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Tentative Agenda 

 
1. CALL TO ORDER  
 
2. PLEDGE OF ALLEGIANCE 
  
3. ROLL CALL 
 
4. APPROVAL OF THE AGENDA 

 
5. APPROVAL OF THE CONSENT AGENDA 

a. July 26, 2022 Minutes  

6. NEW BUSINESS 
a. Consideration of amendments to of the City of Twin Oaks Municipal Code pertaining to 

medical and adult-use marijuana 

7. MISCELLANEOUS 

8. ADJOURNMENT 
 

Frank Johnson POSTED: March 27, 2023, 11:30 a.m. 
City Clerk/Administrator 
 
Please note: Any person requiring physical or verbal accommodations should contact the city office 12 
hours prior to meeting at 636-225-7873. Copies of public records for this agenda are available on the City’s 
website or at City Hall for public inspection before and at the time of the meeting. 



 
 

MEETING MINUTES OF THE 
PLANNING & ZONING COMMISSION 

TWIN OAKS, MISSOURI  
TUESDAY, JULY 26, 2022 

 
 
The Planning and Zoning Meeting was called to order at 6:30 p.m. Commissioner Roger Loesche 
chaired the meeting in Chairman Frank Venturella’s absence.  
 
Members: Frank Venturella, Chairman  Joe Krewson X 
 Roger Loesche X Craig Cwiklowski  
 Jeff Graves X Lisa Eisenhauer, Alderman X 
 Ray Slama  Shazia Brown X 
 Russ Fortune, Mayor X   

 
Also, in attendance was Frank Johnson, City Clerk/Administrator; Paul Rost, City Attorney.  

APPROVAL OF THE AGENDA 

Commissioner Graves moved, seconded by Alderman Eisenhauer, to approve the Agenda. Motion 
passed with the unanimous consent of the Commission.   

APPROVAL OF THE CONSENT AGENDA 

Commissioner Graves moved to approve the Consent Agenda consisting of the meeting minutes 
from May 24, 2022. Alderman Eisenhauer seconded the motion and on voice vote, the motion was 
announced passed.  

NEW BUSINESS  

Consideration of Amendments to Sections 400.130 and 400.190 of the City of Twin Oaks 
Municipal Code Pertaining to Home-Based Businesses 

City Attorney Paul Rost gave an overview of HB 1662 and how the recently enacted state law 
limits local authority in the regulation of home occupations. The proposed changes are an attempt 
at retaining the City’s regulations regarding home-based businesses while being in compliance 
with the new law. City Attorney Rost stated that the law contains gray areas and issues with its 
wording that will make crafting an ordinance difficult. In particular, he cited the law’s use of two 
different definitions (“home-based business” and “home-based work”) in describing home 
occupations, and uncertainty regarding how absolute its prohibition against requiring a “permit, 
license or variance” is.  

The Commission discussed potential issues with the new state law and litigation that may arise as 
a result. Commissioner Loesche stated that the definition of “no-impact home business” will be a 
source of debate, and he expressed concern over the law’s inclusion of activities that occur in a 
person’s yard as well as in the home. City Attorney Rost stated that the prohibition against 
requiring any kind of variance was also concerning. City Administrator/Clerk Frank Johnson 
added that it seemed unfair as the new law causes the same kind of business, depending on where 
it is located within the City, to be treated very differently.  
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Commissioner Loesche asked City Attorney Rost if it was possible that the state legislature might 
provide greater clarity on some of these issues. He responded that the Missouri Municipal League 
has the legislation as one of their top lobbying issues for the upcoming session of the state 
legislature, and that there do seem to be some legislators who are aware of the concerns with the 
law.  

City Clerk/Administrator Johnson explained that the proposed changes ask property owners to 
submit much of the same information to the City whenever they start a home-based business as it 
did previously, but now it is phrased as a request instead of a requirement in order to get a permit. 
This will allow the City to at least continue to have some knowledge about what kind of home-
based business are operating in the City, and helps the City ensure residents are not running afoul 
of the state law. The Commission also discussed issues regarding sales tax compliance for these 
businesses.  

Commissioner Krewson stated that he has a business that he operates out of his home, and he asked 
City Attorney Rost if that created a conflict of interest for him in voting on the recommendation. 
He responded that it is not because the new law impacts everyone in the City equally, as all 
residents have the ability to have a home-based business.  

The Commission then discussed how apps that allow home owners to rent out portions of their 
property, such as a swimming pool, may or may not be considered home-based business. City 
Attorney Rost stated that it is his opinion that these uses do not constitute a business.    

Commissioner Loesche stated that he had reviewed the proposed amendments but did not feel 
qualified to suggest any further changes. City Attorney Rost said since the changes involve the 
zoning code, a recommendation from the Planning and Zoning Commission is required before the 
Board of Aldermen can vote on the issue. He also pointed to the section concerning the “character 
of the neighborhood” as an area of where the Commission had some flexibility. The Commission 
also discussed whether or not the operating of a home-based business needs to reside at the 
property. 

Commissioner Loesche motioned to recommend approval of the proposed changes to sections 
400.080, 400.130 and 400.190 to the Board of Aldermen. Alderman Eisenhauer seconded the 
motion and on voice vote, the motion was announced passed.  

MISCELLANEOUS BUSINESS  

There was no miscellaneous business.  

ADJOURNMENT 
 

Commissioner Graves moved, seconded by Alderman Eisenhauer, to adjourn the meeting. Upon 
voice vote, the motion was announced passed.  The meeting adjourned at 7:08 p.m. 
 
