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PLANNING & ZONING COMMISSION 
Thursday, October 1, 2020 - 7:00 pm  
For more information, contact Brenda Cueller at 636-625-7936 or 
bcueller@lakesaintlouis.com.  

 
 
This meeting will be conducted by video and teleconference only, via Zoom.  The public may participate 
using the following information: 
 

To join by computer 
or mobile application 
(video and/or audio): 

https://www.zoom.us/ or 
https://us02web.zoom.us/j/89278086254?pwd=MTZ2NG5JQ1lQM1pJcWNU
SzZ1aWJGdz09 
 

To join by telephone 
(audio only): 

+1 312 626 6799 
 
 

Meeting ID: 892 7808 6254 
 

Password: 87454293 
 

 
AGENDA 

 
I. CALL TO ORDER 

 
II. ROLL CALL            

 
   

 
 
 
 
 
 
 
 
 
 
   
 Also present: Louis Clayton, AICP, Director of Community Development 
  Matthew Kuelker, Senior Project Manager 
 Brenda Cueller, Recording Secretary 

 
III. APPROVAL OF AGENDA 

 
IV. APPROVAL OF MEETING MINUTES  

 

Regular meeting of September 3, 2020  
 

V. PUBLIC COMMENT  
 

Present Absent 
Pearson Buell, Chairman ______ ______ 
Tom Mispagel, Vice Chairman ______ ______ 

Rhonda Ferrett ______ ______ 

Glen Heiman ______ ______ 

Tom O’Connor ______ ______ 

Ken Spoden ______ ______ 

Dominique Stoddard ______ ______ 

Mayor Kathy Schweikert ______ ______ 

Alderman John Pellerito ______ ______ 
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VI. PUBLIC HEARING – TABLED BUSINESS 

 
1.  Text Amendment – Church Facilities  

Text amendments to Municipal Code Title IV: Land Use, to allow permanent 
church, mosque, synagogue, tabernacle, temple or other similar church 
facility used for congregational gathering along with related administrative 
and support offices in the “LI” Light Industrial Zoning District. 
 

 
VII. PUBLIC HEARING - NEW BUSINESS   

 
1.  8676 Orf Road – St. Louis Bridge Church  

Site Plan Review and Special Use Permit: Consideration of a request by 
Steve Thacker, applicant on behalf of MG Keeven Properties LLC, owner, for 
the following: 
1.  Continued operation of an existing 5,600-square-foot church known as St. 

Louis Bridge Church. 
2.  Operation of a daycare facility. 
3. Installation of a 2,946-square-foot enclosed children’s play area.  
4.  Construction of a 364-square-foot storage building. 

 
2.   Highway N – Tidal Wave Express Car Wash 

Site Plan Review:  Consideration of a request by Edison Real Estate Twelve, 
LLC, applicant, on behalf of JDN Enterprises, LLC, owner, for the 
construction of an approximately 5,300-square-foot car wash to be known as 
Tidal Wave Express Car Wash. 
 

VIII. OTHER BUSINESS 
 

Election of a Planning and Zoning liaison for the Development Review Board 
(DRB). 

 
IX. COMMISSION AND STAFF COMMENTS 
 
 X. ADJOURNMENT 



 

 

CITY OF LAKE SAINT LOUIS 

PLANNING AND ZONING COMMISSION 

REGULAR MEETING 

SEPTEMBER 3, 2020 
 
 

The City of Lake Saint Louis Planning and Zoning Commission met on Thursday, 
September 3, 2020, 5:00 p.m. at Lake Saint Louis Civic Center, Lake Saint Louis, 
Missouri. 
 
ROLL CALL: 
 
Chairman Pearson Buell called the meeting to order. Present: Commissioners 
Glen Heiman, Tom Mispagel, Dominique Stoddard, Alderman John Pellerito and 
Alderman Gary Torlina in lieu of Mayor Schweikert.  Absent: Commissioners 
Rhonda Ferrett and Tom O’Connor. Also present: Louis Clayton, Director of 
Community Development, and Brenda Cueller, acting as recording secretary.   
 
Chairman Buell wanted to acknowledge Bill Fridley’s service on the Commission 
 
PUBLIC COMMENT: 
 
There were no comments made, the meeting continued. 
 
APPROVAL OF AGENDA:  
 
MOTION TO APPROVE AGENDA: 
 

Vice Chairman Mispagel made a motion to approve the September 3, 2020 
regular meeting agenda. The motion was seconded by Alderman Pellerito 
and the motion carries. 

 
MOTION TO APPROVE THE SEPTEMBER 3, 2020 REGULAR MEETING 
AGENDA IS HEREBY APPROVED, AS NOTED ABOVE.  
 
