JUNE 9, 2021
PLANNING AND ZONING COMMISSION
Amended and reposted 1:00 p.m., Monday, June 7, 2021
Due to the Saint Louis County Executive Order gathering restrictions, this meeting will be
available via live videoconference. A link will be available at www.ellisville.mo.us (go to
“Meeting Portal”) to join the videoconference.
7:00 P.M.

CITY OF ELLISVILLE CITY HALL

I.

Call to Order – Chairman John Ellebrecht

II.

Roll Call

III.

Approval of Agenda

IV.

Approval of Minutes – May 12, 2021 Pages 3-10

V.

Public Hearings
A. The Planning and Zoning Commission will discuss and consider the petition of Chad
Fairbanks, Core States Group on behalf of JPMorgan Chase Bank, N.A. for approval
of (1) Rezoning from C-3 Commercial to (2) C-5 Planned District Commercial with
(3) Associated Site Development Plan, (4) Boundary Adjustment Plat authorizing a
new Financial Institution with a stand-alone ATM Drive-Through Facility located at
100 Clarkson Road and 1319 Froesel Drive. Pages 11-84 and plans
CLICK HERE FOR PLANS

Action on Petition #21-06-01
VI.

Petitions for Recommendations
A. Request of Chris and Charissa Blazevich to amend an existing Conditional Use Permit
(approved via Ordinance #3463) authorizing the operation of an online sales shipping
and distribution business and a minor amendment to the previously approved
condominium plat to combine two units into one at the property known and numbered
as 206 Old State Road, Units 6 & 7, located within the “C-5” Planned Commercial
Zoning District. Pages 85-97
Action on Petition #21-06-02

VII.

Resolution honoring Former Chairman Rob Compton for his service as a Planning and
Zoning Commissioner.
Page 98
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VIII.

Adjournment
Respectfully submitted,

LEIGH A. DOHACK
City Clerk
The City of Ellisville is working to comply with the American With Disabilities Act mandates.
Individuals who require an accommodation to attend a meeting should contact City Hall, 636227-9660 (V/TDD) at least 48 hours in advance.
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City of Ellisville
PLANNING AND ZONING COMMISSION
REGULAR MEETING MINUTES
Meeting Date: May 12, 2021
I.

CALL TO ORDER: Chairman Rob Compton called the meeting to order at 7:00 PM

II.

ROLL CALL

PRESENT
ABSENT
Nancy Bengtson .............................. ☒ ................... ☐
Lee Foster ....................................... ☐ ................... ☒ * joined meeting at 7:05PM
Sandie McGrath .............................. ☒ ................... ☐
Marilyn Niebling ............................... ☒ ................... ☐
Al Tamulaitis .................................... ☒ ................... ☐
Chairman Compton ......................... ☒ ................... ☐
John Scatizzi ................................... ☒ ................... ☐

John Ellebrecht ............................... ☒ ................... ☐
Rajiv Gupta ..................................... ☒ ................... ☐
Also present were City Planner Ada Hood, Assistant City Attorney Cindy Parnell, Council
Member Reel, Council Member Duffy and City Manager Bill Schwer.
III.

APPROVAL OF AGENDA

A motion was made by Chairman Compton to approve the Agenda with an amendment
to the numbering of Petitions from 21-03-01 and 21-03-02 to 21-05-01 and 21-05-02, and
was seconded by Commissioner Ellebrecht.
Vote Call
Aye
Abstain
Nay
Absent
Nancy Bengtson ...... ☒ ............. ☐ ............. ☐ ............ ☐
Lee Foster ............... ☐ ............. ☐ ............. ☐ ............ ☒
Sandie McGrath ...... ☒ ............. ☐ ............. ☐ ............ ☐
Marilyn Niebling ....... ☒ ............. ☐ ............. ☐ ............ ☐
Al Tamulaitis ............ ☒ ............. ☐ ............. ☐ ............ ☐
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Chairman Compton . ☒ ............. ☐ ............. ☐ ............ ☐
John Scatizzi ........... ☒ ............ ☐ ............. ☐ ............ ☐
John Ellebrecht ....... ☒ ............. ☐ ............. ☐ ............ ☐

Rajiv Gupta ............. ☒ ............. ☐ ............. ☐ ............ ☐
IV.

APPROVAL OF MEETING MINUTES
Commissioner Bengtson moved to approve the Meeting Minutes of April 14, 2021, and
was seconded by Commissioner Ellebrecht.
Vote Call
Aye
Abstain
Nay
Absent
Nancy Bengtson ...... ☒ ............. ☐ ............. ☐ ............ ☐
Lee Foster ............... ☐ ............. ☐ ............. ☐ ............ ☒
Sandie McGrath ...... ☒ ............. ☐ ............. ☐ ............ ☐
Marilyn Niebling ....... ☒ ............. ☐ ............. ☐ ............ ☐
Al Tamulaitis ............ ☒ ............. ☐ ............. ☐ ............ ☐
Chairman Compton . ☒ ............. ☐ ............. ☐ ............ ☐
John Scatizzi ........... ☒ ............. ☐ ............. ☐ ............ ☐
John Ellebrecht ....... ☒ ............. ☐ ............. ☐ ............ ☐

Rajiv Gupta ............. ☒ ............. ☐ ............. ☐ ............ ☐
V.

ELECTION OF OFFICERS
Chairman Compton moved to nominate John Ellebrecht for Chairman and Al Tamulaitis
for Secretary and was seconded by Commissioner Bengtson.
Vote Call
Aye
Abstain
Nay
Absent
Nancy Bengtson ...... ☒ ............. ☐ ............. ☐ ............ ☐
Lee Foster ............... ☒ ............. ☐ ............. ☐ ............ ☐
Sandie McGrath ...... ☒ ............ ☐ ............. ☐ ............ ☐
Marilyn Niebling ....... ☒ ............. ☐ ............. ☐ ............ ☐
Al Tamulaitis ............ ☒ ............. ☐ ............. ☐ ............ ☐
Rob Compton .......... ☒ ............. ☐ ............. ☐ ............ ☐
John Scatizzi ........... ☒ ............. ☐ ............. ☐ ............ ☐
John Ellebrecht ....... ☒ ............. ☐ ............. ☐ ............ ☐

Rajiv Gupta ............. ☒ ............. ☐ ............. ☐ ............ ☐
VI.

PUBLIC HEARINGS
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A. Petition #21-05-01. The Planning and Zoning Commission will discuss and
consider the petition of Ries Orthodontics for a change in zoning of the
property known as 309 Clarkson Road from the “R-1” Single-Family
Residential Zoning District to the “C-5” Planned Commercial Zoning
District, of the City of Ellisville, Missouri.
City Planner Hood summarized the petition and gave a brief presentation. She indicated
that she had added a condition to her presentation. The added condition was to install a
sidewalk along Field Avenue.
Chairman Compton asked if the City Engineer had reviewed the grades and determined
that cross access would not be possible. City Planner Hood responded yes.
Commissioner Niebling asked if the city could collect cross access now but not require
that it be installed at this time. Commissioner McGrath asked whether cross access
could be installed if the applicant redesigned the site. Commissioner Bengtson
expressed concern for the conflicts created in the center left hand turning lane. She
asked if the city could require access off of Field Avenue. Commissioner Foster
suggested restricting access to the site off Clarkson to right-in and right-out (RI/RO)
only. Commissioner McGrath agreed. Commissioner Foster offered that he would also
be amenable to requiring access off Field Avenue.
The applicant’s engineer Brandon Harp, summarized the project and gave a brief
presentation. He stated the proposed building was small in nature, only 4100 ft.². He
added that MoDOT had agreed to full access off of Clarkson because the proposed use
was not retail and small in nature, resulting in very low traffic generation.
Commissioner Bengtson asked about the sidewalk along Field Avenue. Specifically, she
wanted to verify that the sidewalk would fit along Field Avenue. The applicant’s engineer
Brandon Harp stated the sidewalk would fit. Commissioner McGrath asked about the
number of doctors and patients for the use. Mr. Terry Barnes, the applicant’s
representative, indicated that Charlie Ries was the only doctor and that there would be
6 to 8 chairs. Commissioner McGrath commented that she believed bike racks were
warranted for this particular use. Mr. Barnes responded that there would be concern for
the safety of the patients. He added that parents must bring the children to the office
and with certain procedures, patients are not allowed to walk or drive for several hours.
Commissioner Tamulaitis asked about relocating the sidewalk further away from
Clarkson Road. He indicated the sidewalk along Clarkson Road was narrow, very close
to the street, and that cars along Clarkson Road were driving too fast. He then asked if
it was known how many cars used Field Avenue now.
Chairman-Elect Ellebrecht asked about the ADA compliant parking spaces. He wanted
to know why these spaces were the furthest ones away from the front door. He also
wanted to know if the applicant’s engineer had made any effort to design the site to
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provide the cross access. The applicant’s engineer Brandon Harp responded that the
front entrance to the building facing Clarkson Road has an elevated porch and requires
a ramp for ADA compliance. Therefore, the ADA compliant parking spaces are located
closest to that ramp. He also responded that his firm had tried various designs to try to
make the cross-access work. Chairman-Elect Ellebrecht then asked if City Engineer Bill
Schwer only looked at this plan, or whether other plans were presented to the city. City
Planner Hood responded that this plan was the only plan presented to the city, and the
only one city staff looked at.
Commissioner Niebling wanted to hear from City Engineer Bill Schwer. At this time Mr.
Schwer was sworn in and responded that in his professional opinion cross access to the
site to the north was not likely.
Mr. Terry Barnes added to the discussion, that they had explored various options with
Mr. Stegmann (The property owner of 317 Clarkson Road) to make the existing cross
access easement work. They determined that unless the whole site (309 Clarkson
Road) was filled approximately 5 feet, or a smaller building footprint was built, then the
cross access would not work.
Commissioner Niebling asked how many employees would be work in the office. Mr.
Barnes responded that they would have 4 to 8 employees. Commissioner Niebling then
asked about stormwater. Engineer Brandon Harp responded that they will meet all city
and MSD requirements. Commissioner Niebling asked about the back door. Engineer
Brandon Harp responded that the door was for employee use only and for emergency
egress. Commissioner Niebling then asked about a walkway from the parking spaces
along Clarkson Road to the front of the building. Mr. Barnes indicated that he did not
believe a walkway was necessary, that the use would not generate so much traffic.
Commissioner Niebling then questioned why they needed so many parking spaces.
Commissioner Foster requested that signage be added to the site directing vehicular
traffic from the entrance to the back where the ADA compliant parking spaces were
located. He also asked about stormwater facilities. Engineer Brandon Harp identified the
inlet located on the south east part of the site and then explained how it connected
across Field Avenue to the creek (located on the once proposed American Eagle credit
union site).
Commissioner Foster suggested other possible access restrictions to and from the site.
Engineer Brandon Harp stated the scenarios suggested would not work. Commissioner
Bengtson thanked the applicant for providing an aesthetically appealing building which
transitioned well to the abutting residential uses. She stated that she believed access to
the site should be off of Field Avenue. Mr. Barnes responded that people would still
need to make a left turn, just somewhere else. Chairman-Elect Ellebrecht commented
that he believed there would not be a lot of traffic, but questioned the amount of parking
requested. He also expressed support for residents not wanting access off of Field
Avenue. He added that he liked the idea of restricting access to the site to right-in and
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right-out off of Clarkson Road. He stated that people drive fast on Clarkson Road and
the center left turn lane is dangerous, restricting access seemed like a reasonable
solution.
Commissioner Scatizzi asked if MoDOT had agreed to access off of Field Avenue.
Engineer Brandon Harp stated that MoDOT did not have jurisdiction over Field Avenue.
City Planner Hood responded that Field Avenue is under the City of Ellisville’s
jurisdiction, and per the Ellisville zoning code, access is required off of Field Avenue.
However, she added, that Field residents had opposed access to their street in the past.
Commissioner Niebling stated that she was glad the applicant was proposing this
redevelopment project. She also added that since the proposed use has repeat
customers, that they would learn how best to navigate to and from the site safely.
At this time Chairman Compton asked if there were any public comments.
Resident Rachel Scheffling, 1255 Field Avenue stated that she was concerned about
traffic. She indicated she had witnessed many near-hits in the past three years. She
also added that new landscaping to help mitigate noise would be appreciated. She also
wanted to verify that storm water runoff would be properly addressed. She added that
the creek floods during heavy rains.
At this time Chairman Compton closed to the public hearing.
Chairman-Elect Ellebrecht made a motion to approve the petition, subject to the
following conditions:
1. That a new 5’ wide sidewalk is installed along Field Avenue as required by code; and
2. That the applicant installs the following additional landscaping within the Vehicular Use
Area (parking field):
b. Add three additional shade trees
c. Eliminate one parking space along Field to install a landscape island with a shade
tree.
d. Install a shade tree in the island at the entrance to the site.
2. As per 302.10.4, the applicant substantiates trash quantities do not exceed three (3)
thirty-two-gallon cans per collection or one (1) ninety-gallon container per collection, OR
the applicant must install a masonry enclosure; and
3. That the City Council grants the waivers requested; and
4. That the applicant installs appropriate signage to help customers locate the ADA
compliant parking spaces on the south side of the parking lot; and
5. That access to the site is restricted to one of the following:
a. Right-in and right-out only, off Clarkson Road; OR
b. Full access off of Field Avenue; and
6. That the applicant agrees to coordinate with staff to add a painted walkway from the
west-most parking spaces (along Clarkson Road) to the front entrance.
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The motion was seconded by Commissioner Foster.
Vote Call
Aye
Abstain
Nay
Absent
Nancy Bengtson ...... ☒ ............. ☐ ............. ☐ ............ ☐
Lee Foster ............... ☒ ............. ☐ ............. ☐ ............ ☐
Sandie McGrath ...... ☐ ............ ☐ ............. ☒ ............ ☐
Marilyn Niebling ....... ☐ ............. ☐ ............. ☒ ............ ☐
Al Tamulaitis ............ ☒ ............. ☐ ............. ☐ ............ ☐
Chairman Compton . ☒ ............. ☐ ............. ☐ ............ ☐
John Scatizzi ........... ☒ ............. ☐ ............. ☐ ............ ☐
John Ellebrecht ....... ☒ ............. ☐ ............. ☐ ............ ☐

Rajiv Gupta ............. ☒ ............. ☐ ............. ☐ ............ ☐
VII. PETITIONS FOR RECOMMENDATION
A. Petition #21-05-02. Petition of Caliber Collision for issuance of a conditional
use permit to allow an automobile repair and service establishment at the
locations known and numbered as 15434-15436 Manchester Road, within the
“C-3” Commercial Zoning District of the City of Ellisville, Missouri.
City Planner Hood summarized the petition and made a brief presentation.
Chairman Compton asked about the location of the cross access. Commissioner
Bengtson stated that cross access looks very feasible. She also asked if the parcel to
the north had already provided cross access. Commissioner Niebling requested the
applicant to speak about the cross access.
Applicant’s architect Melissa Hernandez stated that Caliber Collision is the largest
collision repair in the world. She added that they run a first-class operation. She stated
the company’s main goal was to locate close to their clients. She added the tenant
space measured 15,000 ft.² with fourteen production stalls, one lift and one spray bay.
She stated that all work will be conducted indoors. She added that they will stage cars
in the fenced off areas located behind the building. She explained that the proposed
fence would be decorative with an opaque mesh.
Mr. Sandro Mei, representing the property owner, stated that they objected to installing
the sidewalk luminaires and to providing cross access. He stated that they do not have
control over the other properties to provide cross access. He also added that if Caliber
Collision could not secure the 39 spaces (within the second fenced in area), then they
would not sign the lease. He also requested that the recommended landscape (by the
City’s third-party landscape architect) be waived until the former Shop N Save tenant
space is redeveloped or occupied.
Chairman-Elect Ellebrecht commented that asking the property owner to install all the
landscaping for this one tenant may be too much. He indicated that he would be
amenable to requiring only three trees in the vehicle use area immediately in front of the
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proposed tenant space, and possibly the sidewalk luminaires in front of the tenant
space. Mr. Sandro Mei said he was amenable to installing the trees immediately in front
of the tenant space, but that he would prefer to install all the luminaires at the same
time, at a future date. He also added that he would be amenable to allowing cross
access as long as it did not affect Caliber Collision‘s ability for the proposed fenced off
parking in the rear of the building. Commissioner Niebling indicated she was amenable
to only requiring cross access at the front, and not at the rear. Commissioner McGrath
stated that she had visited the nursing home to the south of the proposed site, and saw
that the existing landscape would appropriately shield the outdoor storage areas. She
added that the outdoor storage areas are not visible from Manchester Road. She also
stated that in her opinion, installing all the landscaping and the sidewalk luminaires at
this time would improve the aesthetics of the site and increase the lease-ability of the
center. She also emphasized the need for cross access.
Chairman Compton asked what the process was for not meeting the minimum parking
requirements. City Planner Hood responded the applicant could request a waiver from
the City Council. Commissioner Foster stated that the noise from some of the
equipment used in auto repair was of high decibel and the applicant should consider
insulating the walls and doors. The applicant’s architect Melissa Hernandez stated that
insulation would be provided on the walls and that the doors would always be closed
while work was occurring indoors. Commissioner Foster stated that the doors should
also be insulated. The applicant’s architect, Melissa Hernandez agreed to do so.
Chairman Compton asked which way the bay doors were facing. The applicant’s
architect responded the bays are facing south.
Commissioner Foster asked about security for vehicles stored outside. Melissa
Hernandez responded the fenced off areas were secure and gated. Chairman Compton
asked if the Faraci outparcel was a separate parcel. City Planner Hood responded, yes.
Chairman-Elect Ellebrecht stated that cross access should be collected at this time, but
not necessarily installed now. City Planner Hood responded that staff prefers to
coordinate with the property owner and the applicant to accommodate both cross
access and the fenced off areas, now.
Commissioner Bengtson commented that she prefers cross access be provided along
the front. She believes that customers will not know to go to the back for cross access.
Commissioner Ellebrecht made a motion to forward a positive recommendation on the
proposed petition subject to the following conditions:
1.
That the property owner agrees to coordinate with staff to provide cross
access easement across the property and to the south property line (as
depicted in the aerial prepared by staff), and that the easement is recorded
with St. Louis County, prior to occupancy; and
2.
That the second fenced off area (the one located at the southeast corner with
39 spaces fenced off) is allowed, but modified to the smallest extent possible
while still allowing for cross access to the abutting properties; and
3.
That the applicant installs three shade trees within the Vehicular Use Area
immediately in front of the proposed tenant space; and
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4.