 
 
              
Frank Venturella, Chairman      Date of Approval  
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Planning & Zoning Commission 
        
 
ATTEST: 

 
       
Frank Johnson, City Clerk/Administrator 
 



 

 

MEMORANDUM 

TO:  Twin Oaks Planning & Zoning Commission        

FROM: Paul Rost, City Attorney   

RE: Proposed Changes to Zoning Code – Adult Use Marijuana  

DATE:  March 20, 2023 

 
 

As the P&Z is aware, on November 8, 2022, the voters of the State of Missouri 
approved Amendment 3 to the Missouri Constitution revising Article XIV, Section 1 and 
adding a new Section 2 entitled, “Marijuana Legalization, Regulation, and Taxation” 
(Article XIV, Sections 1 and 2, as amended, collectively referred to as “Article XIV”). 
Article XIV allows local governments to, “enact ordinances or regulations not in conflict” 
with Article XIV, or with regulations enacted pursuant to Article XIV by the State of Missouri, 
governing the “time, place, and manner” of the operation of marijuana businesses so 
long as those regulations are not “unduly burdensome.” If not amended, the City’s 
zoning code currently would prohibit any non-medical marijuana use. A local 
government can only prohibit the operation of all microbusiness dispensary facilities or 
comprehensive marijuana dispensary facilities from being located within its jurisdiction 
after placing the matter on the ballot and having a vote to ban them. Such a ballot 
question, however, cannot be voted on except during the regularly scheduled general 
election held on the first Tuesday after the first Monday in November of a presidential 
election year, starting in 2024.  
 

As a result, Twin Oaks needs to amend its regulations for medical marijuana land 
uses to comply with Article XIV and establish reasonable regulations for the zoning of non-
medical (euphemistically, “adult use”) marijuana land uses in accordance with Article 
XIV and any rules and regulations promulgated by the Department of Health and Senior 
Services of the State of Missouri. Nothing in the proposed changes allows a person, 
business, or other legal entity to possess, cultivate, grow, infuse, process, use, or distribute 
marijuana for any purpose other than to the extent authorized and limited by Article XIV 
and any rules and regulations regarding marijuana issued by the Department.  
 

The following are the proposed changes for Planning and Zoning Commission 

review: 

1. Because of new or revised definitions added by Article XIV, Section 400.080 
“Definitions” of the Zoning Regulations of the City of Twin Oaks needs to be amended 
to add or amend the following definitions (added words are underlined and the repealed 
words struck through):  
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Administer Medical Marijuana: The direct application of Marijuana to a Qualifying 
Patient, to the extent allowed by and pursuant to the terms of Article XIV, Section 1 of the Missouri 
Constitution, by way of any of the following methods: 

1. Ingestion of capsules, teas, oils, and other Marijuana-Infused Products; 

2. Vaporization or smoking of dried flowers, buds, plant material, extracts, or oils, and 
other Marijuana-Infused Products; 

3. Application of ointments or balms; 

4. Transdermal patches and suppositories; 

5. Consuming marijuana-infused food products; or 

6. Any other method recommended by a Qualifying Patient’s pPhysician or Nurse 
Practitioner as authorized by Article XIV, Section 1 of the Missouri Constitution. 

Comprehensive Marijuana Cultivation Facility: A Facility licensed by the Department 
where Cultivation operations for Medical or adult-use occur. A Comprehensive Marijuana 
Cultivation Facility need not segregate or account for its Marijuana Products as either non-Medical 
Marijuana or Medical Marijuana. 

Comprehensive Marijuana Dispensary Facility: A Facility licensed by the Department 
where Marijuana Product is dispensed for Medical or adult use. Comprehensive Dispensary 
Facilities may receive transaction orders at the Dispensary directly from the Consumer in person, 
by phone, or via the internet, including from a third party. A Comprehensive Marijuana Dispensary 
Facility need not segregate or account for its Marijuana Products as either non-Medical Marijuana 
or Medical Marijuana but shall collect all appropriate tangible personal property sales tax for each 
sale, as set forth in Article XIV and provided for by general or local law.    
 

Comprehensive Marijuana-Infused Products Manufacturing Facility: A Facility 
licensed by the Department where Marijuana-Infused Products and Prerolls are manufactured for 
Medical or adult use.  A Comprehensive Marijuana-Infused Products Manufacturing Facility need 
not segregate or account for its Marijuana Products as either non-Medical Marijuana or Medical 
Marijuana. 
 

Consumer: Someone at least twenty-one (21) years of age 

Cultivation: As related to activity authorized pursuant to Article XIV of the Missouri 
Constitution and all rules and regulations issued by the Department, the process by which a person, 
business, or legal Entity promotes the germination and growth of a seed to a mature Marijuana 
plant. 

 
 Dispensary Facility: A Medical Marijuana Dispensary Facility, a Comprehensive 
Marijuana Dispensary Facility, or a Microbusiness Dispensary Facility. 
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Elementary School: A public, private, religious or parochial school giving instruction in 
a grade or grades not lower than pre-school nor higher than the eighth grade, including any 
property owned by the school that is regularly used for extracurricular activities, but does not 
include any private school in which education is primarily conducted in private homes. 

Enclosed, Locked Facility: (A) A stationary, fully enclosed, locked space equipped with 
functioning security devices that permit access to only the Consumer(s), Qualifying Patient(s), or 
Primary Caregiver(s) who have informed the Department that this is the space where they will 
Cultivate Marijuana; and (B) the plants within the Enclosed, Locked Facility must not be visible 
to the unaided eye from a public space. 

Facility: The physical structure(s), including strip malls, and the premises on which the 
physical structures are located which are used by a licensed or certified Entity to perform its 
licensed or certified functions, whether the Entity is licensed or certified as a Medical Facility or 
a Marijuana Facility. 

Identification Card: A document, whether in paper or electronic format, issued by the 
Department that authorizes a Consumer cultivator, Qualifying Patient, Primary Caregiver, or 
facility agent to access Marijuana as provided by law. 

