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

CITY OF MARYLAND HEIGHTS 

 

APPLICATION NUMBER CUP22-0017 

APPLICATION (PROJECT) NAME REAL CANNABIS CO. 

APPLICANT NAME REAL Cannabis Co. 

 129 Coppersmith Court, St. Charles, MO 63301 

PROPERTY OWNER NAME REAL Cannabis Co. (Under Contract) 

 129 Coppersmith Court, St. Charles, MO 63301 

  

APPLICANT’S REQUEST 
Conditional Use Permit for a medical marijuana dispensary with 

drive-through services  

  

SITE LOCATION Southwest corner of Dorsett Road and Fee Fee Road 

STREET ADDRESSES 11700 Dorsett Road and 313 Fee Fee Road 

PARCEL/LOCATOR NUMBER 14N530990 and 14N531144 

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

TOTAL SITE AREA 1.23 acres  

  

PUBLIC HEARING OPENED December 13, 2022 

REPORT ISSUED January 4, 2023 

  

CASE MANAGER Michael Zeek, AICP 

RECOMMENDATION APPROVAL 
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The subject site consists of two parcels, 11700 Dorsett Road and 313 Fee Fee 

Road, totaling 1.23 acres in area.  The tract is located at the southwest corner of 

Dorsett Road and Fee Fee Road and is currently vacant.  

DESCRIPTION OF EXISTING SITE CONDITIONS 

North of the site, across Dorsett Road, is the Dorsett Center office/retail center.  

Further northeast are single-family dwellings along Lake Avenue.  East of the site, 

across Fee Fee Road, are the Fee Fee Dorsett office/retail center and multi-tenant 

office/warehouse buildings.  South of the site, across the railroad tracks, are office/

warehouse uses.  Abutting the site to the west is an auto parts store (Carquest). 

NEIGHBORHOOD CONDITIONS/LAND USE 

The subject tract and surrounding properties to the west, east, and south are zoned 

“M-1” Office, Service, and Light Manufacturing District.  Properties along the north 

side of Dorsett Road are zoned “C-2” General Commercial District. 

ZONING CONTEXT 

REFER TO FIGURE 1 

REFER TO FIGURE 2 

REFER TO FIGURE 3 

EXISTING CONDITIONS MATRIX 

DIRECTION EXISTING LAND USE ZONING DISTRICT COMMENTS 

North 
Office/retail center; single-family 

dwellings 
“C-2” Across Dorsett Road 

East 
Office/retail center; office/

warehouse 
“M-1” Across Fee Fee Road 

South Office/warehouse “M-1” Across railroad tracks 

West Auto parts store “M-1” Carquest 

REFER TO APPENDIX—SUPPLEMENTAL MAPS AND EXHIBITS 
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REAL Cannabis Company requests to develop a medical marijuana dispensary with drive-through services 

on the vacant tract located at 11700 Dorsett Road and 313 Fee Fee Road.  The proposed retail building 

would be approximately 2,500 square feet in area and would also include a walk-up window and drive-

through lane.  Medical marijuana dispensaries are permitted uses in the “M-1” Office, Service, and Light 

Manufacturing District but drive-through services require a Conditional Use Permit in accordance with 

Section 25-23, Motor Vehicle Oriented Businesses, of the Zoning Code.  The applicant’s narrative, site plan, 

landscaping plan, and building renderings are included in the appendix of this report.  Based on their 

findings, staff also prepared a draft ordinance for the Planning Commission’s consideration, attached to 

this report. 

 

Staff’s understanding is that the applicant also intends to pursue sales of non-medical (recreational) 

marijuana at this location once State licenses are issued.  At the time of this report’s publication, the City is 

yet to adopt zoning or licensing regulations for non-medical marijuana.  Therefore, this report examines the 

proposal strictly as a medical marijuana dispensary with drive-through services based on the regulations in 

place at the time of publication. 

REQUEST 

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 as follows: 

 

ESSENTIAL LAND USE AND DEVELOPMENT STRATEGIES 
 Ensure the character and image of the City of Maryland Heights is perpetuated in new 

development and redevelopment proposals. 