APPROVAL OF MINUTES:  August 6, 2020 
 
 Commissioner Heiman stated he voted in favor of the Hawk Ridge Senior 

Living project because of the following statement made in the meeting: 
 

There was a builder who presented a seven-story building on the 
parcel next to this site approximately 15 years ago.  The seven-
story building was attractive with turrets that made it very 
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distinctive.  The builder was turned down by the Planning and 
Zoning Commission because those turrets made the total height 
74 feet.  The City’s requirements were for no more than 70 feet.  
The builder came back with a second proposal without the 
turrets, resulting in an ugly seven-story building.  The surrounding 
property owners, at that time, could accept a five-story building.  
For whatever reason, the project did not go forward.  Now there 
are three-story buildings proposed for senior living.  The 
surrounding property owners are against the approval of this 
project, even though it meets all of the City’s guidelines. 

 
MOTION TO APPROVE MINUTES: 
 

Vice Chairman Mispagel made a motion to approve the amended minutes 
from the August 6, 2020 Planning and Zoning Commission regular meeting 
and approve as amended.  The motion was seconded by Alderman 
Pellerito and the motion carries. 

 
THE AMENDED MINUTES FROM THE AUGUST 6, 2020 PLANNING AND 
ZONING COMMISSION REGULAR MEETING ARE HEREBY APPROVED, AS 
NOTED ABOVE. 
 
PUBLIC COMMENT: 
 
 There were no comments, the meeting continued. 
 
PUBLIC HEARING – NEW BUSINESS: 
   

1.  8676 Orf Road – St. Louis Bridge Church  
Site Plan Review and Special Use Permit: Consideration of a request 
by Steve Thacker, applicant on behalf of MG Keeven Properties LLC, 
owner, for the following: 
1. Renewal of a Special Use Permit to allow the continued operation of 

an existing 5,600-square-foot church known as St. Louis Bridge 
Church. 

2. Installation of a 2,946-square-foot enclosed children’s play area. 
3. Construction of a 364-square-foot storage building. 
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Chairman Buell stated staff requested this item be removed from the 
agenda. 
 

MOTION TO REMOVE FROM AGENDA: 
 

Vice Chairman Mispagel made a motion to remove the Site Plan Review 
and Special Use Permit for St. Louis Bridge Church at 8676 Orf Road from 
the agenda. The motion was seconded by Alderman Pellerito and the 
motion passes. 

 
MOTION TO REMOVE SITE PLAN REVIEW AND SPECIAL USE PERMIT FOR 
ST. LOUIS BRIDGE CHURCH AT 8676 ORF ROAD FROM THE AGENDA IS 
HEREBY APPROVED, AS NOTED ABOVE. 

 
2.  Text Amendment – Church Facilities 

Text amendments to Municipal Code Title IV: Land Use, to allow 
permanent church, mosque, synagogue, tabernacle, temple or other 
similar church facility used for congregational gathering along with 
related administrative and support offices in the “LI” Light Industrial 
Zoning District. 

 
MOTION TO TABLE: 
 

Vice Chairman Mispagel made a motion to table the Text Amendment 
regarding church facilities until the October 1, 2020 meeting. The motion 
was seconded by Alderman Pellerito and the motion passes. 

 
MOTION TO TABLE THE TEXT AMENDMENT REGARDING CHURCH 
FACILITIES UNTIL THE OCTOBER 1, 2020 MEETING IS HEREBY 
APPROVED, AS NOTED ABOVE. 
 

3.  Text Amendment – Business Associations  
Text amendments to Municipal Code Title IV: Land Use, regarding 
business associations. 

 
Chairman Buell opened the meeting to a public hearing as duly advertised 
in a legal publication on the above noted topic. 
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Louis Clayton, Director of Community Development, stated it came to the 
City’s attention that the business association for Hawk Ridge Business 
Park was not active and not maintaining the common amenities, which 
includes a landscaped island on Hawk Ridge Circle.  Mr. Clayton 
discussed the proposed text amendments to establish minimum 
requirements for business associations. 
 
Public Hearing closed 

 
The Commission discussed the proposed text amendment.  
 

MOTION TO RECOMMEND APPROVAL: 
 

Vice Chairman Mispagel made a motion to recommend approval of the 
proposed Text Amendments to the Board of Aldermen as submitted. The 
motion was seconded by Commissioner Heiman and the motion passes. 

 
MOTION TO RECOMMEND APPROVAL OF THE PROPOSED TEXT 
AMENDMENTS TO THE BOARD OF ALDERMEN AS SUBMITTED IS HEREBY 
APPROVED, AS NOTED ABOVE. 

 
COMMISSION DISCUSSION & COMMENTS FROM STAFF: 
 
1.  Louis Clayton stated the projects received for the October meeting.   
 
2.  Louis Clayton stated Commissioner Ferrett is unable to attend the Planning 

and Zoning meetings at 5:00 p.m. and asked the Commission what time they 
would prefer for their meetings.   