 
Infused Preroll: A consumable or smokable Marijuana Product, generally consisting of: 

(1) a wrap or paper, (2) dried Flower, buds, and/or plant material, and (3) a concentrate, oil, or 
other type of Marijuana extract, either within or on the surface of the product. Infused Prerolls may 
or may not include a filter or crutch at the base of the product. 

 
Marijuana Accessories: Any equipment, product, material, or combination of equipment, 

products, or materials, which is specifically designed for use in planting, propagating, cultivating, 
growing, harvesting, manufacturing, compounding, converting, producing, processing, preparing, 
testing, analyzing, packaging, repackaging, storing, containing, ingesting, inhaling, or otherwise 
introducing Marijuana into the human body. Marijuana or Marihuana: Means Cannabis indica, 
Cannabis sativa, and Cannabis ruderalis, hybrids of such species, and any other strains commonly 
understood within the scientific community to constitute Marijuana, as well as resin extracted from 
the plant and Marijuana-Infused Products. “Marijuana” or “Marihuana” do not include industrial 
hemp containing a crop-wide average tetrahydrocannabinol concentration that does not exceed 
three-tenths of one percent on a dry weight basis, or commodities or products manufactured from 
industrial hemp. 

 
Marijuana Business: A Marijuana Facility, a Medical Facility, and a Marijuana Research 

Facility.  
 

Marijuana Facility: A Comprehensive Marijuana Cultivation Facility, Comprehensive 
Marijuana Dispensary Facility, Marijuana Testing Facility, Transportation Facility, 
Comprehensive Marijuana-Infused Products Manufacturing Facility, Microbusiness Wholesale 
Facility, Microbusiness Dispensary Facility, or any other type of Marijuana-related facility or 
business licensed or certified by the Department but shall not include a Medical Facility or 
Marijuana Research Facility. 
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Marijuana-Infused Products: Products that are infused, dipped, coated, sprayed, or 
mixed with Marijuana or an extract thereof and are intended for use or consumption other than by 
smoking, including, but not limited to, products that are able to be vaporized or smoked, edible 
products, ingestible products, ointments, tinctures, suppositories, and Infused Prerollsconcentrates. 

Marijuana Product: Marijuana, Marijuana-Infused Products, or other products made 
using Marijuana, including Prerolls, unless otherwise provided for in the Department’s rules. 

Marijuana Research Facility: A Facility licensed by the Department where activities 
intended to facilitate scientific research or education related to Marijuana Product occur. 

 
Marijuana Testing Facility: A Facility certified by the Department to acquire, test, 

certify, and transport Marijuana, including those originally licensed as a Medical Marijuana 
Testing Facility. 

 
Medical Marijuana Use: A Medical Marijuana Use shall be defined as any of the 

following herein defined entities: 
A) Medical Marijuana Cultivation Facility 

B) Medical Marijuana Dispensary Facility 

C) Medical Marijuana-Infused Products Manufacturing Facility 

D) Medical Marijuana Testing Facility 

E) Medical Marijuana Transportation Facility 

F) Any other entity currently or hereafter included in and regulated by Article XIV, 
Section 1 of the Missouri Constitution 

Medical Marijuana Cultivation: As related to activity authorized pursuant to Article 
XIV, Section 1 of the Missouri Constitution and all rules and regulations issued by the Missouri 
Department of Health and Senior Services, the process by which a person, business or legal entity 
promotes the germination and growth of a seed to a mature Marijuana plant. 

Medical Marijuana Cultivation Facility: A fFacility licensed by the State of Missouri to 
acquireengage in the process of Cultivating Marijuana that is limited to Medical Use at a Medical 
Marijuana Cultivation Facility. A Medical Marijuana Cultivation Facility’s authority to process 
Marijuana shall include the production and sale of Prerolls but shall not include the manufacture 
of Marijuana-Infused Products., cultivate, process, store, transport and sell Marijuana to a Medical 
Marijuana Dispensary Facility, Medical Marijuana Testing Facility, Medical Marijuana-Infused 
Products Manufacturing Facility, or Medical Marijuana Transportation Facility. 

Medical Marijuana Cultivation Identification Card: An additional, separate, or 
enhanced Identification Card issued by the State of Missouri allowing the holder to cultivate 
Medical Marijuana in amounts and in secure manners as authorized by the Department, only to the 
extent authorized by applicable law. 
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Medical Marijuana Dispensary: A fFacility licensed by the State of Missouri where 
Marijuana is dispensed only for Medical Use. Medical Marijuana Dispensary Facilities may 
receive transaction orders at the dispensary in person, by phone, or via the internet, including from 
a third party. A Medical Marijuana Dispensary Facility’s authority to process Marijuana shall 
include the production and sale of Prerolls but shall not include the manufacture of Marijuana-
Infused Products.to acquire, store, sell, transport, and deliver Marijuana, Marijuana-Infused 
Products, and drug paraphernalia used to Administer Marijuana as provided by the State of 
Missouri solely pursuant to the terms of Article XIV, Section 1 of the Missouri Constitution to a 
Qualifying Patient, a Primary Caregiver, another Medical Marijuana Dispensary Facility, a 
Medical Marijuana Testing Facility, Medical Marijuana Transportation Facility, or a Medical 
Marijuana-Infused Products Manufacturing Facility. 

Medical Marijuana-Infused Products Manufacturing Facility: A Ffacility licensed by 
the State of Missouri to acquire, store, manufacture, transport, and sell Marijuana-Infused Products 
to a Medical Marijuana Dispensary Facility, a Medical Marijuana Testing Facility, Medical 
Marijuana Transportation Facility, or to another Medical Marijuana-Infused Products 
Manufacturing Facilitywhere Marijuana-Infused Products and Prerolls are manufactured only for 
Medical Use. 

