AGENDA (REVISED)
BOARD OF ADJUSTMENT
THURSDAY, MARCH 28, 2019
7:00 P.M.
A meeting of the Sunset Hills Board of Adjustment will be held in the Robert C. Jones Chambers of
City Hall, 3939 South Lindbergh Boulevard, Thursday, March 28, 2019 at 7:00 p.m.
1. Approval Of Minutes
1.I. October 2018 Minutes
Documents:
OCTOBER 2018 MINUTES.PDF
2. New Business
2.I. Request By Jubilee Church, For The Extension Of The Period Of Validity For Appeal A03-18, To Vary The Site Coverage Allowed From 70% To 73.10% For The Construction
Of A Church At 10801 Sunset Office Drive.
2.II. Request By ODPT LLC, For The Extension Of The Period Of Validity For The Following
Two (2) Appeals For A Commercial Building At 3825 South Lindbergh Boulevard: A-0518, To Vary The Amount A Setback May Be Reduced From 35% To 80%. A-06-18, To
Vary The Rear Setback From 75 Feet To 15 Feet.
2.III. A-01-19 Notice Of Appeal, Submitted By Charles & Chris Nicastro, To Vary The Rear
Setback From The Required 15 Feet To 12 Feet To Enclose An Existing Deck At 12318
Courtyard Lake Drive.
Documents:
1) A-01-19 APPLICATION.PDF
2) A-01-19 STAFF REPORT.PDF
3) A-01-19 SURVEY.PDF
4) A-01-19 SUPPORTING INFO.PDF
5) A-01-19 BUILDING PLANS.PDF
6) A-01-19 HEARING.PDF
2.IV. A-02-19 Notice Of Appeal, Submitted By Peace Haven Association, To Vary The
Setback Of A Loading Zone Adjacent To A Residentially Zoned Property From The
Required 50 Feet To 20 Feet For The Redevelopment Of Property At 12630 Rott Road.
Documents:
1) A-02-19 APPLICATION.PDF
2) A-02-19 STAFF REPORT.PDF
3) A-02-19 SITE PLAN.PDF
4) A-02-19 SUPPORTING INFO.PDF
5) A-02-19 HEARING.PDF
2.V. A-03-19 Notice Of Appeal, Submitted By Peace Haven Association, To Waive The Buffer
Requirements (Including Landscaping And Sight Proof Fence) Between Nonresidential

1) A-02-19 APPLICATION.PDF
2) A-02-19 STAFF REPORT.PDF
3) A-02-19 SITE PLAN.PDF
4) A-02-19 SUPPORTING INFO.PDF
5) A-02-19 HEARING.PDF
2.V. A-03-19 Notice Of Appeal, Submitted By Peace Haven Association, To Waive The Buffer
Requirements (Including Landscaping And Sight Proof Fence) Between Nonresidential
Property And Residentially Zoned Property For The Redevelopment Of Property At
12630 Rott Road.
Documents:
1) A-03-19 APPLICATION.PDF
2) A-03-19 STAFF REPORT.PDF
3) A-03-19 LANDSCAPE PLAN.PDF
4) A-03-19 SUPPORTING INFO.PDF
5) A-03-19 HEARING.PDF
2.VI. A-04-19 Notice Of Appeal, Submitted By Phil And Christina Hesse, To Vary The
Maximum Size Of A Detached Garage With Attached Carports From 1,200 Square Feet
To 1,807 Square Feet At 10401 East Watson Road.
Documents:
1) A-04-19 APPLICATION.PDF
2) A-04-19 STAFF REPORT.PDF
3) A-04-19 SURVEY AND PLANS.PDF
4) A-04-19 SUPPORTING INFO.PDF
5) A-04-19 HEARING.PDF
3. Other Matters Deemed Appropriate
4. Adjournment

Should you be unable to attend, please notify City Hall offices at 314-849-3400
before
1:00 p.m. Thursday, March 28, 2019.

BOARD OF ADJUSTMENT
OF THE CITY OF SUNSET HILLS, MISSOURI
THURSDAY, OCTOBER 25, 2018

BE IT REMEMBERED that the Board of Adjustment of the City of Sunset Hills,
Missouri met in regular session on Thursday, October 25, 2018. The meeting convened
at 7:00 p.m.

ROLL CALL
Present:

William Weber
Larry Smith
William Groth
Mark Naes
Jerome Cox
Robert E. Jones
Lynn Sprick
Bryson Baker

-Member
-Member
-Member
-Member
-Member
-City Attorney
−Assistant Planner
-City Engineer

Absent:

APPROVAL OF MINUTES

Copies of the minutes of the August 23, 2018 Board of Adjustment meeting were
distributed to the members for their review. Mr. Smith made a motion to approve the
minutes, as submitted. Mr. Cox seconded the motion, and it was unanimously
approved.

OLD BUSINESS

Request by Jubilee Church, for the extension of the period of validity for Appeal
A-03-18, to vary the site coverage allowed from 70% to 73.10% for the
construction of a church at 10801 Sunset Office Drive.
Ms. Sprick stated it is not uncommon for construction to take longer than

expected. The Board of Alderman extended and approved the request. They are asking
for a 180 day extension.
Paul Boyer, with Civil Engineering Design Consultants, was present and stated
the Board of Alderman read the petition two times. The first time, the petition was
rejected. They had to re-apply, so an extension is needed.

Mr. Weber called for a vote on the Request by Jubilee Church, for the extension
of the period of validity for Appeal A-03-18, to vary the site coverage allowed from 70%
to 73.10% for the construction of a church at 10801 Sunset Office Drive. With 5 aye
votes and 0 nay votes, the motion passed.

Request by ODPT LLC, for the extension of the period of validity for the following
two (2) Appeals for a commercial building at 3825 South Lindbergh Boulevard:
A-05-18, to vary the amount a setback may be reduced from 35% to 80% and A06-18, to vary the rear setback from 75 feet to 15 feet.
Ms. Sprick stated the applicant is trying to create plans and decide if they would
like to move forward with the project.
Mr. Naes asked how many extensions are allowed for a project.
Mr. Jones stated the ordinance reads that the Board of Adjustment can grant up
to 180 days per extension, but there is not a limitation on how many extensions can be
given. If there is no activity on the site, the Board can take that into consideration when
granting an extension.

Mr. Weber called for a vote on the Request by ODPT LLC, for the extension of
the period of validity for the following two (2) Appeals for a commercial building at 3825
South Lindbergh Boulevard: A-05-18, to vary the amount a setback may be reduced
from 35% to 80% and A-06-18, to vary the rear setback from 75 feet to 15 feet. With 5
aye votes and 0 nay votes, the motion passed.

NEW BUSINESS

A-20-18

Notice of Appeal, submitted by the City of Sunset Hills, to vary the lot
frontage from the required 150 feet to 53 feet for a Boundary Adjustment
at 12552 West Watson Road.

Ms. Sprick stated in 1994, the two properties were one large parcel. After the lot
split, the rear property had no frontage. A variance was granted, as frontage was not
necessary. The Sunset Hills Parks Department needed to get water to the aquatic
center, so in exchange for a utility easement an easement was granted for a roadway to
West Watson Road. The City is not interested in having an easement due to the liability,
so they would like to give the driveway to the property owner. The boundary adjustment
plat can be recorded if approved by the Board of Adjustment.

Mr. Weber called for a vote on petition A-20-18 Notice of Appeal, submitted by
the City of Sunset Hills, to vary the lot frontage from the required 150 feet to 53 feet for
a Boundary Adjustment at 12552 West Watson Road. With 5 aye votes and 0 nay
votes, the motion passed.
Mr. Jones corrected that the petition has not gone to Planning & Zoning
Commission, yet.

It should be noted that A-21-18 through A-26-18 were presented simultaneously, but
voted on separately.

A-21-18

Notice of Appeal, submitted by JAJR Real Estate (John Armengol Jr) to
waive the requirement for a sight proof fence between non-residential and
residential properties (App B Sec 5.13-2(A)2) for an existing banquet
center at 13360 West Watson Road.