 
3. Commissioner Heiman stated he does not want his amendment to the minutes 

to reflect on Brenda.  He stated she does an excellent job taking the minutes 
for the Commission. 

   
ADJOURNMENT: 
 
There was no further business to come before the Planning and Zoning 
Commission, the meeting was, on motion duly made, seconded and unanimously 
voted on, adjourned at 5:30 p.m. 
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Brenda Cueller 
Serving as recording secretary of the meeting 
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MEETING DATE October 1, 2020 

APPLICANT City of Lake Saint Louis 

APPLICATION 
TYPE 

Text Amendment 

SUMMARY 

Consideration of text amendments to Municipal Code Title IV: Land Use, 
to allow permanent church, mosque, synagogue, tabernacle, temple or 
other similar church facility used for congregational gathering along with 
related administrative and support offices in the “LI” Light Industrial 
Zoning District. 

STAFF Louis Clayton, AICP, Director of Community Development 

 
 
BACKGROUND & SUMMARY 
 
In 2006, the St. Gianna Catholic Church requested permission to operate a temporary church 
facility at 8676 Orf Road. At the time, church facilities, whether temporary or permeant, were 
prohibited in the “LI” Light Industrial District. In association with this request, the Board of 
Aldermen approved a text amendment (Ordinance 2304) to allow the following as a special 
permit use in the “LI” Light Industrial Zoning District: “Church, mosque, synagogue, tabernacle, 
temple or other similar church facility used for congregational gathering along with related 
administrative and support offices for a period of time not to exceed thirty-six (36) months.”  
 
On May 19, 2014, the Board of Aldermen granted a special use permit to the St. Louis Bridge 
Church allowing the operation of a temporary church facility at 8676 Orf Road. The special use 
permit expired on May 19, 2017; however, the church remained in operation. The applicant now 
requests permission to operate the church facility permanently. In association with this request, 
staff proposes a text amendment to allow permanent church, mosque, synagogue, tabernacle, 
temple or other similar church facility used for congregational gathering along with related 
administrative and support offices in the “LI” Light Industrial Zoning District.  
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TEXT AMENDMENTS 
 
Title IV: Land Use 
 

Chapter 410 Zoning Districts and Regulations 
  
 Article VIII “LI” Light Industrial District 
   
  Section 410.410 Special Use Permit 
    

A. The following uses shall be permitted in the "LI" District if 
deemed appropriate by the Board of Aldermen under the 
provisions of Special Use Permits, Chapter 420, Article II, 
Sections 420.060 et seq. 
 

13. Church, mosque, synagogue, tabernacle, temple or 
other similar church facility used for congregational 
gathering along with related administrative and support 
offices for a period of time not to exceed thirty-six (36) 
months. 

 
CONCLUSION 
 
Temporary church facilities have been an allowable special use in the “LI” Light Industrial 
Zoning District since 2006, and the St. Louis Bridge Church located at 8676 Orf Road has been 
in operation since 2014. Staff is not aware of any issues associated with its operation, and staff 
is of the opinion that permanent church facilities are an appropriate special use in the “LI” Light 
Industrial District.  
 
STAFF RECOMMENDATION  
 
To recommend approval of the proposed text amendments to the Board of Aldermen.  
 
MOTION 
 
Staff recommends the following motion which can be read verbatim or modified as desired:  
 

“I move to recommend approval of the proposed Text Amendments to the Board of 
Aldermen as submitted.”  
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MEETING DATE October 1, 2020 

PROJECT 
LOCATION 
 

8676 Orf Road (Lot 1 Wies Keeven Industrial Subdivision) 

 
 

APPLICANT Steve Thacker 

OWNER MG Keeven Properties LLC 

LOT SIZE 1.408 acres  

ZONING “LI” Light Industrial 

APPLICATION TYPE Site Plan Review and Special Use Permit 

PROPOSAL 

1.  Continued operation of an existing 5,600-square-foot church known as St. 
Louis Bridge Church. 
2.  Operation of a daycare facility.   
3.  Installation of a 2,946-square-foot enclosed children’s play area.  
4.  Construction of a 364-square-foot storage building. 

STAFF Louis Clayton, AICP, Director of Community Development 
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BACKGROUND  
 
The subject property is located at the southeast corner of Orf Road and Wies Industrial Drive. 
The property contains a 16,000-square-foot multi-tenant commercial building that was 
constructed in 2005. The building is currently occupied by St. Louis Bridge Church, CrossFit 
Trenches, VROBI (sporting goods), and H&A Mechanical Services. Adjacent land uses and 
zoning designations are summarized in the following map and chart:  
 

Direction Land Use Name Zoning 

North Cemetery Calvary Cemetery “BP” Business Park 

East Industrial Charter Communications “LI” Light Industrial 
Southeast Government Lake Saint Louis Public Works “LI” Light Industrial 

South 
Commercial 
(under 
construction) 

NA “LI” Light Industrial 

Southwest Vacant NA “LI” Light Industrial 

West Commercial Armstrong Plumbing “LI” Light Industrial 
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COMPREHENSIVE PLAN 
 
The Comprehensive Plan’s Future Land Use Map designates the subject property as “Light 
Industrial/Flex Space”. Excerpts from the Comprehensive Plan are included below.  
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PROJECT DESCRIPTION 
 
The applicant proposes the following: 
 

 Continued operation of an existing 5,600-square-foot church known as St. Louis Bridge 
Church. 