Medical Marijuana Medical Use: The production, possession, delivery, distribution, 
transportation, or administration of Marijuana or a Marijuana-Infused Product, or Marijuana 
Accessoriesdrug paraphernalia used to Administer Marijuana or a Marijuana-Infused Product as 
provided by Article XIV, Section 1 of the Missouri Constitution, for the benefit of a Qualifying 
Patient to mitigate the symptoms or effects of the patient’s qualifying medical condition as defined 
in Missouri State law. 

Medical Marijuana Testing Facility: A facility certified by the State of Missouri to 
acquire, test, certify, and transport Marijuana. 

Medical Marijuana Transportation Facility: A facility certified by the State of Missouri 
to store and transport Marijuana. 

Microbusiness Dispensary Facility: A Facility licensed by the Department to engage in 
the process of dispensing Marijuana for Medical Use or adult use. Microbusiness Dispensary 
Facilities may receive transaction orders at the dispensary directly from the Consumer in person, 
by phone, or via the internet, including from a third party. A Microbusiness Dispensary Facility’s 
authority to process Marijuana shall include the creation of Prerolls. 

 
Microbusiness Wholesale Facility: A Facility licensed by the Department to where 

Marijuana Cultivation operations for Medical or adult use occur and/or where Marijuana-Infused 
Products and Prerolls are manufactured for Medical Use or adult use. A Microbusiness Wholesale 
Facility may cultivate up to Two Hundred and Fifty (250) Flowering Plants at any given time. A 
Microbusiness Wholesale Facility's authority to process Marijuana shall include the creation of 
Prerolls and Infused Prerolls. 

 
Nurse Practitioner: An individual who is licensed and in good standing as an advanced 

practice registered nurse, or successor designation, under Missouri law.  
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Preroll: A consumable or smokable Marijuana Product, generally consisting of: (1) a wrap 

or paper and (2) dried Flower, buds, and/or plant material. Prerolls may or may not include a filter 
or crutch at the base of the product. 

 
Qualifying Patient: An individual Missouri resident diagnosed with at least one qualifying 

medical condition as defined in Missouri State law and possessing a Department issued Qualifying 
Patient or Qualifying Patient Cultivation Identification Card. 

Secondary School: A public, private, religious or parochial school giving instruction in a 
grade or grades not lower than the sixth nor higher than the twelfth grade, including any property 
owned by the school that is regularly used for extracurricular activities, but does not include any 
private school in which education is primarily conducted in private homes. 

Transportation Facility: A Facility certified by the Department to house operations 
involving the transport of Marijuana Product from a Marijuana Facility or Medical Facility; or to 
a Qualifying Patient, Primary Caregiver, or Consumer. 

_______________ 

2. Article VII “’C’ Commercial District Regulations” of the Zoning Code 
should be amended to replace Section 400.295, entitled “Spacing Requirement for 
Medical Marijuana Uses” with a new Section 400.295 entitled “Licensing and Spacing 

Requirement for Marijuana Business”: 

Section 400.295 Licensing and Spacing Requirement for Marijuana Businesses 

A. State License Required. All Marijuana Businesses must have the appropriate license 
and any other required authorization to operate the Marijuana Business from the 
Missouri Department of Health and Senior Services to operate in the City. Applicant 
may seek zoning approval prior to being granted a State license, but no final approval 
shall be given until such State-issued license has been obtained and satisfactory proof 
of such licensure has been provided to the City. Continued operation in the City shall 
always require such licensure to remain valid. All Marijuana Uses shall display their 
license issued by the State of Missouri and any licenses issued by the City in a 
prominent place in plain view near the front entrance of the facility as required by State 
regulations. 

B. Spacing.  

1. No Marijuana Business, whether in the “C” District or a “PD-RxM” District, shall 
be located within one hundred (100) feet of any then-existing Elementary School, 
Secondary School, Child Day-Care Facility, or Church. As used in the previous 
sentence, “then-existing” shall mean any Elementary School, Secondary School, 
Child Day-Care Center, or Church with a building permit from the City to be 
constructed, or under construction, or completed and in use at the time the 
Marijuana Business applies for a zoning permit.  
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2. No Dispensary Facility shall be located within 1,000 feet of any other Dispensary 
Facility.  

3. The spacing requirements between Marijuana Businesses contained herein shall be 
measured as follows:  

a. In the case of a freestanding Facility, the distance between the Facility and the 
Elementary School, Secondary School, Child Day-Care Facility, or Church 
shall be measured from the external wall of the Facility structure closest in 
proximity to the Elementary School, Secondary School, Child Day-Care 
Facility, or Church to the closest point of the Property Line of the Elementary 
School, Secondary School, Child Day-Care Facility, or Church. If the 
Elementary School, Secondary School, Child Day-Care Facility, or Church is 
part of a larger structure, such as an office building or strip mall, the distance 
shall be measured to the entrance or exit of the Elementary School, Secondary 
School, Child Day-Care Facility, or Church closest in proximity to the Facility.  

b. In the case of a Facility that is part of a larger structure, such as an office 
building or strip mall, the distance between the Facility and the Elementary 
School, Secondary School, Child Day-Care Facility, or Church shall be 
measured from the Property Line of the Elementary School, Secondary School, 
Child Day-Care Facility, or Church to the Facility’s entrance or exit closest in 
proximity to the Elementary School, Secondary School, Child Day-Care 
Facility, or Church. If the Elementary School, Secondary School, Child Day-
Care Facility, or Church is part of a larger structure, such as an office building 
or strip mall, the distance shall be measured to the entrance or exit of the 
Elementary School, Secondary School, Child Day-Care Facility, or Church 
closest in proximity to the Facility.  

c. Measurements shall be made along the shortest path between the demarcation 
points that can be lawfully traveled by foot. 
 