5.
6.
7.

That the City Council considers requiring the landscaping recommended by
the City’s third-party landscape architect (as shown in the recommended
landscape plan), either prior to occupancy or when the former Shop N Save
tenant space is occupied; and
That the City Council agrees to the landscape waivers recommended by the
City’s third-party landscape architect; and
That the City Council approves a waiver to the parking requirements; and
That the property owner voluntarily installs sidewalk luminaires along
Manchester Road (the sidewalk luminaire requirement is not triggered by this
application).

The motion was seconded by Commissioner Tamulaitis.
Vote Call
Aye
Abstain
Nay
Absent
Nancy Bengtson ...... ☒ ............. ☐ ............. ☐ ............ ☐
Lee Foster ............... ☒ ............. ☐ ............. ☐ ............ ☐
Sandie McGrath ...... ☒ ............. ☐ ............. ☐ ............ ☐
Marilyn Niebling ....... ☒ ............. ☐ ............. ☐ ............ ☐
Al Tamulaitis ............ ☒ ............. ☐ ............. ☐ ............ ☐
Chairman Compton . ☒ ............. ☐ ............. ☐ ............ ☐
John Scatizzi ........... ☒ ............. ☐ ............. ☐ ............ ☐
John Ellebrecht ....... ☒ ............. ☐ ............. ☐ ............ ☐
Rajiv Gupta ............. ☒ ............. ☐ ............. ☐ ............ ☐
VIII. PZ ANNUAL REFRESHER
Chairman Compton moved to continue the refresher until he is replaced on the
Commission and he was seconded by Commissioner Bengtson. The vote was
unanimously in favor.
IX.

ADJOURNMENT

Chairman Compton adjourned the meeting at 9:39 PM.
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1 Weis Avenue, Ellisville, Missouri 63011

Memo
To:
Chairman John Ellebrecht and Members of the Planning and Zoning Commission
From: Ada Hood, City Planner ()$Meeting
Date: June 9, 2021
Re:
Petition from of Chad Fairbanks, Core States Group on behalf of JPMorgan Chase
Bank, N.A. for approval of (1) Rezoning from C-3 Commercial to (2) C-5 Planned
District Commercial with (3) Associated Site Development Plan, (4) Boundary
Adjustment Plat authorizing a new Financial Institution with a stand-alone ATM
Drive Through Facility located at 100 Clarkson Road and 1319 Froese! Drive

SUMMARY
The applicant is proposing to rezone the Mozingo Music site (100 Clarkson and 1319 Froesel Drive)
from C-3 Commercial Zoning District to C-5 Planned District. The C-5 Planned District will allow the
applicant to use the site for a bank and drive through. The C-3 Commercial Zoning District does not
allow financial institutions. However, bank drive through facilities are permitted by right in the C-3
Commercial Zoning District. This work-around has been used by various financial institutions,
including Neighbors Credit Union (on Manchester Road) and American Eagle Credit Union (not built).
The subject site consists of two lots. The applicant will relocate the property boundary line to create
one large lot for the bank facility and a second smaller lot to the west.

REZONE
Comprehensive Plan
As per the Land Use Plan found in the City's adopted Comprehensive Plan, the properties at 100
Clarkson Road and 1319 Froese! Drive are intended for:
Professional Office This classification is intended to allow professional and medical
offices and low-intensity commercial uses that will not be major traffic generators.
Retail uses would not be allowed except as an accessory use. This classification is
proposed for major portions of Clarkson Road that are currently developed for
offices and single-family residences. In addition, areas along the east side of Old State

I
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Road and areas along Clayton Road adjacent to the intensive retail development at
the intersection with Clarkson Road, are also designated for professional office use.
In addition to professional office buildings, this land use classification will include
schools, churches, government buildings, parks and similar institutional and
recreational uses that are commonly found in professional office areas.
Development along Clarkson Road and along the east side of Old State Road Two
objectives of the plan deal with development along major roads in the City. Much of
the land along Clarkson Road is planned for redevelopment from residential uses to
professional and medical offices. In addition, some of the land on the east side of Old
State Road is planned for redevelopment from residential uses to professional and
medical offices. In both cases, these new office uses will abut residential uses. These
residential areas can be maintained by ensuring that the planned commercial uses
provide landscaping and buffering between their property and that of the residential
areas. These new commercial uses should also provide landscaping to enhance the
appearance of their buildings.
The Comprehensive Plan envisions professional and medical office uses along this stretch of Clarkson
Road. The proposed planned district will allow a Financial Institution with a stand-alone ATM Drive
Through Facility. The C-5 Planned District designation is consistent with various other properties
along this stretch of Clarkson Road.
Rezon ing Process
According to the City's Zoning Code, the applicant must secure a recommendation from the Planning
and Zoning Commission and approval from the City Council to secure approval of the requested
rezoning. A public hearing is required, both at the Planning and Zoning Commission level and at the
City Council level.

PLANNED DISTRICT
The proposed zone change to C-5 Planned Commercial District would allow the applicant the
flexibility needed to develop a financial institution use with a stand-along ATM drive through
facility, while giving the City maximum control over the future use and operation of the Planned
District. It is assumed that both lots will be rezoned to C-5 Planned District.

100 Clarkson

Lot B

Lot A
Proposed Permitted Uses

Financial Institution

None

Drive Through
Facility
Proposed Conditional Uses

None

None

•Page 2
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Lot Area

1.21 ac

.54 ac

Floor Area

3,320 SF

0

Building Setback-Front

20' Clarkson

Froesel- 35'

35' Froesel
Building Setback- Side

25' to north PL

25' (east and west PL)

Building Setback- Rear

25' to west PL

25' to north PL

Height

35' maximum

35' maximum

(1 story)

(1 story)

PLAT
The subject site consists of two lots. The applicant will relocate the property boundary line to create
one large lot for the bank facility and a second smaller lot to the west.
The process for approval of a Boundary Adjustment Plat requires City Council approval via an
ordinance. A public hearing is not required. The applicant has submitted a phase 1 environmental
evaluation of the property, which is included for your review.

SITE PLAN
Landscape Pl an
The landscape plan has been reviewed by the City's third-party landscape architect. The
landscape plan is mostly in compliance with the City requirements, except for missing shrub
plantings in front ofthe parking spaces facing (and visible to) Clarkson Road . According to the
letter submitted by the applicant, they do not intend to comply.
Lighting
The applicant has submitted a lighting which appears to comply with all applicable regulations.
Cross Access
The plan does not depict cross access to the north. It appears there is a possibility that cross access
may be feasible, once an easement is secured for the abutting to the north. Staff recommends the
applicant provide a cross access easement and the improvements (their half) necessary for
connecting either proposed drive aisle to the apartment parking lot.
Traffic
The City's third-party traffic consultant has reviewed the plan and her report is included for your
review. She has indicated that the proposed development will have a minimal impact on the overall
operations at the intersection of Clarkson Road and Froesel Drive, and offers the following summary:

• Page3
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In summary, it can be concluded that the traffic generated by the proposed Chase Banking Facility could
be accommodated, as proposed with acceptable operating conditions along the surrounding roadways.
No improvements beyond those already associated with the previously approved mixed-use
development across Clarkson Road are required.

RECOMMENDATION
Staff recommends the Planning and Zoning Commission holds a public hearing as required and
considers the conditions listed below as part of any positive recommendation:
1. That the applicant provides a cross access easement and the necessary improvements (their
half only) connecting either proposed parking lot drive aisle to the apartment parking lot;
and
2. That the applicant submits the Phase 1 Assessment for staff review; and
3. That the applicant installs shrub plantings in front of the parking spaces facing (and
visible to) Clarkson Road; and
4. That the applicant agrees to comply with the City's third-party traffic consultant's
recommendations:
•

Given the unknown nature of the development that could occur on the western portion of the
site, and its associated traffic characteristics, the City could consider proactively requiring the
subject site to consolidate the two proposed access drives into one single full aocess drive to
Froesel Drive that could be located directly across from the Nursery's eastern access drive. To
do so would be compliant with requirements set forth in the City of Ellisville's Codes, Article VIII,
Section 400.496. It is acknowledged that ifthe City were to require this, that would necessitate
Chase Bank to revisit the internal circulation within the bank site in terms of the current parking
and ATM layout.

•

It is recommended that throat widths of the driveways be a minimum of 24 feet and a maximum
of 40 feet for two-way operation, per the City of Elli.sville's Codes, Article VIII, Section 400.496.
Also, the radius of the driveway opening at the curb or pavement edge should not be less than
10 feet or greater than 40 feet and should not extend beyond the property line.

•

It is recommended that the two proposed access drives be placed under STOP control via the
installation of signage. All proposed drives should conform to the sight distance requirements
set forth by the American Association of State Highway and Transportation Officials (ASHTO).
Furthermore, as part of the design process, care should be given to ensure that signage and/or
landscaping does not pose sight distance limitations at any of the proposed drive locations.

•

The western portion of the bank site is comprised of one-way circulation in order to
accommodate the proposed ATM. It is recommended that pavement markings and signage be
utilized on site to clearly deter motorists from entering the bank site and inadvertently traveling
the wrong way to the west. "Do Not Enter'' signs should be posted on both sides of the western
drive aisle, as well as directional arrows and "Do Not Enter" pavement markings.

• Page4
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5.

That Lot B is also rezoned to C-5 Planned Commercial, affording the City maximum control
over its future use; and

6. That the Applicant secures ARB approval.

• Page5
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City of Ellisville
One Weis Avenue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

APPLICATION COVER SHEET
(please type or print)
ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE
AND CONSISTENT WITH SUBMITTED MATERIALS
100 Clarkson Road & 1319 Froese! Dr

Property Ad<h-ess:

Project Description : Construction of a new Chase Bank
Project Name:

Chase Bank Clarkson

PART A: PARTIES IN INTEREST
The full legal name of each party listed below (partnership, corporation etc.) is required for review of the
application(s). Having different individuals represent an Applicant at different meetings during the review process
may result in unnecessary confusion and de'lay. Consequently, in the interest of promoting clarity, consistency, and
expediency the City 1·equests all Applicants, at the time of filing their Application, to identify a primary or principal
APPLICANT (eitb.er attorney or non-attorney; corporations should see Notice below) who can be expected to
attend each of the meetings during die Petition review process.
Notice to Applicants: In matters which quality as contested cases under Section 536.010(2) R.S.Mo. corporations
may not be represented by non-attorneys when the Council sits as an administrative tribunal. Non-attomey
representation in such matters may constitute the practice oflaw under Section 484.010 RS.Mo. All Applicants are
cautioned co consult with an attorney prior to undertaking non-attorney representation.
Name and Title of APPLICANT:

Address:

Chad Fairbanks (Core States Group)

6500 Chippewa Street, Suite 200, St. Louis, MO 63109

Phone Number: (636) 328-2602

Email cfairbanks@core-states.com

Name of Business Owner(s) - if different than above:

JPMorgan Chase Bank, N.A

Address: 383 Madison Avenue, New York, New York 10017
PhoneNumber:

