
REPORT TO PLANNING & ZONING COMMISSION 
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CITY OF MARYLAND HEIGHTS 

APPLICATION NUMBER REZ20-0001 

APPLICATION (PROJECT) NAME 11540 DORSETT ROAD REZONING 

APPLICANT NAME City of Maryland Heights 

 11911 Dorsett Road, Maryland Heights, MO 63043 

PROPERTY OWNER NAME City of Maryland Heights 

 11911 Dorsett Road, Maryland Heights, MO 63043 

  

APPLICANT’S REQUEST 

Rezoning from “M-1” Office, Service, and Light Manufacturing 

District to “C-2” General Commercial District to facilitate 

redevelopment of the property with commercial uses, rather 

than industrial uses 

  

SITE LOCATION South side of Dorsett Road at Fee Fee Road 

STREET ADDRESS 11540 Dorsett Road 

PARCEL/LOCATOR NUMBER 14N540890  

EXISTING ZONING DISTRICT M-1 Office, Service, and Light Manufacturing District 

TOTAL SITE AREA 1.23 acres (1.4 acres to be rezoned) 

PLANNING AREA Westport Planning Area 

  

PUBLIC HEARING December 8, 2020 

REPORT DATE December 2, 2020 

  

CASE MANAGER Michael Zeek, AICP 

RECOMMENDATION APPROVAL 
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The subject property is located on the south side of Dorsett Road at Fee Fee Road.  

It is 1.23 acres in area (1.4 acres from the centerline of Dorsett Road to the 

centerline of the paper street known as Industrial Drive to the south).  The property 

is developed with an automotive repair facility and multi-family dwellings, both of 

which are currently vacant.  The existing structures are set to be demolished to 

facilitate the redevelopment of the site. 

EXISTING CONDITIONS MATRIX 

DIRECTION EXISTING LAND USE ZONING DISTRICT COMMENTS 

North 
Vacant parcel; vacant gas 

station 
“C-2” Across Dorsett Road 

East Electrical substation “M-1” Ameren 

South Manufacturing “M-1” Curium 

West 

Vacant parcel; irrigation 

supply company; sign 

company 

“M-1” 
Former electrical substation; Central Turf and 

Irrigation Supply; LED Craft 

DESCRIPTION OF EXISTING SITE CONDITIONS 

North of the site, across Dorsett Road, is a vacant parcel and a vacant gas station 

that is the subject of a  request for a fast food restaurant with drive-through services 

and outdoor seating (Tony’s Donuts).  Abutting the site to the east is an electrical 

substation.  Abutting the site to the south (across a paper street) is a 

pharmaceutical preparations manufacturer (Curium).  Abutting the site to the west 

are a vacant parcel (formerly an electrical substation), an irrigation supply company 

(Central Turf and Irrigation Supply), and a sign company (LED Craft) 

NEIGHBORHOOD CONDITIONS/LAND USE 

The subject tract is currently zoned “M-1” Office, Service, and Light Manufacturing 

District.  Properties along the north side of Dorsett Road in the vicinity are zoned “C-

2” General Commercial District.  Properties to the south are zoned “PDM” Planned 

District—Manufacturing. 

ZONING CONTEXT 

REFER TO APPENDIX—SUPPLEMENTAL MAPS AND EXHIBITS 

REFER TO FIGURE 1 

REFER TO FIGURE 2 

REFER TO FIGURE 3 
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The City of Maryland Heights proposes to rezone the subject site from “M-1” Office, Service, and Light 

Manufacturing District to “C-2” General Commercial District to facilitate the redevelopment of the site with 

commercial uses, rather than industrial uses.  In the near term, the rezoning would allow the western 

portion of the site to be subdivided and redeveloped separately from the eastern portion.  This subdivision 

is important because it would allow redevelopment to be connected to the Dorsett Road/Fee Fee Road 

intersection.  Essentially, Fee Fee Road would be extended southwardly into the site via an access drive. 

 

Proposed amendments to the Official Zoning Map are subject to the procedures contained in Section 25-2, 

Amendments, of the Zoning Code. In assessing the relevance or acceptability of an application to amend 

the Official Zoning Map, the burden of proof in justifying the request rests with the applicant to clearly 

establish that the proposed amendment meets the following criteria: 

 

1. The proposed map amendment is in accordance with the general development characteristics 

and policies of the Comprehensive Plan, and any other plan or program of the City adopted 

under the general guidance of the Comprehensive Plan; 

 

2. The proposed map amendment is in accordance with the general development patterns and 

character of the neighborhood or Planning District in which the land is located; 

 

3. The proposed map amendment is in the interest of the public health, safety, and welfare; 

 

4. The proposed map amendment is consistent with the purpose of the proposed new zoning 

district and is consistent with the purpose of all adjacent existing zoning districts; and 

 

5.  The plans submitted in association with the map amendment meet all standards established 

within the Zoning Code for the proposed zoning district. 

 

The following is an analysis of these five criteria in relation to the request: 

 

CONSISTENCY WITH THE COMPEREHENSIVE PLAN 

The Comprehensive Plan contains the following objectives relating to the request:  

 

 Encourage the expansion and strengthening of existing commercial areas. 