_______________ 

3. Section 400.420 “Conditional Uses” of Article XI “Conditional Uses” of the 
Zoning Code should amend Subsection 4 to the list of “Conditional Uses” contained in 
Subsection 400.420(A) and to add additional conditions for specific Marijuana Businesses, 
as follows: 

Section 400.420. Conditional Uses. 

A.  Generally. 

1.  The purpose of conditional use permits is to provide the City with a procedure for 
determining the appropriateness of a proposed use not authorized as a matter of 
right by the regulations of the district in which the use is proposed to be located. 
The appropriateness of the use shall be determined in consideration of surrounding 
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uses, activities, and conditions of the site and of surrounding areas. Based upon this 
determination, the City may decide to approve, reject, or approve conditionally the 
use for which the conditional use permit is sought. 

2.  The Board of Aldermen may authorize by ordinance, under prescribed conditions, 
the construction or undertaking of any conditional use that is expressly permitted 
as a conditional use in a particular zoning district; however, the City reserves full 
authority to deny any request for a conditional use permit, to impose conditions on 
the use, or to revoke approval at any time, upon a finding that the permitted 
conditional use will or has become unsuitable and incompatible in its location as a 
result of any nuisance or activity generated by the use. 

3.  An application for a conditional use permit may be filed by the owner of the subject 
property or any person with a financial, contractual, or proprietary interest in the 
subject property who also submits the owner's consent to the application. 

B. Standards. The Board of Aldermen shall not approve a conditional use unless it finds 
that the application and evidence presented clearly indicate that the proposed 
conditional use: 

1.  Complies with all other applicable environmental performance standards, devsign 
and development standards of Section 405.120, the criteria in Section 500.140, and 
the standards of this Land Use Code (Title IV) regarding yard and setback, parking 
and loading requirements, screening and buffering, refuse, storage and service 
areas, and signs. 

2.  Will contribute to and promote the community welfare and convenience at the 
specific location. 

3.  Will not cause substantial injury to the value of neighboring property. 

4.  Meets the applicable provisions of the City's Comprehensive Plan and complies 
with other applicable zoning district regulations and provisions of this Chapter, 
unless good cause exists for deviation there from. 

5.  Will provide, if applicable, erosion control and on-site stormwater detention in 
accordance with the standards contained in this Chapter. 

6.  Will be compatible with the surrounding area and thus will not impose an excessive 
burden or have a substantial negative impact on surrounding or adjacent users or 
on community facilities or services. 

In approving a conditional use permit application, the Board of Aldermen may impose 
conditions and restrictions as necessary to assure that the standards of this Section are 
complied with and the general intent of this Chapter is carried out. Exercise of the rights 
granted pursuant to the issued permit shall constitute acceptance of all conditions and 
restrictions imposed by the Board of Aldermen. Any future enlargement or alteration 
in the use of the structure or site must be approved by the Board of Aldermen upon 
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receipt of the recommendation of the Planning and Zoning Commission as an 
amendment to the conditional use permit before a building permit for the enlargement 
or alteration may be issued. Failure to comply with any of these conditions or 
restrictions shall constitute a violation of this Chapter punishable as provided in Section 
405.510 of this Chapter.  

Nothing herein shall be construed to require the City to issue a conditional use permit; 
the Board of Aldermen reserves full authority to deny any request for a conditional use 
permit. 

C. Conditional Uses. The Board of Aldermen may, after public hearing and making 
required findingsrecommendation of the Planning and Zoning Commission, by 
conditional use permit authorize the location of any of the following buildings or uses 
in the zoning districts specified in this Section: 

1.  Any public building not owned or operated by the City of Twin Oaks located in any 
zoning district. 

2.  Community building or recreation field not owned or operated by the City of Twin 
Oaks located in any zoning district. 

3.  Nurseries and greenhouses in any zoning district; provided that all principal 
buildings and accessory buildings shall not be located less than one hundred (100) 
feet from a lot line. 

4. Comprehensive Marijuana Dispensary Facility and Medical Marijuana 
DispensariesMarijuana Businesses, where the operation meets the spacing 
requirements of Section 400.295 and meets the standards contained in Section 
400.420(B)-(G) applicable to the Marijuana Business proposed. 

5. Uses listed as “Conditional Uses” in the underlying zoning district. 

DB. Specific Mandatory Conditions for Comprehensive Marijuana Dispensary Facility 
and Medical Marijuana Dispensaries (hereinafter “Dispensaries”).:  Any grant of a 
conditional use permit under this section for a Medical Marijuana Dispensary shall 
include the following conditions for approval: 

1. State License Required. All Medical Marijuana Dispensaries must have the 
appropriate license and any other required authorization to operate the Medical 
Marijuana Dispensary from the Missouri Department of Health and Senior Services 
to operate in the City. Applicant may seek zoning approval prior to being granted a 
State license, but no final approval shall be given until such State issued license has 
been obtained and satisfactory proof of such licensure has been provided to the 
City. Continued operation in the City shall always require such licensure to remain 
valid. 

2. Outdoor Operations or Storage. No outdoor operations or storage of materials, 
products, or equipment shall be allowed. 
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3. Odor Control and Nuisance. Every Medical Marijuana Dispensary shall have and 
maintain an odor control system at least as stringent as that which is required by 
State regulations and shall at all times operate in compliance with Chapter 215, 
Nuisances, of the City Code. 

4. Onsite Usage Prohibited. No Marijuana may be smoked, ingested, or otherwise 
consumed or Administered on the premises of any Medical Marijuana Dispensary 
Facility. 

5. Hours of Operation. All sales or distribution of Medical Marijuana and any other 
products sold to the public through a Medical Marijuana Dispensary shall take place 
between the hours of 9:00 AM and 9:00 PM Monday-Friday, from 9:00 AM and 
6:00 PM Saturday, and from 10:00 AM and 6:00 PM Sunday.  

