MINUTES OF THE REGULAR MEETING
OF THE PLANNING AND ZONING COMMISSION
OF THE CITY OF SUNSET HILLS, MISSOURI
HELD ON WEDNESDAY, MARCH 6, 2019

BE IT REMEMBERED that the Planning and Zoning Commission of the City of
Sunset Hills, Missouri met in regular session in the Robert C. Jones Chambers of City
Hall, 3939 S. Lindbergh Blvd., in said City on Wednesday, March 6 2019. The meeting
convened at 7:00 P.M.
The meeting began with those present standing for the reciting of the Pledge of
Allegiance.
ROLL CALL
Present:

Absent:

Terry Beiter
Roger Kaiser
Todd Powers
Mike Svoboda
Brian VanCardo
Rich Gau
Frank Pellegrini
Bryson Baker
Robert E. Jones
Lynn Sprick

-Chairman
-Member
-Member
-Member
-Member
-Member
-Member
-City Engineer
-City Attorney
-Assistant Planner

Steve Young
Michael Hopfinger

-Member
-Member

APPROVAL OF THE MINUTES

Copies of the minutes of the December 5, 2018 Planning and Zoning Commission
meeting were distributed to the members for their review. Mr. Svoboda made a motion to
approve the minutes as submitted. Mr. Kaiser seconded the motion, and it was
unanimously approved.

NEW BUSINESS:

P-01-19

Petition for Amended Conditional Use Permit, submitted by Patches Ellis, to
make changes to the approved Conditional Use Permit for Y Bark Alone by
increasing the total number of dogs allowed per day from 50 to 120 at an
existing dog day care at 10390 Watson Road.

This petition has been postponed until the April 3, 2019 Planning & Zoning
Commission Meeting.

P-02-19

Petition for a Lot Split, submitted by Lisa LeCompte, to divide the property at
12240 Mentz Hill Road into a 1.56 acre parcel and a 9.47 acre parcel.

Mr. Baker stated the lot split will be for the construction of a single family
residence. The 9.47 acre parcel will remain vacant and a home will be constructed on the
1.56 acre parcel. They meet all City regulations and requirements. The City recommends
a new address be issued by St. Louis County and recorded on the plat. Per ordinance,
the petitioner should provide payment to the City in lieu of a sidewalk being constructed.
Herb LeCompte was present and stated his daughter and son-in-law have plans to
build a home once the lot split is approved. He requested clarification and justification for
payment in lieu of sidewalks being due. He asked if the City has plans to improve Mentz
Hill in the future.
Mr. Baker stated per ordinance, it is a requirement.
Mr. LeCompte stated he thought the Ordinance read that payment would only be
requested if the road needed improvement or tree preservation was necessary.
Mr. Baker stated the City would like sidewalks everywhere. The ordinance states
that it is required that the petitioner either construct the sidewalks or pay the City the
funds.
Mr. LeCompte asked if they would be doing road improvement at the site or tree
preservation.
Mr. Baker stated the money is put into an account and used where they see it fit
throughout the City.

Mr. Bieter stated this is an ordinance that occurs with every new development.
Mr. LeCompte asked if the fee is for the entire lot being split or just the
development lot.
Mr. Jones stated the payment for the sidewalks will be for the new lot only.

Mr. Gau made a motion to approve P-02-19 petition for a Lot Split, submitted by
Lisa LeCompte, to divide the property at 12240 Mentz Hill Road into a 1.56 acre parcel
and a 9.47 acre parcel to be approved with the conditions that a new address be issued
by County and recorded on the plat and payment be made in lieu of building sidewalks.
Mr. Pellegrini seconded the motion and it was unanimously approved.

P-03-19

Petition for an Amended Conditional Use Permit, submitted by Home Depot
for the outdoor display of seasonal merchandise, utilizing 44 parking spaces
at 10890 Sunset Plaza.

This item has been removed from the agenda. It will be heard by the Board of
Aldermen on Tuesday, March 12 at 6pm.

P-04-19

Petition for an Amended Development Plan, submitted by Dakota Blenders,
to add a dust collector to the existing facility at 12927 Gravois Road.

