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The following items were received in support of this application: 

 

1. Application Form dated July 15, 2022. 

 

2. Conceptual Development Plan & Narrative. Included in Appendix B of this report. 

 

3. Transportation Report. Prepared by Lochmueller Group dated June 1, 2022 & amended June 20, 2022. 

Included in Appendix C of this report.  

 

4.   Filing Fees. 

 

 

 

Site Description:  The subject site is located  

south of Dorsett Road, in the southwest 

quadrant of the I-270 and Dorsett Road 

interchange.  It is currently operating as Motel 

6, a limited service hotel.  According to St. 

Louis County Assessor records, it is 2.89 acres 

in area and was developed in 1977. 

 

Adjoining Land Uses:  To the north and sharing 

access to the site are India Palace, Seema 

Indian Groceries, K-Nails, Firehouse Subs, and 

Smile Co. Dental.  Further north, across Dorsett 

Road is Denny’s Restaurant.  Interstate 270 

abuts the site immediately to the east.  Further 

east, across I-270, is Edward Jones.  To the 

west is Woodhollow Apartment Complex.  South 

of the site is a small extension of Woodhollow 

Apartments.  Further south are single-family 

residential dwellings within the Creve Coeur 

Meadows subdivision.  

 

The surrounding properties, all west of I-270, 

are zoned “C-2” General Commercial District, 

“R-6” Multi-Family Residential, or “R-5” Single-

Family Residential.  Edward Jones, to the 

interstate’s east, is zoned “PDO” Planned 

District—Office. 

COMPLETENESS REVIEW 

FINDING: 

CWD Equity II is an eligible applicant with legal standing in the application to rezone this site. The 

applicant’s Conceptual Development Plan submittal includes all requirements of Section 25-6, Planned 

Districts, of the Zoning Code and is sufficient for review.   

REFER TO APPENDICES — SUPPLEMENTAL MAPS AND EXHIBITS 

PROJECT LOCATION 
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The applicant’s request is to rezone the property from “C-2” General Commercial District to Planned 

District—Residential “PDR” to develop multi-family residential dwellings.  This proposal involves demolition 

of the existing Motel 6 and complete redevelopment of the site with a five-story apartment building 

accommodating 260 units.  The development will also include an underground two-story parking garage, 

for a total of seven stories.  

The applicant believes that the proposed redevelopment is not only compatible with the surrounding land 

uses, but would enhance the neighborhood by bringing a contemporary design to the area.  The applicant’s 

narrative discusses a design plan which incorporates massing changes, a variety of local materials, and 

subtle roof height changes to create a balanced building which fits in well with the surrounding area but 

provides an updated aesthetic. The applicant’s narrative states that their product would offer the 

community greater diversity in living options.  Further, the applicant believes rezoning of the property would 

align with the goals and objectives of the Comprehensive Plan, thereby creating a harmonious environment 

for future residents and passersby alike.  The applicant’s narrative and conceptual drawings are included in 

Appendix B of this report. 

 

The proposed unit is as follows: 

 

 

 

 

ZONING REQUEST 

TYPE NUMBER 

Studio 71 

1 Bedroom 131 

2 Bedroom 44 

3 Bedroom 14 

TOTAL UNITS 260 

Given this unit mix, the Zoning Code requires 462 parking spaces, 

but the applicant is proposing 390 spaces—a parking ratio of 1.5 

spaces per unit.  See page 7 of this report for further information.  

EXISTING CONDITIONS FROM I-270 
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The first step in the Planned District process is to determine whether the project is consistent with the 

Comprehensive Plan.  It is staff’s opinion that the following goals and objectives relate to the request: 

Goal: Encourage quality housing and neighborhoods that include a high quality public realm.  

 

Objectives: 

 Support residential uses within mixed-use developments. 

 Provide a range of housing options for all stages of life. 

 Develop a diverse housing stock, both in form and price range. 

 Interconnect residential subdivisions where possible and feasible. 

 Encourage the development of functional common ground areas. 

 Consider residential land use categories and regulations that reflect distinct neighborhood patterns 

rather than a “one size fits all” approach. 