Email

314-210-7690

Pamela.Holmes@jpmchase.com

Name of Property Owner(s) _if different than above: David Mozingo & Jeff Mozingo , Mozingo Holdings, LLC
J
1437 Virginia Dr., Ellisville, MO 63011 & 4689 Hwy K, O'Fallon, MO 63368
Aduress:
~~~~~~~~~~~~~~~~~-..r-....IZtng'O@!~m~a~z~in~9~0-mrru~s~ic~
. c~a~mPrll&~~~~~

Phone Number:(636) 236-9770 & (314) 406-2843 Email
Name of Architect, Landscape Architect, Planner or Engineer:

Address:

jmozingp@mozingomysjc com
Chad D. Fairbanks, P.E., Civil Engineer

6500 Chippewa Street, Suite 200, St. Louis, MO 63109

Phone Number: (314) 270-5203

Email

cfairbanks@core-states.com

PART B: SITE DESCRIPTION
LegalAddressofProperty:_j_QQ___:Clarkson Road & 1319 Froese! DrLocatorNo.: 22T210727 &22T210781
Lot No.:

n/a

Current Use of Site:

Block No.:

n/a

Current Zoning:_ _C_-_3 _ __

Retail (Mozingo Music)

Proposed Use of Site: Financial Institution w/ Drive Up ATM (Chase Bank)
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PART C: p ART A: COST/BENEFIT DAT A (ALL INFORMATION PROVIDED WILL BECOME A MATTER OF PUBLIC
RECORD)

Description

Quantity
Existing

Property value:

Proposed

$420,800 (appraised Value)

TBD

Property tax to the City:

$165.62 (2019)

TBD

Property tax to the School District:

$7,321.33(2019 combined)

TBD

Property tax to the Fire District:

$1,3850.16(2019)

TBD

Adjacent property values:

$218, 500(west)
$974 400 <north)

Retail sales tax generated:

$42,801.89 (total)

$218,SOO(west)
$974,400 (north)
None

Maintenance cost to the City

New sidewalk along Froese!
and new street lights
along Clarkson Rd.

n/a

(new street/trail/park maintenance,
additional police services, trash/recycle
service):
Type ofbusiness:

# similar businesses already existing in the City:
9

Financial Institution (Bank)
Does the project compete with other existing uses in
the City: Yes, other banks only.

Will project result in loss ofretail sales tax revenue
from other businesses in the City?

To what degree (qualitative and quantitative):
Although banks compete with each other for customers
there isn't a direct monetary impact of that competition
to the City other than Property Truces.
Project potential Joss:
n/a

No.

PART D: APPLICATIONS FILED (Check the applications you will submit A Letter addressed to the City
must be submitted. The letter should completely describe who, what, why, where, when, etc.
,_J

IX
~
~

Conditional Use Permit
Site Plan
Architectural Review
Other:

00
1;

x
0

Rezoning
Text Amendment
Planned Development
Variance to the Board of
Adjustment

I'
~

Subdivision Plat
Lot Consolidation Plat
Boundary Adjustment

LJ

Condominium Plat

'J

Plat

PART E: AUTHORIZATION (FULL LEGAL NAME IS REQUIRED)

Signature of Applicant (Required):

;;:!.$~

PRINT NAME: Chad D. Fairbanks

Title/I11terest in Prnperty:__E_n_g_in_e_e_r_ ____

Signature of Property Owner (Reqrlired):
PRINT NAME; 1Jawi"J/11ozmJ°

Date: _4_-_8 -_21_ _ __

'%-~~le: ~ /-;) · ~ (

\ Je./);)?k= 1'h J° Tltle/I.nterest in Property:__o_~_,,_~
_·_-_ __
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City of Ellisville
One Weis A venue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

APPLICATION FOR PLANNED
DEVELOPMENT
(please type or print)
ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE.
APPLICATION MUST BE CONSISTENT WITH SUBMITTED MATERIALS.
PLANS MUST BE SIGNED & SEALED DRAWINGS AND FOLDED TO APPROXIMATELY 8 Yi
x 11or8 Yz x 14 IN SIZE. A $500.00 APPLICATION FEE AND $50.00 PUBLIC HEARING
DEPOSIT MUST ACCOMPANY THIS APPLICATION
NOTE: IF FILING MULTIPLE APPLICATIONS WHICH REQUIRE A PUBLIC HEARING,
ONLY SUBMIT ONE FEE ($50) TO COVER ALL PUBLIC HEARINGS.
Property Address:
Applicant:

100 Clarkson Road

Chad Fairbanks (Core States Group)

Project Name:

Chase Bank Clarkson

PART A: PROPOSED PROJECT
Briefly describe the project and intended use(s) Construction of a new Chase Bank with drive up ATM including
demolition of the existing structures and a boundary adjustment plat.
Please provide a tabulation of how the Total Square Footage in the project breaks down for each intended use.
Examples of uses are the principle building, parking, storage, landscaping, deck/patio, or other:

Intended Use

Designated Square
Footage of
Floor Area

Financial Institution (Bank)

3,320 sf

Drive Up ATM

598 sf (Canopy)

Percentage

Conditional Use
or
Permitted U e

4.38%

Permitted

0.65%

Permitted

PART B: AMENDMENT TO A PLANNED DEVELOPMENT
Briefly describe the project as approved: Construction of a new Chase Bank with drive up ATM including
demolition of the existing structures and a boundary adjustment plat.

Briefly describe the amendment to the project: The intent is to rezone to a planned development district
to allow for a Bank with a separate drive up ATM onsite.

Revised: June 2, 2020
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PART C: COMPREHENSIVE PLAN AND ZONING
How does proposed development meet good planning practices, enhance the City and surrounding neighborhood?
New development, enhanced site design, increased availability to banking facilities, and more local investment opportunities.

How does the proposed development meet the general planning goal of the City and the City's Comprehensive Plan?
The plan designates this property as Professional Use. A bank would fall into this category.

How does the development implement the Great Streets Master Plan and the Bikeable Walkable Community Plan?
The project will add decorative lighting along the exsiting walkway along Clarkson Rd and construct new sidewalks along Froesel Dr.

Give a statement showing how the proposed Planned Development differs from the zoning ordinance:
The planned development would allow both a financial institution and a drive up ATM.

Explain why this difference from the zoning ordinance is necessary for the project to proceed:_ _ _ _ _ _ __ _
The city does not currently have a zoning district that allows a bank and a drive up ATM.

What aspects of this project make it unusual and desirable enough for the City to allow the flexibility from the
zoning ordinance: A new bank will provide new business opportunity within the City.
What, if any, public benefit is the developer willing to provide the City:

Construction of new sidewalks and street fighting .

Adjacent Land Use:
How is the proposed development compatible with the surrounding neighborhood?

A bank should be complementary to

the surrounding neighborhood with much less impact than most retail businesses.

Describe impact on the surrounding neighborhood or the City as a whole?________________
The existing site and surrounding frontage along Clarkson Rd . is commercial use. The revised lot to the west will remain C-3.

Describe buffering be provided to protect adjacent land uses from light, noise, etc.?

Chase will maintain or increase buffers

adjacent properties, including existing and new trees . Light is designed to direct away from adjacent properties.

How are the operating and delivery hours compatible with the adjacent land use?

Typical Chase Bank operating hours

are 9-5 M-F, 9-1 Sat, Closed Sunday, with 24 hour ATM access, much less than most properties along Clarkson Rd.

Architecture:
How are the architecture and building materials consistent with a high quality development and adjacent area?
Contemporary architecture is consistent with and enhances local development in nested recta-linear forms and durable materials - chiseled stone,
textured cement-fiber panels, glass and an aluminum composite corner feature .

Describe how the development preserves significant architectural/environmental features of the

property.~~~~

There are no significant architectural/environmental features to preserve on this property - proposed development is consistent with
the mass, size and site placement of the existing structure, for no significant difference.

Describe how the development preserves the designated historical features of the property._ _ _ _ _ _ _ _ __
There are no known designated historical features to preserve on this property.

Landscape:
Demonstrate how the landscaping is appropriate for the scale of the development and enhances greenspace in the
City. Landscaping is designed to follow the City's guidelines and significantly increases the greenspace on the property.

What provisions will be made for care and maintenance of greenspace areas? - - - -- - - -- - -- - - Chase Bank will hire regular maintenance of the property including the landscaping and greenspace.

Traffic:
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Will street and other means of access to the proposed development be suitable and adequate to any anticipated
Yes, per city traffic study.
traffic without overloading the adjacent streets?

-------------------------

How does the internal circulation of the proposed development allow for movement of vehicles and pedestrians?
Vehicle traffic is generally in a circular pattern , with 2-way traffic allowed in front of the bank, with a single driveway.
Pedestrian traffic is connected to Clarkson Road, also with a new sidewalk for the entire frontage of Froesel Dr.

Utilities:
Are the existing or proposed utility services adequate for the proposed development? _ _ __ _ _ _ _ _ __
Yes. Chase will re-use or replace all the existing utilities that serve the existing building ,

PART D: CRITERIA
It shall be the responsibility of the applicant to clearly establish that the following criteria are met: (Respond Yes or
No).
No

a. Will the character of the neighborhood be negatively affected?

No

b. Will traffic conditions be negatively affected?

No

c. Will the change increase fire hazards?

No

d. Will public utility facilities be negatively affected?

No

e. Will other matters pertaining to the public health, safety and general welfare of the community be
negatively affected?

For Planned Residential Developments:

NIA
NIA
NIA

Will the project create a district suitable for low density, urban low density and medium-density
residential developments?
Will the project feature modern, integrated, imaginative architectural design, site arrangement and City
planning?
Will the project be laid out and developed as a unified development?

For Planned Commercial Developments:
Yes
Are the proposed plans and conditions consistent with good planning practice?
Yes

Is the project compatible with permitted developments and uses in adjoining districts?

Yes

Does the project protect and promote the general welfare?

Yes

Is the project based on guidance from the land use element narrative and land use plan contained in the
Ellisville Comprehensive Plan?

PART E: PERFORMANCE STANDARDS
All land, buildings and uses must comply with the following performance standards. Other project or use specific
factors may be regulated to protect the public health, welfare and safety as well as to protect the character of the
neighborhood.

Vibration. Will the use be operated so that the maximum ground vibration generated is not perceptible (without
instruments) at any point on the lot line of the lot on which the use is located; excluding vehicular traffic unrelated to
Yes
the subject use?

------------ -------------------------

Noise. Will the use be operated so that the maximum volume of sound or noise generated does not exceed seventy
(70) decibels at any point on the lot line of the lot on which the use is located?_ _Y_e_s _ _ __ __ _ _ _ _ __
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Odor. Will the use be operated so that no offensive or objectionable odor is perceptible at any point on the Jot line
of the Jot on which the use is located?
Yes

~----------------------------

Smoke. Will the use be operated so that no smoke from any source is emitted of a greater density than the density
described as No. I on the Ringelmann Chart as published by the United States Bureau of Mines?
Yes
Toxic gases. Will the use be operated so that there is no emission of toxic, noxious or corrosive fumes or gases?
Yes
Emission. Emission of dirt, dust, fly ash and other forms of particulate matter. Emission of dirt, dust, fly ash and
other forms of particulate matter shall not exceed eighty-five hundredths (85/100) pounds per one thousand (1,000)
pounds of gases of which amount not to exceed five-tenths (5/10) pounds per one thousand (1,000) pounds of gases
shall be of such size as to be retained on a three hundred twenty-five (325) mesh U.S. Standard Sieve. In the case of
emission of fly ash or dust from a stationary furnace or combustion, device these standards shall apply to a condition
of fifty (50) percent excess air on the stack at full load, which standards shall be varied in proportion to the deviation
of the percentage of excess air from fifty (50) percent. Will the project comply with this standard?_ Y
_e_s_ _ __
Air pollution. Every form of objectionable odors, smoke, toxic gases, particulate matter such as dirt, dust, fly ash,
must be restricted to specific low levels of emissions as set forth in Ord. No. 3347 of St. Louis County Code titled;
Air Pollution Control Code, Chapter 612, as amended from time to time. Will the project/use comply with this
Yes
standard?

---------------------------------------

Radiation. Every amount ofradioactive emissions must be restricted to that considered safe by the Federal
Radiation Board Standards, as amended from time to time. Will the use/project comply with this
Yes
standard?

---------------------------------------

0 perat ions, heat and glare. Every operation producing intense glare or heat must be enclosed so that they are
imperceptible at any lot line without instruments. Will the project/use comply with this
Yes
standard?

---------------------------------------

Additional Standards applicable to all new restaurants and fast food restaurants, and upon change of ownership of
existing restaurants and fast food restaurants, with the exception of Bar B Que Restaurants as defined in Section 3018: (Ord. #2288, Sect. 2, 11-18-99)
Grease extraction efficiency: Exhaust system shall have grease extraction efficiency of at least 90% as tested by an
approved agency. Will the use/project comply with this standard?_ Y
_e_s_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Maintenance: Equipment shall be maintained at intervals as recommended by the manufacturer and property
maintenance performed in accordance with manufacturer's instructions. Will the use/project comply with this
standard?___Y_e_s _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _~
Cleaning: Hoods, grease removal devices, fans, ducts and other appurtenances shall be cleaned to bare metal at
frequent intervals prior to surfaces becoming heavily contaminated with grease or oily sludge. Will the use/project
comply with this standard? _ _Y_e_s_ _ _ _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ __
PART F: ENVIRONMENTAL STATEMENT
Will the proposed request~ adversely impact the environment?:_Y
_e_s_, _it _w_ill_n_o_t. _ __ _ _ _ _ _ _ __
Has a Phase I Assessment or Phase II Environmental Report/Study been prepared in association with this request?
(Yes or No) If yes, please submit a copy of the report/study with this application. '

Yes.

By filing this application you acknowledge and are aware that the City may require a partial or comprehensive
environmental assessment, impact analysis, or report, in conformity with Chapter 415, Environmental Report of the
Land Use Regulations, at any time during the application or approval process.
PART G: PROCESS
1.

The City offers all applicants the opportunity to meet with City staff at any time to discuss a project. Please
contact the City Planner to schedule a meeting: Ada Hood, ahood@ellisville.mo.us or via phone 636-2279660.

Revised: June 2, 2020
June 12, 2021 Planning and Zoning Commission Packet

4

Page 21 of 98

City of Ellisville
One Weis A venue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

APPLICATION FOR
REZONING/TEXT AMENDMENT
(please type or print)
ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE.
APPLICATION MUST BE CONSISTENT WITH SUBMITTED MATERIALS. PLANS MUST BE
FOLDED TO APPROXIMATELY 8 'h x 11or8 'h x 14 IN SIZE. A $200.00 APPLICATION FEE AND
$50.00 PUBLIC HEARING DEPOSIT MUST ACCOMPANY THIS APPLICATION
NOTE: IF FILING MULTIPLE APPLICATIONS WHICH REQUIRE A PUBLIC HEARING,
ONLY SUBMIT ONE FEE ($50) TO COVER ALL PUBLIC HEARINGS.
Property Address:
Applicant:

100 Clarkson Road

Chad Fairbanks (Core States Group)

Project Name:

Chase Bank Clarkson

PART A: REZONING (LOT AND ZONING INFORMATION)
Existing No. ofLots: _ _
2 _ Lot Size(s): _ _ _ Proposed No. ofLots: __
2 _ Lot Size(s): _ _ _ __
Existing zoning __c _-3_-_c_o_m_m_er_ci_ai _ _ _ __

Proposed Zoning: _ _c_-5_ Pl_an_n_ed_ C
_ o_m_m
_e_rc_ia_I _ _ _ __

PART B: TEXT AMENDMENT
Existing Text:
n/a

Proposed Text:
n/a, See Planned Development Application.

PART C: COMPREHENSIVE PLAN
Explain how the proposed rezoning/text amendment is consistent with the Comprehensive Plan.
Comprehensive Plan indicates this lot as "professional use" . A bank should be considered to be a professional use.
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PART D: CRITERIA
It shall be the responsibility of the applicant to clearly establish that the following criteria are met: (Respond Yes or

No).
NO

a. Will the character of the neighborhood be negatively affected?

NO

b. Will traffic conditions be negatively affected?

NO

c. Will the change increase fire hazards?

NO

d. Will public utility facilities be negatively affected?

NO

e. Will other matters pertaining to the public health, safety and general welfare of the community be
negatively affected?

PART E: ENVIRONMENTAL STATEMENT
Will the proposed request will not adversely impact the environment?:

No, it will not

~~~~~~~~~~~~~~~~~

Has a Phase I Assessment or Phase II Environmental Report/Study been prepared in association with this request?
YES

(Yes or No) If yes, please submit a copy of the report/study with this application.

By filing this application you acknowledge and are aware that the City may require a partial or comprehensive
environmental assessment, impact analysis, or report, in conformity with Chapter 415 , Environmental Report of the
Land Use Regulations, at any time during the application or approval process.

PART F: PROCESS
1.

The City offers all applicants the opportunity to meet with City staff at any time to discuss a project. Please
contact the City Planner to schedule a meeting: Ada Hood, ahood@ellisville.mo.us or via phone 636-2279660.

2.

The City also offers all applicants the opportunity to meet with the City Council in a Preliminary
Conceptual Meeting. The Preliminary Conceptual Meeting is designed to provide the applicant with an
opportunity to present a concept to the City Council for initial feedback, before the applicant incurs
significant costs for detailed drawings or plans. The meeting is informal and non-binding. There is no cost
to schedule a meeting, an applicant need only submit the Preliminary Conceptual Meeting form at least
seven (7) days prior to the regularly scheduled City Council meeting date.

3.

All requests for Rezoning and Text Amendments must be made by submitting the Application Cover Sheet
and the Rezoning/Text Amendment Application form, associated fees and plans.

4.

To initiate the process, please submit one copy of the application forms and nine (9) copies of the plans for
'staff review.' This initial submittal must be made a minimum of thirty (30) days prior to the Planning and
Zoning Commission meeting date. In the case of high traffic uses, where a traffic impact study will be
required, the submittal should be made at least forty-five (45) days prior to the Planning and Zoning
Commission meeting date. Staff will route the plans to various departments and applicable agencies for
their review. Within fifteen (15) days of receipt of submittal, the City Planner shall notify the applicant of
any deficiencies or the application shall be accepted for consideration by the Planning and Zoning
Commission, unless said timeframe is mutually waived. The applicant must respond to the City Planner's
list of deficiencies within seven (7) days to be scheduled at the next Planning and Zoning Commission
meeting. Delays in resubmitting will delay consideration of the application to the following month.
Applicants must respond to the City Planner's list of deficiencies within thirty (30) days or the application
is deemed void, unless such timeframe is mutually waived. The resubmittal should include revised
applications and documents, as applicable, and twenty-five (25) sets of plans, folded to approximately 8 Yz
x 11 or 8 Yz x 14 in size.

5.