 Operation of a daycare facility.   
 Installation of a 2,946-square-foot enclosed children’s play area.  
 Construction of a 364-square-foot storage building. 

 
No changes to the site access, circulation, parking, loading, landscaping, lighting or building 
design are proposed. The project requires approval of a Site Plan Review and a Special Use 
Permit.  
 
Special Use Permit 
 
Church Facility 
The “LI” Zoning District lists the following as an allowable special use: “Church, mosque, 
synagogue, tabernacle, temple or other similar church facility used for congregational gathering 
along with related administrative and support offices for a period of time not to exceed thirty-six 
(36) months.” 
 
On May 19, 2014, the Board of Aldermen granted a special use permit to the applicant allowing 
the operation of a 5,600-square-foot temporary church facility at the subject location for three 
years. The special use permit expired on May 19, 2017, however the church remained in 
operation. The applicant now requests permission to operate the church facility permanently. 
According to the applicant, typical worship services start at 11 AM on Sundays, the church has 
one employee, and a seating capacity of 300.  
 
In association with this request, staff is proposing a text amendment to allow permanent church, 
mosque, synagogue, tabernacle, temple or other similar church facility used for congregational 
gathering along with related administrative and support offices in the “LI” Light Industrial Zoning 
District.  
 
Daycare Facility 
Daycare facilities are not a permitted use in the “LI” Zoning District; however, Section 
410.405(A)(1)(x) of the Municipal Code states: “Any proposed use that is not listed above shall 
be reviewed by the Planning and Zoning Commission and forwarded with a recommendation to 
the Board of Aldermen for final determination and approval.”  
 
The proposed daycare facility will share the same space as the church facility but the two will 
not operate at the same time. According to the applicant, the proposed hours of operation are 
6:30 AM to 6 PM; capacity is 56 to 80 children ages 6 weeks to 12 years; and, the facility will 
have 6 to 8 employees. A 2,946-square-foot children’s play area is proposed at the rear of the 
building, and will be enclosed by a six-foot tall white vinyl semi-private fence. 
 
According to the approved site plan for the property, there are 27 parking spaces on site. The 
parking requirements for daycare centers are “one (1) space for each staff member or employee 
plus convenient and safe opportunities for the pickup and discharge of children from autos or 
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buses.” Because the parking requirements for daycare facilities are less than church facilities, 
and the two won’t operate at the same time, no additional parking spaces are required.  
 
Criteria for Approval  
Approval or denial of a special use permit shall be based upon the following criteria found in 
Section 405.340.D of the Municipal Code: 

 
1. The proposed special use complies with all applicable provisions of this Code, the 

City’s Comprehensive Plan and good planning practice. 
2. The proposed special use at the specified location will contribute to and promote the 

general welfare, health, safety and convenience of the public. 
3. The location and size of the special use, the nature and intensity of the operation 

involved in or conducted in connection with it, and the location of the real property 
with respect to streets giving access to it are such that the special use will not 
adversely affect the immediate neighborhood so as to prevent development and use 
of neighboring property in accordance with the applicable zoning district regulations. 
In determining whether the special use will adversely affect the immediate 
neighborhood, consideration shall be given to: 

a. The location, nature and height of buildings, structures, walls and fences on 
the real property; and 

b. The nature and extent of proposed landscaping and screening on the real 
property. 

4. Off-street parking and loading areas will be provided in accordance with the 
standards set forth in this Code. 

5. Adequate utilities, drainage and other such necessary facilities have been or will be 
provided on the real property. 

6. Adequate access roads, entrances and exit drives shall be provided and shall be so 
designed to prevent traffic hazards and to minimize traffic congestion on public 
streets and alleys. 

 
Site Plan 
 
Storage Building 
Construction of a 364-square-foot storage building is proposed at the rear of the building. 
420.100(A)(6) of the Municipal Code states that “Except as restricted elsewhere in the Municipal 
Code, structures for storage incidental to a permitted use will be permitted by Site Plan 
approval…” The proposed structure is +/- 10 feet tall, and will be covered in vinyl lap siding to 
match the exiting building color.  
 
Children’s Play Area 
A 2,946-square-foot children’s play area is proposed at the rear of the building, and will be 
enclosed by a six-foot tall white vinyl semi-private fence. 
 