 

In reviewing this application, the predominate question for the Planning Commission is whether multi-

family residential is an appropriate use at this location.  Is this neighborhood suitable for a multi-story 

apartment building?  The adjacent properties are commercial or residential in use.  It could be argued that 

given the pattern of multi-family dwellings in the surrounding area, apartments are appropriate at this 

location despite the commercial land uses which share access to the site.  From staff’s perspective, the 

proposed building would provide a good transition from Interstate 270 to the lower density residential uses 

further west. 

As to developing a diverse housing stock, staff would note that so called “luxury” apartments are an 

emerging use in today’s market.  The City’s historic development pattern has been typified by garden style 

multi-family dwellings, but multi-story apartment buildings with integral garages are being developed or are 

in various stages of the approval process.  The Flats at Dorsett Ridge was recently developed and is 

experiencing success further west down Dorsett Road.  Neo Vantage Pointe is under construction at 

Interstate 270/Missouri Route 364 and the Westport Plaza Apartments project was recently approved by 

City Council.  The proposed project provides another example of this diversification of the City’s multi-family 

residential portfolio.   

A residential development at this location would not directly connect to any other subdivisions.  Given the 

difference in grade from the subject property and the adjacent apartments to its west, it could be argued a 

pedestrian connection would be infeasible.  Not only does the difference in grade make this connection 

difficult, the City cannot legally require the apartment complex grant access to the subject site to facilitate 

this connection.  When reviewing pedestrian connectivity, the Planning Commission should be cognizant of 

this.  That being said, the applicant is working with the adjoining apartment complex to establish access 

through their property.  

Common ground would be included in the development in the form of a swimming pool, playground, quiet 

area, and dog park.  These amenities would be provided to the residents. 

 

Goal: Manage access and traffic to promote safety, maximize efficiency, and avoid congestion.  
 

The applicant submitted a Traffic Impact Study (TIS) relating to access, parking, and traffic.  See Appendix 

C of this report for the full TIS.  Further discussion on these issues can be found on pages 7 and 8 of this 

report.  

CONSISTENCY WITH THE COMPREHENSIVE PLAN 
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Goal: Encourage projects and features that enhance the identity and image of the City. 

 

Objectives: 

 Ensure the character and image of the City of Maryland Heights is perpetuated in new development 

and redevelopment proposals.  

 Encourage mixed-use developments that enhance the quality of life and community character by 

building efficient, compact, connected development.  

 

The site is located in a critical location, near the Interstate 270/Dorsett Road interchange, the primary 

gateway to Maryland Heights.  Redevelopment of the existing motel would have a positive impact on the 

City’s image.  Not only would the proposed multi-story building create a more appealing physical 

environment, but the redevelopment would result in the discontinuance of a hotel with high crime rates.  

The conversion of this property would provide stability and an increased sense of safety to the 

neighborhood.  From a physical standpoint, the distinctive appearance of the apartments would add depth 

to the City’s image and compliment the Edward Jones campus, just across I-270.  

 

 

Goal: Encourage a sustainable development pattern that accommodates and balances both economic 

growth and community character.   

 

Objectives: 

 Encourage redevelopment of buildings and properties that are experiencing functional or economic 

obsolescence.   

 

The existing limited-service hotel could reasonably be argued to be obsolete, as revenue and occupancy 

have significantly decreased over the past decade.  To avoid vacancies, the hotel has utilized very low rates 

to maintain occupancy.  The combination of low nightly rates and mismanagement has resulted in high 

crime rates at the hotel, with 154 calls for service to the Police Department in 2022 alone (see Appendix A 

of this report for a memo prepared by the City’s Police Department).  The current request involves 

demolition of the existing structure and the construction of a multi-story apartment complex in lieu thereof, 

aligning with the goals of the Comprehensive Plan. 

   

Goal: Increase economic resiliency and innovation as part of a globally competitive, business-friendly 

region, comprised of healthy communities that sustain a high quality of life.  

 

Objectives: 

 Encourage a diversified mix of businesses to support a vibrant local economy. 

 Promote appropriate new commercial development or redevelopment of existing properties where 

market-supported opportunities occur. 

 Consider incentives for renovation projects.  

 Provide efficient government services to all citizens of the community. 

