2 properties which are not adjacent to highway frontage, as C-3 properties are 

intended to. This could allow C-3-zoned properties to remain focused on higher-visibility 

commercial uses along major corridors. 

 

With that, there are three options for a potential text amendment: 

1. Recreational vehicle sale and storage is removed from section 400.230(C)(1)(h) and added 

to the vehicle sale/storage section 400.220(C)(1)(c) with the existing conditional use 

regulations applicable to both vehicle types. 

2. Recreational vehicle storage only is removed from section 400.230(C)(1)(h) and added to 

the vehicle sale/storage section 400.220(C)(1)(c) with the existing conditional use 

regulations applicable to both vehicle types. Recreational vehicle sales remains unchanged. 

3. A new section is created within 400.220(C)(1), specific for recreational vehicle storage 

(with or without sales) within the C-2 zoning district, with independent conditional use 

regulations.  

 

It is the opinion of staff that option one (1) would be the most appropriate; however, this is up for 

further discussion by the Planning and Zoning Commission. 

 

If the Planning and Zoning Commission agrees, staff will move forward with the introduction of 

a text amendment at the June Planning and Zoning Commission meeting. This would allow for 

further discussion and formal consideration of the proposed amendment by the Commission. 
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