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CITY OF MARYLAND HEIGHTS 

 

 

 

APPLICATION NUMBER CUP24-0004 

APPLICATION (PROJECT) NAME STARBUCKS 

APPLICANT NAME Clay Adams Dorsett, LLC 

 c/o Adam Hartig 

 13253 Bonroyal Dr., St. Louis, MO 63131 

PROPERTY OWNER NAME Clay Adams Dorsett, LLC 

 13253 Bonroyal Dr., St. Louis, MO 63131 

  

APPLICANT’S REQUEST 

Conditional Use Permit to allow a Fast Food Restaurant with 

Drive Through Services and Outdoor Restaurant Seating at 

12730 Dorsett Road.  

  

SITE LOCATION 
South side of Dorsett Road, west of its intersection with 

McKelvey Road 

STREET ADDRESS 12730 Dorsett Road 

PARCEL/LOCATOR NUMBER 14O440481 

EXISTING ZONING DISTRICT “C-2” General Commercial  

TOTAL SITE AREA 0.85 acres 

  

PUBLIC HEARING April 9, 2024 

REPORT ISSUED April 17, 2024 

  

CASE MANAGER Erin LoRusso, AICP 

RECOMMENDATION APPROVAL 
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The Property is located on the south side of Dorsett Road, west of its intersection 

with McKelvey Road.  The Property is 0.85 acres and was developed in 1980 with a 

2,932 square foot fast food restaurant with a drive through.  As the site was 

developed prior to the City’s incorporation, it is considered legally preexisting and 

non-conforming.  

DESCRIPTION OF EXISTING SITE CONDITIONS 

North of the Property, across Dorsett Road, are single-family and multi-family 

residential dwellings.  Northeast of the site, across Dorsett Road, is Dorsett Village 

which incorporates several commercial uses such as Schnuck’s, Orlando’s Event 

Center, Chick-fil-A, and Thai Kitchen to highlight a few uses within the Village.  

Adjacent and to the Property’s southeast is Casa Juarez Mexican Town.  Further 

east is Dorsett Square, with various commercial uses such as Ethio Coffee, 

McDonald’s, ALDI, Dobbs Tire and Auto Center, and ACE Hardware. Further south 

of the site, beyond Casa Juarez, are single-family dwellings. Adjacent and to the 

west of the Property are single-family residential dwellings.  

NEIGHBORHOOD CONDITIONS/LAND USE 

The subject site and the property adjacent to the east and south are zoned “C-2” 

General Commercial District. To the north, across Dorsett Road, the zoning is 

comprised of “R-5” Single-Family Residential, “PDR” Planned District—Residential, 

and “PDC” Planned District—Commercial.  Further east of the site, Dorsett Square is 

zoned “PDC” Planned District—Commercial.  Abutting the site to the south and the 

west are properties zoned “R-5” Single-Family Residential.    

ZONING CONTEXT 

REFER TO APPENDIX—SUPPLEMENTAL MAPS AND EXHIBITS 

REFER TO FIGURE 1 

REFER TO FIGURE 2 

REFER TO FIGURE 3 

EXISTING CONDITIONS MATRIX 

DIRECTION EXISTING LAND USE 
ZONING 

DISTRICT 
COMMENTS 

North 
Single-Family Residential, Multi-Family Residential, 

Commercial 

“R-5”, “PDR”, 

“PDC” 

Across Dorsett Road: Pheasant Run 

Subdivision, The Flats at Dorsett Ridge, 

Dorsett Village  

East Full Service Restaurant, Commercial  “C-2”, “PDC” 
Casa Juarez access drive and parking lot, 

Dorsett Square 

South Full Service Restaurant, Single-Family Residential “C-2”, “R-5” Casa Juarez, Foxborough Subdivision 

West Single-Family Residential  “R--5” 
Along Calamaide Drive: Dorsett Run 

Subdivision  
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The subject site was developed in 1980 with a fast food restaurant with drive through services (Arby’s).  As 

the site was developed prior to the City’s incorporation, the existing fast food restaurant is considered 

legally preexisting and non-conforming.  The applicant, Adam Hartig of Clay Adams Dorsett, LLC is 

requesting Planning Commission consideration of their request for a Conditional Use Permit to allow for a 

Fast Food Restaurant with Drive Through Services (LUC #722517) with Outdoor Restaurant Seating (LUC 

#722000) at 12730 Dorsett Road.  The applicant is proposing to demolish the existing structure on the site 

and construct a new 2,443 square foot restaurant with a drive-through in lieu thereof, meaning the site 

would no longer be considered preexisting and non-conforming and a Conditional Use Permit would be 

required to operate a fast food restaurant with drive through services. 

 

The proposed Starbucks would be located further south on the site than the previous structure in an effort 

to meet the stacking requirements for a motor vehicle-oriented business.  A Trip Generation Analysis 

prepared by CBB and dated March 19, 2024 was reviewed by the City and St. Louis County to evaluate the 

number of new vehicle trips on the road as a result of the proposed Starbucks.  St. Louis County and City 

staff agree with the data, methodologies, and findings of the Trip Generation Analysis prepared by CBB. See 

Appendix B of this report for the applicant’s submittal, including the aforementioned Trip Generation 

Analysis.  

 

On April 9, 2024, the Planning Commission discussed the request at hand after reviewing the City 

Planner’s Report to the Planning Commission dated April 3, 2024.  The Commission felt the use was 

appropriate at the proposed location and would not negatively impact the character of the community.  The 

Commission asked to see greater landscaping along the west of the site, adjacent to the residential 

dwellings.  It is the intent of this report to address any remaining issues and discuss the approach taken by 

staff in preparing the attached draft ordinance. 