 

The current state of the hotel does not contribute to the healthy communities envisioned by the 

Comprehensive Plan.  Theoretically, the apartments should reduce the need for service calls to the site, 

thereby providing police officers greater opportunities for service elsewhere.  The applicant believes there is 

CONSISTENCY WITH THE COMPREHESIVE PLAN (CONT.) 
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FINDING: 

The Conceptual Development Plan is consistent with the overall goals and objectives of the 

Comprehensive Plan, subject to Planning Commission review.  The Planning Commission must determine 

whether a multi-story apartment building is appropriate at this location. 

a market demand for luxury apartments.  The question for the Planning Commission is whether the 

proposed apartments would contribute to a resilient economy and healthy community, as directed by the 

Comprehensive Plan.  

 

CONSISTENCY WITH THE COMPREHESIVE PLAN (CONT.) 

Figure 1.1 

Figure 1.1 illustrates how the proposed multi-story  

apartment building would serve as a transitional use  

from I-270 to the lower density apartments to the west.  
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The intent of Section 25-6.2, Planned Districts, of the City’s Zoning Code is to facilitate the following: 

1.  Encourage a mixture of land uses compatible with the surrounding neighborhoods. 

 

2. Create a variety of housing compatible with surrounding neighborhoods in terms of density 

and types of living environment. 

 

3.  Promote flexibility by allowing the placement of more than one (1) main or primary building 

on a single lot or parcel. 

 

4.   Encourage large scale and well planned development. 

 

The proposed Planned District—Residential zoning would facilitate the redevelopment of the existing hotel 

to a multi-family residential development by dictating bulk standards such as setbacks and parking on a 

site-specific basis.  Given the constraints of the site, Planned District zoning is the best tool to give the 

developer flexibility while maintaining control over every aspect of the development.  

The current request does not satisfy the typical parking requirements of the Zoning Code for multi-family 

residential dwellings.  The applicant is proposing 390 total parking spaces for 260 units.  202 units are one

-bedroom, 44 are two-bedroom, and the remaining 14 units are three-bedroom.  Based upon the Zoning 

Code’s requirement of 1.5 parking spaces per unit and 1 additional parking space per bedroom in a multi-

family development, 462 parking spaces are required.  The applicant’s proposal of 390 parking spaces is 

84 percent of the requirement, with a deficiency of 72 spaces.  

While the proposed parking does not conform to the Zoning Code, the applicant hired Lochmueller Group to 

perform their Traffic Impact Study (TIS) and parking analysis.  Citing the research of the 

Institute of Transportation Engineers (ITE), Lochmueller 

Group believes a parking requirement of 1.5 parking spaces 

for all units (including guest parking) is more appropriate.  

Having researched the anticipated parking demand, the 

applicant’s traffic engineer is secure in their belief that 390 

spots is sufficient for the proposed use.  The parking demand 

study mentioned herein is included in Appendix C of this 

report.  Given that a Planned District allows for flexibility, the 

Planning Commission must determine if the research 

provided by ITE and Lochmueller Group justifies a 

modification from the City’s parking requirements.  

 

Aside from parking, Section 25-1, Legal Provisions, of the 

Zoning Code states that it is the purpose of the Zoning Code 

to ensure privacy and convenience of access to property.  A 

primary constraint associated with this site is the singular 

point of access from Dorsett Road.  Said access drive is 

unsignalized and shared by the commercial strip center, the 

small grocery store, and the full-service restaurant (see 

Figure 1.2). 

 

The applicant’s Traffic Impact Study (TIS) states that the 

proposed redevelopment will result in a slight increase in 

CONSISTENCY WITH THE ZONING CODE 

Figure 1.2 

Commercial Strip 
 Center 

Full-service 
 restaurant 

Shared full access drive 

Grocery  
Store 
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vehicular delays at the access drives serving the subject site and Denny’s Restaurant, across Dorsett Road.  

That being said, the TIS found that the existing road system could reasonably accommodate the anticipated 

traffic generation. 