A-22-18

Notice of Appeal, submitted by JAJR Real Estate (John Armengol Jr) to
vary the lighting requirements for a parking area from the required
minimum initial level of 0.5 foot candles to 0.1 foot candles, average initial
level of 1 foot candles to 2.51 foot candles and maximum initial level of 8
foot candles to 14.4 foot candles (App B Sec 6.3-7B) for an existing
banquet center at 13360 West Watson Road.

A-23-18

Notice of Appeal, submitted by JAJR Real Estate (John Armengol Jr) to
waive the requirement for screening on all four (4) sides of a refuse
container (App B Sec 5.13-4) for an existing banquet center at 13360
West Watson Road.

A-24-18

Notice of Appeal, submitted by JAJR Real Estate (John Armengol Jr) to
vary the number of trees required to be planted within the interior parking
area for every four thousand (4,000) square feet of parking provided from
the required thirteen (13) trees to zero (0) trees (App B Sec 5.13-5B1) for
an existing banquet center at 13360 West Watson Road.

A-25-18

Notice of Appeal, submitted by JAJR Real Estate (John Armengol Jr) to
vary the number of landscape planting areas required at the ends of
parking rows from the required twelve (12) planting areas to zero (0)
planting areas (App B Sec 5.13-5B4) for an existing banquet center at
13360 West Watson Road.

A-26-18

Notice of Appeal, submitted by JAJR Real Estate (John Armengol Jr) to
vary the number of landscape planting areas required in each row per
fifteen (15) spaces from the required six (6) planting areas to zero (0)
planting areas (App B Sec 5.13-5B5) for an existing banquet center at
13360 West Watson Road.

Ms. Sprick stated the boundary adjustment for this project was approved. The
Sunset Hills Golf Course is being donated to the City with the exception of 15 acres,
which will be purchased by Andre’s Banquet Center. Andre’s is planning to seal and
stripe the parking lot, which will meet dimension requirements. They are requesting the
City waive the requirement for a site proof fence between their property and abutting
residential properties. They are also requesting a variance from lighting requirements,
dumpster screening requirements, and for the landscaping requirements within the
parking lot.
Brandon Harp, with Civil Engineering Design Consultants, and John Armengol,
owner of Andre’s Banquet and Catering, were present. Mr. Harp stated the Planning
and Zoning Commission recommended approval of the Amended Final Development
Plan to the Board of Aldermen. There were no issues during the first reading with the
Board of Aldermen. The second reading will take place with any conditions made by
Board of Adjustment. When property lines are changed an Amended Development Plan
is required for Planned Zoning Districts. This requires the property to meet all current

Zoning Codes. Mr. Armengol is currently leasing the property and will be purchasing it.
It is not of Mr. Armengol’s own actions that the lot is non-conforming; he has been
operating there for four years. The variances are not detrimental to the public. The
green space for the property is at 82% where only 30% is required. There is a proposed
gazebo to be built on the property and a new sign on West Watson Road to be
constructed. They hold approximately 90 events per year between 2:00 P.M and 11:00
P.M. Petition A-21-18 is requesting the City to waive the site proof fence requirement
between the commercial property and abutting residential properties. Dense vegetation
exists in the area and they would have to remove trees to install a fence. Petition A-2218 is requesting a variance for the parking lot lighting levels. In order to get the required
lighting to spread across the lot, approximately a dozen lights would have to be
installed. Mr. Armengol would like to add a few, but does not want to be restricted.
Reinhold Electric’s photometric plan shows no light trespassing off of the site. Petition
A-23-18 is requesting a variance for screening on all four sides of the refuse container.
The trash enclosure is located in the back corner of the overflow parking lot. It is located
300 feet away from the nearest property line and 600 feet away from the closest
residential property. It is not visible from the right of way and is buffered by trees from
residential lots. Petition A-24-18 is requesting to vary the number of trees required
within the interior parking area. Petition A-25-18 is requesting to vary the number of
planting areas at the end of parking aisles. Petition A-26-18 is requesting to vary the
number of planting areas within parking spaces. There is vegetation and trees to the
west, northwest, north, and east of the parking lot. If the variances for the parking lot are
not granted, the business will lose parking spaces, they will have to saw out asphalt,
add curbs, add planting areas, and keep up on the maintenance. The City is adjusting
the property lines and Andre’s is investing in the City. They are paving the City portion
of the driveway at their own expense and adding exterior and interior building
enhancements.
Ms. Sprick asked if they will be adding landscaping around the building.
Mr. Armengol stated landscaping will be added in front of the building.
Mr. Cox asked what the plans are for golf parking.
Mr. Harp stated the parking will be shared, as it has always been, until the City
decides what they would like to do with the golf course.
Mr. Cox asked if there would be heavy use of the parking lot by the golf course
property.

Mr. Baker stated the parking lot will not be used by the City.
Mr. Weber stated he understands the hardship for the fence requirement
because of the heavily wooded area. In the future, if the vegetation decreases, a fence
should be installed. He is not in favor of the trash containment variance; it should be
enclosed. A trash refuse is easy to move and it is visible from the City’s property.
Mr. Naes asked why they are not enclosing the container.
Mr. Harp stated it is tucked back in the corner.
Mr. Weber stated there is nothing preventing it from being moved closer to the
building.
Mr. Smith asked if the parking lots will be paved.
Mr. Harp stated they will be repaired and an asphalt overlay will be done.
Mr. Smith asked if there are any trees on the lot currently and if he is asking to be
waived of all lighting and landscaping requirements.
Mr. Harp stated there is green space between the parking lots and landscaping
around the perimeter. They are asking for the landscaping island requirements to be
waived. With the existing lighting and two additional lights, the level does not meet the
parking lot lighting requirements. To meet the requirements, a full spread of lighting
would have to be installed across the lot.
Mr. Cox stated the plan misses the minimum in the corner where the driveway
comes in and a large area near the clubhouse. Moving the new lights closer to the
clubhouse can fix that.
Mr. Harp stated the lighting plan shows the parking lot lights only. There are
lights fixed on the front of the building that illuminate the front.
Mr. Cox stated the plan being reviewed does not show the lights fixed onto the
building.
Mr. Harp stated the building lights are approximately 12 inch by 6 inch and they
shine on the front of the building for safety.

Mr. Cox stated the proposed light in the parking light closest to West Watson
Road is shown as optional.
Mr. Harp stated the overflow parking lot is rarely used, so the light is shown as
optional.
Mr. Weber stated the overflow parking is completely dark.
Mr. Harp stated the overflow parking lot read at approximately one foot candle.
Mr. Smith stated there is incomplete information for the accurate light level on the
entire site since the building lights are not included.
Ms. Sprick stated the City received a few phone calls from residents that were
concerned about the lighting bleeding off of the property. Mr. Harp has shown this will
not happen. She asked if a long term lighting plan over a period of time can be made as
a condition.
Mr. Weber asked if Ms. Sprick feels the City’s lighting requirements are not
appropriate.
Ms. Sprick stated no, but as a lighting engineer, Mr. Cox can determine whether
the levels are reasonable.
Mr. Weber stated he can understand variances to reduce some requirements,
but the proposal is excessive and inadequate.
Ms. Sprick stated a temporary occupancy can be issued stating they have one
year to bring lighting up to the Board’s agreed upon level before full occupancy will be
granted.
Mr. Weber stated he is concerned that there is not proper lighting for evening
use. The previous use was primarily a daytime operation.
Mr. Naes asked if the new façade will include building lighting.
Mr. Harp stated Andre’s has been operating for four years, as is, and they have
always held evening events. He asked if they can get a variance and then work with
City staff to get illumination levels to a safe level. Mr. Armengol would like to enhance
lighting, but he does not want to add 50 poles. They could produce a photometric level

plan that everyone agrees on.
Mr. Weber stated he would not agree with the variance that has been brought to
the Board because it is strictly stating that they will not comply with the City lighting
requirements.
Mr. Naes stated the Board has to consider things that can happen in the future
and they can only make a decision on what is currently in front of them. He asked if the
new façade for the building will include lighting.
Mr. Harp stated since the photometric plan does not include the building lights,
the parking lot lighting should be the only lighting considered for the variance. The
petition that he submitted was different than what was written in the public hearing.
Ms. Sprick stated when writing a public hearing, it has to be specific. The
petitioner wants a variance to meet what is currently there.
Mr. Weber stated there is no plan in front of them that would increase the level of
lighting to an adequate level.
Mr. Harp stated the light levels were taken from the photometric plan for the
notice of appeal for two lights. The Board can make a motion to add the third, optional,
light.
Mr. Smith stated this petition has to be considered as a brand new project
coming into the City and it has to be treated that way because of the zoning district.
Mr. Harp stated the only reason the variances are necessary is because the City
is moving the property line.
Mr. Baker stated the petitioner is considering the City’s actions as being their
hardship. By the City receiving the donated property, boundary adjustments were made
that involved the banquet center, which caused the requirement of the Amended
Development Plan.
Mr. Naes stated the hardship is strictly financial.
Mr. Harp stated Andre’s did not ask for the change. If the lot had not changed
they would maintain the site, as is, for years to come. There was never a record plat for
the area.