BACKGROUND AND REQUEST 

BURDEN OF PROOF 

In presenting any application for a Conditional Use Permit, the applicant must demonstrate that the 

proposed use meets the burden of proof criteria contained in Section 25-5.8, Burden of Proof, of the 

Zoning Code.  An analysis of the five criteria contained in the Code follows.  

 

1.   CONSISTENCY.  THE CONDITIONAL USE IS DEEMED CONSISTENT WITH GOOD PLANNING PRACTICE IN THAT IT: 
 

A. ADVANCES THE GOALS, OBJECTIVES, AND POLICIES OF THE COMPREHENSIVE PLAN.   
 

B. ADVANCES THE PURPOSE AND INTENT OF THE UNDERLYING ZONING DISTRICT.   
 

C.   MEETS THE REQUIREMENTS CONTAINED IN THE ZONING CODE FOR THE SPECIFIC USE. 
 

COMPREHENSIVE PLAN 

The goals and objectives of the Comprehensive Plan applicable to the current request are:   
 

• Encourage projects and features that enhance the identity and image of the City. 
 

• Manage access and traffic to promote safety, maximize efficiency, and avoid congestion. 
 
• Promote appropriate new commercial development or redevelopment of existing properties 

where market-supported opportunities occur.  
 
• Encourage the expansion and strengthening of existing commercial areas. 
 

ANALYSIS 
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• Support the development of neighborhood retail and service opportunities. 
 

      Staff believes the above goals relate to the request. The proposed coffee shop with dine-in and drive 

through services is generally consistent with the goals listed above. Redevelopment of the Property 

would enhance the City’s image in comparison to the current structure on the site and would allow for 

greater stacking on the site, avoiding vehicular congestion as directed by the Comprehensive Plan.  The 

proposed Starbucks would replace an existing fast food restaurant on the site, and would continue to 

act as a neighborhood service opportunity.  Following discussion at the Public Hearing on April 9, 2024, 

the Planning Commission determined that the proposed Starbucks is appropriate at this location given 

the commercial land use pattern to the site’s north, east, and south.  Overall, the Planning Commission 

has determined that redevelopment of the Property is consistent with the Comprehensive Plan. 

 

“C-2” DISTRICT 
The stated purpose of the “C-2” General Commercial District is: 
 

This zoning district is composed of those areas of the City whose principal use is or ought to be 

general retail, service, and repair business activities which serve the entire city and surrounding 

area.  

 

The proposed conditional use is consistent with the purpose of the “C-2” District.  It is a commercial 

use and will provide a new service opportunity for the community.  If operated in accordance with the 

attached draft ordinance, the fast food restaurant with drive through services should not negatively 

impact adjoining properties.  

 

ZONING CODE REQUIREMENTS 
The request at hand meets the zoning requirements of the “C-2” District.  However, the proposed use is 

also governed by Article 23, Motor Vehicle Oriented Businesses, of the Zoning Code.  The Zoning Code 

contains specific requirements for motor vehicle oriented businesses (MVOBs) which must be complied 

with in order for a Conditional Use Permit to be granted.  The proposed Starbucks does not satisfy all 

areas of Article 23 (see below). In response to such inconsistencies, the Planning Commission must 

determine if waiving or modifying the standards is appropriate given the site’s context.  Staff would 

note that Dorsett Road is owned and maintained by St. Louis County Department of Transportation.  

 

Section 25-23.3, Location Requirements:  

 

All MVOBs must be a minimum of three hundred (300) feet from other motor vehicle oriented 

businesses, which distances shall be computed as follows: 

 

A. For such businesses on the same side of the street, a minimum of three hundred (300) feet 

shall be provided between the two (2) closet property lines, said minimum distance, 

however, being subject to the effect of the additional requirements set forth in paragraphs B. 

C. and this subsection. 

 

The subject site is roughly one hundred and eighty (180) feet from the nearest MVOB, 

McDonald’s (to its east).  That being said, the site was previously occupied with an MVOB and did 

not present adverse traffic impacts as a result of its proximity to another MVOB.  Staff would 

argue that the findings of the Trip Generation Analysis and the replacement of an MVOB with a 

MVOB at this location is appropriate.  This inconsistency was discussed at the Public Hearing on 

April 9th, and the Planning Commission agreed with Staff’s findings that replacing a fast food 

restaurant with drive through services with the same use was appropriate.  As such, staff 

ANALYSIS (Cont.)  
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prepared a draft ordinance for the Planning Commission’s consideration despite this 

inconsistency with the Zoning Code. 

 

Section 25-23.5, Drive-Thru Lanes Standards, dictates all drive through facilities, with fast food drive 

throughs being more specifically regulated by Section 25-23.5.G.  The proposed site plan indicates 

stacking for 19 vehicles, in accordance with Section 25-23.5.G.1, Storage Length, and does specifically 

reserve the drive through for orders from the menu board in accordance with Section 25-23.5.G.2, 

Exclusive Use.  The proposed site plan does indicate one inconsistency with the drive-thru requirements 

for fast food restaurants pertaining to a delayed pick-up area: 

 

 3. A pick-up area sufficient to store one (1) car shall be provided for each pick-up window.  

 

The site plan submitted with this request does not include a dedicated space for a delayed order pick-

up.  Given that a distance requirement is not associated with this standard, the developer could 

dedicate a space at the front of the building (outside of the drive through lane) for delayed pick-up.  The 

draft ordinance is written to permit this inconsistency as it allows a site plan generally consistent with 

the documents attached to this report, but if the Planning Commission would like to see a delayed 

order parking spot dedicated on the site plan, the ordinance could be amended to reflect such.   

 

Section 25-23.6,  Site Design:  

 

A. Off-Street Parking:  

 

1. All MVOBs shall provide for off-street parking in accordance with the requirements of 

Section 24-14, Parking and Loading Regulations, except as otherwise noted elsewhere.   