CONCLUSION  
 
Church Facility  
The existing church facility has been in operation since 2014 and staff is not aware of any issues 
associated with its operation. Staff is of the opinion that the proposed use meets the criteria of 
approval for special use permits specified in Section 405.340.D of the Municipal Code. 
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Daycare Facility 
The proposed daycare facility, while not listed as a permitted use in the “LI” Light Industrial District, 
may be allowed at the discretion of the Board of Aldermen. Staff is of the opinion that the proposed 
use is appropriate at the subject location for the following reasons:  
 
 The daycare will be operated by the St. Louis Bridge Church which is an existing allowable use, 

and the two facilities will share the same building space.  
 The other building tenants are commercial, not industrial uses, which are compatible with a 

daycare use.  
 The building fronts on Orf Road and is located at the periphery of the industrial subdivision (as 

opposed to the interior).  
 In addition to church facilities, nonindustrial uses that are permitted in the “LI” District include 

“Recreational uses (enclosed or open), including tennis, handball or paddle-ball, swimming, 
skating, gymnasiums or health club, bowling, etc., but excluding outdoor theatres.” 

 Daycare facilities are an allowable special use in other nonresidential districts with including 
“CB” Community Business, “HC” Highway Commercial and “PA” Planned Activity Zoning 
Districts, and a permitted use in the “BP” Business Park Zoning District. 

 Two daycare facilities are located within a ½ mile radius: Learning Lodge West (5101 Lake 
Saint Louis Boulevard) and The Bright Start Academy (1000 Wyndgate Ridge Drive).   

Staff is of the opinion that the proposed use meets the criteria of approval for special use permits 
specified in Section 405.340.D of the Municipal Code. 
 
Storage Building & Children’s Play Area  
The proposed storage building and children’s play area comply with the applicable requirements of 
the Municipal Code. 
 
STAFF RECOMMENDATION 
 
To recommend approval of the Site Plan and Special Use Permit to the Board of Aldermen as 
submitted.  
 
MOTION 
 
 The following motion can be read verbatim or modified as desired:  
 

“I move to recommend approval of the Site Plan and Special Use Permit to the Board of 
Aldermen as submitted”.  
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MEETING DATE October 1, 2020 

PROJECT 
LOCATION 
 

Southwest corner of Highway N and Sommers Road (Lot 1 of Sommers & 
Highway N Subdivision)

 
 

APPLICANT Edison Real Estate Twelve, LLC 

PROPERTY 
OWNER 

JDN Enterprises, LLC 

LOT SIZE 1.01 acres (proposed)  

ZONING “HC” Highway Commercial 

APPLICATION 
TYPE 

Site Plan Review  

PROPOSAL 
Construction of an approximately 5,300-square-foot car wash to be known as 
Tidal Wave Express Car Wash. 

STAFF Louis Clayton, AICP, Director of Community Development 
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BACKGROUND  
 
The subject property is located on the south side of Highway N between Ronald Reagan 
Drive/Sommers Road and Ridgeway Drive. The property is currently vacant and has a zoning 
designation of “HC” Highway Commercial District. Adjacent land uses and zoning designations 
are summarized in the following map and chart:  
 

Direction Land Use Name Zoning 

North Commercial Hawk Ridge Village “PD” Planned Development 

East Commercial QuikTrip “HC” Highway Commercial 

South 
Common 
Ground 

 “HC” Highway Commercial 

West 
Common 
Ground 

 “HC” Highway Commercial 
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COMPREHENSIVE PLAN 
 
The Comprehensive Plan’s Future Land Use Map designates the subject property as “Corridor 
Commercial”. Excerpts from the Comprehensive Plan are included below.  
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PROJECT DESCRIPTION 
 
The applicant proposes to the construction of an approximately 5,300-square-foot car wash to 
be known as Tidal Wave Express Car Wash. “Automobile wash services” are a permitted use in 
the “HC” Highway Commercial District. The project requires approval of a Site Plan Review.   
 
Dimensional Standards 
The proposed building complies with the following dimensional standards of the “HC” Highway 
Commercial Zoning District.  
 
  Required (Section 410.600) Proposed (+/-) 
Height 35 feet (maximum) 31 feet 
Front Yard Setback 42 feet (minimum) 72 feet  
Side Yard Setback 9 feet (minimum) 14 feet (west) 

103 feet (east) 
Rear Yard Setback 20 feet (minimum) 37 feet 

 
Access & Circulation 
The site has access from Highway N and Sommers Road via an existing driveway shared with 
QuikTrip. No additional curb cuts on Highway N or Sommers Road are proposed. Sidewalks are 
not required or proposed for this development.  
 