 

 Encourage the expansion and strengthening of existing commercial areas. 

 

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

entertainment. 

 

 Reduce energy consumption through the application of energy efficient design techniques 

and technologies. 

 

 Encourage environmentally friendly building practices such as green roofs and permeable 

pavers in new development and redevelopment. 

 

The project has generated some controversy due to the unique nature of the proposed use, a medical 

marijuana dispensary, and its proposed building design which incorporates refurbished shipping 

ANALYSIS 
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containers.  With regard to the use, the Zoning Code allows medical marijuana dispensaries as a 

permitted use in the “M-1” Office, Service, and Light Manufacturing District.  The decision to permit this 

use was made by the Planning Commission and City Council in 2019.  The subject of this request is 

whether drive-through services should be allowed in conjunction with the primary use.  Page 5 

(Operational Impacts) of this report analyzes the potential adverse traffic impacts of the drive-through 

and its conformance with the City’s regulations for motor vehicle oriented businesses (MVOBs).  The 

project is consistent with the objectives to encourage the strengthening of existing commercial areas 

and encourage a better/improved range of retail and services, assuming this unique use can be 

construed as “better/improved” since it is permitted in the “M-1” District.   

 

With regard to the proposed building design, the applicant’s architect states the design offers a 

“dynamic and sustainably-sourced structure that draws inspiration from the commercial buildings along 

Dorsett, as well as the existing industrial aesthetic that is present directly to the South.”  Page 6 (Visual 

Impacts) of this report analyzes the consistency of the proposed building with the Building Design 

Standards of the Zoning Code.  No matter what the opinion of the building’s appearance may be (love it 

or hate it) the use of refurbished shipping containers and RESYSTA siding is consistent with the 

objective of the Comprehensive Plan to encourage environmentally friendly building practices.  The 

energy efficiency of the proposed building will be evaluated during the building permit review process. 

 

It is subjective whether the project perpetuates the character and image of the City of Maryland 

Heights.  Staff is generally of the opinion that projects which meet or exceed the standards of the 

Zoning Code, particularly with regard to building and landscaping design standards, maintain and 

further City image.  The project’s consistency with such standards is analyzed throughout this report.  

 

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

 

 Encourage and support redevelopment and adaptive reuse of the Westport industrial area, 

as well as at Westport Plaza. 

 

 Promote appropriate new commercial development or redevelopment of existing properties 

where market-supported opportunities occur. 

 

 Encourage projects that produce quality jobs. 

 

As the City’s first medical marijuana dispensary, it would add to the diversity of our business mix.  The 

City has long sought the redevelopment of this property along the critically important Dorsett Road 

corridor.  The tract’s size and shape make redevelopment efforts somewhat challenging, but the limited 

size of the proposed project could be accommodated.  With regard to quality jobs, the applicant’s 

narrative states that the facility will have eight employees on the maximum shift, but the total 

employment is not stated nor are the proposed wages and benefits. 

 

“M-1” DISTRICT 
The stated purpose of the “M-1” Office, Service, and Light Manufacturing District is: 
 

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

general office, hotel, entertainment, light manufacturing, warehousing, and other limited 

industrial uses. These uses generate a minimum of noise, glare, odor, dust, vibration, air and 

water pollutants, fire, explosive, radioactive and other hazards, and harmful or obnoxious 

matter. 

 

ANALYSIS (Cont.)  
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The proposed use, a medical marijuana dispensary, is a permitted use in the “M-1” Office, Service, and 

Light Manufacturing District.  The subject of this request is the proposal for drive-through services.  

Drive-through services are consistent with the purpose of the “M-1” District as long as potential traffic 

impacts can be successfully mitigated.  As such, drive-through services are reviewed on a case-by-case 

basis through the Conditional Use Permit process.  See further discussion under Operational Impacts. 

 

ZONING CODE REQUIREMENTS 
The project is generally consistent with the Zoning Code requirements for MVOBs, parking, landscaping, 

and building design, as discussed throughout this report. 