 

2. The minimum parking width of a parking stall shall be ten (10) feet. 

 

3. No internal parking stall, cross drive aisle, or loading space shall be located closer to the  

 street right-of-way than twenty (20) feet or within any side yard setback. 

 

The applicant’s site plan includes a total of 31 parking spaces, including 2 accessible parking spaces.  

The applicant’s proposed parking plan meets the minimum parking requirements contained in 

Appendix B, Land Use and Required Parking Matrix, of the Zoning Code, for a fast food restaurant with 

drive through services.  That being said, the applicant’s plan includes parking spaces with a stall width 

of nine (9) feet, not ten (10), as directed by the Code.   Staff would note that Article 14, Parking and 

Loading Regulations, of the Zoning Code permits a nine (9) foot stall width for parking spaces angled at 

ninety (90) degrees, but given the higher turnaround associated with MVOBs, a wider stall width is 

required by Article 23, Motor Vehicle Oriented Businesses, of the Zoning Code.  This standard is 

reiterated in Section 25-14.5.C, which states a minimum stall width of ten (10) feet is required for 

MVOBs.  The draft ordinance is written to permit the parking as proposed, however, if the Commission 

decides this modification is not warranted, Staff can amend the draft ordinance accordingly.  If the 

Commission requires a ten (10) foot wide stall width and it results in substantial changes to the site 

plan, the draft ordinance requires the applicant go before the Planning Commission to review the 

revised plan.   

 

2. OPERATIONAL IMPACTS.  THE CONDITIONAL USE CAN BE OPERATED IN A MANNER THAT IS NOT DETRIMENTAL TO 

THE PERMITTED DEVELOPMENTS AND USES IN THE DISTRICT.  IN DETERMINING THE IMPACTS OF THE 

PROPOSED USE ON SURROUNDING PROPERTIES, THE FOLLOWING FACTORS SHALL BE CONSIDERED: 

ANALYSIS (Cont.)  
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ANALYSIS (Cont.)  

A. NOISE; 

B. ODOR; 

C. TRAFFIC; 

D. OPERATIONAL SCHEDULE; AND/OR 

E. OTHER SIMILAR FACTORS RELATED TO THE NATURE OF THE OPERATION.  

 

While the proposed use, a fast food restaurant with drive through services, is replacing a previous fast 

food restaurant with drive through services, it is expected to generate greater trips in the AM peak 

period, between the hours of 7:00 a.m. to 9:00 p.m.  As the previous use on the site, Arby’s, did not 

offer services in the morning, it should not be of surprise that the proposed use is expected to generate 

45 new trips in the morning hours.  That being said, more than generating new traffic, the proposed 

Starbucks is expected to change the pattern of traffic movements along Dorsett Road.  St. Louis 

County, City staff, and the Planning Commission found the results of the Trip Generation Analysis to be 

satisfactory.  As such, the draft ordinance does not regulate traffic other than requiring the existing full 

access drive to be used in place.  

 

Aside from traffic, the other operational impacts are of nominal concern.  At the Public Hearing, Staff 

brought the hours of operation (5:00 a.m. to 8:30 p.m.) and the proximity of the order point to the 

residential dwellings to the site’s west to the Planning Commission’s attention, but the Commission did 

not feel the adjoining uses would be negatively impacted by such.   Therefore, the draft ordinance 

permits the proposed hours of operation and allows the order point and menu board to be used in 

place, but states the business must adhere to St. Louis County’s Noise Control Ordinance.  Due to the 

residential dwellings adjacent and to the site’s west, the draft ordnance requires the outdoor patio area 

be located on the building’s east side and prohibits patio seating past 9:00 p.m.. If operated in 

accordance with the draft ordinance, the proposed use should not negatively impact surrounding land 

uses.   

 

3. VISUAL IMPACTS.  THE CONDITIONAL USE CAN BE DEVELOPED AND OPERATED IN A MANNER THAT IS BOTH 

VISUALLY COMPATIBLE WITH THE PERMITTED USES IN THE SURROUNDING AREA AND PROTECTS OR ENHANCES 

THE PUBLIC VIEWSHED.  IN DETERMINING THE VISUAL IMPACT OF THE PROPOSED USE ON SURROUNDING 

PROPERTIES, THE FOLLOWING FACTORS SHALL BE CONSIDERED: 
 

A. DENSITY.  EITHER THE NUMBER OF UNITS AND/OR SITE COVERAGE IN RESPECT TO THE IMMEDIATE 

NEIGHBORHOOD; 

B. MASSING AND SCALE.  THE LOCATION, FLOOR AREA, AND/OR HEIGHT OF THE STRUCTURES ASSOCIATED 

WITH THE PROPOSED CONDITIONAL USE; AND 

c. SCREENING AND BUFFERS.  THE USE OF LANDSCAPING, FENCING, SETBACKS OR OTHER DESIGN FEATURES 

TO MITIGATE THE VISUAL IMPACT OF THE PROPOSED CONDITIONAL USE.  
 

The current request would involve demolition of the existing 2,905 square foot fast food restaurant and 

redevelopment of the site with a 2,443 square foot Starbucks complete with a drive through and 

outdoor patio seating.  

 

Staff is of the opinion that the proposed redevelopment of the site would benefit the Dorsett Road 

corridor in that the new construction would be a substantial upgrade from the current structure on the 

site.  Moreover, redevelopment of the site would bring it into greater conformance with the standards of 

the Zoning Code, including landscaping.  The applicant’s landscaping plan satisfies the landscaping 

requirements of the Zoning Code and includes a proposed continuation of the Versa Lok piers to the 

site’s east, in front of McDonald’s, creating a sense of continuity amongst the commercial uses.  
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ANALYSIS (Cont.)  

Despite the plan’s conformance with the minimum requirements of the Zoning Code, the Planning 

Commission, at the Public Hearing, asked the applicant to install greater screening along the site’s 

west, in an effort to create greater separation from the residential dwellings along Calamaide Drive.  