Mr. Cox asked if a temporary arrangement, in regards to this one lighting item
can be made in which they have one year to come back with a plan which involves the
three lights being moved closer to the clubhouse.
Mr. Weber stated the petitioner suggested they are going to repair the parking
lot. The lighting should be done at the same time or before the overlay.
Mr. Harp stated there is an inconsistency of lighting levels. In order to meet code
requirements many more lights will need to be added. Moving the lights closer will not
change the levels.
Mr. Cox stated the drawing should be amended to show where the parking lot is
located.
Mr. Naes stated he would like to see the lighting on the building shown on the
lighting plan and he would like to be assured that it will be permanent.
Mr. Weber stated the readings are inadequate in dark places.
Mr. Harp stated half of a foot candle is the minimum and not one place on the
plan reads less than half of a foot candle.
Mr. Cox stated the lighting plan shows areas that read less than half of a foot
candle.
Mr. Harp stated those areas are not part of the parking lot.
Mr. Jones stated the optional light can be motioned.
Mr. Harp stated they are okay with adding the third light.
Mr. Jones stated the variance only deals with parking lot lighting; not lighting over
the entire site.
Mr. Weber stated the plan does not show what area is parking and what is not.
Mr. Jones stated the Board can oppose those conditions on the petition.
Mr. Cox stated the Board needs a new version that shows parking only with the

third light added.
Mr. Weber asked if Mr. Cox was proposing to table the petition.
Mr. Harp asked if they can work with the City to make sure the third light is
installed and a half of a foot candle minimum can be read across the parking areas.
Mr. Naes wants to make sure the existing building lights are going to be replaced
when the façade is enhanced.
Ms. Sprick stated the City will wait to issue permanent occupancy until the
conditions are met.
Mr. Weber stated they could put the condition as part of the approval process.
Mr. Smith stated they would have to comply to the requirements and conditions
before occupancy is issued. If the third light is a requirement, they cannot operate until
these conditions are met.
Ms. Sprick stated the City would issue temporary occupancy.
Mr. Smith stated he is in favor of the landscaping requirements written in the City
code.
Mr. Naes stated it is disappointing that there is no compromise being considered
by the petitioner.
Mr. Harp stated the property is 82% green space and nothing can be redeveloped without a public hearing. The parking lot is small. He asked if the
landscaping can be placed around the perimeter.
Mr. Smith stated there are plenty of areas where trees can be added.
Mr. Armengol presented the landscaping layout to the Board.
Mr. Jones stated the landscape plan will be marked as exhibit one for the record.

Mr. Smith stated the landscape plan looks nice and he can appreciate what is
being done, but still feels like the petition needs to be dealt with as a new project.
Certain code requirements need to be met and there are reasons for the requirements.
The parking lots are plain asphalt with no break up.
Mr. Harp stated there are trees completely surrounding the area.
Mr. Weber asked if there is any way to compromise.
Mr. Smith stated in the center of the north end of the main parking lot, there is a
significant area and at the south end there is a very small area. If they make the area at
the south end bigger and place landscaping in those two areas, his requirements would
be satisfied.
Mr. Weber stated this would help.
Mr. Harp asked if the landscaping could be placed in the middle of the parking
row instead of ADA spaces.
Mr. Jones stated if the applicant agrees to add the additional landscaping, then
the variance can be approved.
Mr. Harp stated the owner agrees to add landscaping to the center of adequate
size, equaling to two parking spaces.
Mr. Jones stated the condition should be added to petition A-24-18.
Ms. Sprick asked if the lights located on the front of the building will be there
when the façade changes are made.
Mr. Armengol stated the outside of the building will be done by Jeffco Signing.
The existing lighting will stay. Landscaping will be added to the front of the building and
there will be six lights shining on the building. Andre’s brings approximately 18,000
people into Sunset Hills per year. He does not mind adding the extra parking lot light.
Mr. Cox stated it is the Board’s obligation to pay attention to the City Ordinances.

Mr. Weber called for a vote on petition A-21-18 Notice of Appeal, submitted by
JAJR Real Estate to waive the requirement for a sight proof fence between non-

residential and residential properties (App B Sec 5.13-2(A)2) for an existing banquet
center at 13360 West Watson Road. With 5 aye votes and 0 nay votes, the motion
passed.

Mr. Weber called for a vote on petition A-22-18 Notice of Appeal, submitted by
JAJR Real Estate to vary the lighting requirements for a parking area from the required
minimum initial level of 0.5 foot candles to 0.1 foot candles, average initial level of 1 foot
candles to 2.51 foot candles and maximum initial level of 8 foot candles to 14.4 foot
candles (App B Sec 6.3-7B) for an existing banquet center at 13360 West Watson Road
with the condition that the lighting on the site will create a minimum of half of a foot
candle in both parking areas and a third light will be constructed in the overflow parking
area. With five aye votes and 0 nay votes, the motion passed.

Mr. Weber called for a vote on petition A-23-18 Notice of Appeal, submitted by
JAJR Real Estate to waive the requirement for screening on all four (4) sides of a refuse
container (App B Sec 5.13-4) for an existing banquet center at 13360 West Watson
Road . With 0 aye votes and 5 nay votes, the motion failed.

Mr. Weber called for a vote on petition A-24-18 Notice of Appeal, submitted by
JAJR Real Estate to vary the number of trees required to be planted within the interior
parking area for every four thousand (4,000) square feet of parking provided from the
required thirteen (13) trees to zero (0) trees (App B Sec 5.13-5B1) for an existing
banquet center at 13360 West Watson Road with the conditions that additional
landscaping be placed in the interior of the parking lot, in the middle of the center
section of the main parking lot, and the island on the north part of the south parking lot
must be enhanced at minimum of 170 square feet. With 5 aye votes and 0 nay votes,
the motion passed.

Mr. Weber called for a vote on petition A-25-18 Notice of Appeal, submitted by
JAJR Real Estate to vary the number of landscape planting areas required at the ends
of parking rows from the required twelve (12) planting areas to zero (0) planting areas
(App B Sec 5.13-5B4) for an existing banquet center at 13360 West Watson Road. With
5 aye votes and 0 nay votes, the motion passed.

Mr. Weber called for a vote on petition A-26-18 Notice of Appeal, submitted by
JAJR Real Estate to vary the number of landscape planting areas required in each row
per fifteen (15) spaces from the required six (6) planting areas to zero (0) planting areas
(App B Sec 5.13-5B5) for an existing banquet center at 13360 West Watson Road. With
5 aye votes and 0 nay votes, the motion passed.
ANY OTHER MATTERS DEEMED APPROPRIATE:

All members agreed on November 29th and December 27th for the upcoming
meeting dates.
ADJOURNMENT

Mr. Smith made a motion to adjourn the meeting at 8:36 P.M. Mr. Naes
seconded the motion, and it was unanimously approved.

Recording Secretary

Sarina Cape

A-01-19
Title:

Appeal, submitted by Charles & Chris Nicastro, to vary the rear setback
from the required 15 feet to 12 feet to enclose an existing deck at 12318
Courtyard Lake Drive.