The Planning and Zoning Commission shall hold a public hearing. The Planning and Zoning Commission
will consider the request and make a recommendation to the Council within sixty (60) days of official
submission to the Commission unless said time period is extended by mutual agreement in writing. The
failure of the Commission to act within sixty ( 60) days after the date of official submission to it shall be
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City of Ellisville
One Weis A venue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

APPLICATION FOR
SITE PLAN REVIEW
(please type or print)
ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE.
APPLICATION MUST BE CONSISTENT WITH SUBMITTED MATERIALS.
PLANS MUST BE FOLDED TO APPROXIMATELY 8 Yi x 11or8 Yi x 14 IN SIZE. A $50.00
APPLICATION FEE MUST ACCO MP ANY THIS APPLICATION
PART A:
Property Address:

100 Clarkson Road

Applicant: Chad Fairbanks (Core States Group)
Project Name: Chase Bank Clarkson

PART B: SITE DEVELOPMENT
Briefly describe the Proposed Project and intended use(s):
Remove existing structures and construct new Bank with Drive-Up ATM .
Is the intended use: Permitted _ _ _Conditionally Permitted: _ __ Part of a Planned Development: - X- - Total Square Footage of Site: 69,053
Total Square Footage ofBuilding(s): _ 3,_32_0_ _ _ _ _ _ __
9..:::.S.:...
F-"(5:..::9..:....4:..::3..:...
%'-'-)- - - Building Lot Coverage: _ _4_.8_3_o/i_o _ _ _ _ Total Impervious Lot Coverage: _ 4..:...1c.c:,0:..::3..:...
Building(s) Height(s):

21 ' 6"

Number of Floors:

SINGLE

---------------~

R-2 Residential
____

Abutting Land Uses: C-3(apartmenl), R-2 (Res),__C_-_3 _C_om
_ m_er_ci_al_ _ C-5 Planned Commercial
East
North
South
25' I 1n.1 ·
25· I 77.4'
Building Setbacks Provided/Required: _ _2_0_· ..._
/ _ 21_·_
Front(East)
Rear (West)
Side (North)
Landscape Buffer Provided/Required: _ __O--'
' /_ O_' _ _
25' I 25'
0'/25'(res)/ 0'/25'(res)
Front (East)
Rear (West)
Side (North)
Parking Lot Landscape: Required : ___6_00_ S_F _ _ _ _ Provided:
1,900 SF
Total Number of Parking Spaces Provided: _ 3_o_ __ _ _ _ __
HV AC Units/other equipment: per plan Location:

ROOFTOP

:.;..::..:.:..:..;_:~-

West
25' I 58.3'
Side (South)
O'

I

O'

Side(South)

Required by City Code: 10 MIN, 12 MAX
Screening: _ _P_A_RA
_ P_E_T_ _ _ __ _

Lo_t_ _ _ _ _ _ _ _ #Pick Ups/Week: _TB_D_ _ _ P/U time: _T_B_D_ _ _
Location of Trash Enclosure: __
_IA
_ _ __ _ _ _ #Deliveries/week:
Location of Loading/Delivery/Dock: _ N
Fence: Required : YES Location: WEST/RESIDEN TIAL Type/Material: OPAQUE VINYL
Wall (Screen/Sound): Required : NONE Location:
Public Art or Benefit Provided: NONE

NIA

P/U Time:

-N/A
--

Height: _ _
6'_ _ __

Type/Material : _ _ _ _ _Height: _ _ __

Describe: - - - - - - - - -- - - - - - - - - - - --

PART C: PERFORMANCE ST AND ARDS
All land, buildings and uses must comply with the following performance standards. Other project or use specific
factors may be regulated to protect the public health, welfare and safety as well as to protect the character of the
neighborhood .

Revised: June 2, 2020
June 12, 2021 Planning and Zoning Commission Packet

Page 24 of 98

Vibration. Will the use be operated so that the maximum ground vibration generated is not perceptible (without
instruments) at any point on the lot line of the lot on which the use is located; excluding vehicular traffic unrelated to
thesubjectuse?_ _
N_
o__________________________________
Noise. Will the use be operated so that the maximum volume of sound or noise generated does not exceed seventy
(70) decibels at any point on the lot line of the lot on which the use is located? __N
_o___________
Odor. Will the use be operated so that no offensive or objectionable odor is perceptible at any point on the lot line
of the lot on which the use is located?
NO

---------------------------- -

Smoke. Will the use be operated so that no smoke from any source is emitted of a greater density than the density
described as No. 1 on the Ringelmann Chart as published by the United States Bureau of Mines?
NO

Toxic gases. Will the use be operated so that there is no emission of toxic, noxious or corrosive fumes or gases?
NO

Emission. Emission of dirt, dust, fly ash and other forms of particulate matter. Emission of dirt, dust, fly ash and
other forms of particulate matter shall not exceed eighty-five hundredths (85/100) pounds per one thousand (1,000)
pounds of gases of which amount not to exceed five-tenths (5/10) pounds per one thousand (1,000) pounds of gases
shall be of such size as to be retained on a three hundred twenty-five (325) mesh U.S. Standard Sieve. In the case of
emission of fly ash or dust from a stationary furnace or combustion, device these standards shall apply to a condition
of fifty (50) percent excess air on the stack at full load, which standards shall be varied in proportion to the deviation
of the percentage of excess air from fifty (50) percent. Will the project comply with this standard?- YES
----Air pollution. Every form of objectionable odors, smoke, toxic gases, particulate matter such as dirt, dust, fly ash,
must be restricted to specific low levels of emissions as set forth in Ord. No . 3347 of St. Louis County Code titled;
Air Pollution Control Code, Chapter 612, as amended from time to time. Will the project/use comply with this
standard? YES

--------------------------------------~

Radiation. Every amount ofradioactive emissions must be restricted to that considered safe by the Federal
Radiation Board Standards, as amended from time to time. Will the use/project comply with this
standard? YES

---------------------------------------

Operations, heat and glare. Every operation producing intense glare or heat must be enclosed so that they are
imperceptible at any lot line without instruments. Will the project/use comply with this
standard?_ Y
_E
_S
_ __ _ _ __ _ _ _ _ __ _ _ __ _ _ _ _ __ __ _ _ __ _ _ _ _ __ __
Additional Standards applicable to all new restaurants and fast food restaurants, and upon change of ownership of
existing restaurants and fast food restaurants, with the exception of Bar B Que Restaurants as defined in Section 3018: (Ord #2288, Sect. 2, 11-18-99)
Grease extraction efficiency: Exhaust system shall have grease extraction efficiency of at least 90% as tested by an
approved agency. Will the use/project comply with this standard?__
N_/A_ _ _ __ _ _ _ _ _ __ _ _ _ __
Maintenance: Equipment shall be maintained at intervals as recommended by the manufacturer and property
maintenance performed in accordance with manufacturer's instructions. Will the use/project comply with this
standard?_ _ N_IA_ _ __ _ _ __ _ _ _ _ _ __ _ _ _ _ _ __ _ __ __ _ _ _ _ _ _ __

~

Cleaning: Hoods, grease removal devices, fans, ducts and other appurtenances shall be cleaned to bare metal at
frequent intervals prior to surfaces becoming heavily contaminated with grease or oily sludge. Will the use/project
_l_A_ _ _ _ _ _ __ _ _ __ _ _ _ _ _ _ __ _ _ _ _ __ _ __
comply with this standard? __N

PART D: STORM WATER QUALITY PROTECTION STANDARDS:
All development and redevelopment must comply with storm water quality protection standards. To the maximum
extent feasible, the development plan should preserve and/or protect existing natural resource areas that facilitate
pollutant removal and reduce runoff.
1. As proposed, has land disturbance been minimized to the maximum extent feasible?__Y_E_s_ __ _ _ _ _ __
2. Can additional greenspace be preserved within the project boundary?

NO, We are already increasing green space

3. Can the proposed development be located in already developed areas?

This is a developed lot being redeveloped .
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4. Has stormwater been captured and infiltrated into the ground as part of the project?

Yes open space and ditches

5. Has stormwater been captured and reused for irrigation or decor as part of the project? If not, why not?_ _ __
No. Not economically feasible.
6. Have permeable surface materials been used to promote infiltration and limit runoff? No, but increasing green space.
7. Can land disturbance be restricted to less sensitive areas within the project?_ N
_ o_._ N_o _se_n_s_it_iv_e _a_re_a_s_id_e_nt_ifi_1e_d_. _ _
8. Is the development located outside the 100 year flood plain? __Y
_E_s_ _ _ _ _ _ _ _ _ _ _ _ _ _ __
9. Is the development located outside the stream bank setback buffer? _ Y
_E_s_ _ __ _ _ _ _ __ _ _ __

10. Does the development warrant engineering channel protection controls (because of size or stream bank erosion
problems)? _ __N
_o_ _ _ _ _ _ _ _ _ _ __ _ _ _ _ __ _ _ _ _ _ _ _ _ __ _ _ __
11. Does the development plan avoid sensitive areas? _ Y
_E_s_._N_o_n_e_id_e_n_lifi_ie_d_. - - - - - - - - -- - - -12. Does the site development plan utilize stormwater credits? _ N_o_ _ __ __ __ _ _ _ _ _ _ _ _ __

13. Does the site development plan show structural BMPs? What is the acreage of drainage to the BMP? Will the
BMP be above or below ground?
yes. 1.343 acre. Below Ground

-----------------------------

14. Who will be responsible for maintaining storm water controls? Are the structural BMP shown on the plan
appropriate for the entity or person responsible for maintenance? Chase Bank will be responsible and will hire the work.

15. Is over 1 acre of impervious area being added?

No. We are reducing impervious by 0.33 ac.

16. Is the development tributary to any existing basins that need to be upgraded? _ n_o_n_e_k_n_ow_n_._ __ _ _ __ _

PART E: ENVIRONMENTAL STATEMENT
Will the proposed request adversely impact the environment? :__N_o_._ _ _ _ _ _ _ _ _ _ _ _ __
Has a Phase I Assessment or Phase II Environmental Report/Study been prepared in association with this request?
YES
(Yes or No) If yes, please submit a copy of the report/study with this application.
By filing this application you acknowledge and are aware that the City may require a partial or comprehensive
environmental assessment, impact analysis, or report, in conformity with Chapter 415, Environmental Report of the
Land Use Regulations, at any time during the application or approval process.

PART F: PROCESS
1.

The City offers all applicants the opportunity to meet with City staff at any time to discuss a project. Please
contact the City Planner to schedule a meeting: Ada Hood, ahood@ellisville.mo.us or via phone 636-2279660.

2.

The City also offers all applicants the opportunity to meet with the City Council in a Preliminary
Conceptual Meeting. The Preliminary Conceptual Meeting is designed to provide the applicant with an
opportunity to present a concept to the City Council for initial feedback, before the applicant incurs
significant costs for detailed drawings or plans. The meeting is informal and non-binding. There is no cost
to schedule a meeting, an applicant need only submit the Preliminary Conceptual Meeting form at least
seven (7) days prior to the regularly scheduled City Council meeting date.

3.

All requests for Site Plan review must be made by submitting the Application Cover sheet, the Application
for Site Plan form, associated fees and plans.

4.

To initiate the process, please submit one copy of the application forms and nine (9) copies of the plans for
'staff review.' This initial submittal must be made a minimum of thirty (30) days prior to the Planning and
Zoning Commission meeting date. In the case of high traffic uses, where a traffic impact study will be
required, the submittal should be made at least forty-five (45) days prior to the Planning and Zoning
Commission meeting date. Staff will route the plans to various departments and applicable agencies for
their review. Within fifteen (15) days ofreceipt of submittal, the City Planner shall notify the applicant of
any deficiencies or the application shall be accepted for consideration by the Planning and Zoning
Commission, unless said timeframe is mutually waived. The applicant ~ust respond to the City Planner's
·,
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CORE STATES

______..11
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GROUP

April 12, 2021
Ada Hood
City Planner
City of Ellisville
1 Weis Avenue
Ellisville, MO 63011
Re:

Request for Rezoning and other approvals

Chase Bank
100 Clarkson Road

Dear Ada Hood :
As the authorized representative of the developer of the above referenced project and in conjunction
with the current Owner, I am requesting the approval of a project to construct a new bank project. We
are submitting along with this letter the following applications:
Application Cover Sheet
Application for Rezoning
Application for Planned Development
Application for Boundary Adjustment
Application for Site Plan Review
JPMorgan Chase Bank is under contract to purchase the property located at 100 Clarkson Road and 1319
Froese! Rd. Currently the location of Mozingo Music and other Parking. They wish to adjust the current
lot boundaries,demolish the current building and parking and construct a new Chase Bank on one of the
adjusted lots. The second lot would remain vacant at this time.
Chase bank is asking to rezone the bank parcel to C-5 Planned Development. The current zoning, C-3 and
within the Town Center, does not allow for the construction of a financial institution (bank), nor does any
other city zoning district. Chase wishes to rezone to C-5 to allow for the construction of a 3,320 sf bank
along with a 24hour drive up ATM with up to two ATM's and to allow for the construction of 30 parking
spaces.

r,
.,.
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Chase is also requesting review of the site plan at this time and has included the application for that work
as well. The City has already completed a traffic study of the site and we are in compliance with all the
requirements of that report.
The surrounding properties are Commercial to the North , South, and East across Clarkson Road. There is
a residential property to the West and at the Northwest corner. These two residential lots will border the
currently unplanned lot of the development(1319 Froese! Dr} . Chase intends to leave this property
vacant for now and to leave it zoned C-3. The commercial property ot the north is currently an apartment
complex, to the sough is a retail nursery, and across the street is a mixed development of heavy retail and
storage.
At the request of the City, the plans show new decorative street lighting along Clarkson Road and a
complete sidewalk along Froese! Dr. We are proposing a single driveway access to Froese! Dr which is in
compliance with the Traffic Study.
We have also included the application, building elevations and renderings for consideration by the City
and the Architectural Review Board.
The following are the appropriate contacts for this development
Applicant & Civil Engineer (Chase Representative} :
Chad D. Fairbanks
Core States Group
6500 Chippewa St., Suite 200
St. Louis, MO 63109
314-270-5203
cfairbanks@co re-states.com
Property Owners:
David Mozingo

Jeff Mozingo

Mozingo Holdings, LLC

Mozingo Hold ings, LLC

1437 Virginia Dr.

4689 Hwy K

Ellisville, MO 63011

O'Fallon, MO 63368

dmozingo@mozingomusic.com

jmozingo@mozlngomusic.com

636-236-9770

314-406-2843

Owner's Representative
Beau D. Reinberg
3167 Fee Fee Rd
Bridgeton, MO 63044
314-736-1076
beaureinberg@dss-bcm .com
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Chase Representative:
Pamela Holmes
383 Madison Avenue
New York, New York 10017
Pamela.holmes@jpmorganchase.com
314-210-7690
Finally, I thank the City for consideration of this project by Staff and at the upcoming City meetings .
Sincerely,

Chad D. Fairbanks, P.E., LEED AP
Project Manager
314.270.5203

I cfa irbanks@core-states.com
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GROUP

April 28, 2021
Ada Hood
City Planner
City of Ellisville
1 Weis Avenue
Ellisville, MO 63011
Re :

Staff Review- 100 Clarkson Road & 1319 Froesel- Chase Bank with ATM
Chase Bank
100 Clarkson Road

Response Letter
Building:
No.

1

Agency Comment

Response to Comment

The building department will need demolition

Acknowledged

Sheet No.

n/a

and building permits . Please see the attached
outline for the permitting process.
Fire:
No.

1

Agency Comment

Response to Comment

Metro West has no concerns . We will need a

Acknowledged

Sheet No.

n/a

permit application and supporting construction
documents.
Traffic:
No.

1

Q

Agency Comment

Response to Comment

Acknowledged

See attached TIS.

6500 Chippewa Street
St Louis, MO 63109

I Suite 200

f

'-

314.843.4320

'°'

()

www.cort•-states corn
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Landscape:
No.

See attached Review Letter dated 4-17-21

1

Response to Comment

Agency Comment

Landscape plans have been updated per

Sheet No.

LP-1

comments.

Engineering:
No.

1

Agency Comment

It will be necessary to obtain a Site

Response to Comment

Sheet No.

Acknowledged

n/a

Acknowledged

n/a

Acknowledged

n/a

Acknowledged

n/a

Acknowledged .

Cl

Improvement permit from Ellisville.

2

It will be necessary to obtain a Land
Disturbance Permit, including SWPPP, from the
Department of Natural Resources

3

It will be necessary to obtain approval from the
Metropolitan St. Louis Sewer District including
storm water easements, water quality
maintenance agreements, etc. for all
improvements

4

It will be necessary to obtain approval from the
Missouri Department of Transportation for any
work on Clarkson Road right-of-way.

5

It will be necessary to obtain approval from
Metro West Fire Protection District for turning

6

movement of vehicles. (They call it Midwest

Contact information on the cover sheet

Fire Protection District on the cover sheet)

has been updated.

It will be necessary to obtain approval from

Acknowledged.

n/a

Missouri American Water and Metro West Fire
Protection District if any relocation of water

No relocations proposed.

main and/or fire hydrants is necessary.
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7

Install sidewalk lighting per Ellisville Code

The new lighting is shown and adjusted

C7,C8,C10,

Section 400.493 and remove any existing

per comments.

C15

lighting.
We will work with the lighting owner(s) to
remove any existing lighting in conflict.

8

They show some of the new trees being

The plans have been adjusted for the

planted in the existing storm basin along

location of some of the trees to miss the

Froese I Drive. Verify these plantings are

bottom of the swale/basin.