Staff spoke with the Landscape Architect who stated the soil quality is questionable in said area, but 

where the soil is viable, he has incorporated more shrubs and semi-evergreen plants such as Viburnum 

along the western property line.  In response to the Commission’s request, the draft ordinance requires 

the maximum screening possible to the residential uses to the site’s west.  Additionally, the draft 

ordinance permits landscaping be designed in accordance with Article 16, Landscaping Design 

Standards, of the Zoning Code, instead of allowing the plans to be consistent with those included in 

Appendix B of this report.  Staff did this intentionally because, if, for example, the Commission requires 

ten (10) foot wide parking stall widths, it would likely result in changes to the landscaping.  Instead of 

having to bring the plans back to the Commission, it creates a more efficient and equitable process if 

the plans are required to meet the minimum standards of the Zoning Code.  Moreover, requiring the 

landscaping plan to be in accordance with the Zoning Code ensures invasive non-native plant species, 

such as honeysuckle, be removed from the site.   

 

Regarding other visual impacts, the draft ordinance requires building design, screening, and lighting be 

designed in accordance with the minimum requirements of the Zoning Code.  The exception to the 

above is signage; the applicant is proposing an array of signage, typical of most Starbucks.  As 

dimensions of said signage were not included in the CUP submittal, the draft ordinance requires 

signage be per the Zoning Code.  Due to the sheer number of signs on the site, a sign package will be 

required.  The draft ordinance is written to allow City Planner review and approval of the sign package, 

unless the Planning Commission would prefer the sign package go before them.  One item to note is 

that a portion of the signage, as proposed, would encroach on the Metropolitan Sewer District (MSD) 

easements, meaning staff would be required to send the sign package to MSD to ensure any 

encroachments on their easements are permissible.   

 

The last operational impact to be addressed is the proposed patio seating which was included in the 

renderings.  At the Public Hearing, the Commission was pleased to see outdoor seating included in the 

plans and felt it was a nice commodity for pedestrians who are not taking advantage of the site’s drive 

through.  The draft ordinance permits outdoor patio seating, subject to City Planner review and 

approval.  As the submitted plans do not include patio dimensions or a table count, the draft ordinance 

does include a maximum square footage for said patio seating but relies upon City Planner review and 

approval so long as the patio is located on the building’s east side.  If the Planning Commission is 

uncomfortable with this approach, the ordinance can be amended to require their review and approval.  

 

4.   INFRASTRUCTURE.  ADEQUATE FACILITIES EITHER EXIST OR WILL BE PROVIDED, INCLUDING BUT NOT LIMITED 

TO: 
 

A. ACCESS 

B. PARKING AND LOADING 

c. EMERGENCY SERVICES 

d. UTILITIES 

e. DRAINAGE 

 

Adequate facilities exist to support the proposed use.  The applicant intends to utilize the existing thirty 

(30) foot wide access drive along Dorsett Road, which shares an access agreement with Casa Juarez, 

to the site’s southeast.  As previously mentioned, the applicant is proposing 31 parking spaces, 2 of 

which are accessible, satisfying the requirements of the Code.  This number is subject to change if the 

Planning Commission determines a wider stall width, as required with any MVOB, is necessary.  If the 
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ANALYSIS (Cont.) 

number of parking spaces was to be reduced as a result of a wider stall width, the applicant may need 

to explore alternatives such as deferred or shared parking, subject to the requirements of Article 14 of 

the Zoning Code.  The draft ordinance is written to require parking be in consistent with the exhibits 

included in Appendix B of this report.  Further, as the project involves new construction, the draft 

ordinance requires agency approval from St. Louis County Department of Transportation, MSD, and the 

Maryland Heights Fire Protection District.  

 

5. GENERAL WELFARE. THE CONDITIONAL USE IS DEEMED ESSENTIAL, CONVENIENT, OR DESIRABLE TO PRESERVE 

AND PROMOTE THE PUBLIC HEALTH, SAFETY, AND GENERAL WELFARE OF THE CITY OF MARYLAND HEIGHTS. 
 

The proposed use promotes the general welfare of Maryland Heights. The use would provide an 

additional service to the immediate area and would do so through the convenience of a drive-through.   

 

CONSISTENCY WITH COMPREHENSIVE PLAN 

 

1. The City Planner finds that the request is consistent with the Comprehensive Plan. 

 

 

CONSISTENCY WITH ZONING CODE  

 

2. The City Planner finds that the request is consistent with the “C-2” General Commercial District. 

 

 

IMPACT ON NEIGHBORHOOD CHARACTER 

 

3. The City Planner finds that the proposed use would not have a substantial adverse impact on 

neighborhood character, subject to the conditions of the draft ordinance. 

 

 

BURDEN OF PROOF 

 

4. Overall, the City Planner finds that the request meets the burden of proof criteria for Conditional 

Use Permits. 

 

 

RECOMMENDATION 

 

Based on the above findings, the City Planner recommends approval of Conditional Use Permit 

Application CUP24-0004, Starbucks, subject to the conditions of the draft ordinance attached to this 

report.   