Owners:

Nicastro Family Qualified Spousal Trust
12318 Courtyard Lake Drive
St Louis, Missouri 63127

Petitioner:

Charles & Chris Nicastro
Same as above

Date:

March 2019

SITE

* Maps are for informational use only. Not a representation of the project.

1

Summary:
This Appeal is to vary the rear setback from the required 15 feet to 12 feet to enclose an
existing deck at 12318 Courtyard Lake Drive. The property is located on the west side
of Courtyard Lake Drive, approximately 350 feet southeast of Courtyard Circle Drive.
The property is currently zoned PD-RC Planned Development-Residential/Cluster
Homes. All surrounding properties are also zoned PD-RC.

Staff analysis:
This residence is part of the Courtyards of Sunset Hills and was constructed in 1997.
The petitioners recently submitted an application for a building permit to enclose the
existing deck, which meets the required setback for an unenclosed deck.
Appendix B Zoning Regulations, Section 5.11 Setback Exceptions states:
(C)

Rear yards:
1.

An elevated deck, covered or uncovered, provided that such deck
shall not be enclosed nor shall extend into the required rear yard
setback by more than ten (10) feet.

However, if the deck is enclosed, the standard setback must be met. The rear setback
for this property is 15 feet. The deck that is proposed to be enclosed, is 12 feet from the
rear property line.

Per Appendix B Zoning Regulations, Section 9.3-2 Findings: The Board of Adjustment
may grant variances from the strict application of this Ordinance when by reason of the
strict application of this Ordinance or Amendments thereto would result in unusual
difficulty or unreasonable hardship upon the owner of said property; provided that such
variance can be granted without substantial impairment of the intent, purpose and
integrity of this ordinance. It is further provided that this provision shall not permit the
board of adjustment to permit a use of land not authorized by the provisions of this
ordinance for a specific zoning district or to increase the height or volume of a building
or structure or to increase the density of development beyond that permitted by this
ordinance for any particular zoning district.

2

Before granting a variance, there must be a finding by the Board of Adjustment that all
of the following conditions exist:

(A)

That if the owner complied with the provisions of this ordinance, the owner would
not be able to make any reasonable use of the property which is permitted in the
district in which the property is located.

If the owner complied with the provisions of this ordinance, they would be able to make
use of the property as it currently exists.

(B)

That the difficulties or hardships are peculiar to the property in question in
contrast with those of other properties in the same district.

The difficulties and hardships are not peculiar to this property.

(C)

That the hardship was not the result of the applicant's own action and is not
merely financial or pecuniary.

The hardship is not the result of the applicant’s own action, financial or pecuniary. The
property owners wish to enclose an existing deck.

(D)

That the issuance of a variance will not be detrimental to the public welfare or
health or injurious to other property.

Based on the information provided by the Petitioner, this variance should not be
detrimental to the public welfare or health or injurious to other property.

If the Board believes that application of this Ordinance would result in unusual difficulty
or unreasonable hardship upon the owner of said property, this appeal should be
approved.

3

PU B L I C

H E A R I N G

N O T I C E

NOTICE IS HEREBY GIVEN THAT AT 7:00 P.M. ON THURSDAY, MARCH 28, 2019,
A PUBLIC HEARING WILL BE HELD BY THE BOARD OF ADJUSTMENT IN THE
ROBERT C. JONES CHAMBERS OF CITY HALL, 3939 SOUTH LINDBERGH
BOULEVARD, SUNSET HILLS, MISSOURI. THE BOARD WILL CONSIDER A
NOTICE OF APPEAL, SUBMITTED BY CHARLES & CHRIS NICASTRO, TO VARY
THE REAR SETBACK FROM THE REQUIRED 15 FEET TO 12 FEET TO ENCLOSE
AN EXISTING DECK AT 12318 COURTYARD LAKE DRIVE. ANYONE INTERESTED
IN THE PROCEEDINGS WILL BE GIVEN AN OPPORTUNITY TO BE HEARD.
FURTHER INFORMATION ON THIS PROPOSAL IS AVAILABLE AT CITY HALL,
3939 SOUTH LINDBERGH BOULEVARD IN THE PUBLIC WORKS DEPARTMENT
OR BY CALLING 314-849-3400.

BOARD OF ADJUSTMENT
CITY OF SUNSET HILLS, MO

A-01-19

A-02-19
Title:

Appeal, submitted by Peace Haven Association, to vary the setback of a
loading zone adjacent to a residentially zoned property from the required
50 feet to 20 feet for the redevelopment of property at 12630 Rott Road.

Owner:

Peace Haven Association
12630 Rott Road
St Louis, Missouri 63127

Agent:

Civil Engineering Design Consultants
10820 Sunset Office Drive, Suite 200
St Louis, Missouri 63127

Date:

March 2019
Geyer
Road
Rott Road

SITE

Laumeier Sculpture Park

*Maps are for informational use only. Not a representation of the project.

1

Summary:
This appeal is to vary the setback of a loading zone adjacent to a residentially zoned
property from the required 50 feet to 20 feet for the redevelopment of property at 12630
Rott Road. The property is located on the south side of Rott Road, approximately 450
feet southwest of Geyer Road. The subject property, as well as properties to the east,
south and west, are currently zoned R-2. The properties to the north (across Rott
Road) are currently zoned R-2 and PD-BC Planned Development-Business
Commercial.

Staff Analysis:
The petitioner is proposing to redevelop the property at 12630 Rott Road, known as
Peace Haven. The existing facility will be demolished in phases while a new residential
care facility is constructed. Peace Haven will continue to operate during demolition and
construction.

The existing facility has operated on the property since the 1950s, prior to incorporation
of Sunset Hills. The use is not currently allowed in the R-2 zoning district. However,
since the use predates the City’s incorporation, it is considered a non-conforming use
as set forth in Appendix B Zoning Regulations, Section 10.1:
(B)

A non-conforming situation shall not be deemed to have existed on the effective
date of this ordinance or amendment thereto, unless:
1.

At the time of its creation, it was valid;

2.

It was in existence on a continuous basis and to its fullest extent on such
date; and

3.

If such non-conforming situation is a use, such use had not been
discontinued, as herein defined, on such date.

Per Appendix B Zoning Regulations, Section 10.3-1:
(C)

Expansion of use: A non-conforming use of a lot or building shall not be
enlarged, expanded or extended to occupy a greater area of lot or building than
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was occupied on the effective date of this ordinance, or amendment thereto, and
no additional accessory use, building or structure shall be established thereon.
(D)

Enlargement of building or structure: No building or structure that is devoted in
whole or in part to a non-conforming use shall be enlarged or added to in any
manner, unless such building or structure addition and the entire use thereof
(both existing space and the addition) shall thereafter conform to all of the
provisions of this ordinance.

Therefore, in order for the property to be redeveloped, current zoning requirements
must be met. In order to accomplish compliance, the following petitions are required:
1. A text amendment, defining the proposed use and adding parking requirements
for the use (see P-05-19);
2. A change of zoning, from R-2 Single Family Residential 20,000 square foot
minimum lot size to PD-LC(C), Planned Development-Limited Commercial, 3-10
acre lot size (see P-06-19);
3. Preliminary development plan (see P-07-19);
4. Variances to be approved by the Board of Adjustment, for any current
requirements not met by the proposed development;
5. Final development plan.

Per Appendix B Zoning Regulations, Section 6.3-4 Parking and loading area setback
requirements:
(C)

No loading space shall be closer than fifty (50) feet to any property in a
residential district unless said space is completely enclosed by a building.
No loading space shall be located within any area where parking is
prohibited by this ordinance.

The loading spaces are currently proposed to be located on the east side of the facility;
20 feet from the property line (see A-02-19).
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On March 6, 2019, the Planning & Zoning Commission recommended approval of the
following petitions:
P-05-19

Text Amendment, submitted by Peace Haven Association, adding “Nonmedical religious institution” as a conditional use in the C-1 Commercial
District.