Mr. Baker stated this is an amendment to a current development plan. They have
one dust collector that was originally constructed when they took over the property and
they are looking to add a second. They have done considerable expansion to the site and
this is an addition to the expansion effort.
Joe Horton, Vice President of operations, was present.
Mr. Beiter asked if this improvement will be on the west side of the building.
Mr. Horton stated that it will be on the west side of the building and it will not be
heard.
Mr. Gau asked if staff recommends screening.
Mr. Horton responded yes, this was recommended by staff and is not a problem.

Mr. Baker asked how this compares to the current dust collector.
Mr. Horton stated it sucks nuisance dust out of the building, cycling clean air back
into the building. There was a decibel reading and the new collector will be considerably
quieter than the current one.

Mr. Powers made a motion that P-04-19 petition for an Amended Development
Plan, submitted by Dakota Blenders, to add a dust collector to the existing facility at
12927 Gravois Road be recommended to the Board of Alderman for approval with the
condition that the petitioner meets screening requirements. Mr. Gau seconded the motion
and it was unanimously approved.

P-05-19

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

P-06-19

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

P-07-19

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

Ms. Sprick stated Peace Haven presented a concept plan. They met with staff and
talked about the use. The use stated on the ordinance is rehabilitation and nursing care
center, which they are not. The best way to proceed is to add a text amendment defining
the use, change the zoning district, and include a preliminary development plan. The text
amendment involves three parts. The use is defined as a non-medical religious institution.
A nursing facility providing nursing services for both in and out patient care. This use has
been placed in an appropriate zoning district. Nursing care is in C-1, which is similar,
which allows it to be permitted in a planned district. They are proposing parking of one
space per every four beds, plus one space per bed for visitor parking, and one space per
every two employees. They would be re-zoning from R-2 to PD-LC(C). The building has
been in existence before annexed into the City and is considered non-conforming. The
facility needs re-development and since it is non-conforming, it has to meet current zoning
requirements. A development plan is required, as well. The footprint of the new facility is
similar to what is currently established. It will be done in phases, to move current
residents during construction. Two variances will be required by the Board of Adjustment.

Between PD-LC and residential districts, a landscape buffer and a 6-8 foot fence is
required. Rott Road is along the front of the property and the other three sides are
surrounded by Laumeier Sculpture Park. Laumeier may not want a fence. Staff is asking
for variances on the loading zones that will be less than 50 feet from residentially zoned
property, which is Laumeier. Staff asks that a condition for a sign to be placed at the front
corner of the building, preventing drivers from confusion that it is a service drive aisle.
Paul Boyer, with Civil Engineering Design Consultants, was present with Leslie
Gerber, Executive Director, and Valerie Hickam, Director of Operations at Peace Haven.
The lot is 5.07 acres on the east side of Rott Road. Laumeier borders the entire property
besides along Rott Road. All access points will remain the same besides one on Rott
Road, which will be pushed to the north. The facility has occupied this property since
1952. As stated, they are a Christian Science Nursing Facility. They plan to do selective
construction, gradually demolishing the old building, while building the new one. The text
amendment would be in Appendix B, section 3.1 and in Section 4.9-3, adding nonmedical religious institution as the use. In Section 6.5-1, schedule of off-street parking
requirements, “Non-religious medical institution – One space for every four beds, plus one
space for every two employees, plus one space per bed for visitor parking,” would be
added. The building will be done in three phases. Phase one is a single story intermediate
care, skilled nursing center. Phase two will update the light assist, memory care, staff
offices, a commercial kitchen and laundry areas. Phase three will update contract rooms
for nurses, the chapel, and additional offices. February 24, 2019 there was a meeting held
with neighbors, only four residents were present and made favorable comments. On site
circulation and ADA compliance will be improved. Stormwater mitigation will be put into
place. It is estimated construction will take 32 months. The proposed development will be
made mainly of stone and brick with a residential feel.
Mr. Beiter asked Ms. Sprick to explain the sign being requested.
Ms. Sprick stated that it will be in front of a service drive and is not intended for
public use. Since it is not a drive aisle, it does not need to meet requirements and has
been submitted to the fire department to ensure it is wide enough for their standards. The
City is asking for a sign to be placed, so no one drives on it.
Mr. Gau asked if the service trucks usually back in from Rott Road and if this will
eliminate them having to do that.
Mr. Boyer replied yes.
Mr. Beiter asked if construction is estimated to be completed in less than three
years and if there was anything they would have to come back for.