 

 

        _______________________ 

Erin LoRusso, AICP 

City Planner 

FINDINGS AND RECOMMENDATION 
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APPENDIX A 
 

SUPPLEMENTAL MAPS AND EXHIBITS 
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FIGURE 1:   AERIAL PHOTOGRAPH 
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FIGURE 2:   EXISTING LAND USE PATTERN 
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FIGURE 3:   ZONING MAP 
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Recommendation of Planning Commission  

 

BILL NO.   ORDINANCE NO. 2024-DRAFT 

 

 

AN ORDINANCE ENACTING A CONDITIONAL USE PERMIT TO ALLOW A FAST FOOD 

RESTAURANT WITH DRIVE THROUGH SERVIVCES AND OUTDOOR RESTAURANT SEATING AT 

12730 DORSETT ROAD 

 (Petition of Clay Adams Dorsett, LLC) 

 

WHEREAS, a Public Hearing was held before the Planning Commission regarding the proposed 

Conditional Use Permit contained in this Ordinance; and 

 

WHEREAS, the Planning Commission has determined that the proposed development is in general 

conformance with the goals of the Comprehensive Plan of the City of Maryland Heights; and  

 

WHEREAS, the Planning Commission has determined that the proposed use satisfies the criteria for 

conditional uses as set forth in the Zoning Code of the City of Maryland Heights; and 

 

WHEREAS, the Planning Commission has recommended approval of the conditions contained in this 

Ordinance; and 

 

WHEREAS, the City Council has reviewed the recommendation of the Planning Commission and has 

determined that the Conditional Use Permit is appropriate. 

 

 NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MARYLAND 

HEIGHTS, MISSOURI, AS FOLLOWS: 

 

Section 1: A Conditional Use Permit is approved for real estate in the City of Maryland Heights in the “C-2” 

General Commercial District for a 0.85 acre parcel of land located at 12730 Dorsett Road with a legal description as 

follows:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Section 2:  The Conditional Use Permit is granted subject to all rules and regulations and to conditions set forth for 

the property described in Section 1 as follows: 
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I. PERMITTED USES 

 

A.    All permitted land uses in the “C-2” General Commercial District shall be permitted. 

 

B. Fast Food Restaurant with Drive Through Services (LUC #722517) and Outdoor Restaurant Seating 

(LUC #722000) shall be permitted, subject to the limitations set forth in this ordinance. 

 

II. FINAL DEVELOPMENT PLAN REQUIREMENTS 

 

A. Within ninety (90) days of the date of approval of the Conditional Use Permit Ordinance by the City 

Council, and prior to issuance of a building permit, the applicant shall submit to the City Planner 

for review and approval a Final Site Plan. Where due cause is shown by the applicant, the time 

interval may be extended by the City Planner.   

 

B. The Final Site Plan shall meet the requirements of Section 25-5.14, Final Site Plan, of the Zoning 

Code.   

 

 C. At the discretion of the City Planner, portions of the site improvement plans may serve as the Final 

  Site Plan and be approved as such.   

 

III. SITE IMPROVEMENT PLANS 

 

A. Site improvement plans shall be required prior to and/or in conjunction with the building permit 

application.  

 

B. No building permits, other than demolition permits, shall be issued prior to approval of the site 

improvement plans.  

 

C. Plan review shall be in accordance with Article 4, Site Plan Review, of the Zoning Code. 

 

D. Site improvement plans shall illustrate compliance with the Municipal Code and the development 

requirements as set forth herein.  

 

E.  Prior to approval of the site improvement plans, verification of any necessary approvals from the  

 St. Louis County Department of Transportation, the Metropolitan St. Louis Sewer District, and  

 Maryland Heights Fire Protection District shall be received by the City Planner and City Engineer. 

 

IV. SPECIFIC DEVELOPMENT REQUIREMENTS 

 

A. Structure Setbacks - No new structure, except dumpster enclosures, fences, retaining walls, light 

standards, signage or other structures as otherwise approved by the City Planner shall be in 

accordance with the Yard Requirements of the “C-2” General Commercial District. 

 

B. Parking Setbacks – Setbacks for parking, loading, and internal drives shall be in accordance with 

Article 14, Parking and Loading Regulations, of the Zoning Code. 

 

C. Access and Roadway Improvements 

 

1. Access to the site from Dorsett Road shall be limited to one (1) existing thirty (30) foot wide, 

full access drive, providing shared access to the adjacent parcel southeast of the driveway. 

 

2. Access to this development from Dorsett Road shall be as directed by the Saint Louis County 

Department of Transportation and future improvements shall be constructed to Saint Louis 

County standards.  
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3. The developer shall provide right-of-way dedications as directed by Saint Louis County 

Department of Transportation. 

 

4.   The developer shall provide adequate temporary off-street parking for construction employees. 

Parking on non-surfaced areas shall be prohibited in order to eliminate the condition whereby 

mud from construction and employee vehicles is tracked onto the pavement causing hazardous 

roadway and driving conditions.  

 

5. Walkways 
 

a. A designated pedestrian walkway or walkways shall be provided between the building 

and the public sidewalk along Dorsett Road, unless determined practically infeasible by 

the Building Commissioner and City Engineer.   

 

b. The purpose of the walkway(s) shall be to: 

 

i. Encourage pedestrian safety by clearly denoting the safest path of travel. 

 

ii. Alert motorists to pedestrian movements. 

 

c. The location and design of the walkway(s) shall be subject to the review and approval of 

the City Planner on the Final Site Plan. 

 

d. The walkway shall conform to St. Louis County ADA Standards.   

 

D. Building Design – Building design shall be in accordance with Article 13, Building Design 

Standards, of the Zoning Code. Additionally: 

 

1. The building shall be designed in a manner generally consistent with the exhibits included in 

the City Planner’s Report to the Planning Commission for CUP24-0004 dated April 17, 2024. 

Substantial deviations shall be subject to the review and approval of the Planning Commission. 

 

2. The building height requirements shall be in accordance with those of the “C-2” General 

Commercial District.  

 

E. Parking and Loading  

 

1. Parking spaces, loading spaces, and internal drives shall be in accordance with Article 14, 

Parking and Loading Regulations, of the Zoning Code, except as follows: 

 

a. Parking shall be consistent with the Preliminary Development Plan submitted for 

Application CUP24-0004. Substantial deviations are subject to the review and approval of 

the Planning Commission.  

 

2. The outside storage or parking of vehicles unrelated to the permitted uses on the site shall be 

prohibited.  