P-06-19

Change of Zoning, submitted by Peace Haven Association, from R-2
Single Family Residential - 20,000 square foot minimum lot size, to PDLC(C) Planned Development – Limited Commercial at 12630 Rott Road.

P-07-19

Preliminary Development Plan, submitted by Peace Haven Association,
for the redevelopment of property at 12630 Rott Road.

Per Appendix B Zoning Regulations, Section 9.3-2 Findings: The Board of Adjustment
may grant variances from the strict application of this Ordinance when by reason of the
strict application of this Ordinance or Amendments thereto would result in unusual
difficulty or unreasonable hardship upon the owner of said property; provided that such
variance can be granted without substantial impairment of the intent, purpose and
integrity of this ordinance. It is further provided that this provision shall not permit the
board of adjustment to permit a use of land not authorized by the provisions of this
ordinance for a specific zoning district or to increase the height or volume of a building
or structure or to increase the density of development beyond that permitted by this
ordinance for any particular zoning district.

Before granting a variance, there must be a finding by the Board of Adjustment that all
of the following conditions exist:

(A)

That if the owner complied with the provisions of this ordinance, the owner would
not be able to make any reasonable use of the property which is permitted in the
district in which the property is located.

If the owner complied with the provisions of this ordinance, they would be able to make
use of the property as it currently exists.
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(B)

That the difficulties or hardships are peculiar to the property in question in
contrast with those of other properties in the same district.

The difficulties and hardships could be considered peculiar to this property. The facility
is adjacent to residentially zoned property. However, the property is not residentially
used but is occupied by St Louis County’s Laumeier Sculpture Park.

(C)

That the hardship was not the result of the applicant's own action and is not
merely financial or pecuniary.

The hardship is the result of the applicant’s own action. The hardship is not financial or
pecuniary. The facility is being redeveloped and the property owners are required to
bring the property into compliance as part of that process.

(D)

That the issuance of a variance will not be detrimental to the public welfare or
health or injurious to other property.

Based on the information provided by the Petitioner, this variance should not be
detrimental to the public welfare or health or injurious to other property. The variances
necessary are for requirements adjacent to residential property. The adjacent property
is zoned R-2 Single Family Residential and is occupied by Laumeier Sculpture Park.
The redevelopment will not directly affect any residentially utilized properties.

If the Board believes that application of this Ordinance would result in unusual difficulty
or unreasonable hardship upon the owner of said property, this appeal should be
approved.
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Summary:
This appeal is to vary the buffer requirements (including landscaping and sight proof
fence) between nonresidential property and residentially zoned property for the
redevelopment of property at 12630 Rott Road. The property is located on the south
side of Rott Road, approximately 450 feet southwest of Geyer Road. The subject
property, as well as properties to the east, south and west, are currently zoned R-2.
The properties to the north (across Rott Road) are currently zoned R-2 and PD-BC
Planned Development-Business Commercial.

Staff Analysis:
The petitioner is proposing to redevelop the property at 12630 Rott Road, known as
Peace Haven. The existing facility will be demolished in phases while a new residential
care facility is constructed. Peace Haven will continue to operate during demolition and
construction.

The existing facility has operated on the property since the 1950s, prior to incorporation
of Sunset Hills. The use is not currently allowed in the R-2 zoning district. However,
since the use predates the City’s incorporation, it is considered a non-conforming use
as set forth in Appendix B Zoning Regulations, Section 10.1:
(B)

A non-conforming situation shall not be deemed to have existed on the effective
date of this ordinance or amendment thereto, unless:
1.

At the time of its creation, it was valid;

2.

It was in existence on a continuous basis and to its fullest extent on such
date; and

3.

If such non-conforming situation is a use, such use had not been
discontinued, as herein defined, on such date.

Per Appendix B Zoning Regulations, Section 10.3-1:
(C)

Expansion of use: A non-conforming use of a lot or building shall not be
enlarged, expanded or extended to occupy a greater area of lot or building than
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was occupied on the effective date of this ordinance, or amendment thereto, and
no additional accessory use, building or structure shall be established thereon.
(D)

Enlargement of building or structure: No building or structure that is devoted in
whole or in part to a non-conforming use shall be enlarged or added to in any
manner, unless such building or structure addition and the entire use thereof
(both existing space and the addition) shall thereafter conform to all of the
provisions of this ordinance.

Therefore, in order for the property to be redeveloped, current zoning requirements
must be met. In order to accomplish compliance, the following petitions are required:
1. A text amendment, defining the proposed use and adding parking requirements
for the use (see P-05-19);
2. A change of zoning, from R-2 Single Family Residential 20,000 square foot
minimum lot size to PD-LC(C), Planned Development-Limited Commercial, 3-10
acre lot size (see P-06-19);
3. Preliminary development plan (see P-07-19);
4. Variances to be approved by the Board of Adjustment, for any current
requirements not met by the proposed development;
5. Final development plan.

Per Appendix B Zoning Regulations, Section 5.13-2(A): Where a non-residential use
adjoins a residentially zoned property or property used for residential purposes in any
district, the developer of the non-residential use shall provide the following screening
within the required rear and/or side yard setback areas:
1.

Within the setback area, there shall be a landscaped buffer planted with
one (1) canopy tree for every thirty (30) lineal feet of common property line
or planted with evergreen trees spaced so that such evergreen trees
create a continuous visual screen within five (5) years after planting.
Combination of canopy trees, evergreen trees, ornamental trees and
shrubs are permissible and encouraged, provided that such landscaping,
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in the opinion of the enforcement officer, will effectively screen the nonresidential uses from the view of the abutting residential zoned properties.
2.

In addition, there shall be a neat, clean and maintained sight-proof fence
or wall having a minimum height of six (6) feet but not more than eight (8)
feet. Where a loading area or access drive thereto is within fifty (50) feet of
residentially zoned property, the fence shall be eight (8) feet in height.

There is substantial landscaping on the property. Additional landscaping is proposed
along the east property line but it is not likely to “create a continuous visual screen
within five (5) years after planting”. In addition, the petitioner is not proposing the
installation of a sight proof fence along the common property line (see A-03-19).

On March 6, 2019, the Planning & Zoning Commission recommended approval of the
following petitions:
P-05-19

Text Amendment, submitted by Peace Haven Association, adding “Nonmedical religious institution” as a conditional use in the C-1 Commercial
District.

P-06-19

Change of Zoning, submitted by Peace Haven Association, from R-2
Single Family Residential - 20,000 square foot minimum lot size, to PDLC(C) Planned Development – Limited Commercial at 12630 Rott Road.

P-07-19

Preliminary Development Plan, submitted by Peace Haven Association,
for the redevelopment of property at 12630 Rott Road.

Per Appendix B Zoning Regulations, Section 9.3-2 Findings: The Board of Adjustment
may grant variances from the strict application of this Ordinance when by reason of the
strict application of this Ordinance or Amendments thereto would result in unusual
difficulty or unreasonable hardship upon the owner of said property; provided that such
variance can be granted without substantial impairment of the intent, purpose and
integrity of this ordinance. It is further provided that this provision shall not permit the
board of adjustment to permit a use of land not authorized by the provisions of this
ordinance for a specific zoning district or to increase the height or volume of a building
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or structure or to increase the density of development beyond that permitted by this
ordinance for any particular zoning district.

Before granting a variance, there must be a finding by the Board of Adjustment that all
of the following conditions exist:

(A)

That if the owner complied with the provisions of this ordinance, the owner would
not be able to make any reasonable use of the property which is permitted in the
district in which the property is located.

If the owner complied with the provisions of this ordinance, they would be able to make
use of the property as it currently exists.

(B)

That the difficulties or hardships are peculiar to the property in question in
contrast with those of other properties in the same district.

The difficulties and hardships could be considered peculiar to this property. The facility
is adjacent to residentially zoned property. However, the property is not residentially
used but is occupied by St Louis County’s Laumeier Sculpture Park.

(C)

That the hardship was not the result of the applicant's own action and is not
merely financial or pecuniary.

The hardship is the result of the applicant’s own action. The hardship is not financial or
pecuniary. The facility is being redeveloped and the property owners are required to
bring the property into compliance as part of that process.