 

With that in mind, the TIS strongly recommends an alternative means of access to alleviate congestion, if 

possible.  With Woodhollow Apartments to the subject site’s west, it would seem a feasible option to 

provide an additional point of access from McKelvey Hill Drive (eventually Woodhollow Drive).  Staff would 

note that McKelvey Hill Drive south of Dorsett Road is a private road, meaning the City cannot legally 

require Woodhollow Apartments to provide cross access to the proposed development.  At the time of this 

report, the applicant had initiated conversations and presented a Letter of Intent to the apartment 

complex’s leadership team, however no formal agreement has been agreed upon.  Thus far, the apartment 

complex seems most agreeable to providing emergency access to the site from McKelvey Hill Drive.  Given 

safety concerns, Missouri Department of Transportation did not grant access directly onto I-270.  It is fair to 

say the applicant has tried to remedy access, however the viability of an alternative point of access is 

unlikely at this point in time. 

 

Although the Comprehensive Plan and Zoning Code speak to access and traffic, it is indispensable the 

Planning Commission recognize that Dorsett Road and the Dorsett/I-270 interchange are maintained by St. 

Louis County Department of Transportation and Missouri Department of Transportation (MoDOT), 

respectfully.  Both agencies have reviewed the TIS.  St. Louis County had no further comments, while 

MoDOT wished to see the following: 

 

 A partnership between Woodhollow Apartments and CWD Equity II, LLC which would allow for 

cross access to the subject site from McKelvey Hill Drive.  

 Conversion of the site entrance to Right-In-Right-Out if traffic conditions on the existing 

roadway system begin to deteriorate. 

 Verification that Edward Jones existing traffic volumes are not temporary as a result of the 

pandemic.   

 Verification that the project would not warrant a traffic signal at  the intersection of Dorsett 

Road and McKelvey Hill Drive to the north.  
 

Staff would reiterate that the above comments were primarily seeking further clarification from 

Lochmueller Group and should not be interpreted as conditions of project approval.  That last two items on 

MoDOT’s inquiry were dissolved with traffic volume data.  The applicant is currently working with 

Woodhollow Apartments to create cross access from McKelvey Hill Drive, although at this time nothing is 

finalized.  Staff would point out that the probability for a Right-In-Right-Out would be difficult to obtain as it 

would require all property owners sharing the full access drive to agree to such.  Additionally, the TIS does 

not indicate the anticipated traffic volumes would necessitate a change to the existing full access drive.  

CONSISTENCY WITH THE ZONING CODE (CONT.) 

FINDING:  

The proposed Planned District zoning would provide the flexibility needed to facilitate the redevelopment 

of the site.  The project is inconsistent with the required parking formula for multi-family residential 

dwellings, but the applicant has provided a parking study for consideration.  The project’s consistency with 

the Landscaping Design Standards and the Building Design Standards will be reviewed in conjunction with 

the Preliminary Development Plan, if the Conceptual Development Plan is approved.  
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Based on the information submitted by the applicant, the City Planner makes the following findings: 

 

1. CWD Equity II is an eligible applicant with legal standing in the application.  

 

2. The applicant’s Conceptual Development Plan submittal is complete.  

 

3. The project is consistent with the applicable goals of the Comprehensive Plan, subject to the Planning 

      Commission review. 

 

4.   The project is consistent with the intent of Planned District zoning.  

 

5.   The project is inconsistent with the parking requirements of the City’s Zoning Code, however the 

       applicant has provided a parking study for consideration by the Planning Commission. 

 

6. The key question before the Planning Commission is whether the proposed multi-story apartment 

      building is appropriate at this location given the surrounding zoning and development pattern. 

 

The City Planner requests that the Planning Commission consider the above findings in rendering a 

decision on the Conceptual Development Plan.  Upon review, the Planning Commission may: 

 

A. Approve the Conceptual Development Plan as submitted; 

 

B. Approve the Conceptual Development Plan with specific conditions to be addressed by the 

applicant on the Preliminary Development Plan; or 

 

C. Deny the Conceptual Development Plan. 

 

 

 

 

 

____________________________________ 

Erin LoRusso 

City Planner 

 

OVERALL FINDINGS 

REQUESTED ACTION 
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FIGURE 1 - AERIAL 
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FIGURE 2 - EXISTING LAND USE 
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FIGURE 3 - EXISTING ZONING 
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FIGURE 4 - LETTER OF SUPPORT FROM MHPD 
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EXHIBIT A - APPLICANT’S NARRATIVE  
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EXHIBIT A - APPLICANT’S NARRATIVE  (CONT.) 
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EXHIBIT A - APPLICANT’S NARRATIVE  (CONT.) 
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Executive Summary 
The Lochmueller Group has completed a traffic impact and parking study on the behalf of Lux Living for 
a proposed multifamily apartment building with underground garage parking in Maryland Heights, 
Missouri. The proposed site is bounded by Dorsett Road to the north, Interstate 270 to the east, and 
McKelvey Hill Drive to the west.  The existing three-story Motel 6 is to be removed and replaced with 
the 5-story luxury apartment building over an underground 2-story parking garage. The redeveloped site 
would accommodate a total of 260 apartment units ranging from 1-bedroom or studio apartments to 3-
bedroom apartments.  
 