 

F. Signs – Signs shall be erected in accordance Article 15, Sign Regulations, of the Zoning Code 

except as follows: 

 

1. The developer shall submit a Sign Package in accordance with Article 15 of the Zoning Code 

for review and approval of the City Planner.  

 



 

 City of Maryland Heights 

 Ordinance No. 2024-DRAFT 

Page 4 of 6 

2. Installation of Landscaping and Ornamental Entrance Monument or Identification Signage 

construction shall be reviewed by the Saint Louis County Department of Highways and Traffic 

for sight distance consideration and approved prior to installation or construction.   

 

3. Other than temporary signs installed under approved temporary sign permits, the use of portable 

signs is specifically prohibited. 

 

G. Landscaping - Landscaping shall be provided in accordance with the provisions of Article 16, 

Landscaping Design Standards, of the Zoning Code except as follows: 

 

1. Landscaping and hardscaping shall be designed in a matter generally consistent with the 

exhibits included in the City Planner’s Report to the Planning Commission for Application 

CUP24-0004 dated April 17, 2024. Substantial deviations shall be subject to the review and 

approval of the Planning Commission. 

 

2. The developer shall install and maintain the maximum screening possible on the Property’s 

western boundary as to screen the use from the residential dwellings adjacent and to the site’s 

west, subject to the review and approval of the City Planner.  Said screening shall be sight-

proof fencing and/or landscaping. 

 

3. Three (3) Versa Lok piers shall be installed per the exhibits included in the City Planner’s 

Report to the Planning Commission for Application CUP24-0004 dated April 17, 2024.  The 

location of the piers shall be subject to the review and approval of the City Planner and St. 

Louis County Department of Transportation.  In the event a vehicle destroys a pier, it shall be 

reinstalled per the exhibits included in the aforementioned City Planner’s Report.  

 

H. Lighting – Exterior lighting shall be provided in accordance with the provisions of Article 18, 

Lighting Design Standards, of the Zoning Code.  

 

I. Screening of Dumpsters and Recycling Containers – All dumpsters and recycling containers shall 

be screened from view in accordance with the requirements of Section 25-25.4, Screening of 

Outdoor Storage, Mechanical Equipment, and Utilities, of the Zoning Code. 

 

J. Utilities and Mechanical Equipment 

 

1. Any new permanent electrical, telephone, data transmission and distribution lines shall be 

installed underground within the Planned District. 

 

2. Mechanical equipment and above ground utility boxes, meters, or similar items shall be 

screened in accordance with the provisions of Section 25-25.4, Screening of Outdoor Storage, 

Mechanical Equipment, and Above Ground Utilities, of the Zoning Code. 

 

K. Stormwater – Adequate provisions shall be made for the disposal of stormwater, in accordance with 

the specifications and standards of the Metropolitan St. Louis Sewer District.  

 

L. Sanitary Sewers – Sanitary sewer facilities shall be provided in accordance with the requirements 

of the Metropolitan St. Louis Sewer District. 

 

V. USE LIMITATIONS 

 

The Fast Food Restaurant with Drive Through Services (LUC #722517) and Outdoor Restaurant Seating 

(LUC #722000) shall be further limited as follows: 
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A. The use shall comply with the applicable portions of Article 23, Motor Vehicle Oriented Businesses, 

of the Zoning Code except as follows: 

 

1. Parking spaces shall be designed in a manner generally consistent with the exhibits included in 

the City Planner’s Report to the Planning Commission for Application CUP24-0004 dated April 

17, 2024. Substantial deviations shall be subject to the review and approval of the Planning 

Commission and shall meet, to the maximum extent possible, the requirements of Article 23, 

Motor Vehicle Oriented Businesses, of the Zoning Code and Article 14, Parking and Loading 

Regulations, of the Zoning Code.  
 

2. A minimum parking stall width of nine (9) feet shall be permitted. 

 

3. A parking stall and/or area dedicated for a delayed order pick-up shall not be required unless 

otherwise later required by the City Planner.   

 

B. Noise levels, as measured at adjoining residential property lines, and regulated under the St. Louis 

County Noise Control Code shall conform to the requirements of the Code, subject to the review of 

the St. Louis County Department of Health. 

 

C. The outdoor restaurant seating shall be located on the east side of the building.  

 

D. With the exception of incidental signage, no signage or other form of advertising shall be allowed 

in the outdoor dining area. 

 

E. The outdoor seating area shall close no later than 9:00 p.m.  

 

F. The outdoor seating area shall be enclosed by a fence, architecturally compatible with the building, 

subject to the review and approval of the City Planner. 

 

VI. GENERAL LIMITATIONS 

 

A. Penalties for failure to submit a Final Site Plan, noncompliance, and abandonment shall be governed 

by Section 25-5.17, Time Limit of Conditional Use Permit. 

 

B. In the event of a disagreement between any owner/operator and the City Planner as to whether the 

use of the site meets the criteria or conditions set forth in this ordinance, such disagreement shall be 

submitted to the Planning Commission for recommendation to the City Council, which shall make 

the decision on such disagreement, provided the Developer shall have the right to appeal such 

decision pursuant to Article 9, Variances, of the Zoning Code and to pursue any other available legal 

or equitable remedy. 

 

VII. MAINTENANCE 

 

A. The building and site shall be maintained in accordance with the Property Maintenance Code. 

 

B. Landscaped areas shall be maintained in accordance with landscaping shown on the Final Site Plan 

and/or Site Improvements Plans.  Plant materials shall be replaced or replanted as determined by 

annual inspection of the site by City staff. 

 

VIII. MISCELLANEOUS 

 

A. Every use, activity, process or operation on the site shall comply with the performance standards 

prescribed in Article 17, Environmental Standards, of the Zoning Code. 
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B. No new business license or occupancy permit for the conditional use(s) permitted herein shall be 

approved in connection with a change of owner/operator or expansion without verification by the 

City Planner that the use of the site will continue to meet the conditions of Section 25-5.8, Burden 

of Proof, of the Zoning Code. 