(D)

That the issuance of a variance will not be detrimental to the public welfare or
health or injurious to other property.

Based on the information provided by the Petitioner, this variance should not be
detrimental to the public welfare or health or injurious to other property. The variances
necessary are for requirements adjacent to residential property. The adjacent property
is zoned R-2 Single Family Residential and is occupied by Laumeier Sculpture Park.
The redevelopment will not directly affect any residentially utilized properties.
5

If the Board believes that application of this Ordinance would result in unusual difficulty
or unreasonable hardship upon the owner of said property, this appeal should be
approved.
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PLANTING NOTES:

1.SCOPE OF WORK - THE CONTRACTOR IS RESPONSIBLE FOR PLANTING AND INSTALLING ALL ITEMS SHOWN
ON THE PLANS. PLANTING SHALL NOT PROCEED WITH OUT LANDSCAPE ARCHITECTS APPROVAL OF
LOCATIONS.
2.EXISTING UTILITIES - PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION ACTIVITIES, CONTRACTOR SHALL
NOTIFY LOCAL UTILITY LOCATION SERVICE TO IDENTIFY ANY UNDERGROUND UTILITIES. CONTRACTOR
SHALL NOTIFY THE ARCHITECT IMMEDIATELY OF POTENTIAL DISCREPANCIES OR OBSTACLES. REPAIR ANY
DAMAGE DONE TO EXISTING UTILITIES. CALL 1-800-DIG-RITE FOR UNDERGROUND UTILITY LOCATION TWO
DAYS (2) PRIOR TO EXCAVATION.

LINE OF ROOTBALL
EXCAVATION.
ROOTBALL
6' METAL "T"
FENCE STAKES
DECIDUOUS TREES UNDER
2\" CAL. 2 STAKES, 2\"-3\"
CAL. 3 STAKES @ 120^ APART
PLAN

3.PLANTING MIX - PLANTING MIX SHALL BE A 50/50 BLEND OF RIVER-BOTTOM TOPSOIL AND COMPOST, EQUAL
TO ST. LOUIS COMPOSTING GARDEN MIX

4.PLANTING BED - REMOVE EXISTING MATERIAL TO A DEPTH OF 6” AND REPLACE WITH THE SPECIFIED
PLANTING MIX. ROTOTILL AREA TO A MINIMUM DEPTH OF 8”. DISPOSE OF EXCAVATED MATERIAL OFF SITE.
ALLOW FOR SPECIFIED MULCH DEPTH. DO NOT ROTOTILL AROUND EXISTING TREES, TURN SOIL AND MIX
BY HAND SHOVEL.

4' ~ MULCH RING (TYP.)

5.WEED FABRIC - INSTALL 5 OZ. WEED BARRIER FABRIC OVER ALL SHRUB AREAS AFTER SOIL PREPARATION.
FABRIC SHALL BE EQUAL TO DEWITT WEED BARRIER 12 YR. SECURE WITH ANCHOR PINS AND OVERLAP
EDGES BY 12”. AFTER PLANTING, COVER ALL FABRIC WITH SPECIFIED DEPTH OF MULCH.

#12 GAUGE STEEL WIRE
ENCASE IN RUBBER HOSE
AT TREE TRUNK OR ARBORISTS
TREE STRAP
DECIDUOUS TREES UNDER
2\" CAL. 2 STAKES, 2\"-3\"
CAL. 3 STAKES @ 120^ APART
6' METAL "T" FENCE STAKES
3" SHREDDED BARK MULCH IN 4' ~
MULCH RING AROUND TREE

12" MIN.

FORGED TURNBUCKLE

ALL CABLES MULTISTRAND GALV.
WIRE ROPE W/ WHITE 3" WARNING
TAGS 1 EACH CABLE
3" SHREDDED BARK MULCH IN 4' ~
MULCH RING AROUND TREE
PLANT TOP OF ROOTBALL LEVEL
W/ FINISH GRADE
3 EARTH ANCHORS MUST BE LOCATED WITHIN CONFINES OF MULCH SAUCER

PLANT TOP OF ROOT BALL
LEVEL W/ FINISH GRADE
6" MIN.
SECTION

6.TREE PLANTING - EXCAVATE PIT SLIGHTLY SHALLOWER AND 2 TO 3 TIMES THE WIDTH OF THE ROOT BALL
OR CONTAINER. FILL PIT WITH WATER AND ENSURE DRAINAGE WITHIN 24 HOURS. PRIOR TO PLANTING
REMOVE CONTAINER AND/OR WIRE BASKET AND/OR LOOSEN NYLON STRINGS AND BURLAP FROM TOP 1/3
OF ROOT BALL. CENTER TREE WITHIN PIT. BACKFILL WITH A BLEND OF EXCAVATED SOIL (FREE OF FIST
SIZED STONES & LARGER) AND PLANTING MIX. WATER AND TAMP SOIL IN 6” LIFTS. INSERT ONE AGRIFORM
FERTILIZER TABLET PER CALIPER INCH OF TREE. BACKFILL WITH SOIL UNTIL THE SURFACE IS LEVEL WITH
THE SURROUNDING SURFACE AND THE CROWN OF THE PLANT IS AT FINISHED GRADE. BUILD-UP A
UNIFORM 5” WATERING BASIN AROUND TREE WITH SOIL NOT MULCH.

SECURE CABLES THROUGH
REINFORCED GARDEN HOSE
AROUND MAIN TRUNK.

CUT, UNTIE, & COMPLETELY REMOVE
BURLAP AND WIRE FROM ROOTBALL
BACK FILL SOIL MIX
COMPACTED SUBGRADE
BACK FILL SOIL MIX

SECTION

7.SHRUB PLANTING - SPACE PLANT MATERIAL AS SHOWN ON DRAWINGS AND ADJUST AS NEEDED PRIOR TO
DIGGING OPERATION. DIG SHRUB PIT TO THE SAME DEPTH AS ROOT BALL AND TWO TIMES (2X) LARGER
THAN THE DIAMETER OF THE ROOT BALL. BACKFILL WITH APPROPRIATE PLATING MIX AND WATER
THOROUGHLY AFTER PLANTING. INSERT TWO (2) AGRIFORM TABLETS PER SHRUB PIT. CROWN OF ROOT
BALL TO MATCH FINISHED GRADE.

BACKFILL SOIL MIX

8.SHRUB & GROUNDCOVER PLANTING - SEE PLANTING BED PREPARATION. LAYOUT PLANT MATERIAL
UNIFORMLY AND USE TRIANGLE SPACING FOR MASS PLANTINGS. BACKFILL PLANT MATERIAL WITH
PLANTING MIX. FERTILIZE AND WATER THOROUGHLY AFTER PLANTING.

NOTES:
NOTES:
·
PRIOR TO MULCHING, BACK FILL SPECIFIED SOIL, LIGHTLY TAMP SOIL AROUND THE ROOT BALL IN 6" LIFTS TO BRACE TREE. DO
· PRIOR TO MULCHING, BACK FILL SPECIFIED SOIL, LIGHTLY TAMP SOIL AROUND THE ROOT BALL IN 6" LIFTS TO BRACE TREE.
DO
NOT OVER COMPACT. WHEN THE PLANTING HOLE HAS BEEN BACK FILLED, POUR WATER AROUND THE ROOT BALL TO SETTLE
NOT OVER COMPACT. WHEN THE PLANTING HOLE HAS BEEN BACK FILLED, POUR WATER AROUND THE ROOT BALL TO SETTLE
THE SOIL.
THE SOIL.

E.Q.

E.Q.

10. MULCH - AFTER PLANTING, MULCH ALL PLANTING BEDS AND TREES WITH 3” MINIMUM DEPTH OF
SHREDDED LEAF MULCH UNLESS NOTED OTHERWISE PER SHEET L301. ALLOW FOR 25% TO 30%
COMPACTION. INSTALL MULCH FLUSH WITH TOP OF CURB. SIDEWALK, OR EDGER. KEEP MULCH 4” AWAY
FROM TREE TRUNK.

GROUND COVER TO BE
TRIANGULARLY SPACED.