 

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: 
 

A. NOISE; 

B. ODOR; 

C. TRAFFIC; 

D. OPERATIONAL SCHEDULE; AND/OR 

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

 

Drive-through services require a Conditional Use Permit due to their potential adverse traffic impacts.  

Section 25-23, Motor Vehicle Oriented Businesses, of the Zoning Code contains standards for drive-

through services.  The project satisfies the minimum 300-foot distance from other MVOBs (the site is 

over 700 feet from CNB Bank and Tony’s Donuts), minimum lot area and width, minimum setbacks, 

and ingress/egress requirements.  The code does not contain a specific standard for drive-through 

stacking for medical marijuana dispensaries.  The closest use is a pharmacy which requires a minimum 

of four times the capacity of each drive-through window.  The project has one drive-through window and 

the plan provides eight stacking spaces (double the requirement for a pharmacy).  Due to the limited 

information available for dispensary drive-through operations, staff contacted another local dispensary 

with drive-through services to gauge demand.  During the P.M. peak hour, their drive-through typically 

has a queue of five to eight vehicles.  Based on this anecdotal evidence, the proposed eight stacking 

spaces would be sufficient for the P.M. peak hour.  Under an absolute worst-case scenario, the site and 

Fee Fee Road could accommodate up to 19 stacked vehicles before impacting Dorsett Road. 

 

The project fails to satisfy one provision of the MVOB regulations:  “When the drive-thru lane is oriented 

parallel to a public roadway, there must be a minimum distance of 50 feet measured between the 

public road curb or edge of pavement and the nearest curb or edge of the drive-thru lane.”  The 

proposed site design provides a distance of approximately 25 feet at the closest point and 30 feet at 

the furthest point.  Given the narrow depth of many sites in Maryland Heights, compliance with this 

provision is actually quite rare.  Since the drive-through lane is along the dead-end portion of Fee Fee 

Road, rather than the main arterial of Dorsett Road, staff has no issue with the setback proposed.  The 

proposed setback would allow ample landscaping which, coupled with a change in grade, clearly 

differentiates the drive-through lane from the roadway. 

 

With regard to traffic generation, according to the Institute of Transportation Engineers (ITE) marijuana 

dispensaries produce an average of almost 30 trips per 1,000 square feet of floor area during the 

weekday PM peak hour.  It should be noted that ITE does not distinguish between medical and non-

medical dispensaries.  That means that one could expect the proposed dispensary to generate 

approximately 75 trips during the weekday PM peak hour (around 37 cars in and out).  For the sake of 

ANALYSIS (Cont.)  
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comparison, a fast food restaurant with drive-through could generate 130 trips or more.  At the PM 

peak hour, this portion of Dorsett Road sees a total of 3,191 vehicles (with up to 34,765 vehicles per 

day).  The proposed use would not add a dramatic number of trips to Dorsett Road and given the 

proposed access from the dead-end portion of Fee Fee Road, which is used by only two other 

properties, it can be accommodated at this location.   

 

The draft ordinance allows drive-through services as shown on the site plan included in the appendix of 

this report.  Any proposed changes to access or circulation are subject to the review and approval of the 

City Planner and City Engineer.  For clarity, the ordinance also allows one proposed walk-up window as 

provided on the plan. 

 

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.  
 

To judge the visual impacts of the proposed use, it is necessary to analyze its consistency with the 

building design and landscaping design standards of the Zoning Code.  An analysis follows along with 

an explanation of the draft ordinance’s approach.   
 

BUILDING DESIGN 
The purpose of Section 25-13, Building Design Standards, of the Zoning Code is to provide minimum 

standards for sustainable, interesting, and attractive building design.  The standards include minimum 

requirements for building materials, windows, massing, design features, entrances, and screening.  The 

renderings provided by the applicant allow staff to perform a cursory review.  A more definitive review 

would take place during the building permit review process when architectural elevations are 

submitted. 

 

The use of refurbished shipping containers is not expressly prohibited by the building design standards.  