6. Security. Medical Marijuana Dispensaries shall be secured and closed to the public 
after the hours listed in this subsection and no persons not employed by the Medical 
Marijuana Dispensary may be present in such facility at any time closed to the 
public. Medical Marijuana Dispensaries shall have and maintain security systems, 
equipment, and procedures at least as stringent as those which are required by State 
regulations. 

7. Display of Licenses Required. The Medical Marijuana Dispensary Facility License 
issued by the State of Missouri and any and all licenses issued by the City of Twin 
Oaks shall be displayed in a prominent place in plain view near the front entrance 
of the facility as required by State regulations. 

8. Development Plan or Limited Development Plan Required. No Medical Marijuana 
Dispensary shall be allowed unless the applicant submits and has approved a 
Development Plan or Limited Development Plan pursuant to Section 400.340 as 
determined by the nature of the application and the terms of Section 400.340. 

9. Additional Requirements. All Medical Marijuana Dispensary Facilities shall 
comply with all generally applicable provisions of the Zoning Code of the City of 
Twin Oaks, all provisions of Article XIV, Section 1 of the Missouri Constitution as 
well as any and all rules and regulations promulgated by the Department of Health 
and Senior Services for the State of Missouri regulating Medical Marijuana 
including but not limited to security requirements, lighting, parking, record 
maintenance and retention and patient verification requirements. 

10. Visibility. Marijuana Product or Marijuana Accessories may not be visible from a 
public place outside of the Facility without the use of binoculars, aircraft, or other 
optical aids. 

9.11. Signage. Signage shall be in accordance with Chapter 410. To the extent 
allowed by law, oOutdoor signage shall be in compliance with the rules and 
regulations of the Department including that the signs or advertising may not 
display any text other than the Facility’s business name or trade name, address, 
phone number, website, or directional signage. 
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12. Drive Throughs. Dispensary Facilities must follow all requirements found in 
Section 400.340.B.1.e and all Motor Vehicle Oriented Businesses  and obtain 
additional approval to utilize a drive-through. As part of the Conditional Use 
process, the Board of Aldermen may require additional queuing or other conditions 
related to the drive-through to ensure the public safety is protected and the 
surrounding properties are not negatively affected. 

 

_______________ 

4. Article IX “’PD’ Planned Development District” of the Zoning Code needs to 
be amended to revise Section 400.380 “District Regulations” by amending Subsection 
(B)(4)(a)(4) “Planned Development — RxM”: 

(4)d. Planned Development—Light Manufacturing (PD-RxM):  Planned developments 
involving Light Manufacturing uses related to Medical Marijuana Businesses, 
including Marijuana production, cultivations, testing, or transportation. The following 
are Planned Uses permitted as planned use in a PD-RxM District: are Medical 
Comprehensive Marijuana Dispensary Facility, Medical Marijuana Cultivation 
Facility, Comprehensive Marijuana Cultivation Facility,  Medical Marijuana-Infused 
Products Manufacturing, Microbusiness Wholesale Facility, Comprehensive 
Marijuana-Infused Products Manufacturing Facility, Medical Marijuana Testing 
Facility, Marijuana Research Facility, or Medical Marijuana Transportation only. 

 

_______________ 

5. Article IX “’PD’ Planned Development District” of the Zoning Code is hereby 
amended to revise Section 400.385 “PD-RxM District Regulations”: 

 Section 400.385   PD-RxM District Regulations 

A. Intent. Because the City’s relatively small size and lack of appropriate land for the use, 
the City’s Zoning Regulations, Comprehensive Plan, and land use map do not identify 
light manufacturing land uses as permitted. Additionally, while the City has not 
identified any specific areas in which manufacturing uses are permitted as of right,  
because the Missouri Constitution was recently amended to state that, “No local 
government shall prohibit Medical Marijuana Cultivation Facilities, Medical 
Marijuana Testing Facilities, Medical Marijuana-Infused Products Manufacturing 
Facilities, or Medical Marijuana Dispensary Facilities, or entities with a transportation 
certification either expressly or through the enactment of ordinances or regulations that 
make their operation unduly burdensome,” (Article XIV, Section 1.7(10(a)1)) and “no 
local government shall prohibit marijuana facilities or entities with a transportation 
certification either expressly or through the enactment of ordinances or regulations that 
make their operation unduly burdensome in the jurisdiction” (Article XIV, Section 
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2.5(5)), the City is creating the PD-RxM District. The PD-RxM District is intended to 
create a process for high quality light industrial/manufacturing developments, are not 
of density and intensity that will disturb the quiet enjoyment of the residential 
neighborhoods and retail commercial establishments, will not contribute to traffic 
congestion on Big Bend Road or Meramec Station Road, and will be of an intensity, 
location, and nature so as to be compatible with its surroundings and the City’s 
comprehensive plan.  

B. Planned Uses. Any proposed PD-RxM District must follow the Site Development Plan 
Review procedure set forth in Section 400.3420 and all requirements of Section 
400.38055, and shall only be permitted for one of the following “Non-retail Medical 
Marijuana Business” uses: 

1. Medical Marijuana Cultivation Facilities; 

1.2.Comprehensive Marijuana Cultivation Facilities; 

3. Medical Marijuana-Infused Products Manufacturing Facilities; 

2.4.Comprehensive Marijuana-Infused Products Manufacturing Facilities; 

3.5.Medical Marijuana Testing Facilities; or 

6. Medical Marijuana Transportation Facilities; or 

4.7.Microbusiness Wholesale Facilities. 

C. Development Standards. Any use in this District shall meet the following Standards: 

1. State License Required. All Non-retail Medical Marijuana Facilities 
Businesses (as defined in Section 400.385.B, above) must have the 
appropriate license and any other required authorization to operate the Non-
retail Medical Marijuana Facility Business from the Missouri Department 
of Health and Senior Services to operate in the City. Applicant may seek 
zoning approval prior to being granted a State license, but no final approval 
shall be given until such State issued license has been obtained and 
satisfactory proof of such licensure has been provided to the City. 
Continued operation in the City shall always require such licensure to 
remain valid. 