 

 

 

Section 3: This Ordinance shall be in full force and effect from and after its passage and approval. 

 

 

 

PASSED BY THE CITY COUNCIL THIS _______ DAY OF _______________ 2024. 

 

 

 

      _____________________________________ 

    MAYOR/PRESIDING OFFICER  

 

 

APPROVED BY THE MAYOR THIS __________ DAY OF ________________ 2024. 

 

 

 

      ______________________________________ 

      MAYOR 

ATTEST: 

 

 

______________________________ 

CITY CLERK                  



CITY OF MARYLAND HEIGHTS PLANNING COMMISSION 
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PLANNING COMMISSION RESOLUTION NO. 2024-6 

A RESOLUTION ADOPTING FINDINGS AND CONCLUSIONS FOR CONDITIONAL USE PERMIT 

APPLICATION CUP24-0004, STARBUCKS, AT 12730 DORSETT ROAD 

WHEREAS, the City of Maryland Heights has a Comprehensive Plan which guides the future growth and 

development in the community; and  

 

WHEREAS, the City of Maryland Heights has a Zoning Code which regulates and controls the zoning and 

use of land and buildings in the City to promote the public safety, health, and general welfare of the citizens; and 

 

WHEREAS, Article 5 of the Zoning Code sets forth the burden of proof criteria for Conditional Use Permits; 

and 

 

WHEREAS, Adam Hartig, representing Clay Adams Dorsett, LLC applied for a Conditional Use Permit for 

a Fast Food Restaurant with Drive Through Services and Outdoor Restaurant Seating at 12730 Dorsett Road; and 

 

WHEREAS, the Planning Commission held a public hearing on April 9, 2024 to consider the request. 

 

THE PLANNING COMMISSION OF THE CITY OF MARYLAND HEIGHTS, MISSOURI, FINDS: 

1. The conditional use advances the goals of the Comprehensive Plan, advances the purpose and intent of the 

underlying zoning district, and meets the requirements contained in the Zoning Code for the specific use; 

 

2. As the site was previously developed with a legally preexisting and non-conforming fast food restaurant, 

insubstantial deviations from the Zoning Code are appropriate given the site will be in greater conformance 

with the Zoning Code;  

 

3. The conditional use can be operated in a manner that is not detrimental to the permitted developments and 

uses in the district, subject to the conditions of the draft ordinance; 

 

4. The conditional use can be developed and operated in a manner that is visually compatible with the 

permitted uses in the surrounding area, subject to the conditions of the draft ordinance; 

 

5. Adequate facilities exist to support the conditional use at this location; and 

 

6. The Conditional Use Permit will preserve and promote the public health, safety, and general welfare of the 

City of Maryland Heights. 

 

NOW, THEREFORE, be it resolved by the Planning Commission of the City of Maryland Heights that 

Application CUP24-0004, Starbucks, satisfies the burden of proof criteria of Section 25-5.8 of the Zoning Code.  

 

PASSED BY THE PLANNING COMMISSION THIS 23RD DAY OF APRIL 2024. 

 

 

 

________________________________ 

CHAIRMAN 

 

 

 

________________________________ 

SECRETARY OF THE BOARD 

 

ATTEST: 

 

 

 

________________________________ 

RECORDING SECRETARY 
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Existing Tree Survey and Tree Protection Plan
1

EXISTING TREE NOTES:

Seven existing evergreen trees adjoining residential properties are to remain and had been installed as part of the original

development and, based on DBH, are +/- 15-20 years old.  Within this area are two existing hawthorn trees to remain.  One

evergreen tree is dead and will be removed.

Two shade trees adjoining Dorsett Road will remain.

One shade tree and one ornamental tree interior to the development will be removed.

Existing trees to remain will be protected as shown on Tree Preservation detail this sheet.

Critical Root Zone to

edge of tree canopy

APPLICATION SPECIFIC NOTES:

1) A "Pre meeting" shall be held on site

by the general contractor will include

operators, construction supervisors,

owner representative and architect.

Meeting shall be held to to discuss tree

protection methods and limits.

2) Clearing limits shall be staked by

general contractor prior to on site

meeting, see Civil plan for limit of

grading

3) No clearing or grading shall begin

where root pruning and tree

preservation measures have not been

completed.

4) The sequence of tree treatment and

preservation measures shall be:

     a) Stake limit of grading

     b) Install tree protection fence

5) General contractor shall be

responsible to insure that no equipment

and materials are stored with areas of

protected trees.  General contractor

shall be responsible to repair and/ or

replace trees damaged due to his/ her

negligence.  Owner and his/ her

representatives shall judge the

assessment of tree replacement or

repair.

Heavy Duty Orange PVC Safety Fence.

Stake in place with metal 'T' post at

8-10' OC

Drip line of existing tree

to be used in place Limit of

construction/

grading

Tree Protection Detail with Fence
A

Existing Tree

Survey and Tree

Protection Plan

L1.0

00 20' 40'