To quantify study area traffic volumes, weekday turning movement counts were performed at the 
subject intersections in March 2022 during the weekday AM and PM peak periods. After conferring with 
the City of Maryland Heights, St. Louis County Department of Transportation, and the Missouri 
Department of Transportation (MoDOT) it was decided that the midday traffic volumes should also be 
analyzed as part of this redevelopment. The midday peak hour volumes were based upon data collected 
for the interchange on March 18th, 2021 and for the unsignalized intersections to the west on April 26th, 
2022. 
 
The intent of this study is to evaluate the feasibility of redeveloping the site to provide multifamily 
luxury apartments. The following scenarios have been evaluated: 

 Year 2022 Existing Conditions  
 Year 2022 Forecasted Conditions with redevelopment of the site (Motel 6 traffic removed and 

Lux Living traffic generated included) 
 

Baseline Operating Conditions (Pre-Redevelopment) 
The intersections along Dorsett Road at McKelvey Hill Drive, the access drives serving the Denny’s 
restaurant to the north and the subject to the south, and with the I-270 DDI currently function at 
acceptable levels during the morning, midday, and afternoon peak hours, with one exception: the 
southbound approach of the access drive serving the Denny’s restaurant. This southbound approach 
currently operates at LOS E in the midday peak hour and a LOS F in the PM peak hour.  
 
Field observations revealed that typically there is only one vehicle, if any, waiting in the dedicated 
westbound left turn lane on Dorsett Road to turn into the commercial access drive serving the subject 
site.  These motorists were observed completing this maneuver during all three time periods with 
minimal delays.   
 
Observations revealed that the eastbound queues on Dorsett Road extending back from the I-270 
southbound ramp terminal do, at times, block the access drive serving the subject site during peak 
hours.  However, the access drive does not remain blocked for any extended period of time and does 
not result in extenuating delays for a motorist to turn left into the subject site. 

 
Field observations revealed vehicles exiting the north leg of McKelvey Hill Drive, which is limited to one 
way traffic northbound only.  These vehicles, were in essence, driving the wrong way on McKelvey Hill 
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Drive to access Dorsett Road.  It is recommended that enforcement be considered to rectify this illegal 
movement. 
 
Proposed Development Trip Generation 
Once fully developed, the proposed redevelopment is anticipated to generate 103, 55, and 102 trips 
during the weekday morning, midday, and afternoon peak hours, respectively. However, a portion of 
those trips are already occurring with the existing Motel 6, which will be removed prior to the 
redevelopment. The Motel 6 is currently generating approximately 16 trips during the morning peak 
hour, 21 trips in the afternoon peak hour, and 49 during the evening peak hour.  In an effort to be 
conservative, the reduction in trips attributable to the Motel 6 was only accounted for during the 
weekday midday and afternoon peak hours. 
 
Site Access  
Access to the site would be provided via cross access across the commercial parcel north of the 
proposed redevelopment site to the unsignalized full access drive on Dorsett Road immediately west of 
the I-270 diverging diamond interchange. The commercial parcel to the north includes an India Palace 
restaurant and two small commercial shops. One commercial shop has two vacant units, and a small 
Indian grocery store. The second shop has a Firehouse Subs, a nail salon, and a small dentist office.  As 
shown in the proposed site plans, all access points retain the same layout as currently exist.   
 
It is recommended that traffic exiting the site at the unsignalized access drive be placed under STOP 
control via the installation of signage and pavement marking.  
 
Cross access to McKelvey Hill Drive, a private road, would be beneficial and should be pursued so as to 
provide a secondary means of access to the subject site.   
 