LP-1

depicted in the correct location.
9

They will need to update the drawings to

Plans have been adjusted to match the

ALL PLAN

reflect the changes recently made to Froese I by

recent changes.

SHEETS

the Shawneetown project. They might need to
extend the turn lane on Froesel further to the
west to accommodate the new entrance
location if warranted & will need to show the
removals and new sidewalk location based on
the recent changes.

Planning:
No.

Agency Comment

1

The applications submitted indicate that a

2

digital copy to the City.
Please change the title of the plat to Boundary
Adjustment Plat.

Response to Comment

Sheet No.

Environmental reports are included .

n/a

Title updated .

SUV-1

Phase 1 has been prepared, please submit a

3

In your letter addressed to the City Council,
please add your request for a waiver to exceed
the maximum allowable parking spaces (12
maximum; 30 proposed).

The letter has been updated .

n/a

4

The sidewalk along Clarkson Road measu_res
less than the required 5' width. Please amend
the plans to reflect that the sidewalk will be
replaced with a 5' wide sidewalk. The sidewalk
should be moved to the west along the
property line .

We have revised the plans to show a new

C7

sidewalk.
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5

Please add the following note on the lighting
plan and site plan :
a. Fixtures (building and parking)
lighting the exterior area of
non-residential property shall
be turned off within one (1)
hour after closing of business.
Only security lighting may be
used following one (1) hour
after closing of business.
Security lighting must be
reduced to twenty-five percent
(25%) or less of the normal
lumen output. Motion sensor
activation may be allowed to
cause the light to resume
normal lumen output only
when activated and to be
reduced back to twenty-five
percent (25%) or less of normal
lumen output within five (5)
minutes after activation has
ceased, and the light shall not
be triggered by activity off the
property.
b. That all wall fixtures will be
fully shielded and the light
source will be recessed so as
not to be visible.

The notes have been added .

C7,C15

The lights have been relocated back onto

C7,C15

Please provide a detail for the parking lot lights
clearly showing that the maximum height is 20'
from grade to the highest point on the light

6

7

standard
The sidewalk luminaires along Clarkson Road
should be relocated onto private
property. Currently, the site plan shows the
sidewalk luminaires located on the right of way.
Additionally, please consider installing 4
sidewalk luminaires along Froese! Drive.
Add a stamped concrete walkway or
striped/painted walkway across the proposed
driveway (curb cut) along Froese! Drive to
connect the sidewalk on either side of the
driveway (curb cut) .

private property.

All crosswalks have had striping added to

C7

them .
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Please locate the proposed driveway/curb cut
along Froese I Drive to align with the cut for the
nursery. If not, please explain your reasoning in
the letter to the City Council.

8

Chase w ishes to leave the driveway in it's

n/a

current location at this time. Per the
Traffic Impact Study, ".The drives serving
the subject site, as proposed, would be
compliant with the requirements set forth
in the City of Ellisville's Codes, Article VIII,
Section 400.496". Also, see zoning letter.

9

10

Please submit a check in the amount of
$12,320.00 made payable to the City of
Ellisville to cover:
a. $570 for the cost of the landscape review
b. $10,500 for the cost of the traffic study
c. $500 for the Planned Development
Application
d. $200 for the Rezoning Application
e. $50 for the Site Plan Application
f. $400 for the Plat Application
g. $50 for the Architectural review Board
Application
h. $50 for publication costs
Please submit revised plans, payment and

Payments in the amount of $12,550 have

documents addressing the aforementioned

submitted.

n/a

been made to the City.

Electronic and Hard Copy plans have been

n/a

comments no later than April 23th to be
considered at the May 12th Planning and Zoning
Commission meeting and the May 19th City
Council meeting. Complete plans should be
submitted digitally along with 13 hard copies
folded to approximately 8 Yi" by 11". Please
feel free to let me know if you have questions
or need additional information.

Finally, I thank the City for consideration of this project by St aff and at the upcoming City meetings.
Sincerely,

Chad D. Fairbanks, P.E., LEED AP
Project Manager
314.270.5203

I cfa irbanks@core-states.com
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Monday, April 19, 2021
Ms. Ada Hood, A.l.C.P.
Director of Planning and Community Development
City of Ellisville
1 Weis Avenue
Ellisville, Mo 63011
Re: Landscape Plan Review #1
100 Clarkson Rd. - Chase Bank
terraspec Job No. 11003.68
Dear Ms. Hood:
Per your request we have reviewed the above referenced Project Documents and submit for consideration the following
comments.
Landscape Plan - Drawing Requirements:
The following City required notes should be on the landscape plan in addition to any other appropriate landscape notes.
A. Irrigation-All landscape areas shall be irrigated to properly establish and maintain lawns and plant material
with a minimum of overspray and without significant potential for causing erosion.
8. Maintenance-All landscape areas shall be maintained in a clean and healthy condition and all dead plants
shall be removed within thirty (30) days and replaced with in sixty (60) days of removal, weather permitting, with
plants of equivalent size.
Minimum Requirements per City regulations
Section 400.480-Landscaping and Landscape Buffers
A. Planting Strip along street frontage (Sec. 400.480, paragraph G)
Code Requirement:
Planting Strip:
20' minimum width planting strip along street frontage containing:
Planting Strip Trees - Ellisville ROW's:
1 - 3" cal. Shade Tree/ 50 If 2.1:
3 - 2" cal. Ornamental Trees (grouped) I 50 If
Shrubs (provide 80% screen of Vehicular Use Area)
18"-24" shrubs (planted size) at 36" on center (double row-staggered) or
18"-24" shrubs (planted size) at 30" on center (single row)
Site Specific Requirements:
Clarkson Road Frontage (East Property Line)
Street Frontage Planting Strip -Approx. 203 If
Required - 20' min. width
Existing/Proposed - (20'+/-)
Trees:
Required - (4) 3" Shade Trees or (12) 2" Ornamental Trees
Existing/Proposed - (3) Proposed Shade Trees, (1) Existing Shade Tree

LAND PLANNING RECREATION PLANNING AND DESIGN
11426 GRAVOIS ROAD, SUITE 102

LANDSCAPE ARCHITECTURE

STLOUIS, MISSOURI 63126
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Shrubs:
Required - (Approx. (24) shrubs at 30" oc. to screen 80% of VUA (Parking facing
Clarkson)
Existing/Proposed - (0) Proposed and (0) Existing
Additions necessary to meet minimum requirements:
- No additional Planting Strip Width required.
- (0) additional Shade Trees
- (0) additional Ornamental Trees
- (24) additional Shrubs

Froesel Drive Frontage (South Property Line)
Street Frontage Planting Strip -Approx. 358 If
Required - 20' min . width
Existing/Proposed - (20'+/-)
Trees:
Required - (7) 3" Shade Trees or (21) 2" Ornamental Trees
Existing/Proposed - (6) Proposed Trees, (1) Existing Shade Trees
Shrubs:
Required - (Approx. (38) shrubs at 30" oc. to screen 80% of VUA
Existing/Proposed - (38) Proposed and (0) Existing
Additions necessary to meet minimum requirements:
- No additional Planting Strip Width required.
- (0) additional Shade Trees
- (0) additional Ornamental Trees
- (0) additional Shrubs

B. Commercial to Commercial Landscape Buffer (Sec. 400.480, paragraph F)
Code Requirement::
Bufferyard:
10' minimum width planting strip containing:
Trees
1 - Shade Tree I 60 If (Min . 2 1/2" cal. Recommended)~
1 - Ornamental Tree I 70 If (Min . 1 1/2" cal. Recommended)
Shrubs
4 - Shrubs (evergreen or deciduous) /60 If - clustered (18'' ht. Recommended)
Site Specific Requirements:
North Property Line
Bufferyard - Approx. 295 If
Required - 10' min . width
Existing/Proposed - Approx. 1O'+
Trees:
Required - (5) 2-1/2" cal. Shade Trees and (4) 1-1/2" cal. Ornamental Trees
Existing/Proposed - (5) Exist. Shade Trees and (4) 2" Ornamental Trees
Shrubs:
Required - (16) shrubs
Existing/Proposed - (16)

(ii?aspec
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Additions necessary to meet minimum requirements:
- No additional Planting Strip Width required.
- (0) additional Shade Trees
- (0) additional Ornamental Trees
- (0) additional Shrubs

C. Commercial to Residential Landscape Buffer (Sec. 400.480, paragraph F)
Code Requirement:
Bufferyard:
25' minimum width planting strip along property line containing:
Trees
(1) 6' Evergreen Tree / 1O' (entire length of buffer strip)
Sight-Proof Fence:
6' height, "sight-proof' fence (entire length of the buffer strip)
Site Specific Requirements/Proposals/Deficiencies:
West and Partial North Property Lines

Bufferyard Planting Strip (Approx. 250 If):
Required - 25' min . width
Existing/Proposed - (25'+)
Trees:
Required - (25) 6' Evergreen Trees
Existing/Proposed - (25) 6' Ht. Evergreen Trees,
Sight-Proof Fence:
Required - Approx. (250) If Sight-Proof Fence
Existing/Proposed - (250) If
Additions necessary to meet minimum requirements:
- No additional Planting Strip Width required.
- (0) additional Evergreen Trees
- (0 If.) additional Sight Proof Fence

D. Vehicular Use Area. (Sec. 400.480, paragraph E)
Code Requirement:
Landscape Space:
Minimum Landscaped Area per Table
Minimum width - 6' (plantable area)
Minimum square footage /area - 50 sf (plantable area)
Trees
Minimum Number of Shade Trees per Table (Min. 21/2" cal. Recommended)
Site Requirements/Proposal/Deficiency:
Landscape Space Required based on approximately (30) Proposed Spaces:
Required - (600) sf min . area designated to landscaping
Existing/Proposed - (Approx. 1900 sO
Trees:
Required - (4) 2 1/2" Shade Trees
Existing/Proposed - (4) 3" Shade Trees
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Additions necessary to meet minimum requirements :
- No additional Landscape Area required.
- (0) additional Shade Trees

E. Additional Comments.
1.Plant materials proposed. for the most part, are hardy in the St. Louis area. The designer may want to
reconsider the use of Hypericum x moseranum 'Tricolor' , this shrub is unreliable in this area.
2. The plan appears to be well conceived and represents the type of landscape improvements that the City promotes.

If there are any questions or additional information is required, please don't hesitate to contact this office.
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MARCH 4, 2020

Chase Banking Facility
Traffic Impact Study
Ellisville, Missouri

Prepared for:
Ms. Ada A. Hood, AICP
City of Ellisville
1 Weis Avenue
~

Ellisville, Missouri 63011

Prepared by:
Lochmueller Group

411 N. 10th Street
Suite 200
St. Louis, MO 63101

314.621.3395

-

LOCH MUELLER
GROUP

p
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Executive Summary
Lochmueller Group has completed the preceding traffic impact study for the proposed Chase Banking
Facility located in the northwest quadrant of Clarkson Road and Froese! Drive within Ellisville, Missouri.
Per the petitioner, there are not currently any known development plans for the western portion of the
site. Access to the site would be reduced from three existing curb cuts along Froese! Drive to two, with
the eastern drive being relocated further to the west away from Clarkson Road. Similarly, while not
explicitly shown on the provided plan, a possible right-in-right-out access drive is proposed for
consideration along Clarkson Road.
Given the impact of COVID-19 on area traffic volumes due to current stay at home orders with St. Louis
County, coupled with the ongoing construction of the approved mixed-use development to the east of
Clarkson Road (Tidal Wave, etc.), the following traffic impact study was based upon the previously
approved traffic impact study (TIS) for the mixed use development currently under construction across
Clarkson Road, which was conducted in July of 2018. Furthermore, the improvements that will be
implemented in conjunction with the development on the east side of Clarkson Road were assumed to
be in place; specifically the provision of dedicated left turn lanes and shared thru/right lanes on the
eastbound and westbound approaches to the intersection with Clarkson Road with
protected/permissive left turn signal phasing.
Baseline Operating Conditions (P re-Deve lopment)
During all peak periods, the intersection of Clarkson Road and Froese! Drive operates with acceptable
levels of service and delays. Despite the side streets operating with LOS Dor better during all peak
hours, volume to capacity ratios remain significantly under capacity, hinting that levels of service and
delays are driven by the longer cycle length along the Clarkson Road corridor which is required to
accommodate mainline traffic. Additionally, eastbound and westbound left turn 95th percentile queues
are accommodated by the proposed lane configurations and provided storage.
Despite LOS A during the afternoon peak period, southbound traffic operates near capacity with a
volume to capacity ratio of 0.85. In other words, it is likely that southbound traffic forms a rolling queue
between Froese! Drive and Marsh Avenue during the peak period.
Proposed Development
The proposed development would generate a total of approximately 38, 68, and 88 trips during the
weekday midday, weekday afternoon, and Saturday midday peak hours, respectfully, once fully
developed. However, a portion of the trips would be attracted from traffic already passing by the site.
Consequently, a total of 28, 44, and 54 new trips would be attracted to the site during the weekday
midday, weekday afternoon, and Saturday midday peak hours.
Site Access and Internal Site Circulation Review
Access to the site along Froese! Drive would be reduced from three existing curb cuts to two, which is in
line with good access management practices. The existing access drive closest to the signalized
intersection would be closed and the middle drive would be relocated slightly to the west
(approximately 15 feet). It is currently the developer's intention that the existing western drive to the
property would remain in place. The drives serving the subject site, as proposed, would be compliant
with the requirements set forth in the City of Ellisville's Codes, Article VIII, Section 400.496.
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Given the unknown nature of the development that could occur on the western portion of the site, and
its associated traffic characteristics, the City could consider proactively requiring the subject site to
consolidate the two proposed access drives into one single full access drive to Froese! Drive that could
be located directly across from the Nursery's eastern access drive. To do so would be compliant with
requirements set forth in the City of Ellisville's Codes, Article VIII, Section 400.496. It is acknowledged
that if the City were to require this, that would necessitate Chase Bank to revisit the internal circulation
within the bank site in terms of the current parking and ATM layout.
A possible right-in-right-out access drive was noted (not drawn) on the plan for consideration along
Clarkson Road. Given that the proposed development is located on a parcel within the northwest
quadrant of a signalized intersection, the right-in-right out access drive along Clarkson Road is not
desirable nor necessary.
It is recommended that throat widths of the driveways be a minimum of 24 feet and a maximum of 40
feet for two-way operation, per the City of Ellisville's Codes, Article VIII, Section 400.496. Also, the radius
of the driveway opening at the curb or pavement edge should not be less than 10 feet or greater than
40 feet and should not extend beyond the property line.
It is recommended that the two proposed access drives be placed under STOP control via the installation
of signage. All proposed drives should conform to the sight distance requirements set forth by the
American Association of State Highway and Transportation Officials (ASHTO). Furthermore, as part of
the design process, care should be given to ensure that signage and/or landscaping does not pose sight
distance limitations at any of the proposed drive locations.
The western portion of the bank site is comprised of one-way circulation in order to accommodate the
proposed ATM . It is recommended that pavement markings and signage be utilized on site to clearly
deter motorists from entering the bank site and inadvertently traveling the wrong way to the west. "Do
Not Enter" signs should be posted on both sides of the western drive aisle, as well as directional arrows
and " Do Not Enter" pavement markings.
Forecasted Operat ing Condit ions (Post-Development)
As shown, the proposed development would have a minimal impact on the overall operations at the
intersection of Clarkson Road and Froese I Drive. The overall intersection would be expected to operate
at LOS B during all peak hours, despite the additional traffic from the proposed development. All left
turn movement queues are accommodated by the provided storage. More specifically, the eastbound
left turn queue would not spillover into the adjacent through lane and impact access to the proposed
site or adjacent nursery.
Given the minimal traffic volumes traveling along the west leg of Froese! Drive, vehicles attempting to
enter and exit the proposed development experience minimal delays and queues. Most notably, the
southbound queue of vehicles exiting the proposed development is expected to be one car length, and
thus not impacting vehicles circulating the site.
In summary, it can be concluded that the traffic generated by the proposed Chase Banking Facility could
be accommodated, as proposed with acceptable operating conditions along the surrounding roadways .
No improvements beyond those already associated with the previously approved mixed-use
development across Clarkson Road are required .