N

LEGEND:
Symbol Description

Existing tree to remain

Existing tree to be removed

Tree Protection Fence

Existing shrubs to remain

AutoCAD SHX Text
D

AutoCAD SHX Text
D

AutoCAD SHX Text
S

AutoCAD SHX Text
GD

AutoCAD SHX Text
COUNTY HANDHOLE

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
STLCO

AutoCAD SHX Text
GM

AutoCAD SHX Text
CABL

AutoCAD SHX Text
CABL

AutoCAD SHX Text
WM

AutoCAD SHX Text
CABL



A

B

B

a
b

a
b

a
b

b

b a

c
c
c

c
c

c
c

c

d
d

d
d

d
d

d
d

d

f
f
f

f
f

f
f

f
f

f
f

f

f
f
f

f
f

f
f

f

f
f

f
f
f

f
f

f
f

f
f

f
f
f

f
f

a
a

a

a

a

a

a
f
f

f

a

a

c
c

c

aaaaaaaaaaaaaaaaaaaaaaaaaaaaaa

f
f
f

f

f

f
f

f f
f f

f f

e
e

e
e

e
e

e

d
d
d

d
d

d
d

d
d
d

d
d

d
d

d
d d

d d

a

Versa Lok pier (3) to

match adjoining

development

Starbuck's sign

-approximate location

Menu board -

see Architect

Landscape mulch

Decorative landscape rock

Landscape mulch

Landscape mulch

Lawn

B
B

Menu board -

see Architect

Native ornamental grasses

Native ornamental grasses

Existing fence on

property

Property line

Existing fence

DORSETT ROAD

a

e
e

e
e

e
e

ee
e

e
e

e
e

e e
e

e
e

e

d
d

aa

aa

aa

aa

aa

5-aa

6" spade cut edge

Lawn

A

A

A

A

A

b

b

C

C

C

C

C

d
d

dExisting shrubs

to remain

Existing shrubs

to remain

New Starbucks building

-see Architect

d
d

d

C Ce
e

e
e e

e
e

e
e

e
e

ee
e

e
e

g

g

g

g

g

g

g

g

g

aaaa

C

a
b

a
b

a

T

C

E

T

I

H

C

A
E

P

A

C

S

D

N

A

L

NUMBER

Dermody

Edward M.

I

R

U

O

S

S
I

M
F

O

E

T

A

T

S

R

LA-2001006236

4/15/24

Edward M. Dermody

Landscape Architect

LA-2001006236

Project Number:

Checked By:

Drawn by:

Issue Date:

Description

Revisions:

Sheet Title

Date:No.

This drawing and the details on it are the sole property of the

landscape architect and may be used for this specific project

only. It shall not be loaned, copied or reproduced, in whole or in

part, or for any other purpose or project without the written

consent of the Landscape Architect.

Copyright © by Dermody & Associates, LLC

771.001

EMD

EMD

April 4, 2024

Sheet Number:

LANDSCAPE ARCHITECTS

ph# 314.205.8871

Missouri Certificate of Authority

#200902208

DERMODY & ASSOCIATES

U i s c e   -   b e a t h a

S
T
A

R
B
U

C
K

S

1
2
7
3
0
 D

o
rs

e
tt

 R
o
a
d

M
a
ry

la
n
d
 H

e
ig

h
ts

, 
M

O
 6

3
0
4
3

C
L
IE

N
T
:

L
a
n
d
s
c
a
p
e
 P

la
n
ti
n
g

P
la

n
 f

o
r:

C
L
A

Y
 |

 A
D

A
M

S
 R

E
A

L
T
Y

, 
L
L
C

1
2
7
 W

e
s
t 

J
e
ff

e
rs

o
n
 A

v
e
n
u
e

K
ir
k
w

o
o
d
, 

M
O

  
6
3
1
2
2
3

CIVIL ENGINEER:

TWM, Inc.

204 Evergreen Lane, Unit B

Glen Carbon, IL  62034

ARCHITECT:

The Bend Architectural

Group, LLC

450 Piggott Lane

Alton, IL  62002

City Comment 4/15/241

Planting Plan

L1.1

Scale: 1" = 20' 0"

Planting Plan
1

00 20' 40'

N

LEGEND:
Symbol Description

Existing tree to remain

Proposed tree

Proposed shrubs with

hardwood bark mulch

Proposed shrubs with

decorative rock

Lawn

Set tree plumb

12" min.

Scarify sides & bottom

of tree pit

Topsoil: see specifications
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SHADE TREE PLANTING DETAIL

Amended landscape soil:
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Spade-cut bed edge 6" deep
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GENERAL NOTES:

1. LANDSCAPE PROVIDED FOR CITY OF MARYLAND HEIGHTS, MO MUNICIPAL APPROVAL.

2. Landscape quantities shown for reference and bid comparison only, contractor to furnish

and install plant quantities shown on plan.  Notify Owner/ Landscape Architect of any

discrepancies.

3. CONTRACTOR SHALL WATER ALL LANDSCAPE PLANTINGS FOR ONE (1) YEAR AFTER

INITIAL ACCEPTANCE -SEE SPECIFICATIONS.

4. SOD SHALL BE WATERED AND MAINTAINED FOR NINETY (90) DAYS AFTER INITIAL

ACCEPTANCE -SEE SPECIFICATIONS.

5. Contractor to review and field verify existing and proposed conditions prior to

6. Contractor to coordinate and cooperate with other trades.

7. Contractor to adjust plantings as field directed by owner and or as unforeseen field

conditions require.  All field changes to be documented and provided to owner prior to

initial acceptance.

8. No trees shall be planted within ten (10) foot of private or public utilities unless approved

by owner.

9. Proposed plant material to be approved by owner/ landscape architect -see specifications.

10. Contractor is responsible for installing all plant material, sod, topsoil and mulch as shown

on plan and in specifications.

11. Plan(s) do not constitute contractor means and methods.  Job site safety and project

coordination is responsibility of contractor(s).

NOTE:

Ensure vegetation, or trees, when they overhang

the circulation route, are 80" above the walking

surface per 86 ANSI 4.4.1

Surface: Decorative landscape

rock to be field approved by

owner

8 oz,. non-woven weed fabric, Install per

manufacture recommendations.

Slim-Edge 5 inch low-profile edging with a 2

inch straight top and 4 groove wall anchor by

Ola-Ola Edging Inc.  Install per manufacture

recommendations.

2-3" amended landscape

soil -see specifications

Topsoil: see specifications

Lawn

Subsoil

Scarify roots

LANDSCAPE BED WITH DECORATIVE LANDSCAPE ROCK
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