2. Outdoor Operations or Storage. All operations and all storage of materials, 
products, or equipment shall be within a fully secured area inside the 
building structure or outdoors on the property in an area enclosed by a fence 
which has been approved through the Development Plan process in Section 
400.3240. 

3. Onsite Usage Prohibited. No Marijuana may be smoked, ingested, or 
otherwise consumed or Administered on the premises of any Non-retail 
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Medical Marijuana Facility Business except, in a Medical Marijuana 
Testing Facility when being Administered for testing purposes authorized 
by the State of Missouri Department of Health and Senior Services. 

4. Odor Control and Nuisance. All Non-retail Medical Marijuana Facilities 
Businesses shall have and maintain an odor control system at least as 
stringent as that which is required by State regulations and shall at all times 
operate in compliance with Chapter 215, Nuisances, of the City Code. 

5. Hours of Operation. All Non-retail Medical Marijuana Facilities Businesses 
shall be closed to the public between the hours of 10:00PM and 8:00AM. 
No persons not employed by the business shall be on the premises at any 
time without being approved entry, logged in by building security personnel 
and obtaining and displaying a visitor pass. 

6. Security. All Non-retail Medical Marijuana Facilities Businesses shall be 
secured and closed to the public between the hours listed in this subsection 
and no persons not employed by the Non-retail Medical Marijuana Facility 
may be present in such facility at any time closed to the public. All Non-
retail Medical Marijuana Facilities Business shall have and maintain 
security systems, equipment, and procedures at least as stringent as those 
which are required by State regulations.  

7. Display of Licenses Required. All Medical Non-retail Marijuana 
BusinessesUses shall display their license issued by the State of Missouri 
and any and all licenses issued by the City in a prominent place in plain 
view near the front entrance of the facility as required by State regulations. 

8. Accreditation, Standards, and Procedures — Testing Facilities. Every 
Medical Marijuana Testing Facility shall, at all times, maintain in good 
standing their accreditation as required by State regulations, and utilize 
standards and procedures for personnel and for testing Medical Marijuana 
in all forms which are at least as stringent as those required by State 
regulations. 

9. Additional Requirements. All Non-retail Medical Marijuana Facilities 
Businesses shall comply with all generally applicable provisions of the 
Zoning Code of the City of Twin Oaks, all provisions of Article XIV, 
Section 1 of the Missouri Constitution as well as any and all rules and 
regulations promulgated by the Department of Health and Senior Services 
for the State of Missouri regulating Medical and Adult-Use Marijuana 
including but not limited to security requirements, lighting, parking, record 
maintenance and retention, and patient verification requirements. 

10. Buffer Strip. A buffer strip of not less than one hundred (100) feet in width 
shall be provided along any perimeter of a commercial development which 
adjoins an "A" Single-Family Dwelling District, a "B" Single-Family 



P&Z Memo 
Page 14 of 17 

 14 

Attached Dwelling District or a "D" Park District (or equivalent District in 
an adjoining jurisdiction), except where abutting a public street. No drive, 
walkway, parking space or vehicular travel way shall occupy any portion of 
the buffer strip; provided that the Board of Aldermen may require that the 
buffer strip be supplemented with additional plantings, landscaping and 
fencing. 

11. Parking and loading. Off-street parking and loading standards must meet 
or exceed St. Louis County’s requirements for these uses. 

12. Warehousing. No building or premises occupied and used for any of the 
permitted principal uses identified in Section 400.2860 of this Chapter shall 
have more than forty percent (40%) of its floor area devoted to storage or 
uses incidental to such permitted principal use nor more than five (5) 
persons employed at any time in such incidental use. 

13. Height regulations. A building or structure shall not exceed thirty-five (35) 
feet in height. Chimneys, roof-top mechanical appurtenances, and other 
purely ornamental or mechanical accessories shall not be considered for 
purposes of determining height. 

14. Area regulations. The minimum area of yards and the minimum lot area 
shall be as follows: 

a. Rear yard. No main building or detached garage shall be erected or 
structurally altered except that it shall be at least fifty (50) feet from 
the rear of the lot line. An accessory building hereafter erected or 
structurally altered shall be not less than thirty (30) feet from the rear 
lot line. 

b. Side yard. No building or structure shall be erected or altered within 
thirty (30) feet of the side lot line. Where the side yard is along a street, 
no building or structure shall be erected or altered within fifty (50) 
feet of the side lot line. 

c. Front yard. There shall be a distance of not less than sixty-five (65) 
feet from the front line of the building to the centerline of any highway 
or other road passing along the "PD-RxM" District. 

d. Frontage and Lot Area. Any lot within the "PD-RxM" District shall 
have at least three hundred (300) feet frontage on Big Bend or 
Meramec Station Road, consist of at least 1.5 acres, and a minimum 
lot width of three hundred (300) feet. 

e. Maximum impervious coverage. No building footprint shall exceed 
more than fifty percent (50%) of the lot area nor shall the total of 
impervious surface for any lot exceed seventy percent (70%) of the lot 
area. 
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15. Minimum Standards. Section 400.310 shall be used for tThe minimum 
standards for site design and building construction, reconstruction or use 
within a PD-RxM area shall be as set forth in Section 400.330. 

16. Screening. Screening of HVAC units, odor control systems, ventilation 
systems and solid waste (trash) containers. Heating, ventilating, air 
conditioning and/or odor control units shall be fully screened from public 
view by an element of the building or by a separate, permanently installed 
screen or fence, extending a minimum of one (1) foot above the equipment, 
harmonizing with the building in material color, size, and shape. Refuse 
containers or refuse storage areas shall be hidden from public view, either 
from within or outside the premises, by means of fences, walls, or 
landscaped planting harmonizing with the building in color, size, and shape. 

