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HEARING DATE:


April 14, 2026
CASE NUMBER:


2026-0031
APPLICANTS:
                      Ashley Schwarz
LOCATION:



6789 N. Fremont Road, Ozark
REQUEST:
Conditional Use Permit for a home occupation in an Agricultural District
CURRENT ZONING:
A-1 (Agriculture District) 
CURRENT LAND USE:

Residence
SURROUNDING ZONING:

North:
  A-1


East:  A-R






South:
  R-1


West:  A-1
SURROUNDING LAND USES:
North:
  Agriculture
        East:  Ag/Residential          





South:
  Residential         West:  Ag/Residential
ATTACHMENTS:


1.
Application





2.
Applicant’s Letter
3. Site Plan

4. Site Maps
5. Photos of Site
6. Letters of support

7. Applicant’s response to concerns

PROJECT DESCRIPTION:

The applicant is seeking permission to establish a dog kennel operation as a home occupation on her 5 acre property on Fremont Rd.  The applicant’s property is zoned A-1 which makes it subject to the provisions of Article 31, Section 4§N of the Zoning Regulations. This Section identifies “Commercial kennels” as an eligible use upon receipt of a Conditional Use Permit.  
The applicants’ goal is to convert an existing 40’ X 50’ accessory structure into a boarding kennel capable of accommodating a maximum of 20 dogs. The applicant has stated that this will not be a breeding operation. Ms. Schwarz will operate the kennel and at this point has no plans to hire any outside employees. 

BACKGROUND AND SITE HISTORY:

The parcel has been and is currently utilized for agricultural purposes and a personal residence. The accessory structure to be utilized was constructed in 2021. The applicants, Ashley and Troy Schwarz purchased this property in 2025.
RELEVANT REGULATION:
The basis of this application is found in Article 31, Section 4:
ARTICLE 31.
A-1   AGRICULTURE DISTRICT

Section 4.
Conditional Uses Requiring Board of Adjustment Authorization
N.  
Commercial kennels, animal hospitals or veterinary clinics 

1.  
Provided that any tract of land in such use shall not be less than five (5) acres in area, and 

2.  
Any building or enclosure shall be a distance of one hundred (100) feet from a Residential District, and twenty-five (25) feet from any property line. 

3.  
All animals must be kept and provided for according to the provisions of United States Department of Agriculture guidelines for the humane treatment of animals.
PLANNING/LAND USE ANALYSIS:


Land Use Plan:

The Christian County Generalized Future Land Use Map designates the area as an area of dispersed residential and agriculture uses. 

Compatibility:

The immediate surrounding area is characterized by a combination of low-density residential tracts and large tracts used for agriculture purposes.
The accessory building to be utilized for this home occupation must be located at least 100 feet from the nearest neighboring residence. In this instance, the nearest residence is approximately 400 feet from the proposed kenneling area.   

Connectivity:

This application does not in itself enhance or reduce vehicular or pedestrian connectivity. The property is served by an existing driveway connecting to Fremont Rd.
Public Benefits:

Approval of this Conditional Use Permit would allow for a service to be made available locally to Christian County residents.
PROJECT/SITE ANALYSIS:


Site Plan:

· The plan calls for the utilization of an existing accessory structure for the dogs to be kept. 
· An area on the east side of the structure would be set aside and privacy fenced for the animals to exercise outdoors when weather permits.
· An existing area on the south side of the structure would be utilized for client parking for drop-offs and pick-ups.


Landscaping and Buffering:   
· In order to avoid visual stimuli which might cause unnecessary barking, the applicant states dogs would generally be kept either inside the structure or allowed time outside in an area which will be privacy fenced, creating a visual barrier.

· The south side of the property is bordered with trees and vegetation which provides additional buffer to the 500’+ distance between the kennel and existing homes.
· The owner’s residence creates a buffer between the accessory structure and the property to the east, across Fremont Rd.

· The accessory structure acts as a buffer between the fenced area and the property to the west, where the residence is 500’+ away.


Building Design:

The applicants will utilize the current accessory structure located on the property. Any substantial renovation or infill will be subject to codes administered by the Building Inspections Department.

Parking:   
In order to remain compatible with surrounding properties and to not detract from the fact that the property contains a residence, a home occupation such as this would not be required to provide an additional parking area as described in Article 7.  An ADA compliant space may be required based on the determination of a design professional if there is a need to submit plans for infill.

Access:  
The applicants will be utilizing an existing access point on N. Fremont Road.  This section of Fremont Rd. is located within the Ozark Special Road District.  Any improvements to the existing point of access would require their approval.