However, the standards prohibit corrugated steel as a primary building material so substantial portions 

of the containers must be covered with other materials to satisfy the code.  In this case, the applicant 

intends to cut windows into the containers and cover substantial portions with a faux wood siding.  With  

further regard to materials, the code requires that no more than 40% of any façade shall be comprised 

of the same material unless varied by color, pattern, or texture.  It is difficult to tell from the renderings 

whether there is enough variation on each façade to achieve this standard, but again this would be 

reviewed in greater detail when architectural elevations are submitted.   

 

On façades that front a street, the code also requires that windows comprise 25% the façade area 

between two and ten feet above grade on office distribution or light industrial buildings and 40% on all 

other buildings.  The proposed design supplies greater than 40% along Dorsett Road, but closer to 25% 

toward Fee Fee Road.  Given the site’s double frontage and the surrounding land use pattern to the 

ANALYSIS (Cont.)  
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south, staff is of the opinion that this is an acceptable compromise. 

 

The building would include a primary entrance feature facing Fee Fee Road, as required.  It would 

exceed the minimum requirements for massing features (horizontal and vertical offsets).  It is 

somewhat unclear from the renderings whether at least three different design features would be 

included in each one hundred linear feet but staff believes this standard can be achieved.  Rooftop 

mechanical equipment would be completely screened by the upper row of shipping containers, 

exceeding the requirements for screening of functional elements.   

 

Based on the preceding analysis, the draft ordinance requires the building to comply with Section 25-

13, Building Design Standards, of the Zoning Code with the exception that 25%, rather than 40%, of the 

façade area between two and ten feet above grade along Fee Fee Road be comprised of windows.  

Architectural elevations for the review and approval of the City Planner are required prior to issuance of 

a building permit. 

 

LANDSCAPING DESIGN 
Section 25-16, Landscaping Design Standards, of the Zoning Code provides the minimum standards 

for landscaping of new commercial projects.  The code incorporates a point system, calculated by 

dividing the square footage of the site by 500.  The 1.23 acre site requires 108 points.  The applicant’s 

landscaping plan, prepared by Landscape Technologies, provides 108 points, meeting the 

requirement.  The plan includes 52 trees and 95 shrubs, along with ornamental grasses and 

perennials.  The draft ordinance simply requires landscaping to be in accordance with Section 25-16, 

Landscaping Design Standards, of the Zoning Code rather than requiring it to be in accordance with the 

plan contained in this report.  This will give the applicant flexibility in case minor changes in site design 

arise during the permitting process.    

 

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 
 

Sufficient infrastructure is in place, or would be developed, to support the proposed use.  The City 

Engineer has reviewed the proposed access to Fee Fee Road and determined that it is acceptable.  The 

draft ordinance requires the public sidewalk along Dorsett Road to be extended southwesterly along the 

site’s Fee Fee Road frontage as directed by the City Engineer.  It also requires a designated walkway 

between the public sidewalk and the sidewalk along the front of the building, denoted with paint or a 

different texture or material when crossing the parking lot.  If it is determined that the walkway is 

technically infeasible due to grade issues, the City Planner may waive the requirement.  

 

For medical marijuana dispensaries, the Zoning Code requires a minimum of 4.5 parking spaces per 

1,000 square of floor area devoted to retail use.  Using this formula, the 2,500 square foot dispensary 

requires 12 parking spaces.  The plan provides 18 parking spaces (150% of the requirement).  The 

extra parking supports the number of employees on the maximum shift and a potential future building 

addition.  While seemingly overparked, staff would note that the forecasted parking demand from ITE 

for a dispensary of this size is 18 parking spaces.  Staff would also note that the proposed parking 

ANALYSIS (Cont.)  
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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 “M-1” Office, Service, and Light 

Manufacturing 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 

CUP22-0017, REAL Cannabis Co., subject to the conditions of the draft ordinance attached to this report.   

 

 

 

____________________________________ 

Michael Zeek 

Director of Community Development 

FINDINGS AND RECOMMENDATION 

spaces are ten feet in width (rather than nine feet) in accordance with the MVOB regulations.  With 

regard to other infrastructure, utilities will be reviewed in greater detail prior to issuance of a building 

permit and drainage is subject to the review and approval of the Metropolitan St. Louis Sewer District 

(MSD). 