3" SHREDDED BARK MULCH
PRIOR TO MULCHING, BACK FILL SPECIFIED
SOIL,PLANTINGS
IN MASS
LIGHTLY TAMP SOIL AROUND THE ROOT BALL IN 6" LIFTS TO BRACE SHRUB. DO
MULCH ENTIRE AREA
AROUND SHRUB MASS,
FOR INDIVIDUAL SHRUBS
PROVIDE 3" HIGH SOIL
BERM AROUND PLANTING
9" MIN.
PIT.
PLANT SHRUB TOP OF
ROOTBALL LEVEL W/
FINISH GRADE
CUT, UNTIE, & COMPLETELY REMOVE
BURLAP AND WIRE FROM ROOTBALL
BACK FILL SOIL MIX

AMENDED SOIL W/ 2"
SHREDDED BARK MULCH
PLAN

E.Q.

GROUND COVER PLANT MATERIAL
2" SHREDDED BARK MULCH
MODIFIED SOIL. SEE SPECIFICATIONS
FOR SOIL MODIFACTIONS.

6"

SECTION
NOTES:
SEE PLANT SCHEDULE FOR SPECIES, SIZE, AND PLANT SPACING REQUIREMENTS.
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BACKFILL SOIL MIX

NOTES:

·
·
·

9.FERTILIZER - APPLY ONE APPLICATION OF MEDINA ROOT STIMULATOR PER MANUFACTURER'S
RECOMMENDATIONS AFTER INITIAL PLANTING. APPLY A NATURAL ORGANIC SLOW RELEASE GRANULE
NITROGEN FERTILIZER AS FOLLOWS: 3 LBS. PER TREE, 25 LBS. /1000 S.F. IN TOP 5” OF PLANTING SOIL IN
SHRUB AND GROUNDCOVER BEDS.

·

DO NOT ALLOW AIR POCKETS TO FORM WHEN BACKFILLING.
WATER THOROUGHLY FOLLOWING PLANTING.

PRIOR TO MULCHING, BACK FILL SPECIFIED SOIL, LIGHTLY TAMP SOIL AROUND THE ROOT BALL IN 6" LIFTS TO BRACE SHRUB. DO
NOT OVER COMPACT. WHEN THE PLANTING HOLE HAS BEEN BACK FILLED, POUR WATER AROUND THE ROOT BALL TO SETTLE
THE SOIL.

11. GUARANTEE - GUARANTEE ALL LABOR, MATERIAL, AND PLANTS (TREES, SHRUBS, PERENNIALS) FOR
ONE YEAR UPON COMPLETION AND FINAL ACCEPTANCE OF ALL WORK BY OWNER. REPLACE ALL DEAD AND
UNHEALTHY PLANT MATERIALS AND PLANT MATERIALS THAT HAVE PARTIALLY DIED WHERE SHAPE, SIZE OR
SYMMETRY HAS BEEN DAMAGED. THIS GUARANTEE DOES NOT APPLY WHERE PLANT MATERIAL DIES,
AFTER ACCEPTANCE OF WORK, DUE TO IMPROPER MAINTENANCE, HAIL, WIND, LIGHTNING, FIRE, FREEZE,
DROUGHT, INSECT, DISEASE DAMAGE, THEFT, FLOOD, OR VANDALISM.
12. CLEAN-UP - ALL ROAD AND WALK SURFACES SHALL BE KEPT CLEAR AND CLEAN OF MUD AND DEBRIS
AT ALL TIMES. AT COMPLETION OF WORK REMOVE ALL TRASH, WASTE, AND EQUIPMENT. LEAVE THE SITE
CLEAN.

Austin Carolinas New York St. Louis
Office: 319 North 4th Street
Suite 1000
St. Louis, Missouri 63102
p 314.231.5700
f 314.231.0816

Project Team:

BSI Constructors
6767 Southwest Avenue
St. Louis, Missouri 63143

General
Contractor:

p 314.781.7820

Civil
Engineer:

Structural
Engineer:

Mech, Elec, Plum,
Fire Protection
Engineer:

Professional Seal:

13. TEMPORARY IRRIGATION - CONTRACTOR TO PROVIDE TEMPORARY IRRIGATION AT ALL TURF AND
LANDSCAPED AREAS NOT IRRIGATED WITH THE PERMANENT IRRIGATION SYSTEM. THE TEMPORARY
SYSTEM SHALL REMAIN IN OPERATION FOR NO LESS THAN 90 DAYS AND UNTIL TURF IS FULLY
ESTABLISHED. ALL TEMPORARY COMPONENTS SHALL BE REMOVED NO MORE 7 DAYS AFTER WRITTEN
NOTICE FROM THE OWNER.

14. MAINTENANCE - CONTRACTOR SHALL CONTINUE TO MAINTAIN ALL LANDSCAPE AREAS UNTIL FINAL
ACCEPTANCE BY OWNER. THIS SHALL INCLUDE BUT NOT BE LIMITED TO: REPLACING DEAD OR UNHEALTHY
PLANTS, MOWING, WATERING, WEEDING, CULTIVATING, AND MULCHING TO KEEP PLANTS IN A VIGOROUS,
HEALTHY CONDITION.
15. LAWN - SEED ALL AREAS DISTURBED DURING THE CONSTRUCTION PROCESS.
16. IRRIGATION - ALL PLANTED AREAS ARE TO BE IRRIGATED.
17. MATURE TREES - SAVE AS MANY MATURE TREES AS POSSIBLE.

CITY LANDSCAPE REQUIREMENTS
REQUIREMENTS
·
ONE (1) CANOPY TREE AND FOUR (4) SHRUBS SHALL BE
PLANTED EVERY THIRTY (30) FEET OF FRONTAGE WITHIN A
STRIP OF LAND PARALLELING THE ADJACENT STREET AND
HAVING A WIDTH OF NOT LESS THAN TEN (10) FEET.
·
A TOTAL OF TWENTY-FIVE (25) TREES AND NINETY-NINE (99)
SHRUBS ARE REQUIRED WITHIN THE TEN (10) FOOT BUFFER
ALONG ROTT ROAD.
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MAP

LONDON PLANE TREE

Platanus x acerifolia 'EXCLAMATION'

MORTON'S STATE STREET MAPLE

Acer miyabei 'Morton's State Street'

SPREAD

3 - 321" cal.

16'-18'

14'-16'

B&B

STRONG CENTRAL LEADER

321"

10'-12'

10'-12'

B&B

STRONG CENTRAL LEADER

8'-12'

8'-12'

B&B

SINGLE STEM, MATCHING HEIGHTS

4'-6'

2'-3'

B&B

MATCHING HEIGHTS

6'-8'

3'-4'

B&B

MATCHING HEIGHTS

10'-15'

10'-15'

B&B

MATCHING HEIGHTS

5 gal

24"-36"

24"-36"

CONT

30" O.C.

5 gal

24"-30"

30"-36"

CONT

36" O.C.

PLUG

4"-6"

8"-12"

CONT

12" O.C.

3-

cal.

FLOWERING TREES
5

RBD

EASTERN REDBUD

Cercis canadensis 'APPALACHIAN RED'

2 21" cal.

EVERGREEN TREES
68
16
12

PROVIDED
·
TWENTY-FIVE (25) TREES AND ONE HUNDRED (100) SHRUBS
ARE LOCATED WITHIN THE TEN (10) FOOT BUFFER ALONG
ROTT ROAD.

PLT

HEIGHT

TAY
JUN

GGA

TAYLOR JUNIPER

Juniperus virginiana 'TAYLOR'

HETZI COLUMNAR JUNIPER

Juniperus chinensis 'Hetzi Columnaris'

GREEN GIANT ARBORVITAE

Thuja standishii x plicata 'Green Giant'

2 21"

cal.