Signage:  
A home occupation such as this is limited to one on-premise, non-illuminated sign with a face no greater than four square feet.

Utility Services:  
The property is served by an on-site well and an individual septic system.
The method of treatment and capacity of the property’s current wastewater treatment system must be evaluated by the County Health Department to determine if changes or alternative methods are required.    

ENVIRONMENTAL ANALYSIS:  

Stormwater Impact:

The applicants are proposing no additional impervious coverage associated with this use. The majority of the parcel is open space with more than adequate capacity to allow for natural infiltration.

Groundwater Impact:

This proposed activity presents no significant risk or impact to groundwater supplies in terms of quantity or quality.

Floodplain/Sinkhole Impacts:

No known sinkhole features or floodplain areas are located on the property.  
TRANSPORTATION ANALYSIS:


Traffic Impact: 
It should be expected that clients of this home occupation are local, therefore any increase in traffic beyond the norm would be minimal. 

Access Management:  
The applicants will be utilizing an existing access point located on N. Fremont Rd. which leads directly to the accessory structure.

On March 16, 2026, the Planning and Zoning Commission reviewed the staff report for this request and heard public comment.

The applicant explained her request and was supported by comments from a local realtor and a letter provided by a former neighbor. She also provided a copy of her state operating license.  The applicant has also forwarded letters of support which are included with this report.
Several other neighbors in attendance expressed concerns focused on the following issues:

· Potential for excessive noise/barking

· Possible odor from animal waste

· Impact on property values

STAFF COMMENTS and ANALYSIS OF CONCERNS PRESENTED:
The plan for this operation which has been presented by the applicants fully conforms to the requirements and limitations set forth in Article 31 of the Zoning Regulations allowing them to apply for a CUP.

Potential for excessive noise/barking – This is indeed a legitimate concern.  The applicant has proactively sought to mitigate this concern by:
a) Insulating the structure where the animals are to be kept in order to reduce any noise from leaving the building.

b) Creating a visual barrier (wood fence) around the outdoor area which reduces visual stimuli that could cause dogs to bark.

Additionally, the P&Z Commission has recommended an additional condition requiring the applicant to plant a row of coniferous trees around the perimeter of the fenced area which add to the visual buffer and may provide some additional sound mitigation.

Possible odor from animal waste – The applicant has included in her operation plan to collect and double bag all animal waste and the place it in garbage containers for regular hauler pickup.  

It should also be noted that as an A-1 zoned property, it is not unreasonable to imagine an alternative scenario where other animals (cows, goats, etc.) could be lawfully kept on the property with no removal of waste taking place at all.
Impact on property values – There is no factual evidence to support the claim that a CUP allowing for this use would adversely impact the value of other properties in the area.

This use has been listed within the Zoning Regulations since 2010 as something that could be conditionally permitted so long as the parcel is at least 5 acres in size and the use takes place at least 100 feet from any residential district and 25 feet from any property line.   The application satisfies these criteria as the structure and outdoor area to be utilized is located 265 feet from the nearest R district (located to the south) and 90 feet from the nearest property line (the large A-1 property to the west).
RECOMMENDATION:

Having reviewed the facts of this case and hearing the various concerns expressed by the public at its March 16, 2026, hearing, the Planning and Zoning Commission voted unanimously to recommend approval of this Conditional Use Permit, so long as the following conditions which are intended to mitigate potential concerns of neighboring property owners are met:
1. Where applicable, improvements or infill in the accessory structure shall be made in compliance with the adopted codes administered by the County Building Inspections Department.

2. Owners shall maintain a State operating license for this kennel.
3. At no time shall the number of animals being kept at the site exceed twenty (20).
4. Outdoor exercise of the dogs is to be done exclusively within the privacy fenced area.
5. Solid waste is to be disposed of by an appropriate method such as removal by a waste hauler.

6. In order to provide an additional visual/noise buffer, the perimeter of the privacy fenced area shall be supplemented with a course of coniferous trees, at least six (6) feet in height at the time of planting, spaced ten (10) feet on center with the exception of the side bordering the structure and any gate areas. 
In the period of time between the P&Z hearing and the Board of Adjustment review, the applicant has explored their ability to implement the condition related to planting trees around the fenced area.   They have provided staff with a diagram which indicates the presence of several utility lines conflicting with the placement of new trees along a significant segment of the suggested area.
The applicant has also submitted a letter of response regarding the various concerns expressed at the P&Z meeting.