 

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 Conditional Use Permit promotes the general welfare of the community by allowing a new business 

in the City of Maryland Heights while protecting the public health, safety, and general welfare. 

ANALYSIS (Cont.)  
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APPENDIX 
 

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 

M-1 

C-2 

PDM 

R-4 
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EXHIBIT A:   NARRATIVE 
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EXHIBIT A:   NARRATIVE (CONT.) 
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EXHIBIT A:   NARRATIVE (CONT.) 
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EXHIBIT B:   SITE PLAN 
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EXHIBIT C:   LANDSCAPING PLAN 
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EXHIBIT D:   RENDERINGS 
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Recommendation of Planning Commission 
 
BILL NO. ORDINANCE NO. 2023-DRAFT 
 
 

AN ORDINANCE ENACTING A CONDITIONAL USE PERMIT FOR 
A MEDICAL MARIJUANA DISPENSARY WITH DRIVE-THROUGH SERVICES 

AT 11700 DORSETT ROAD AND 313 FEE FEE ROAD 
(Petition of REAL Cannabis Co.) 

 
WHEREAS, the Planning Commission held a public hearing regarding the proposed Conditional Use 

Permit contained in this Ordinance; 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 “M-1” 
Office, Service, and Light Manufacturing District for a 1.23 acre parcel of land located at 11700 Dorsett Road and 
313 Fee Fee Road with a legal description as follows: 
 

A tract of land located in Fractional Section 23, Township 46 North, Range 5 East, City of Maryland 
Heights, St. Louis County, Missouri and being more particularly described as follows: 
Commencing at a point being the northeast line of St. Louis Southwestern Railroad (100' Wide) and 
the northwest line of Fee Fee Road (40' Wide) Road; thence north 52 degrees, 21 minutes, 14 
seconds east a distance of 187.00 feet to the point of beginning of the following described tract of 
land; thence continuing along the northeast line of Lot 2 of Easyriders of St. Louis, a subdivision 
recorded in Plat book 348, Page 264 of the St. Louis County records north 51 degrees, 00 minutes, 
11 seconds west a distance of 182.90 feet to a point on the east line of Lot 1 of Easyriders of St. 
Louis subdivision north 00 degrees, 12 minutes, 03 seconds west a distance of 50.30 feet to a point 
on the south line of Dorsett (variable width) Road; thence along curve to the right with a radius of 
5,692.08, an arc length of 146.81 feet and a chord bearing of south 89 degrees, 06 minutes, 53 
seconds east and a chord distance of 146.81 feet to a point; thence south 86 degrees, 30 minutes, 19 
seconds east a distance of 60.24 feet to a found cross; thence along a curve to the left with a radius 
of 5,769.08 an arc length of 81.60 feet a chord bearing of south 89 degrees, 04 minutes, 20 seconds 
east and a chord distance of 81.60 feet to a point; thence south 17 degrees, 29 minutes, 59 seconds 
east a distance of 38.27 feet to a point on the north line of Fee Fee (40' Wide) Road; thence 
continuing along the north line of the northwest line of Fee Fee Road south 52 degrees, 21 minutes, 
14 seconds west a distance of 199.15 feet to the point of beginning and containing 30,619 square 
feet or 0.703 acres more or less and subject to easements, deeds, and other restrictions of record. 
 