Mrs. Sprick stated that after presenting to the Board of Alderman, Board of
Adjustment is scheduled at the end of March. Once they are approved they will come
back and present the final development plans.
Mr. Beiter inquired about sidewalks and the future plan for that area.
Mrs. Sprick stated that the petitioners requested to pay the fee in lieu of installing
sidewalks.
Mr. Baker stated that sidewalks may eventually be constructed between Lindbergh
Boulevard and Laumeier, and to the south after applying for grants. It is stated that it may
be years before we get to that point; the money is put into an account and used in other
places.
Mr. Baker inquired about the total investment amount for this project.
Mr. Boyer stated $18 million.
Mr. Gau asked if there is something they can add to prevent extending the project
past the 32 months.
Mr. Jones stated there is nothing that can be placed in to prevent this, but it is a
phase project so each phase could stand alone to help move along completion.
Mr. Boyer stated that they would not be building foundations until each phase is
complete.
Mr. Gau asked if the change of zoning to C-1 would change all of C-1 from now on.
Mrs. Sprick stated yes, petitioners will be able to apply for this type of use in the
future.
Mr. Gau asked if parking would pertain to just this planned development.
Ms. Sprick stated it is just for this specific use.
Mr. Beiter inquired about the new zoning ordinance, asking if this change would be
added into it.

Ms. Sprick stated city staff is trying to keep up with new text amendments and
relaying that information to the company performing the zoning code update.
Mr. Pellegrini asked how the project is being funded.
Mrs. Gerber stated that 80% of the project is currently funded with a commitment
and pledge from a foundation.
Dale Stoecklein, of 12675 Rott Road, is concerned that other commercial uses
could be allowed with the zoning change.
Mr. Beiter stated that they cannot change their use because it is a planned
development.
Mr. Stocklein would like to make sure significant buffering is placed along Rott
Road.
Ms. Sprick stated there are landscape requirements of one tree and four shrubs
every 30 feet.
Mr. Baker stated that the landscape plan meets all City requirements.
Michael Lenz, of 12643 Rott Road, is concerned about stormwater runoff.
Mr. Boyer stated that the two basins have storm pipes that run down Rott Road.
Mr. Lenz asked how the slope in the middle of the property will be addressed and if
there would be any chain link fencing.
Mr. Boyer stated that they are intercepting all runoff and directing it into the basin,
so less will be going down the slope. The grades are being lowered to help with runoff, as
well.
Ms. Sprick stated that Metropolitan Sewer District (MSD) will review plans to make
sure they meet all requirements and that all runoff is addressed properly.
Mr. Gau inquired if construction will effect what the City has done to improve the
road in that area.
Mr. Baker stated no, it will not impact the road ways.

Brian Goez, of 12705 Rott Road, stated that water run off goes into his and his
neighbor’s house. The run off is degrading his yard and a retaining wall will have to be
built. He believes the new plan will make it worse.
Mr. Boyer stated there are two new watersheds for the site. The run off is collected
by a pipe and put into the water retention area, and directed down Rott Road.
Mr. Goez stated the creek is between his home and his neighbor’s home.
Mr. Baker stated there shouldn’t be more water in that area. There are
mechanisms used to make it better. He offered to have City staff come out and look at it.
Mr. Goez works from home and sees people walk that area of Rott Road. They cut
through his property for safety due to the rock placed in that area.
Mr. Baker stated there will not be changes made to the roadway. The City has
applied for a grant to add sidewalks to Rott Road, which was declined. The City will apply
again in the future. Based on the terrain it is very costly.
Piper Fuhr, of 12661 Rott Road., asked if they are increasing beds and parking
spaces. Rott road is dangerous and she is concerned the South entry and exit area will
make it more dangerous. She is expecting there will be more traffic in and out causing a
safety issue.
Mr. Boyer stated there will be no increase in traffic.
Mrs. Gerber added that both entrances are used currently and the plans give more
parking options.
Mr. Gau asked if increase of traffic on Rott Road was looked at and considered by
staff.
Mr. Baker said no, since there will be the same amount of beds. He asked if there
is a plan for an increase in staff.
Mrs. Gerber stated that they have had an increase of staff over the last 4-5 years,
but not in last two. There are 65 employees over a 24 hour period; the most working is 25
at one time.
Mr. Baker stated traffic issues are mainly only during peak hours.