Pedestrian mobility to and from the site includes approximately 5-foot sidewalks running parallel to the 
Dorsett Road corridor. A north-south pedestrian crossing of Dorsett Road is located approximately 500 
feet to the west of the site access to Dorsett Road. It is recommended that a continental crosswalk be 
striped across the existing access drive serving the subject site, to accommodate residents of the 
apartment building accessing the nearby services and employers.  
 

Forecasted Operating Conditions (Post-Redevelopment)  
At the critical unsignalized intersection of Dorsett Road with the access drives serving Denny’s (to the 
north) and the site (to the south), there is some degradation in operating conditions for the northbound 
and southbound approaches.  The northbound approach, which serves the subject redevelopment site, 
as well as existing adjacent commercial uses, would experience an increase in vehicular delay of eight 
seconds or less, depending upon the time period considered. However, the corresponding increase in 
vehicular queues of vehicles exiting the site would increase by approximately one vehicle, with the 
longest queue build up being experienced during the midday peak hour.  Despite this increase in delay 
and queue length, the northbound queue is not anticipated to block the first internal driveway, which is 
located approximately 130 feet south of the extended curb line of Dorsett Road. The southbound 
approach to the unsignalized intersection, which serves the existing Denny’s restaurant, would 
experience a slight increase in vehicular delays and queues.  Typically, the increase in vehicular delay 
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would be six seconds per vehicle or less, depending upon the time period considered. The peak queue 
length exiting the Denny’s drive would remain two or less vehicles. 

 
The westbound left turn from Dorsett Road would continue to operate favorably during all peak hours, 
with a LOS B and queues typically of only one vehicle at a time. Furthermore, the additional traffic 
attributable to the proposed residential development would lengthen the eastbound Dorsett Road peak 
queue extending back across the access drive by approximately one vehicle during each of the peak 
hours. 
 
Safety analysis concluded that there were 16 crashes over the last five years in the vicinity of the site’s 
access from Dorsett Road.  The vast majority were property damage only, with only one crash resulting 
in minor injuries.  Using the methodology set forth in the Highway Safety Manual, it was determined 
that there would be a nominal increase in predicted and expected crashes attributable to the increase in 
traffic from the proposed redevelopment. 

Therefore, it can be concluded that the traffic generated by the proposed development could be 
accommodated along Dorsett Road and at its critical intersections included in the study. No further 
recommendations or mitigation are required along the study area roadways or intersections.  

In terms of parking, the development would provide 390 parking spaces for the apartment building, 
which is less than required by the City of Maryland Heights Municipal Code (462 parking spaces) for the 
apartments. Calculations based upon nationwide parking data support the opinion that the proposed 
390 parking spaces on site would be sufficient to accommodate the peak parking demand associated 
with the residential development. Therefore, it is recommended that the City consider allowing a 
parking ratio of 1.5 spaces per unit for this planned development as opposed to its traditional parking 
requirements per Appendix B of the Municipal Code. 

The following report presents the data, methodology, analysis, and conclusions associated with the 
redevelopment of the Motel 6 site to accommodate apartments. 
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Introduction 
Lochmueller Group has completed a traffic impact study for a proposed multi-family residential 
development in Maryland Heights, Missouri. As proposed, the development provides for the 
construction of a 260-unit apartment building and a two-level parking garage beneath the apartments. 
The proposed development would take the place of the current Motel 6 building that is still in operation 
and redevelop the site to include the residential apartment and parking structure.  
 
The proposed site is bounded by Dorsett Road to the north, Interstate 270 (I-270) to the east, McKelvey 
Hill Drive to the west, and is located in the southwest quadrant of the I-270 at Dorsett Road interchange, 
as shown in Figure 1. The existing three-story, 135-room Motel 6 building is to be removed and access to 
the proposed site would remain via the existing cross access through the commercial parcel north of the 
site to the unsignalized full access drive on Dorsett Road immediately west of the I-270 diverging 
diamond interchange. Figure 2 and Figure 5 illustrate the proposed site and garage plans for the Lux 
Living apartment development in Maryland Heights, respectively.  
 

  
Figure 1. Proposed Development Location 
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Figure 2. Proposed Lux Living Site Plan (Provided by Others) 
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Figure 3 Proposed Lux Living Garage Plan (Provided by Others)