 

 Encourage a better/improved range of retail and services, including hospitality and 

entertainment. 

 

 Support the development of neighborhood retail and service opportunities.  

 

 Encourage redevelopment of buildings and properties that are experiencing functional or 

economic obsolescence. 

 

 Promote appropriate new commercial development or redevelopment of existing properties 

where market-supported opportunities occur. 

 

The proposed map amendment is consistent with the above objectives.  Given the proximity of schools, 

residential development, and future residential development, the City seeks to expand and improve the 

REQUEST 

ANALYSIS 
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commercial node at Dorsett Road/Fee Fee Road to provide retail service uses.  The subject property is 

important in this effort as it has direct access to the Dorsett Road/Fee Fee Road intersection.  The City 

acquired the property to ensure adequate access to this signal for future redevelopment efforts on the 

south side of Dorsett Road.  As previously stated, the proposed rezoning to “C-2” General Commercial 

District would allow the western portion of the site to be subdivided and redeveloped separately from the 

eastern portion, essentially extending Fee Fee Road southwardly into the site via an access drive at the 

signal. 

 

NEIGHBORHOOD CHARACTER 

The second criterion is whether the proposed map amendment is in accordance with the general 

development patterns and character of the neighborhood or Planning District in which the land is located.  

The neighborhood is characterized by retail service uses along Dorsett Road, and residential or industrial 

uses further north and south (respectively) of the first tier of properties.  Commercial uses at this location 

would be in keeping with the existing and desired character of the Dorsett Road corridor. 

 

HEALTH, SAFETY, AND WELFARE 

The third criterion is whether the proposed map amendment is in the interest of the public health, safety, 

and welfare.  The demolition of the existing buildings and the redevelopment of the property with retail 

service uses connected to the Dorsett Road/Fee Fee Road intersection is in the interest of the public 

health, safety, and general welfare. 

 

PURPOSE OF THE PROPOSED ZONING DISTRICT 

The fourth criterion is whether the proposed map amendment is consistent with the purpose of the 

proposed new zoning district and is consistent with the purpose of all adjacent existing zoning districts. The 

purpose of the “C-2” General Commercial District is as follows: 

 

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

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

area. 

 

The preferred future use of the subject site and adjoining properties along Dorsett Road is general retail 

and service.  The map amendment is consistent with the purpose of the “C-2” General Commercial District. 

 

CONSISTENCY WITH THE STANDARDS OF THE PROPOSED ZONING DISTRICT 

The “C-2” General Commercial District will help to facilitate the redevelopment of the site because the 

minimum lot width and minimum building setbacks are less than those of the current “M-1” Office, Service, 

and Light Manufacturing District.  The rezoning would allow the western portion of the site to be subdivided 

and redeveloped separately from the eastern portion, essentially extending Fee Fee Road southwardly into 

the site via an access drive at the signal.  Future redevelopment would satisfy the standards of the “C-2” 

General Commercial District. 
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FINDINGS AND RECOMMENDATION 

CONSISTENCY WITH COMPREHENSIVE PLAN 

 

1. The proposed rezoning is consistent with the objectives of the Comprehensive Plan.  It will facilitate the 

redevelopment of an obsolete property and support the development of neighborhood retail and 

service opportunities. 

 

 

NEIGHBORHOOD CHARACTER 

 

2. The rezoning of the subject site could be considered a logical extension of the “C-2” General 

Commercial District zoning established at the Dorsett Road/Fee Fee Road commercial node. 

 

 

HEALTH, SAFETY, AND WELFARE 

 

3. The demolition of the existing buildings and the redevelopment of the property with retail service uses 

connected to the Dorsett Road/Fee Fee Road intersection is in the interest of the public health, safety, 

and general welfare. 

 

 

PURPOSE OF THE PROPOSED ZONING DISTRICT 

 

4. The preferred future use of the subject site and adjoining properties along Dorsett Road is general 

retail and service.  The map amendment is consistent with the purpose of the “C-2” General 

Commercial District. 

 

 

CONSISTENCY WITH THE STANDARDS OF THE PROPOSED ZONING DISTRICT 

 

5. The rezoning would allow the western portion of the site to be subdivided and redeveloped separately 

from the eastern portion, essentially extending Fee Fee Road southwardly into the site via an access 

drive.  Future redevelopment would satisfy the standards of the “C-2” General Commercial District. 

 

 

 

 

 

RECOMMENDATION 

 

The City Planner requests approval of the proposed amendment to the Official Zoning Map in accordance 

with the attached draft ordinance. 

 

 

 

 

 

____________________________________ 

Michael Zeek, AICP 

Director of Community Development 
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APPENDIX 
 

SUPPLEMENTAL MAPS AND EXHIBITS 
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FIGURE 1:   AERIAL PHOTOGRAPH 



REPORT TO PLANNING & ZONING COMMISSION 
———————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————- 

CITY OF MARYLAND HEIGHTS 

PAGE 9 11540 DORSETT ROAD REZONING (CITY OF MARYLAND HEIGHTS) 

December 2, 2020 

FIGURE 2:   EXISTING LAND USE PATTERN 
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FIGURE 3:   ZONING MAP 
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