June 12, 2021 Planning and Zoning Commission Packet

Page 43 of 98

16

PAGE

Introduction
Lochmueller Group has completed the preceding traffic impact study for the proposed Chase Banking
Facility in Ellisville, Missouri. The subject site is in the northwest quadrant of the intersection of Clarkson
Road and Froesel Drive. The proposed development would include a 3,300 square foot (SF) bank with a
standalone drive-thru ATM. To date, the petitioner has stated that there are not currently any known
development plans for the western portion of the site. Access to the site would be reduced from three
existing curb cuts along Froesel Drive to two, with the eastern drive being relocated further to the west
away from Clarkson Road. Similarly, a possible right-in -right-out access drive is noted for consideration
along Clarkson Road , although the proposed limited access drive is not explicitly shown on the plan . The
proposed site plan for the development is s~own in Figure 1.
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Figure 1. Proposed Development Site Plan (provided by others)
The purpose of this traffic impact study is to summarize the amount of traffic that would be generated
by the proposed development and identify the impacts of the generated traffic upon the surrounding
road system . This analysis will identify existing and forecasted operating conditions, thereby providing a
measure of the site-generated traffic impacts. The following scenarios are evaluated:
•
•

Pre-Development 2021 (Inclusive of the mixed-use development currently under construction on
the east side of Clarkson Road);
Post Development 2021 (Inclusive of the Chase Bank proposed development)

This study also evaluates the feasibility of providing direct access onto Froese! Drive, if additional off-site
road improvements are necessary to accommodate the bank's traffic, and offers mitigation measures to
offset any external impacts, if necessary. Given the nature of the development, the traffic impact study
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focuses on the midday and afternoon peak periods of a typical weekday, and the midday peak period of
a typical Saturday. These time periods were chosen since they represent the peak periods of operation
for the proposed use as well as peak periods of the adjacent roads; in particular Clarkson Road.

Baseline Conditions
To identify traffic impacts associated with the proposed development, it was first necessary to quantify
roadway, traffic, and operating conditions as they currently exist.

Existing Roadway Network
The study area road system was inventoried to identify existing roadway types, lane configuration,
functional classifications, posted speeds, access provisions, and intersection control.
Clarkson Road, also known as Missouri Route 340, is a four-lane roadway traveling in the north-south
direction. A two-way left-turn lane is provided throughout the study limits. Missouri Department of
Transportation (MoDOT) classifies Clarkson Road as a principal arterial route with a posted speed limit
of 35 miles per hour (mph) throughout the study limits. The existing intersection of Clarkson Road and
Froese! Drive is signalized with dedicated left turn lanes provided on the northbound and southbound
approaches with protected/permissive left turn phasing.
Froese! Drive is a two-lane local roadway traveling in the east-west directions beginning west of Clarkson
Road. It has a posted limit of 25 mph throughout the study area. The east approach serves as an access
point for the new mixed-use development along with several existing developments. Under full build
out of the mixed-use development site on the east side of Clarkson Road, both eastbound and
westbound approaches of Froese! to Clarkson Road will be improved to provide dedicated left turn lanes
and shared thru/right lanes with protected/permissive left turn phasing.
The upgraded lane configuration and traffic control at the intersection of Clarkson Road and Froese!
Drive, upon full build out of the mixed-use development, are shown in Figure 2.
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Figure 2. Improved Lane Configuration

Pedestrian and Bicycle Accommodations
Sidewalks are provided along both east and west sides of Clarkson Road. Aerials from 2020 show
sidewalks on the south side and a portion of the north side along Froese I Drive. As proposed, the current
site plan provides connection to the existing sidewalk on the west side of Clarkson Road, just north of
Froese I Drive. There are no dedicated bicycle facilities within the study area roadway network; bicycles
share the road.
Crash Analysis
Crash data was provided by the City of Ellisville along Clarkson Road between and including Froesel
Drive and Clarkson Drive and Vero lane, from January 1, 2019 through present. The most recent crash
occurred on December 15, 2020. Over the time horizon, a total of 18 crashes occurred, 12 resulting in
property damage only and 6 resulting in injuries.
Approximately 13 of the 18 crashes were caused by rear end collisions, with a majority being in the
southbound direction of travel during afternoon hours, coinciding with the congested travel patterns
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along the corridor. Driver narratives and statements indicated that most rear end crashes occurred
during congested conditions along the mainline, when traffic was stop-and-go along the corridor.
There were 4 crashes caused by angled collisions, three of which resulted in injuries to motorists. More
specifically, two of the angled crashes were caused by a southbound motorist failing to stop for the red
signal and colliding with the eastbound traveling motorists exiting Froese! Drive.
It is clear that the majority of the accidents within this section of Clarkson Road are attributable to the
congested conditions; primarily in the afternoon peak period.

Baseline Traffic Volumes
Given the impact of COVID-19 on area traffic volumes within St. Louis County, coupled with the ongoing
construction of the approved mixed-use development to the east of Clarkson Road (Tidal Wave, etc.), it
is determined that the traffic impact study for the Chase Banking Facility should be based upon the
previous mixed-use development's traffic impact study (TIS), which was conducted in July of 2018. The
previous traffic volume counts conducted for the 2018 study were collected in May 2018 when schools
were in session and prior to the current COVID-19 pandemic. Additionally, the previous TIS was
reviewed and approved by MoDOT.
In order to reflect normalized traffic volumes representative of the year 2021, the existing traffic
volumes from the 2018 study were increased using an agreed upon 0.50% annual rate to account for
growth in the surrounding area (which is predominantly built out). Site generated traffic from the
previously approved mix-use development (as presented in the July 2018 TIS) was overlayed with the
adjusted 2021 volumes and serve as the baseline traffic volumes for 2021 in the current study.
Additionally, eight vehicles per hour (vph) both entering and exiting the mixed-use development were
overlayed with the adjusted 2021 traffic volumes to account for the recently approved ATM on that site.
The baseline peak hour traffic volumes are illustrated in Figure 3.
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Figure 3. Baseline 2021 Peak Hour Traffic Volumes
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Baseline Operating Conditions
The baseline traffic operating conditions at the study intersections were evaluated based upon the
traffic volumes presented in
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Figure 3 and the improved intersection configuration at the signalized intersection of Clarkson and
Froesel. The analysis was completed using Synchro 10 traffic modeling software, which is based upon
the methodologies outlined in the Highway Capacity Manual (HCM) 6th Edition, last updated in 2016 by
the Transportation Research Board.
The performance of a transportation system is quantified by Levels of Service (LOS), which are measures
of traffic flow that consider factors such as speed, delay, interruptions, safety, and driver comfort. There
are six levels of service ranging from LOS A ("free flow") to LOS F ("oversaturated"). LOS C is commonly
used for design purposes and represents a roadway with volumes utilizing 70 to 80 percent of its
capacity. LOS Dis typically considered acceptable for peak period conditions in urban and suburban
areas. However, LOS F is not unusual for side street stop-controlled approaches during peak period
conditions, especially along major arterials.
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Levels of service criteria vary depending upon the roadway component being evaluated. Intersections
are most commonly evaluated, since roadway capacity is typically dictated by the number of vehicles
that can be served at critical intersections. For intersections, the criteria are based on delay and the type
of control (i.e. whether it is signalized or unsignalized). Signalized intersections reflect higher delay
tolerances as compared to unsignalized and roundabout locations because motorists are accustomed to,
and accepting of, longer delays at signals. For signalized and all-way stop intersections, the average
control delay per vehicle is estimated for each movement and then aggregated for each approach and
the intersection as a whole. For intersections with side-street stop control, delay is calculated for the
side-street approaches and major road left-turns only, since through traffic on the major road is not
required to stop. Table 1 shows the thresholds for intersection levels of service, as defined in the HCM.
Table 1. Level of Service Definitions
Level of Service

Control Delay per Vehicle (sec/veh)
Signalized

Unsignalized

A

s 10

0-10

B

> 10-20

> 10-15

c

> 20-35

> 15-25

D

> 35-55

> 25-35

E

> 55-80

> 35-50

F

> 80

>so

While the mixed-use development is under construction, the east and west approaches of the Clarkson
Road and Froesel Drive signalized intersection operate under permissive left turn phasing. Upon full
build out ofthe mixed-use development, these approaches will have protected and permissive left turn
phasing which is not included in the current timing plans. Additionally, WSP has recently completed a
signal optimization job along the Clarkson Road corridor which includes the intersection of Clarkson
Road and Froese I Drive. WSP's timing plans included changes to the cycle lengths along the corridor for
the weekday midday and Saturday midday peak periods. For this reason, current signal timings were
modified to include side street protected and permissive left turn phases, while also minimizing impacts
to WSP's signal optimization plan by coordinating with the new cycle lengths.
To develop baseline signal timing plans at Clarkson Road and Froese! Drive which would coordinate with
WSP's optimization job, the intersection of Clarkson Road and Marsh Avenue was included in the model.
Including the Marsh Avenue signalized intersection allows for platooning of the southbound traffic and
ensures that the timings developed at Froese! Drive allow for reasonable traffic progression along the
corridor.
Using the baseline signal timing plans, the intersection's movements were evaluated based upon the
following measures of effectiveness: level of service, delay (in seconds per vehicle), and 95th percentile
queue length (in feet). The baseline operating conditions at the intersection of Clarkson Road and
Froese! Drive (improved) are summarized in Table 2.
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Table 2. 2021 Baseline Operating Conditions
Weekday MD Peak Hour
Intersection/
Approach

Vehicle LOS
(Delay)

95th Queue
(ft)

Weekday PM Peak Hour
Vehicle LOS
(Delay)

95th Queue
(ft)

Saturday MD Peak Hour
Vehicle LOS
(Delay)

95th Queue
(ft)

Clarkson Road & Froese/ Drive (signalized)
B {17.0)

Overall Intersection

B {13.9)

•
•
•
•

EB Approach

c (34.5)

38

D (37 .4}

70

D (42.6}

79

WB Approach

D (38.2)

141

D (52.6)

151

D (42.2)

135

NB Approach

B (15.3)

429

B (12.7}

423

B (19.7)

728

SB Approach

A (8.4)

212

A (9.5)

#1120

A(8.8}

177

B {13.5)

Delay presented in seconds per vehicle

# 95th percentile volume exceeds capacity, queue may be longer. Queue shown is maximum after two cycles

During all peak periods, the intersection of Clarkson Road and Froesel Drive would be expected to
operate at acceptable levels of service and delays once the eastbound and westbound approaches have
been improved in conjunction with the development on the east side of Clarkson Road. Despite the side
streets operating with LOS Dor better during all peak hours, volume to capacity ratios remain
significantly under capacity, hinting that levels of service and delays are driven by the longer cycle length
along the Clarkson Road corridor which is required to accommodate the heavy mainline traffic.
Additionally, eastbound and westbound left turn peak queues are accommodated by the proposed lane
configurations and provided storage.
Despite LOS A during the afternoon peak period, southbound traffic operates near capacity with a
volume to capacity ratio of 0.85. In other words, it is likely that southbound traffic forms a rolling queue
between Marsh Avenue and Froese! Drive during the peak period. It should be noted that when phase 1
(northbound left) does not have a call or gaps out, the additional "bonus" time is given to phase 2
(southbound through}.
Synchro is very sensitive when roadway systems are operating near or over capacity. Thus, incremental
increases in volume to the northbound left turning movement have an impact on the operations of the
southbound through movement. Additionally, in the case that not all of the southbound platoon makes
it through the Froesel Drive intersection during the allowed green time, the southbound queue will build
in length swiftly, due to the sheer volume of southbound traffic during the afternoon peak period, as
shown by the 95th percentile queue volumes exceeding capacity.

Proposed Development
As stated previously, the proposed development is anticipated to include a 3,300 SF Chase Banking
Facility with a standalone drive-thru ATM. There is also an undeveloped portion on the western side of
the lot; however, per the petitioner, there are not currently any known development plans for this area
(it should be advised that once a development is proposed for the western portion, the level of traffic
generation, cross access, etc. should be evaluated).

June 12, 2021 Planning and Zoning Commission Packet

Page 51 of 98

I 14

PAGE

Trip Generation
In forecasting the proposed use's impact upon traffic conditions, it was necessary to identify the site's
trip generation potential, as any impacts to the surrounding road system would be tied to the net
increase in trip generation above and beyond the baseline. The Trip Generation Manual. Tenth Edition,
published by the Institute of Transportation Engineers (ITE), was utilized to forecast the trip generation
of the Chase Banking Facility. Land Use Code 912 (Drive-In Bank) was used for the proposed banking
facility. Gross floor area square feet (GSF) was used as the independent variable to calculate the number
of trips generated.
Studies indicate that convenience-oriented uses such as gas stations, car washes, banks, and fast-food
restaurants attract a sizable amount of "pass-by trips" . These trips are already traveling past the site on
the adjoining public roadways (i.e., Clarkson Road) and would turn into the site to patronize the
proposed uses before continuing to a different destination. The trips would generate turning
movements at the proposed site access driveways but would not represent new trips to Clarkson Road.
Average pass-by trip percentages for Land Use Code: 912 (Drive-In Bank) were applied from the Trip
Generation Handbook, Third Edition, published by ITE for the weekday midday, weekday afternoon, and
weekend midday peak periods. Table 3 summarizes the applied pass-by percent ages for the proposed
banking facility, which varies depending upon the time of day considered. The proposed trip generation
values are summarized in Table 4. The fitted curve equations provided by ITE were utilized when
appropriate and available; otherwise, the average rate was applied.
Table 3. Pass-By Trip Percentages
Period
Pass-By Percentage

-

-------

---

---------

Weekday Midday Peak Hour
Weekday PM Peak Hour
Saturday M idday Peak Hour

26%
35%
38%

Table 4. Proposed New Development Trip Generation - Chase Banking Facility
Weekday PM
Saturday Midday
Weekday Midday
Peak Hour
Peak Hour
Peak Hour
In

- - -

Out

Total

- - - - - - -- - - -

In

Out
---~-

-

Total

In

Out

Total

--- ----------

Subtotal of Trips

19

19

38

34

34

68

44

44

88

Pass-By Trips

5

5

10

12

12

24

17

17

34

TOTAL NEW TRIPS

14

14

28

22

22

44

27

27

54

Directional Distribution and Trip Assignment
The site's new trip generation was assigned to the study area roadways in accordance with an
anticipated directional distribution that reflects the market capture area of the proposed banking
facility. The proposed directional distribution percentages for site generated trips are presented in Table
5 and illustrated on an aerial in Figure 4. The distribution percentages were multiplied by the new trip
generation to obtain the site generated traffic. The site generated traffic upon full build out is reflected
in Figure 5.
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Table 5. New Trip Directional Distribution
Origin/Destination
Percentage
---- -----To/From North via Clarkson Road
To/From South via Clarkson Road
To/From West via Froese/ Drive

45%
50%
5%

Figure 4. New Trips Directional Distribution
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Figure 5. Site Generated Traffic Volumes

Site Access Review
As stated previously, access to the site along Froesel Drive would be reduced from three existing curb
cuts to two, which is in line with good access management practices. The existing access drive closest to
the signalized intersection would be closed and the middle drive would be relocated slightly to the west
(approximately 15 feet) . It is currently the developer's intention that the existing western drive to the
property would remain in place.
As proposed, both access drives to the site would provide full access onto Froesel Drive. The City of
Ellisville's Codes, Section 400.496, requires full access driveways to be a minimum of 160 feet from the
nearest public road or adjacent drives, measured centerline to centerline. As proposed on the provided
plan, the eastern access drive is located approximately 180 feet west of Clarkson Road, measured
centerline to centerline, adhering to the city code. The western access drive, which is to remain in its
existing location, would be approximately 165 feet to the west of the eastern drive; again, adhering to
the code.
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The Timberwind Nursery, located in the southwest quadrant of the Clarkson Road and Froesel Drive
intersection, has two full access drives along the south side of Froesel Drive separated by approximately
155 feet. Both nursery access drives are offset from the proposed development's eastern and western
access drives and, therefore, are not directly aligned. The offset between the existing eastern access to
the Nursery and the proposed access to the Chase Bank is approximately 70 feet while the offset with
regards to the western drive to the subject property is 95 feet. The offset between the existing western
access to the Nursery and the proposed access to the Chase Bank is approximately 225 feet while the
offset with regards to the western drive to the subject property is 60 feet .
The City of Ellisville's Codes, Article VIII, Section 400.496, states that full access driveways located on
opposite sides of the street must line up directly in front of each other, and in the case that they cannot,
the driveways must be separated by a minimum of 200 feet, measured centerline to centerline, if
potential left-turn movements into and out of those driveways could possibly conflict. However, given
that Froesel Drive does not have a center left turn lane, the opposing left turn movements would not
conflict with one another. Therefore, the 200-foot spacing requ irement for driveways located on
opposite sides of the street is not applicable to this section of Froesel Drive. Furthermore, given that
Froesel Drive is a local two-lane roadway with minimal traffic volumes, the misalignment of the
proposed development's driveways with the Nursery's drives would likely not be detrimental.
Therefore, it is concluded that the drives serving the subject site, as proposed, would be compliant with
the requirements set forth in the City of Ellisville's Codes, Article VIII, Section 400.496. However, given
the uncertainty of the remainder of the subject site, it is recommended that the access drives be
reevaluated when and if a proposal comes forward for the western portion and its traffic characteristics
are better understood.
Alternatively, the City could proactively require the subject site to consider consolidating the two
proposed access drives into one single full access drive to Froesel Drive that could be located directly
across from the Nursery's eastern access drive. To do so would be compliant w ~th requirements set
forth in the City of Ellisville' s Codes, Article VIII, Section 400.496. It is acknowledged that if the City were
to require this, that would necessitate Chase Bank to revisit the internal circulation within the bank site
in terms of the current parking and ATM layout.
In addition, a possible right-in-right-out access drive was noted (not drawn) on the plan for
consideration along Clarkson Road. Given that the proposed development is located on a parcel within
the northwest quadrant of a signalized intersection, the right-in-right out access drive along Clarkson
Road is not desirable nor necessary. The addition of another curb cut directly onto Clarkson Road is not
desirable given the heavy traffic flows along Clarkson Road; in particular, the southbound volumes
during the afternoon peak period. During the weekday PM peak hour, southbound traffic often queues
well beyond the subject property, and would therefore effectively block the possible right turn only
drive. In addition, the signalized intersection at Froese! Drive has ample capacity to accommodate the
projected right turn movements. Lastly, MoDOT has expressed a lack of support for a potential right
turn only drive at this location on Clarkson Road. For these reasons, it is not recommended that a right
turn only drive be pursued from the subject site onto Clarkson Road.
It is recommended that throat widths of the driveways be a minimum of 24 feet and a maximum of 40
feet for two-way operation, per the requirements set forth in the City of Ellisville's Codes, Article VIII,
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Section 400.496. Also, the radius of the driveway opening at the curb or pavement edge should not be
less than 10 feet or greater than 40 feet and should not extend beyond the property line.
It is recommended that the two proposed access drives be placed under STOP control via the installation
of signage and pavement markings. All proposed drives should conform to the sight distance
requirements set forth by the American Association of State Highway and Transportation Officials
(ASHTO). Furthermore, as part of the design process, care should be given to ensure that signage and/or
landscaping does not pose sight distance limitations at any of the proposed drive locations.