Parking 
For this use, one parking space is required per 165 square feet of gross leasable floor area. For 
this project, 23 parking spaces are required and 24 parking spaces are proposed. One loading 
space is required and provided at the southwest corner of the site. Twenty-three vacuum arches 
are located in the parking lot, and each is +/- 12 feet tall. 
 
Stormwater Management 
Stormwater runoff from the site will be piped to an existing regional retention pond to the south 
of the site. The Public Works Department finds the stormwater plan acceptable. 
 
Landscaping 
The proposed landscaping complies with and/or exceeds the minimum planting requirements for 
street trees, parking lot trees and building foundation landscaping found in Section 245.030 of 
the Municipal Code. The City’s contracted arborist has reviewed the landscape plan and is of 
the opinion that the landscape design and plant selection is acceptable.  
 
In 2008, the City approved the site plan for QuikTrip which included a 6-foot privacy fence and 
landscape buffer in the common area between QuikTrip, the subject property, and the adjacent 
single-family properties in the Sommers Landing Subdivision. Staff has requested that the 
applicant verify that the existing landscape buffer is in general conformance with approved 
landscape plan or submit justification that the existing vegetation provides a landscape buffer of 
equal or better quality to that which is shown on the approved landscape plan from 2008. 
 
According to the applicant’s landscape architect, 31 trees were either never planted or have 
been removed, and very few of the specified plant types were planted per the approved plan. 
In staff’s opinion, the applicant has not submitted sufficient justification that the existing 
vegetation provides a landscape buffer of equal or better quality to that which is shown on the 
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approved landscape plan from 2008. Staff recommends that the City’s Arborist visit the site, at 
the expense of the applicant, to evaluate the condition and suitability of the existing landscape 
buffer and recommend the placement of any additional trees or landscaping to fill in gaps in the 
existing vegetation. Any new trees or landscaping shall be shown on a revised landscape plan. 
 
Lighting 
Five single-headed pole lights and two double-headed pole lights are proposed in the parking lot 
and driveways. The LED fixtures will be mounted on 14-foot poles on two-foot bases. All light 
fixtures shall be shielded or constructed so that no light rays are emitted by the installed fixture 
at angles above the horizontal plane. The light levels measured at the adjacent residential 
property lines do not exceed 0.0 footcandles. Building lighting is subject to approval by the 
Development Review Board.  
 
Building Design 
The Development Review Board will consider the building’s appearance to ensure compatibly in 
volume, height, material and color with the site, surrounding existing structures, and the 
established general character of design in the City.  
 
CONCLUSION  
 
Staff is of the opinion that the proposed development complies with the applicable requirements 
of the Municipal Code and that the proposed development is compatible with adjacent land uses. 
In staff’s opinion, the applicant has not submitted sufficient justification that the existing vegetation 
provides a landscape buffer of equal or better quality to that which is shown on the approved 
landscape plan from 2008. Staff recommends that the City’s Arborist visit the site, at the expense 
of the applicant, to evaluate the condition and suitability of the existing landscape buffer and 
recommend the placement of any additional trees or landscaping to fill in gaps in the existing 
vegetation. Any new trees or landscaping shall be shown on a revised landscape plan. 
 
STAFF RECOMMENDATION 
 
To recommend approval of the Site Plan to the Board of Aldermen with the following condition: 
 

1. The City’s Arborist will visit the site, at the expense of the applicant, to evaluate the 
condition and suitability of the existing landscape buffer and shall recommend the 
placement of any additional trees or landscaping to fill in gaps in the existing vegetation. 
Any new trees or landscaping shall be shown on a revised landscape plan. 

The following motion can be read verbatim or modified as desired:  
 

“I move to recommend approval of the Site Plan to the Board of Aldermen with the 
condition(s) listed in the staff report.” 

 
 
 
 



PLANNING AND ZONING APPLICATION 

APPLICATION SUBMITTAL REQUIREMENTS 

The following shall be submitted at least 35 days before the scheduled meeting date of 
the Planning and Zoning Commission. The meetings are held the first Thursday of each 
month. Submittals lacking any one of the submittal requirements will be considered 
incomplete and will not be accepted.  

Submittal Requirements Format Details 

Application PDF [1] 

Completed applications are required 35 
days in advance of the meeting date. 
The meetings are held the 1st Thursday 
of each month. 

Plans PDF [1] 

Certified list of 
adjacent property 
owners [3]  

PDF [1] 

List may be obtained from the St. 
Charles County Assessor's Office and 
shall include a list of property owner 
names and addresses within 300 feet 
(residential applications) or 1,000 feet 
(nonresidential applications) of the 
subject property.  

Mailing Labels [3] Hard Copy 

The mailing labels should include all 
property owners on the certified list. List 
shall be placed on letter-size mailing 
labels and submitted with original 
certified list.   

Application Fee [3] Check or Online [2] Refer to fee schedule on page 3. 
Mailing Fee [3] Check or Online [2] The fee is $5 plus $0.62 per letter. 