As an alternative means by which to accomplish the goal of minimizing potential barking noise while the dogs are outside by reducing the amount of visual stimuli from outside the fenced area that could get the dogs’ attention and cause them to bark, the owners are suggesting adding a second layer of pickets on the interior side of the existing fence to eliminate any gaps which may develop over time if any boards shrink.
This is a view of the existing fenced area.  The concern expressed at the P&Z meeting was that over time, boards may shrink, creating gaps where the dogs can see through and eventually be “set off” by activity nearby.
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If the Board of Adjustment agrees that this is a satisfactory alternative to the recommended row of trees, staff has drafted the following condition to replace condition number 6.

6. In order to provide an enhanced buffer intended to reduce/mitigate barking caused by external visual triggers, the interior side of the existing privacy fence shall be supplemented with a second layer of pickets mounted in a manner which places the individual pickets offset to the exterior layer so as to block any present or future gaps between pickets which may develop over time. 


______________________________

Todd M. Wiesehan, 
Executive Secretary

Christian County Planning and Zoning Commission

Supplemental Information from Prior Kenneling/Dog Boarding Requests

The Planning Department has worked with similar CUP proposals in the past. (2014-0129)  Staff compiled the following additional information in anticipation of typical questions the Board is likely to hear from the public, which may be helpful:

1. Who regulates these types of operations?
The applicants proposed activity would be regulated under rules promulgated by the Missouri Dept. of Agriculture; specifically, 2 CSR 30-9.010 through 30-9.030. This is commonly referred to as the Animal Care Facilities Act (ACFA). They will be required to submit an application for State licensure, which includes submitting a form confirming the establishment of a program of veterinary care. 

While the ACFA covers a wide range of types of operations, the following excerpts seem most applicable to this proposal:

2 CSR 30-9.010 Animal Care Facilities Definitions

(N) Boarding kennel means a place or establishment, other than a pound or animal shelter where animals, not owned by the proprietor, are sheltered, fed, and watered in return for a consideration. This term shall include all boarding activities regardless of name used, such as but not limited to pet sitters. However, boarding kennel shall not include hobby or show breeders who board intact females for a period of time for the sole purpose of breeding the intact females, and shall not include individuals who temporarily, and not in the normal course of business, board or care for animals owned by other individuals;

(GG) Indoor housing facility means any structure or building with environmental controls, housing or intended to house animals and meeting the following requirements: 


1. It must be capable of controlling the temperature within the building or structure within the limits set forth for that species of animal, of maintaining humidity levels of thirty to seventy percent (30–70%), and of rapidly eliminating odors from within the building; 


2. It must be an enclosure created by the continuous connection of a roof, floor, and walls (a shed or barn set on top of the ground does not have a continuous connection between the walls and the ground unless a foundation and floor are provided); and 


3. It must have at least one (1) door for entry and exit that can be opened and closed (any windows or openings which provide natural light must be covered with a transparent material such as glass or hard plastic); 
(HH) Inspector means any person employed by the department who is authorized to perform a function under the ACFA and these rules, or any animal welfare official as defined in this rule;

30-9.020 Animal Care Facility Rules Governing Licensing, Fees, Reports, 

Record Keeping, Veterinary Care, Identification, and Holding Period 

(1)(J) Operation of an animal shelter, boarding kennel, commercial kennel, contract kennel, pet shop, pound or dog pound, or activity as a commercial breeder, 
dealer, intermediate handler, or exhibitor (other than a limited show or exhibit) without a valid license is a class A misdemeanor.

(3) Annual Report by Licensee.

(A) Each year, within thirty (30) days prior to the expiration date of his/her license, the licensee shall file with the state veterinarian an application for license renewal and an annual report on forms furnished by the state veterinarian. 

(B) Each licensee shall submit the total number of animals sold, traded, bartered, 


brokered, given away, boarded, or exhibited during the previous year, January through December, and any other information required on the form.

(9) Identification of Animals.