Also including a tract of land being Lot 2 of Easyriders of St. Louis, a Subdivision recorded in Plat 
book 348, Page 264 of the St. Louis County records; said tract is located in Fractional Section 23, 
Township 46 North, Range 5 East, City of Maryland Heights, St. Louis County, Missouri and being 
more particularly described as follows: 
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Beginning at a point being the intersection of the north right-of-way line of the St. Louis 
southwestern railroad (100'Wide) and Fee Fee Road (40' Wide) Road; thence continuing along the 
northeast right- of-way line of the St. Louis Southwestern Railroad north 56 degrees, 40 minutes, 
45 seconds west a distance of 119.83 feet to a found iron rod; said point also being on the southeast 
line of Lot 1 of Easyriders of St. Louis subdivision; thence continuing along the south and east lines 
of Lot 1 north 62 degrees, 04 minutes, 29 seconds east a distance of 94.06 feet to a found iron rod; 
thence north 28 degrees, 54 minutes, 54 seconds east a distance of 48.00 feet to a point; thence north 
00 degrees, 12 minutes, 03 seconds west a distance of 77.42 feet to a point; thence along the 
southwest side of a tract of land conveyed to Hookset Properties, LLC per Deed Book 17,213, Page 
1242 of the St. Louis County records south 51 degrees, 00 minutes, 11 seconds east a distance of 
182.90 feet to a point on the northwest line of Fee Fee (40' Wide) Road; thence along the northwest 
line of Fee Fee Road south 52 degrees, 21 minutes, 14 seconds west a distance of 187.00 feet to the 
point of beginning and containing 22,952 square feet or 0.527 acres more or less and subject to 
easements, deeds, and other restrictions of record. 

 
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: 
 
I. PERMITTED USES 

 
The following uses shall be permitted, subject to the conditions included herein: 

 
A. All uses permitted in the “M-1” Office, Service, and Light Manufacturing District. 
 
B. A Medical Marijuana Dispensary with Drive-Through Services (Land Use Code (LUC) #446192). 

 
II. PLAN SUBMITTAL REQUIREMENTS 

 
A. Within six (6) months of the date of approval of the Conditional Use Permit Ordinance by the City 

Council, and prior to issuance of any building permit, the petitioner shall submit to the City Planner 
for review and approval a Final Site Plan. Where due cause is shown by the petitioner, the time 
interval may be extended by the City Planner. 

 
B. 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. 
 
C. Site Improvement Plans  

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

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

improvement plans.  
 
3. Plan review shall be in accordance with Article 4, Site Plan Review, of the Zoning Code. 
 
4. Site improvement plans shall illustrate compliance with the Municipal Code and the 

development requirements as set forth herein.  
 
5. Prior to approval of the site improvement plans, verification of any necessary approvals (if 

applicable) from the St. Louis County Department of Transportation, the Metropolitan St. Louis 
Sewer District (MSD), and Maryland Heights Fire District shall be received by the City Planner.  
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III. DEVELOPMENT REQUIREMENTS 
 

A. Height Requirements – Building height shall be in accordance with the limitations of the “M-1” 
Office, Service, and Light Manufacturing District. 

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

Standards, of the Zoning Code, except that a minimum of twenty-five (25%) percent of the façade 
area between two (2) and ten (10) feet above grade along Fee Fee Road shall be comprised of 
windows.   

 
C. Structure Setbacks – Buildings and structures, except dumpster enclosures, fences, retaining 

walls, light standards, signage, or other structures as otherwise approved by the City Planner, 
shall satisfy the minimum structure setbacks of the “M-1” Office, Service, and Light 
Manufacturing District. 

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

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

1. Access from Fee Fee Road shall be limited to one (1) full entrance and one (1) exit only 
entrance, subject to the review and approval of the City Engineer. 

 
2. Access from Dorsett Road shall not be permitted. 
 
3. The developer shall extend the existing public sidewalk southwesterly along the site’s Fee 

Fee Road frontage, to the walkway described below or the closest edge of the full entrance, 
as directed by the City Engineer.   

 
2. Walkway 
 

a. A designated walkway shall be provided between the public sidewalk and the sidewalk 
along the front of the building, denoted with paint or a different texture or material where 
crossing the parking lot. 

 
b. The purpose of the walkway shall be to encourage pedestrian safety by clearly denoting 

the safest path of travel and to alert motorists to pedestrian activity. 
 
c. The location and design of the walkway shall be subject to the review and approval of 

the City Planner and City Engineer on the Final Site Plan. 
 
d. If the City Planner and City Engineer find that the walkway is technically infeasible due 

to grade issues, they may waive this requirement. 
 