Advertising Fee [3] Check or Online [2] 

The fee is $400. Once the 
advertisements have been placed, the 
applicant will be notified regarding any 
balance due or refund owed. There will 
be no refund of overpayments that are 
less than $3.00. 

Notes 
[1] Email PDFs to bcueller@lakesaintlouis.com.
[ ] Pay online at with Official Payments.    
[3]     
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Application is hereby made to the Planning and Zoning Commission of the City of Lake 
Saint Louis to approve the following request as described below. 
______________________________________________________________________ 

Applicant 

Name 

Address 

Email 
Phone Number 
Interest in Property 

______________________________________________________________________ 

Property Owner  

Name 

Address 

Email 
Phone Number 
Name, address, and 
title of all officers, 
partners, or control 
persons who have any 
interest in the 
application 

______________________________________________________________________ 

Property Information  

Property Address or 
General Location 
Legal Description 
Size 
Zoning 
Deed Restrictions. 
Attach a copy if 
applicable.  

EDISON REAL ESTATE TWELVE, LLC

158 Long Road

Chesterfield, MO 63005

mnosovitch@hotmail.com
636-236-9946
Developer

JDN ENTERPRISES, LLC

120 S CENTRAL, STE 500, ST LOUIS MO 63105

MKORNFELD@SANSONEGROUP.COM

Hwy N, MO 63367 (West of Hwy N and Sommers Rd.)

Lot 2, Sommers and Hwy N Subdivision
1.01 AC.
Highway Commercial District



PLANNING AND ZONING APPLICATION     
Updated June 25, 2020

Page 3 of 5 

Requested Action 

Application Type Fee 
Subdivisions 
Preliminary Subdivision Plat - Resubdivision $200 
Preliminary Subdivision Plat - Residential $250.00 + $25.00 per lot 

Preliminary Subdivision Plat - Nonresidential $75.00 per sheet + $10.00 per 
acre 

Final Subdivision Plat $250.00 + $25.00/lot 
Development Plans 
Preliminary Development Plan - Residential $250.00 + $25.00 per lot 

Preliminary Development Plan - Nonresidential $75.00 per sheet + $10.00 per 
acre 

Other 
Site Plan Review $100 
Special Use Permit $100 
Zoning Amendment $200 
Conceptual Review No Fee 

Description of Proposed Project 

______________________________________________________________________ 

I,                                                               , hereby certify that the information given 
above is true and accurate and that I have reviewed the applicable land development 
regulations. 

Name of Owner/Agent Signature of Owner/Agent Date 

The project consists of a proposed Tidal Wave Express Car Wash facility on Lot 2 in the
Sommers and Highway N Subdivision, located on the south side of Highway N, west of
Sommers Road in the City of Lake St. Louis, MO 63367. Lot 2 is 1.01 acres in size and is
currently a vacant lot. The proposed development will consist of the construction of an
approximately 5,300 s.f. car wash building and associated site parking lot and drive aisles.
Approximately 0.53 acres of pavement is proposed to be added to the site. Total proposed
impervious surfacing is 65 percent.

No rezoning is proposed for the project. The site is located to the west of an existing QuiKTrip
convenience store and has a common ground lot located on the west and south sides, serving as
a buffer between the nearby residential areas. The common ground also has a stormwater
detention basin which serves the overall subdivision.

The car washing operations utilize state of the art technology both in terms of the mechanical
systems and the detergents and chemicals used. The car wash tunnel has a trench drain system
that collects the used water and prevents soapy runoff from entering the storm sewer system.

08-27-2020

✔

Mace Nosovitch

Mace Nosovitch
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REAL ESTATE OWNER AFFIDAVIT 

I,          , am the owner or  
authorized agent of the owner of the parcel, which is the subject matter of the above 
application, and swears upon my oath that: 

1. All taxes, fees and assessments, due and assessed by the City of Lake Saint
Louis, have been paid with regard to the parcel, which is the subject matter of this
application.

2. All taxes, fees and assessments, due and assessed by the City of Lake Saint
Louis, have been paid with regard to all parcels in the City of Lake Saint Louis,
owned by the same owner of the parcel of land which is the subject matter of this
application.

3. All taxes, fees and assessments, due and assessed by the City of Lake Saint
Louis, have been paid with regard to all parcels of land owned by the control
entities of the owner of the parcels which are the subject matter of this application.

4. All taxes and fees due and assessed by the City of Lake Saint Louis have been
paid with regard to all parcels in the City of Lake Saint Louis owned by affiliates of
the owner of the parcels which are the subject matter of this application, including
those entities which are controlled by owner.