(B) All licensees without a USDA license shall identify all dogs and cats held on the premises, purchased, boarded, sheltered, or otherwise acquired, sold, released, given away, or otherwise disposed of or removed from the premises for any reason to or through any person, by one (1) or more of the appropriate methods as follows: 


1. By an official tag of the type described in this section affixed to the animal’s neck by means of a collar made of a material generally considered acceptable to pet owners. In general, well fitting collars made of plastic or leather will be 
acceptable. The use of certain types of chains presently used by some dealers 
may also be acceptable if sharp edges cannot be felt which may reasonably be expected to cause discomfort to the animal. The use of materials such as wire, elastic, or any other material which may seem to cause discomfort to the animal shall not be used;


5. Boarding kennels and commercial kennels shall be authorized to use distinctive cage cards. Cage cards must be placed in an area which will prevent animals, water, or cleaning solutions from contacting or damaging the cards. Cage cards must provide a brief description of the animal including name, breed, sex, color, and distinctive markings. Cage cards must also specify any medications with directions for administering, any special needs or instructions, and emergency instructions stating veterinarian of choice and telephone number. Boarding kennels and commercial kennels may use any abbreviated form of information on the cage cards that meets the needs of their business if all of the information listed in this paragraph is immediately available to the animal caretaker and inspector;

(11) Records.

(C) Records for Boarding Kennels and Commercial Kennels. 


1. Every operator of a boarding kennel or commercial kennel shall make, keep, and maintain records or forms which fully and correctly disclose the following information concerning each animal boarded, or otherwise kept or maintained, sold, given, or otherwise disposed of: 

A. Name, address, and phone number of pet owner; 

B. Emergency contact number; 

C. Animal’s name, age, sex, and breed; 

D. Vaccination information, with official rabies; 

E. Preexisting physical problems; 

F. Medication information and instructions; 

G. Veterinarian of choice; 

H. Special feeding instructions, if needed; 

I. Special boarding instructions, if needed; 

J. Any additional services to be performed; 

K. Date animal received; and 

L. Date animal released. 

2. Animal cage card must be attached to the primary enclosure of every animal being boarded, kept, or maintained. 


3. The record of daily health observations, medications, and treatments given and exercise periods shall be maintained. 


4. The name and complete mailing address of the person to whom the animal was sold or given, and the USDA or ACFA license numbers, or both, if that 
person was licensed under the Acts. 


5. A copy of the health certificate for each animal shipped interstate. 


6. All records shall be maintained for a period of sixty (60) days except on those animals on which a complaint was made by the owner or if some other problem occurred during boarding, those records shall be kept for one (1) year, unless the director requests in writing that they be maintained for a longer period, for the purpose of investigation.

2. What is the plan for animal waste?
2 CSR 30-9.030 Animal Care Facilities Minimum Standards of Operation 
and Transportation 


PURPOSE: This rule sets forth the minimum standards for operation of animal 
care facilities and the transportation of animals. 

This is a very lengthy section which outlines specific care standards the licensee must adhere to.  In spite of its length, no specific guidance is given regarding the disposal of animal waste.  As this is typically a subject of concern, staff has summarized a general outline of best practices endorsed in other areas.

Solid manure from kennels contains pathogens harmful to humans. Disposal of solid manure must be done to minimize the risk of pathogen transfer. Options for solid manure disposal include: 

1. An in-ground digester. Many types are available through retail outlets. 

a. Digestion during the winter months will be slower and digestion may not be able to keep up with generation. 

2. Storage in a covered container for pickup by a solid waste hauler or land application. 

a. Precipitation and stormwater runoff must be excluded from the storage 


container. 

b. Manure stored on the ground should be placed on a concrete or compacted clay pad to prevent leachate from permeating to groundwater. 

3. Land application. 

a.    Solid manure must only be applied at agronomic rates. 

b. Apply manure to non-food cropland such as forage sorghum or pasture land. 

c. Apply manure no closer than 50 feet from surface waters and preferably 200 
feet away.

In the case at hand, the applicant has stated that waste will be immediately double bagged, sealed and placed in covered trash service containers. This aligns with method #2 in the list of generally accepted practices above.

3.   Will there be constant barking noise coming from the site?
A typical major point of concern likely to be brought forward by the public is the possibility that there could be an excessive amount of noise from barking dogs.  

The applicants explain in their letter that the dogs will be kept primarily indoors except for individual exercise provided outdoors in the privacy fenced area. 

These visual barriers, combined with exceeding the distancing requirements set forth in Article 31 related to this use are intended to mitigate this concern.

It should be noted that Christian County has no “noise ordinance” which sets a limit on the amount of noise which may emanate from one’s property whether it be barking dogs, a loud tractor owned by a farmer, the regular use of a table saw by a handy man or the sound of children playing.   

If a person feels aggrieved that a neighbor’s activities infringe on their own right to the quiet use and enjoyment of their own property, it can be pursued as a civil matter in court.
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This exhibit is included to visually explain the owners’ suggested added layer to the fencing.
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