Internal Circulation Review
A cursory review of the site's internal circulation was performed to verify safe and efficient mobility
within the site itself. The proposed development has an internal drive west of the bank building which
circulates around the provided parking for the site. The internal drives should have a minimum width of
25 feet to safely allow two-way vehicle passage and accommodate emergency service vehicles . Parking
is conveniently located in close proximity to the building.
The western portion of the bank site is comprised of a one-way circulation in order to accommodate the
proposed ATM. It is recommended that pavement markings and signage be utilized on site to clearly
deter motorists from entering the bank site and inadvertently traveling the wrong way to the west. "Do
Not Enter" signs should be posted on both sides of the western drive aisle, as well as directional arrows
and "Do Not Enter" pavement markings.
Previous studies of Chase's ATM usage concluded that it is unusual for more than one or two vehicles to
queue at the ATM at a time. However, industry trends support that patrons of drive-thrus do not arrive
in a consistent pattern. Therefore, a worst-case scenario assuming that there is a vehicle at the ATM and
a second and a third vehicle pulled up behind waiting was considered for the review of the proposed site
plan. As shown, the proposed plan has adequate stacking for three vehicles behind the customer using
the ATM. In addition, a bypass lane of 15 feet is provided to facilitate circulation even if four vehicles
were queued at the ATM (which is highly unlikely). In addition, there are six a11gled parking in this
portion of the site, which would ideally be utilized by employees so as to minimize the foot traffic within
the area of the ATM.
Additionally, an internal pathway or sidewalk is provided which connects to the existing sidewalk along
Clarkson Road in the northwest quadrant of the signalized intersection. Wherever necessary,
continental crosswalks within the parking field, coupled with pedestrian signage, should be encouraged.
As mentioned previously, if the proposed development's access drives are consolidated into a single
access drive, internal site circulation, parking, and the location of the drive-thru ATM will be impacted.

2021 Forecasted Conditions
The 2021 forecasted scenario represents conditions in 2021 with full build out of the proposed
development in place. The baseline traffic volumes depicted in Figure 3 were combined with the site
generated traffic volumes reflected in Figure 5, resulting in the 2020 forecasted traffic volumes
illustrated in Figure 6. These forecasted traffic volumes were the basis of the 2021 forecasted conditions
analysis.
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Figure 6. Forecasted 2021 Traffic Volumes
The 2021 forecasted operating conditions at the study intersections are based upon the forecasted
traffic volumes illustrated in Figure 6. The same methodology applied to the baseline conditions was
again applied to the 2021 forecasted volumes to determine the adequacy ofthe road network to
accommodate traffic generated by the proposed development and identify any further mitigation
measures that may be necessary. Given Clarkson Road operates with a signal coordination plan, signal
timings were not modified to accommodate the proposed development as any changes would impact
traffic flow along the entire corridor. The 2021 forecasted operating conditions are summarized in Table

6.
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Table 6. 2021 Forecasted Operating Conditions
Intersection/
Approach

Weekday MD Peak Hour
Vehicle LOS
(Delay)

95th Queue
(ft)

Weekday PM Peak Hour
Vehicle LOS
(Delay)

95th Queue
(ft)

Saturday MD Peak Hour
Vehicle LOS
(Delay)

95th Queue
(ft)

Clarkson Road & Froese/ Drive (signalized)

Overall Intersection

B (14.6)

B {16.2)

B (18.3)

•
•

EB Approach

c (34.3)

48

D (37.8)

89

D (44.2)

101

WB Approach

D (38.7)

141

D (49.7)

151

D (42.3)

135

•

NB Approach

B (15.2)

427

B (13.3)

419

B (19.5)

720

•

SB Approach

A (9.5)

220

B (13.7)

#1134

B (11.1)

228

Froese/ Drive & Site Access Drive (unsigna/ized)

•

EB Left In

A (7.3)

<25

A (7.4)

<25

A (7.4)

<25

•

SB Approach

A (9.2)

<25

A (9.8)

<25

A (9.7)

<25

Delay presented in seconds per vehicle

# 95th percentile volume exceeds capacity, queue may be longer. Queue shown is maximum after two cycles

As shown, the proposed banking development would have a minimal impact on the overall operations
at the signalized intersection of Clarkson Road with Froese! Drive. The overall intersection would be
expected to operate at LOS B during all peak hours, despite the additional traffic from the proposed
development. All left turn movement queues are accommodated by the provided storage in the turn
bays at the intersection. More specifically, the eastbound left turn queue on Froesel Drive would not
spillover into the adjacent through lane and impact access to the proposed site or adjacent nursery since
the anticipated queue would be contained within the soon to be provided 100-foot left turn lane.
As expected, performance of the southbound approach degrades slightly during all peak periods. The
southbound through phase has a slightly lower actuated effective green time than during baseline
operations, which is likely due to the opposing northbound left movement using more of corresponding
split time due to traffic traveling to the proposed development, resulting in slightly longer delays and
queues.
Given the proposed development is located on the north side of Froesel Drive, vehicles traveling to the
site via Clarkson Road would make a right-turn into the site, eliminating the concern that vehicles would
potentially queue back towards the signalized intersection (which would have been the concern if
development were located along the south side of Froese! Drive). Similarly, vehicles queued along the
eastbound approach of Froese! Drive to the signalized intersection would not impact vehicles
attempting to enter or exit the site since the peak eastbound queue is approximately 100 feet, which is
approximately 40 feet to the east of the proposed drive's location. However, in the unlikely case that
the eastbound approach queues extend further than expected, vehicles attempting to exit the proposed
development would simply extend into the site and would not impact operations on Froese I Drive itself.
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Given the minimal traffic volumes traveling along the west leg of Froese I Drive, vehicles attempting to
enter and exit the proposed development experience minimal delays and queues. Most notably, the
southbound queue of vehicles exiting the proposed development is expected to be less than 25 feet
long (one car length), and thus not impacting vehicles circulating within the site.
In summary, it can be concluded that the traffic generated by the proposed Chase Banking Facility could
be accommodated, as proposed, with acceptable operating conditions along the surrounding roadways.
No mitigation measures are required.

Conclusions
Lochmueller Group has completed the preceding traffic impact study for the proposed Chase Banking
Facility located in the northwest quadrant of Clarkson Road and Froese I Drive, within Ellisville, Missouri.
The proposed development would include a 3,300 square foot (SF) bank with a standalone drive-thru
ATM; however, there are not currently any known development plans for the western portion of the
site. Access to the site would be reduced from three existing curb cuts along Froese! Drive to two, with
the eastern drive being relocated slightly further to the west and away from Clarkson Road. A possible
right-in-right-out access drive is noted for consideration along Clarkson Road, although the proposed
limited access drive is not explicitly shown on the plan.
The intent of this study was to identify the traffic generation associated with the proposed
development, analyze the traffic impacts associated with the proposed development, and determine the
need for mitigation measures, if necessary, to offset those impacts to Clarkson Road and Froesel Drive.
Based upon the analysis outlined in this report, the following conclusions were reached:

•

In conjunction with the ongoing construction of the mixed-use development site on the east
side of Clarkson Road at Froese! Drive, both the eastbound and westbound approaches of
Froese! to Clarkson Road will be improved to provide dedicated left turn lanes and shared
thru/right lanes with protected/permissive left turn signal phasing. This soon to be provided
lane configuration and signal operations was taken into consideration in the analysis of the
baseline and forecasted conditions.

•

During all baseline peak periods, the intersection of Clarkson Road and Froese! Drive operates
with acceptable levels of service and delays. Despite the side streets operating with LOS Dor
better during all peak hours, volume to capacity ratios remain significantly under capacity,
hinting that levels of service and delays are driven by the longer cycle length along the Clarkson
Road corridor which is required to accommodate mainline traffic. Additionally, eastbound and
westbound left turn peak baseline queues should be accommodated by the proposed lane
configurations and provided storage.

•

The proposed development would generate a total of approximately 38, 68, and 88 trips during
the weekday midday, weekday afternoon, and Saturday midday peak hours, respectfully, once
fully developed . However, a portion of the trips would be attracted from traffic already passing
by the site. Consequently, a total of 28, 44, and 54 new trips would be attracted to the site
during the weekday midday, weekday afternoon, and Saturday midday peak hours.
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Access to the site along Froese! Drive would be reduced from three existing curb cuts to two,
which is in line with good access management practices. The existing access drive closest to the
signalized intersection would be closed and the middle drive would be relocated slightly to the
west (approximately 15 feet). It is currently the developer's intention that the existing western
drive to the property would remain in place. The drives serving the subject site, as proposed,
would be compliant with the requirements set forth in the City of Ellisville's Codes, Article VIII,
Section 400.496.

•

Given the unknown nature of the development that could occur on the western portion of the
site, and its associated traffic characteristics, the City could consider proactively requiring the
subject site to consolidate the two proposed access drives into one single full access drive to
Froese! Drive that could be located directly across from the Nursery's eastern access drive. To
do so would be compliant with requirements set forth in the City of Ellisville's Codes, Article VIII,
Section 400.496. It is acknowledged that if the City were to require this, that would necessitate
Chase Bank to revisit the internal circulation within the bank site in terms of the current parking
and ATM layout.

•

A possible right-in-right-out access drive was noted (not drawn) on the plan for consideration
along Clarkson Road. Given that the proposed development is located on a parcel within the
northwest quadrant of a signalized intersection, the right-in-right out access drive along
Clarkson Road is not desirable nor necessary.

•

It is recommended that throat widths of the driveways be a minimum of 24 feet and a maximum
of 40 feet for two-way operation, per the City of Ellisville's Codes, Article VIII, Section 400.496.
Also, the radius of the driveway opening at the curb or pavement edge should not be less than
10 feet or greater than 40 feet and should not extend beyond the property line.

•

It is recommended that the two proposed access drives be placed under STOP control via the
installation of signage. All proposed drives should conform to the sight distance requirements
set forth by the American Association of State Highway and Transportation Officials (ASHTO).
Furthermore, as part of the design process, care should be given to ensure that signage and/or
landscaping does not pose sight distance limitations at any of the proposed drive locations.

•

The western portion of the bank site is comprised of one-way circulation in order to
accommodate the proposed ATM. It is recommended that pavement markings and signage be
utilized on site to clearly deter motorists from entering the bank site and inadvertently traveling
the wrong way to the west. "Do Not Enter" signs should be posted on both sides of the western
drive aisle, as well as directional arrows and "Do Not Enter" pavement markings.

•

As shown, the proposed development has minimal impact on the overall operations at the
intersection of Clarkson Road and Froese! Drive. The overall intersection would be expected to
operate at LOS B during all peak hours, despite the additional traffic from the proposed
development. All left turn movement queues are accommodated by the provided storage in the
turn bays at the intersection.
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In summary, it can be concluded that the traffic generated by the proposed Chase Banking Facility could
be accommodated, as proposed, with acceptable operating conditions along the surrounding roadways.
Consequently, no additional mitigation measures are required to either Froesel Drive, Clarkson Road or
the signalized intersection of these two roadways.
This traffic study adequately describes the forecasted traffic conditions that should be expected as a
consequence of the Chase Banking Facility. Please contact our office at (314) 446-3791 if you have any
questions or comments concerning this report.
Completed by Lochmueller Group, Inc.
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Environmental
Operations, Inc.
CLEARING THE WAY

November 20, 2020
Project #21112

Mr. Beau Reinberg
DSS-BCM
3167 Fee Fee Road
Bridgeton, Missouri 63044
Mr. Reinberg:
The following is to convey the results of Environmental Operations, Inc.'s Project #21112; Phase
I Environmental Assessment Services for DSS-BCM. This assessment was completed on Mozingo
Music located at 100 Clarkson Road in the City of Ellisville, St. Louis County, Missouri.
Questions concerning this report should be directed to Julie Gibbs-Alley by phone at (314) 2410900, by fax at (314) 241-5451 or by email at julie@environmentalops.com.

Respectfully submitted,

r~ )JM Alt
Julie Gibbs-Alley
Environmental Scientist

JGA
Enclosure

Environmental Consulting & Remediation
1530 South 2"d Street . Suite 200. St. Louis, MO 63104. 314.241.0900. 314.436.2900
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1.

SUMMARY

Env ironmental Operations, lnc . performed a Phase I Environmental Site Assessment on
Mozingo Music located at 100 Clarksoi1 Road in th City of Ellisv ille, St. Louis County
Mis ouri. This a sessment was conducted in confo rmance with the scope and Jim itations of the
Arnetican Society for Testi ng and Materials (ASTM) Practice E 1527-13 and the Scope of
Work/Tasks outlined in Env ironmental Operations, Inc.'s Proposal #Pl2133, and in compliance
wi th Title 40 of the Code of · ederal Regulations Part 312 (40 CFR ection 312). Any
exception to or deletion from the e practices are outlined in the Assum ptions and Limiting
Conditions section of this report.
Located in a mixed-use residential and commercial area of Ellisville, Missouri, the subject site
consists of approximately 1.8 acres of land and has been developed i11ce at least 1953 . The
subject propetty is currently developed by Moz ingo Mu ic. Previou development included a
residence. Surrounding propertie have been developed since approx imate ly 1903 and have
included residences, a nursery, a church, and Westway Cleaners.
This assessment revealed no evidence of recognized environmental conditions (as defined by
ASTM Practice E 1527-13) in connection with the subject property.

2.

INTRODUCTION

2.1

Purpose

The purpose of this practice is to define good commercial and customary practice in the United
States of America fo r conducting an environmental site assessment f a parcel of commei-cial
real estate w ith respect to the range of contaminants within the scope of Comprehen ive
Environmental Re ponse Compensation and Liabi lity Act (CERCLA) (42 U.S.C. ection
9601) and petroleum products. As such tbjs practice is intend d to permit a user to satisfy one
of the requirements to qualify for the innocent landowner conliguous property owner, or bona
fide prospective purchaser limitations on CERCLA liability (heremafter the "landowner
liability protection " or LLPs") : that is, the practice that constitutes all appropriate inquil)' into
the previous ownership and uses of the property consistent with good commercial or cu tomary
practice: as defined at 42 U.S .C. Section 960 I (35)(B). (See Appendix XI for an outline of
CER CLA's liability and defense provision .) Controlled substances are not included within the
scope of this standard. Persons conducting an environmental site assessment as part of an EPA
Brownfields Assessment and Characteri zation Grant awarded under CERCLA 42 U.S.C.
Section 9604(k)(2)(B) must include controlled substances as defined in the Controlled
Substances Act (21 U.S.C. Section 902) within the scope of the assessment investigations to the
extent directed in the terms and conditions of the specific grant or cooperative agreement.
Additionally, an evaluation of business environmental risk associated with a parcel of
commercial real estate may necessitate investigation beyond that identified in this practice (see
Sections 1.3 and 13).