Mrs. Gerber stated shifts are not during peak hours.
Jerry Kousch, of 27 Maclane Court, asked if once the plan is approved if it can be
changed.
Mr. Beiter stated no.
Mr. Pellegrini asked for clarification on stormwater. He asked if they are collecting
100% or if some is still getting diverted onto Rott Road.
Mr. Boyer stated all impervious areas will be collected. Once collected, it will be
treated with oversized bio-retention basins, and mitigated. The basin infiltrates and
removes a significant amount out of the water. All stormwater cannot physically be
collected. They cannot break watershed and cannot put an inlet on the road. MSD
requirements are very stringent; they are not allowed to make the situation worse.
Dramatic improvements will be made to what is currently in place. No water will be
diverted and they are not allowed to do so.
Mr. VanCardo asked Mr. Baker if it is possible for the Laumeier sidewalk to be
extended down Maclane Court, and if that would improve the drainage for the roadway.
He asked based on the current design, would they have to offset the basin further to the
south.
Mr. Baker stated that everything is on their property. The work the City would do
would have to be in the right of way and the work would be very costly.
Mr. VanCardo asked if they were paying for the improvements to the sidewalk at
this point in time.
Mr. Baker responded no, that it is a generic cost. The City would have to do the
construction, retaining walls, and purchase right of way from them. It is not very feasible.

Mr. Powers made a motion that P-05-19 Petition for a Text Amendment, submitted
by Peace Haven Association, adding “Non-medical religious institution” as a conditional
use in the C-1 Commercial District be recommended to the Board of Alderman for
approval. Mr. Svoboda seconded the motion and it was unanimously approved.

Mr. Powers made a motion that P-06-19 Petition for a Change of Zoning, submitted
by Peace Haven Association, from R-2 Single Family Residential - 20,000 square foot

minimum lot size, to PD-LC(C) Planned Development – Limited Commercial at 12630
Rott Road be recommended to the Board of Alderman for approval. Mr. Gau seconded
the motion and it was unanimously approved.

Mr. Powers made a motion that P-07-19 Petition for a Preliminary Development
Plan, submitted by Peace Haven Association, for the redevelopment of property at
12630 Rott Road be recommended to the Board of Alderman for approval with the
conditions that the variances must be approved by the Board of Adjustment, a service
lane must be approved by Fenton Fire District, a sign must be placed at the service drive
aisle, payment be made in lieu of sidewalk construction, and the final development plan
must be filed. Mr. Pellegrini seconded the motion, with 6 ayes votes and 1 nay vote, the
motion was approved.

P-08-19

Petition for a Text Amendment, submitted by the City of Sunset Hills, adding
“Tattoo Establishment” as a use in the PD-LI Planned Development – Light
Industrial District.

Mr. Baker stated based on other developments in the City, staff thought it would be
a good time to bring this up.
Mrs. Sprick stated they have to allow the use somewhere in the City.
Mr. Jones stated arguably, it may fall within a more general category that is already
present. Rather than letting it be allowed to be treated as a typical zoning classification,
the City is putting it into a place that it is more appropriate.
Mr. Gau asked if this would make it to where it is only allowed in PD-LI.
Mr. Jones responded yes.
Mr. Gau inquired on where PD-LI is located.
Mr. Baker stated that it is located in areas such as Old Gravois and Gravois
Industrial Court.

Mr. Gau made a motion that P-08-19 petition for a Text Amendment, submitted by
the City of Sunset Hills, adding “Tattoo establishment” as a use in the PD-LI Planned

Development – Light Industrial District be recommended to the Board of Alderman for
approval. Mr. Svoboda seconded the motion and it was unanimously approved.

OTHER MATTERS DEEMED APPROPRIATE

Mr. Pellegrini nominated Mr. Gau as Vice Chairman.
Mr. Beiter made a motion to approve Mr. Gau by acclamation. It was unanimously
approved.

Mr. Pellegrini inquired the concept of method of control on projects where
contractors start, damage neighboring properties, and walk away.
Mr. Jones stated escrow deposits are used for public property damage, but there is
nothing that can be done to protect residentially owned properties.
ADJOURNMENT

Mr. Powers made a motion to adjourn the meeting at 8:38 P.M. Mr. Gau seconded
the motion, and it was unanimously approved.
Recording Secretary

Sarina Cape