Name of Owner/Agent Signature of Owner/Agent Date 
08-27-2020

Mace Nosovitch

Mace Nosovitch



PLANNING AND ZONING APPLICATION 
Updated June 25, 2020 

STATE OF MISSOURI ) 
) 

COUNTY OF ST. CHARLES ) 

Owner 

On this day of , 20_, before me, a notary public in and for the State 
of Missouri, personally appeared , 
known to me to be the person who executed the within Real Estate Owner Affidavit and 
acknowledged to me that he/she executed the same for the purpose stated therein and 
as his/her free act and deed. 

IN TESTIMONY WHEREOF, I have hereunto set my hand and affixed my seal 
this day of , 20_, in the County of St. Charles, State of Missouri. 

Notary Public 

My Commission Expires: ____________ _ 

**************************************************************************************************** 

STATE OF MISSOURI ) 
) 

COUNTY OF ST. CHARLES ) 

Authorized Agent 

On this 17 day of ,dr~t: , 20AQ, before me, a notary public in and for the State 
of Missouri, personally appeared Mace Nosovitch , who stated 
that he/she is the Owner of Edison Real Estate Twelve. LLC 

Position Corporation, Partnership, Association, etc. 
and that he/she has been authorized to make this application, and is further known to me 
to be the person who executed the within Real Estate Owner Affidavit and acknowledged 
to me that he/she executed the same for the purpose stated therein and as his/her free 
act and deed. 

IN TESTIMONY WaREOF, I have hereunto set my hand and affixed my seal 
this 17 day of J~ , 2~, in the County ~.!@~les , State of Missouri. 

/ 

My Commission Expires:_--~.f__:I:...:S::;;..._· ...::Al~£2::;.:~~..l.....-----

Page 5 of 5 



Call BEFORE you DIG

MISSOURI ONE-CALL SYSTEM, INC.

TOLL FREE

1-800-DIG-RITE

SITE DEVELOPMENT PLAN
for a

TIDAL WAVE EXPRESS
CAR WASH

10820 Sunset Office Drive
Suite 200
St. Louis, Missouri 63127
314.729.1400
Fax: 314.729.1404
www.cedc.net

PREPARED BY:
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ASHER HARP

NUMBER

E-28650

08-27-2020P&Z SITE PLAN

09-10-2020REVISION #1

09-22-2020REVISION #2

PREPARED FOR:

TIDAL WAVE LUXURY WASH

C/O EDISON REAL ESTATE TWELVE, LLC
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3' - 0" - 73 DB* (~58 DB W/ STRUCTURE)

10' - 0" 69 DB* (~54 DB W/ STRUCTURE)

20' - 0" 54 DB* (~39 DB W/ STRUCTURE)

30' - 0" 38 DB* (~23 DB W/ STRUCTURE) TYPICAL VEHICULAR 
TRAFFIC MEASURES 
60-75 DB ON MOST 

CITY STREETS

50 HP T4 
VACUUM 
PRODUCER

EXHAUST 
SILENCER

*BASED ON READINGS TAKEN OUTDOORS, 
UNOBSTRUCTED, ON A CONCRETE SURFACE

3/21/2018 6:14:47 PM

REV.: 0

TURBINE SOUND INTENSITY - 50 HP VPM60100

BY: AS



   

 

 
 

SOUND LEVEL METER READINGS 
 

 
MODEL:  FT‐DD‐T340HP4 (40hp VACSTAR TURBINE VACUUM PRODUCER) 

     
READING ONE:  73 DB‐A, 3 FEET FROM TURBINE @ 45° ANGLE 
    AND NO BACKGROUND NOISE OR OUTSIDE INTERFERENCE. 
 
READING TWO:  69 DB‐A, 10 FEET FROM TURBINE @ 45° ANGLE 
    AND NO BACKGROUND NOISE OR OUTSIDE INTERFERENCE. 
 
READING THREE: 54 DB‐A, 20 FEET FROM TURBINE @ 45° ANGLE 
    AND NO BACKGROUND NOISE OR OUTSIDE INTERFERENCE. 
 
READING FOUR:  38 DB‐A, 30 FEET FROM TURBINE @ 45° ANGLE 

AND NO BACKGROUND NOISE OR OUTSIDE INTERFERENCE. 
 
 
NOTE: THESE READINGS WERE TAKEN OUTSIDE IN THE OPEN ON A CONCRETE SLAB.  

 
 
SOUND LEVEL METER USED: 

 
SIMPSON MODEL #40003 – MSHA APPROVED. 
MEETS OSHA & WALSH‐HEALY REQUIREMENTS FOR NOISE CONTROL. 
CONFORMS TO ANSI S1.4‐1983, IEC 651 SPECS FOR METER TYPE. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Vacutech 
1350 Hi-Tech Drive, Sheridan WY, 82801 

PHONE: (800) 917-9444  FAX: (303) 675-1988 
EMAIL: info@vacutechllc 

WEB SITE: vacutechllc.com 
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