17. Additional Requirements. All Marijuana Transportation Facilities shall 
comply with all applicable provisions of Article XIV of the Missouri 
Constitution as well as any and all applicable rules and regulations 
promulgated by the Department regulating Marijuana including but not 
limited to security requirements, inventory control systems and procedures, 
waste disposal, lighting, parking, and environmental factors. 
 

_______________ 

6. Section 400.125 entitled “Accessory Use – All Districts of Article III "Districts and 
Boundaries" of the Zoning Code needs to be repealed and replaced as follows: 

Section 400.125   Accessory Use Marijuana Cultivation — All Districts 

A. Qualifying Patient Medical Marijuana Cultivation, Primary Caregiver Medical 
Marijuana Cultivation, and Consumer Personal Cultivation. On any Lot in the City, a 
person holding a current, valid Marijuana Cultivation Identification Card issued by the 
State of Missouri may use property on which the person has a legal principal use, an 
accessory use of Marijuana Cultivation as permitted by Article XIV of the Missouri 
Constitution, provided all the following conditions are met: 

1. The Accessory Use must take place only in a Facility that is enclosed, locked, and 
equipped with security devices (the "Cultivation Area"), and in conformance with 
all federal and Missouri laws and regulations. Consumer personal Cultivation, 
Qualifying Patient, and Primary Caregiver Cultivation shall not take place at a place 
of business.  

2. The State-issued Marijuana Cultivation Identification Card must be clearly 
displayed within the Cultivation Area and in close proximity to the Marijuana 
plants.  

3. The Accessory Use must have an odor control system that is at least as stringent as 
that which is required by Missouri regulations.  
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4. A Qualifying Patient may not hold or obtain both a Qualifying Patient Cultivation 
Identification Card and a Consumer personal Cultivation card at the same time, 
regardless if the caregiver holds a Cultivation Identification Card on behalf of the 
Qualified Patient.   

5. All Marijuana cultivation must cease immediately upon the expiration, suspension, 
or revocation of a State-issued Marijuana Cultivation Identification Card.  

6.  The following additional rules shall apply to Consumer personal Cultivation:  

a. All Consumer personal Cultivation must take place at a private residence.  

b. No more than twelve (12) Flowering Plants, twelve (12) nonflowering plants 
14 inches tall or more, and twelve (12) nonflowering plants under 14 inches tall 
may be cultivated by Consumers at a single private residence, regardless of the 
number of Consumers who live at that private residence.  

c. Plants and Marijuana produced by the plants in excess of three (3) ounces must 
be kept at a private residence in an Enclosed, Locked Facility. 

d. All cultivated Flowering Plants in the possession of a Consumer shall be clearly 
labeled with the Consumer’s name. 

7.  The following additional rules shall apply to Qualifying Patient Cultivation:  

a. One (1) Qualifying Patient, the Primary Caregiver for that person on their 
behalf, or a Consumer for personal Cultivation, may cultivate up to six (6) 
Flowering Plants and six (6) non-flowering Marijuana plants fourteen (14) 
inches tall or more, and six (6) nonflowering plants under fourteen (14) inches 
tall at any given time in a Cultivation Area, subject to the limitations herein, 
Article XIV, and rules and regulations of the Department.   

b.   Two (2) Qualifying Patients, who both hold valid Medical Marijuana 
Cultivation Identification Cards, may share one (1) Cultivation Area but no 
more than twelve (12) Flowering Plants and twelve (12) non-flowering 
Marijuana plants fourteen (14) inches tall or more, and twelve (12) non-
flowering Marijuana plants under fourteen (14) inches tall or more may be 
cultivated in a Cultivation Area. 

c.  Under no circumstances shall a Qualifying Patient be entitled to cultivate, or 
have cultivated on his or her behalf, more than six (6) Flowering Plants.  

d.  Only one individual in a patient-caregiver relationship may be authorized for 
Cultivation on behalf of the Qualifying Patient.    

e. All cultivated Flowering Plants in the possession of a Qualifying Patient or 
Primary Caregiver shall be clearly labeled with the Qualifying Patient's name. 
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8. The following additional rules shall apply to Primary Caregiver Cultivation:  

a. A Primary Caregiver may cultivate on behalf of more than one (1) Qualifying 
Patient and may utilize one or more Cultivation Area(s).  
 

b. No Primary Caregiver cultivating Marijuana for more than one Qualifying 
Patient may exceed a total of twenty-four (24) Flowering Plants, twenty-four 
(24) nonflowering plants fourteen (14) inches tall or more, and twenty-four (24) 
nonflowering plants under fourteen (14) inches tall.  

 
c. Only one individual in a patient-caregiver relationship may be authorized for 

Cultivation on behalf of the Qualifying Patient.  
 

d. All cultivated Flowering Plants in the possession of a Primary Caregiver shall 
be clearly labeled with the Qualifying Patient’s name.  

 
e. A Primary Caregiver cultivator who is also authorized as a Qualifying Patient 

cultivator may grow the plants that belong to them as a Qualifying Patient 
cultivator, and the plants grown on behalf of their Qualifying Patient(s) using 
the same Cultivation Area. 

 
f. A Primary Caregiver cultivator who is also authorized as a Consumer personal 

cultivator may not grow the plants that belong to them as an authorized 
Consumer personal cultivator and the plants grown on behalf of their Qualifying 
Patient(s) using the same Cultivation Area.	

	
9. Nothing in this Section shall convey or establish a right to cultivate Marijuana in a 

Facility or site where state or federal law or a private contract would otherwise 
prohibit doing so.	
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