SHRUBS
169

BOX

79

ABB

BOXWOOD

Buxus 'GREEN GEM

AMERICAN BEAUTYBERRY

Callicarpa dichotoma 'EARLY AMETHYST'

GROUNDCOVER
2200

SED

SEDGE

Carex pensylvanica

LEGEND:

DN

6

UP

GREEN GIANT ARBORVITAE

SEDGE GROUNDCOVER

EASTERN REDBUD

DECORATIVE CONCRETE PATIO AT
BUILDING ENTRANCE

TAYLOR JUNIPER

HETZI COLUMNAR JUNIPER
LONDON PLANE TREE
BOXWOOD

MORTON'S STATE STREET MAPLE

AMERICAN BEAUTYBERRY

PROJECT DESCRIPTION

EXISTING TREES TO BE PRESERVED

12630 Rott Road, Sunset Hills, Missouri 63127

Project Title:
LARGE CANOPY TREES

New Home for Peace
Haven
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The Professional Architect's seal affixed to this sheet
applies only to the material and items shown on this
sheet. All drawings, instruments or other documents not
exhibiting this seal shall not be considered prepared by
this architect, and this architect expressly disclaims any
and all responsibility for such plans, drawings or
documents not exhibiting this seal.
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This drawing and details on it are the sole property of the
architect and may be used for this specific project only.
It shall not be loaned, copied or reproduced, in whole or
part, or for any other purpose or project without the
written consent of the architect.
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12

11

Sheet Title:

LANDSCAPE PLAN
Project Number:

LG v2

1 Landscape Plan
L100

1:30

0

15'

30'

60'
N

Scale: 1"=30'

15038
Drawn By:
JDB
Issue Date:
2019.02.25

Sheet Number:

L101

PU B L I C

H E A R I N G

N O T I C E

NOTICE IS HEREBY GIVEN THAT AT 7:00 P.M. ON THURSDAY, MARCH 28, 2019,
A PUBLIC HEARING WILL BE HELD BY THE BOARD OF ADJUSTMENT IN THE
ROBERT C. JONES CHAMBERS OF CITY HALL, 3939 SOUTH LINDBERGH
BOULEVARD, SUNSET HILLS, MISSOURI. THE BOARD WILL CONSIDER A
NOTICE OF APPEAL, SUBMITTED BY PEACE HAVEN ASSOCIATION, TO WAIVE
REQUIREMENTS

IN

APPENDIX

B

REDEVELOPMENT

OF

PROPERTY

AT

ZONING
12630

REGULATIONS

ROTT

ROAD.

FOR

ANYONE

INTERESTED IN THE PROCEEDINGS WILL BE GIVEN AN OPPORTUNITY TO BE
HEARD. FURTHER INFORMATION ON THIS PROPOSAL IS AVAILABLE AT CITY
HALL, 3939 SOUTH LINDBERGH BOULEVARD IN THE PUBLIC WORKS
DEPARTMENT OR BY CALLING
314-849-3400.

BOARD OF ADJUSTMENT
CITY OF SUNSET HILLS, MO

A-02-19

TO VARY THE SETBACK OF A LOADING ZONE ADJACENT TO A
RESIDENTIALLY ZONED PROPERTY FROM THE REQUIRED 50 FEET
TO 20 FEET.

A-03-19

TO WAIVE THE BUFFER REQUIREMENTS (INCLUDING
LANDSCAPING AND SIGHT PROOF FENCE) BETWEEN
NONRESIDENTIAL PROPERTY AND RESIDENTIALLY ZONED
PROPERTY.

A-04-19
Title:

Appeal, submitted by Phil and Christina Hesse, to vary the maximum size
of a detached garage with attached carports from 1,200 square feet to
1,807 square feet at 10401 East Watson Road.

Owners:

Phil & Christina Hesse
10401 East Watson Road
Sunset Hills, Missouri 63127

Date:

March 2019

SITE

*Maps are for informational use only. Not a representation of the project.
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Summary:
This appeal is to vary the maximum size allowed for a detached garage for an existing
detached garage with two (2) attached carports. The property is located on the north
side of East Watson Road, approximately 270 feet east of Walter Midway Street. The
property is currently zoned R-2 Single Family Residential-20,000 square foot minimum
lot size. The properties to the north are zoned R-4 Single Family Residential-10,000
square foot minimum lot size. The properties to the east, south and west are all zoned
R-2.

History & Staff Analysis:
In 2016, the petitioner applied for a variance to construct a 1,836 square foot garage.
Appendix B Zoning Regulations, Section 4.4-4(F) states:
For any one family or two family dwelling there shall be permitted one detached
garage or covered carport. The detached garage or carport space shall not
exceed two hundred fifty (250) square feet for each three thousand (3,000)
square feet of lot area; provided, that in no event shall such area exceed a total
of one thousand two hundred (1,200) square feet or fifty (50) percent of the
square footage of the footprint of the residence plus attached garage whichever
is smaller. An attached garage, detached garage or carport shall be subject to
the same required setbacks as the main structure. Detached garage roof line
cannot exceed the height of the residence or twenty-four (24) feet whichever is
less.
That appeal was denied and the petitioner received a permit to construct a 1,196 square
foot garage, which is allowed under the City’s current zoning requirements.

After construction of the 1,196 square foot garage, 2 carports (338 square feet and 273
square feet) were added to the ends of the garage without required permits. The total
square footage of the structure is now 1,807 square feet and exceeds the 1,200 square
foot total allowed under the section above by 607 square feet.

2

Per Appendix B Zoning Regulations, Section 9.3-2 Findings: The Board of Adjustment
may grant variances from the strict application of this Ordinance when by reason of the
strict application of this Ordinance or Amendments thereto would result in unusual
difficulty or unreasonable hardship upon the owner of said property; provided that such
variance can be granted without substantial impairment of the intent, purpose and
integrity of this ordinance. It is further provided that this provision shall not permit the
board of adjustment to permit a use of land not authorized by the provisions of this
ordinance for a specific zoning district or to increase the height or volume of a building
or structure or to increase the density of development beyond that permitted by this
ordinance for any particular zoning district.

Before granting a variance, there must be a finding by the Board of Adjustment that all
of the following conditions exist:

(A)

That if the owner complied with the provisions of this ordinance, the owner would
not be able to make any reasonable use of the property which is permitted in the
district in which the property is located.

If the owner complied with the provisions of this ordinance, they would be able to make
use of the property as it currently exists.

(B)

That the difficulties or hardships are peculiar to the property in question in
contrast with those of other properties in the same district.

The difficulties and hardships are not peculiar to this property.

(C)

That the hardship was not the result of the applicant's own action and is not
merely financial or pecuniary.

The hardship is the result of the applicant’s own action. It is not financial or pecuniary.

(D)

That the issuance of a variance will not be detrimental to the public welfare or
health or injurious to other property.

3

Based on the information provided by the Petitioner, this variance should not be
detrimental to the public welfare or health or injurious to other property.

If the Board believes that application of this Ordinance would result in unusual difficulty
or unreasonable hardship upon the owner of said property, this appeal should be
approved.
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PU B L I C

H E A R I N G

N O T I C E

NOTICE IS HEREBY GIVEN THAT AT 7:00 P.M. ON THURSDAY, MARCH 28, 2019,
A PUBLIC HEARING WILL BE HELD BY THE BOARD OF ADJUSTMENT IN THE
ROBERT C. JONES CHAMBERS OF CITY HALL, 3939 SOUTH LINDBERGH
BOULEVARD, SUNSET HILLS, MISSOURI. THE BOARD WILL CONSIDER A
NOTICE OF APPEAL, SUBMITTED BY PHIL AND CHRISTINA HESSE, TO VARY
THE MAXIMUM SIZE OF A DETACHED GARAGE WITH ATTACHED CARPORTS
FROM 1,200 SQUARE FEET TO 1,807 SQUARE FEET AT 10401 EAST WATSON
ROAD.

ANYONE INTERESTED IN THE PROCEEDINGS WILL BE GIVEN AN

OPPORTUNITY TO BE HEARD. FURTHER INFORMATION ON THIS PROPOSAL IS
AVAILABLE AT CITY HALL, 3939 SOUTH LINDBERGH BOULEVARD IN THE
PUBLIC WORKS DEPARTMENT OR BY CALLING 314-849-3400.

BOARD OF ADJUSTMENT
CITY OF SUNSET HILLS, MO

A-04-19