F. Parking – Off-street parking spaces shall be provided in accordance with the provisions of Article 
14, Parking and Loading Regulations, of the Zoning Code. 

 
G. Lighting Requirements – Exterior lighting shall be in accordance with the provisions of Article18, 

Lighting Design Standards, of the Zoning Code. 
 
H. Sign Requirements – Signs shall be permitted in accordance with Article 15, Sign Regulations, 

of the Zoning Code. 
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I. Stormwater and Sanitary Sewers  
 

1. Adequate provisions shall be made for stormwater management, in accordance with the 
specifications and standards of MSD. 

 
2. Sanitary sewer facilities shall be provided in accordance with the requirements of MSD. 

 
J. Landscaping – Landscaping shall be in accordance with Article 16, Landscaping Design 

Standards, of the Zoning Code. 
 

K. Screening and Outdoor Storage/Display 
 

1. Outdoor Storage of Materials or Equipment (LUC #236000) shall be prohibited except trash 
and recycling areas subject to the location and screening requirements of Section 25-25.4, 
Screening of Outdoor Storage, Mechanical Equipment, and Above Ground Utilities, of the 
Zoning Code.   

 
2. Outdoor Display and Sales of Retail Products (LUC #444000) shall be prohibited, except as 

authorized by a Special Event License in accordance with Section 13-181, Special Event 
License, of the Municipal Code.   

 
L. Environmental Standards – Every use, activity, process or operation on the site shall comply with 

the environmental performance standards prescribed in Article 17, Environmental Standards, of 
the Zoning Code. 

 
IV. USE LIMITATIONS 
 

In addition to the other conditions prescribed by this ordinance, the permitted uses shall be limited as 
follows: 
 
A. All necessary permits and licenses from the State of Missouri shall be acquired prior to the issuance 

of a Commercial Occupancy Permit.  
 

B. Adequate security shall be provided, subject to the review and approval of the Chief of Police and 
the State of Missouri. 

 
C. No public consumption of marijuana shall occur on site. 

 
D. The design of the drive-through services for the Medical Marijuana Dispensary shall be generally 

consistent with the plans included in the City Planner’s Report to the Planning Commission for 
CUP22-0017 dated January 4, 2023.   

 
E. The Medical Marijuana Dispensary may include a walk-up window in a location approved by the 

City Planner on the Final Site Plan. 
 
V. GENERAL LIMITATIONS 
 

A. Penalties for failure to submit a Final Site Plan, abandonment, and noncompliance shall be 
governed by Section 25-5.17, Time Limit of Conditional Use Permit. 

 
B. No new business license or occupancy permit for the 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 will continue to meet the conditions of this ordinance. 
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C. In the event that the Medical Marijuana Dispensary closes and a different use is proposed, the 

City Planner may require a traffic study prior to the issuance of an occupancy permit for any other 
use to determine if the existing drive-through circulation provides sufficient capacity for the 
change in use. 

 
D. Rights of Appeal - 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. 

 
VI. MAINTENANCE 
 

A. The buildings and site shall be maintained in accordance with the Property Maintenance Code. 
 
B. Stormwater management areas shall be maintained in accordance with the requirements of the 

Metropolitan St. Louis Sewer District. 
 
C. Landscaping shall be installed and maintained in accordance with Section 25-16.16, Installation 

and Maintenance of Plant Material, of the Zoning Code.  Plant materials shall be replaced or 
replanted as determined by annual inspection of the site by the City Planner or his assigns. 

 
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 JANUARY 2023. 
 
 
      _____________________________________ 
      MAYOR/PRESIDING OFFICER 

 
 
 

APPROVED BY THE MAYOR THIS _________ DAY OF JANUARY 2023. 
 
 
      ______________________________________ 
      MAYOR 
 
 

ATTEST: 
 
 
____________________________________ 
CITY CLERK 


	REAL Cannabis.11700 Dorsett.Ordinance.DRAFT.pdf
	Recommendation of Planning Commission
	BILL NO. ORDINANCE NO. 2023-DRAFT