2.2

Detailed Scope of Services

Generation and Evaluation of Property History
• Aerial photographs and United States Geological Survey (USGS) Maps, reasonably
available through state and local agencies, will be reviewed to identify past site activities
and other indicators of environmental concerns.
• Additional historical data will be obtained by evaluating, if available, interviews with
prior occupants of the subject site and local public officials, review of construction
permits, evaluation of local street directories, and examination of historical fire insurance
maps.
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• The history of the subject site will be identified from the pre ent back to the property's
first developed use, or back to 1940, hjchever is earlier. Use of properties in the
surrounding area shall be identified to the xtent that it i revealed during the course of
the subject site's evaluation.

Phvsical Selling Evaluation
• Env ironmental Operations, lnc. will determine the general soil
tratigraphic and
groundwater conditions of the property. uch a determination may involve the review of
United tates Department of Agriculture (U DA) soil surveys, United State and State
Geological urvey urficial and bedrock geology maps United tate Geological urvey
(USGS) topographic maps and interviews with tate Geological urvey geologists.

Comprehensive Government Records Review
The following federal databases will be evaluated for information on potential environmental
impairment for the subject property and properties located within the minimum search distance
defined by ASTM E 1527:
• Federal National Priorities List (NPL)
• Federal Re ource Conservation and Recovery Act (RCRA) Corrective Action
(CORRACTS) and non-CORRACTS Transportation, Storage and Disposal (TSD)
faci litie Ii t
• Federal Comprehensive Environmental Response, Compensation, and Liability Index
System (CERCLIS)
• Federal RCRA generators list
• Federal InstitutionaJ Controls/Engineering Controls Registri s
• Emergency Response Notification System (ERNS) and Misidentified sites
The following state databases or files will be evaluated for information on potential
environmental impairment for the subject property and relevant nearby properties:
• State/tribal list of hazardous waste sites identified for investigation or remediation
• State/tribal Underground Storage Tanks (U T) Ii t
• State/tribal Leaking Underground Storage Tank (LUST) list
• State/tribal landfill and/or solid wa te disposal site Ii ts
• State/tribal Institutional Controls/Engineering Controls Registries
• State/tribal Voluntary Cleanup hes
• State/tribal Brownfield Sites
The following local authorities will be contacted, if appropriate, to evaluate information on
potential environmental impairment of the subject property:
• Health Department
• Air Pollution Control
• Building Commissioner
• Sewer District
• Fire Marshal's Office
• Electric/Utility Company
• Emergency Planning/HAZMA T Control Office

Interviews with Owner and Occupants
The Key Site Manager and Major Occupants will be interviewed to obtain information
concerning uses and condition of the property. The intent of th interviews will be to determine
present or previous site information which may ind icate the relea e or threat of release of
hazardous materials or petroleum products. Questions will be a ked regarding relevant
environmental docu111ents, which may be avaiJable for review. Environmental Operations, Inc.
will review and evaluate relevant previously completed reports. These may include the
following:
• Asbestos Inspections
• Environmental Assessments
• Risk Evaluation Documents
• Boring Logs
2
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•
•
•
•
•
•

Closure Plans
UST Removal Reports
Environmental Permits
Safety Plans
SDSs
Notices of Violation

On-Sit.e Investigation ofthe Ptoperty and Its Improvements
• A thorough physical ite examination will be conducted of the ubject property, it
improvement and surrounding properties to identify indicator of the presence of a
release or threat of relea es of hazardous substances. The indicators may inc.lude st.re d
vegetation; stained or odorous soil or water· hazardous materials' containers [e.g.: pails,
drum aboveground storage tanks (ASTs) etc.]" waste handling storage and dispo al
practi ces· pits lagoons, or surface impoundments· underground storage tanks (USTs)'
polychlorinated biphenyl (PCB) containing equipment and associated release · open
dumping; and asbestos containing materials (ACMs). Re idential properties will be
inspected for Lead Based Paint (LBP) or Mold is ue that could repre ent a ri k to human
health.
• The inspections for ACMs, Mold, and LBP will focus on materials considered to be a
potentially significant health hazard that can be identified through non-destructive
rnea ures. uspect A M with pliable and binding matrices (e.g.: roofing felts gasket
materials etc.) or suspect ACM that do not have a high probability of containing
asbestos (e.g.: drywall , hard plaster masonry blocks, etc.) will not be evaluated unless
unusual conditions exist. Samples will be collected from suspect materials that are
considered a potential significant health, regulatory or economic concern.

Report Generation
Upon completion of the investigation, a written report will be submitted to the user, which will
include the following:
• A Summary of the Findings of the Investigation
• Observation from the Site Visit
• Results of the Historical Search and Regulatory Review
• References
• Analysis of the Findings and Recommendations
• Future Testing and Remediation Recommendation (if required)
• Appendices of Suppo11ing Documentation, including:
• - Locator opograf hic and Historical Maps
• - Chain-of-Title (i · any)
• - Analytical Results (if any)
• - Regulatory Documents
• - Relevant Photographs

2.3

Significant Assumptions

The information in this report has been compiled from sources believed to be reliable.
However, we cannot guarantee the accuracy of information supplied by others.
The inspector has visually assessed the ubject property, both the land and improvements
thereon, if any. It is impossible to personally observe conditions that may exist below the
surface or that may be hidden within the tructure of the improvements. Therefore, no
representations are made regarding such matters unless they are specifically considered in this
report.

3
June 12, 2021 Planning and Zoning Commission Packet

Page 68 of 98

Environmental Operations, Inc.
Project #21112

2.4

Limitations and Exceptions

The Scope of Work outlined above has been designed to identify the pre ence of hazardous
ubstances. Unle requested by the user or d emed neces ary this investigation will not
include additional environmental issues such as wetlands radon or formaldehyde gas,
archaeological sites lead-ba ed paint (LBP), or lead in drinking '"'ater i sues.

2.5

Special Terms and Conditions

The u er recognize that the company's fai lure to detect the presence of hazardous substances at
a site does not &uarantee that hazardous substances do not exi t even though the company ha
utilized appropriate and mutually agreed upon ampling techniques and audit procedures. Tbe
liability of the company its agents performing services under this proposal including
professional services, shall in no event exceed the amount of applicable insurance. A ce11ificate
of insurance is included in Appendix 16. 11, Proposal/Notice to Proceed. The company hall not
be liable for indirect, consequential, or incidental damages.

2.6

Reliance

The repo11 is intended only for the internal use of the addressee or their authorized
representative and possession does not imply the right of publication or the use for any other
purpose without the written consent of Environmental Operation , Inc. Ther are no other
intended beneficiaries.

3.

SITE DESCRIPTION

3.1

Location and Legal Description

The inve tigated site i the Mozin~o Music located at 100 Clarkson Road in the City of
Ellisville, t. Louis County, Missoun. The lot i irregularly haped and approximately 1.8 acres
in size with frontage along the western ide of Clarkson.
Parcel ID: 22T2 l 0727 (100 Clarkson Rd) and 22T2 l 0781 (1319 Froese) Dr)

3.2

Site and Vicinity General Characteristics

The subject site lies in an area generally characterized as mixed-use residential and commercial.
The urface is predominately level, with an overall downward slope to the northeast. It should
be noted that surface slope is not necessarily repre entative of groundwater flow.

3.3

Current Use of the Property

The subject property is currently developed by Mozingo Music.

3.4

Description of Subject Site Improvements

The predominant improvement to the subject site is an approximately 8,000 square-foot,
one-story building with a ba ement.
Exterior finishes: Masonry and vinyl siding surfaces
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lnterior finishes: Painted gypsum board, acou tical tile lay-in, and concrete ceilings; paneled,
painted gypsum board, carpeted, and masonry walls; and carpeted, laminate, inyl tile, ceramic
tile and concrete floors.
The subject building has office, retail, classroom, and repair space, all utilized in support of
music retail and lesson activities. Heatin~ is provided by a natural gas, forced-air system.
Cooling is provided by an electric, forced-air system.
Potable water is supplied to the subject site by St. Loui County Water, which receive its water
from the Missouri River via the Hog Hollow Pumping Station located at Hog Hollow Road in
Chesterfi Id, Mi souri. Sanitary wastewater generated by the subject facility is discharged to
and treated by the Metropolitan St. Louis Sewer District (MSD).
Minor improvements to the subject site include asphalt-paved surface parking located along the
northern and western sides of the subject building and concrete-paved building access along the
eastern side of the subject building.

3.5

Current Uses of Adjoining Properties

Surrounding properties include:
Direction From Site
North
South
East

West

Occupant
Residential
Timberwinds Nursery
Tidal Wave (under construction)
Extra Space Storage (under
construction)
Westway Cleaners
Residential

Use I Comments
Residential
Commercial
Commercial

Residential

Adjoining properties observed during the subject site inspection would not be expected to
impact the ubject site.

4.

USER PROVIDED INFORMATION

4.1

Title Records

According to information provided by the user, no chain of title was available for review.

4.2

Environmental Liens or Activity and Use Limitations

According to the user avai lable regulatory and title records, and interviews with owners and
occupants of the subject ite no envir nmental liens or Activity and Use Limitations (AULs)
were in place at the subject property.

4.3

Specialized Knowledge

Interviews with owners and occupants of the subject site revealed no specialized knowledge of
the subject site. DSS-BCM, for whom Environmental Operations, Inc. is conducting this
inquiry, has indicated no specialized knowledge of the subject property.
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4.4

Commonly Known or Reasonably Ascertainable Information

The user has not provided or made known to Environmental Operation Inc. any commonly
known or rea onably ascertainable knowledge of the su~ject property which would be
indicative of a recognized environmental condition.

4.5

Valuation Reduction for Environmental Issues

The user has not identified or made known to Environmental Operations, Inc. any indication of
a significantly lower purchase price from fair market value that would indicate the potential for
a recognized environmental condition.

4.6

Owner, Property Manager, and Occupant Information

Owner:
Pronertv Mana~er:
Occupant(s):

Mozingo Holdings LLC (1319 Froese! - Parcel ID: 22T2 l 0781)
David Mozingo
Surface Parking

Owner:
Prooertv Manae:er:
Occuoant(s):

Don and Lenella Mozingo (I 00 Clarkson Rd - Parcel ID: 22T2 I 0727)
David Mozingo
Mozingo Music

4. 7

Reason For Performing the Phase I Environmental Site Assessment

According to the user this All Appropriate Inquiry - Pha e I Environmental Site Assessment is
being conducted to qualify for a Landowner Liability Protection to CERCLA liability.

5.

RECORDS REVIEW

5.1

Standard Environmental Records Sources

According to the American Society for Testing and Materials (ASTM) Phase I Environmental
Site Assessment standards, Federal National Priorities List (NPL) sites; Federal Resource
Conservation and Recovery Act (RCRA) Corrective Action (CORRACTS) Treatment, Storage,
and Disposal (TSD) facilities; and State/Tribal-Equivalent NPL sites were researched within a
one-mHe radius of the subject site. Also in accordance with ASTM standards Federa l
ystem
Comprehensive Environmental Response, Compensation, and Liability Index
(CERCLJS) sites; Federal RCRA non-CORRACTS TSO facilitie ; State-Equivalent CERCLIS
sites, State/Tribal Landfill and/or Solid Waste Disposal sites, State/Tri.bal Leaking Underground
Storage Tanks (LUST) sites, State/Tribal Voluntary Clean-Up tate/Triba1 Brownfield ites
were researched within a half-mile radius of the subject site. According to ASTM standards,
Fed ral RCRA Generator sites Federal Emergency Response Notification Systems (ERN )
sites Federal Tribal Lands, State!fribal Registered Underground Storage Tanks (UST) site
were researched for the subject site and adjoining propertie . State!fribal Institutional Controls
State/Tribal Engineered Controls and Federal lnstitutional Controls/Engineered Controls were
researched for the subject site only. Descriptions of the databa es are included in Appendix
16. 7, Regulatory Database.

5.1.1

Review of Federal Files

A review of the above Federal files, as determined by the radius search, identified the
following:
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Detail Summary

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

FIRST BAPTIST CHURCH
SEMS-ARCIDVE
13 7 CLARKSON RD
188
NNE
Lower
This site is listed on the SEMS-ARCHIVE database and is fmther discussed in the
Hazardous Materials and Petroleum Products Management section of this report.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

WESTW A Y CLEANERS
RCRA-SOG
53 CLARKSON RD SUITE B
207
Southeast
Lower
This site is listed on the RCRA-SQG database and is further discussed in the
Hazardous Materials and Petroleum Products Management section of this report.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

ELLISVILLE ATHLETIC ASSOCIATION
SEMS-ARCHIVE
26 CLARKSON RD
683
South
Higher
According to available information, this SEMS-ARCHIVE site was classified as
indicating "that, to the best of EPA's knowledge, assessment at a site has been
completed and that EPA has determined no further steps will be taken to list the site
on the National Priorities List (NPL), unless information indicates this decision was
not appropriate or other considerations require a recommendation for listing at a later
time." Based on the historical research, subject site inspection observations, and the
regulatory research, this SEMS-ARCHIVE site would not be expected to represent a
significant environmental liability for the subject site.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

PETCO #2626
RCRA-VSOG
15905 MANCHESTER RD
1068
SSW
Higher
This RCRA Generator site, identified in the Site Assessment Report, was not
evaluated as it lies beyond the ASTM-specified distance.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

VIP CLEANERS MANCHESTER
RCRA-VSOG
15929 MANCHESTER RD
1100
SSW
Higher
This RCRA Generator site, identified in the Site Assessment Report, was not
evaluated as it lies bevond the ASTM-soecified distance.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

MOORE NISSAN
RCRA-VSOG
15908 MANCHESTER RD
1161
SSW
Higher
This RCRA Generator site, identified in the Site Assessment Report, was not
evaluated as it lies beyond the ASTM-specified distance.

-
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Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

CVS PHARMACY # 5689
RCRA-LQG
15846 MANCHESTER RD
1165
SSE
Higher
This RCRA Generator site, identified in the Site Assessment Report was not
evaluated as it lies beyond the ASTM-soecilied distance.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

ELLISVILLE SITE
SEMS. NPL, PRP, US ENG CONTROLS. ROD
NEAR ELLISVILLE
4637
WNW
This Federal IC/EC, SEMS, NPL, PRP, ROD site, identified in the Site Assessment
Reoo1t, was not evaluated as it lies beyond the ASTM-specified distance.

A copy of this review is included in Appendix 16. 7.
Additionally, United States - nvironmental Protection Agency (USEPA) databases were
reviewed at http://www.epa .gov/enviro/. The e databases revealed no environmental liabilities
to the ubject site.

5.1.2

Review of State Files

A review of the above State/Tribal files, as determined by the radius search, identified the
following:
Detail Summary

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

TlDAL WAVE
UST
137 CLARKSON ROAD
188
NNE
Lower
This site is listed on the UST database and is further discussed in the Aboveground
Storage Tanks (ASTs)/Underground Storage Tanks (USTs) section of this report.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

CHARTER DRY CLEANING
SPILLS
33 CL ARKSON RD
383
SSE
Higher
Based on the historical research, subject site inspection observations, the regulatory
research, and the distance from the subject site, this SPILLS site would not be
expected to represent a significant environmental liability for the subject site.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

AMOCO OlL SS # 18884
LUST, UST
1305 CLARKSON RD
385
North
Higher
Based on the historical research, subject site inspection observations the regulatory
research, and the distance from the subject site, this LUST/UST site would not be
expected to represent a significant environmental liability for the subject site.
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Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

CLARKSON BP
LUST.UST
28 CLARKSON RD
559
South
Higher
Based on the historical research, subject site inspection observations, the regulatory
research, and the distance from the subject site, this LUST/UST site would not be
expected to represent a significant environmental liability for the subject site.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

SHELL #240
UST
15901 MANCHESTER
885
South
Higher
This Registered UST site identified in the Site Assessment Report was not evaluated
as it lies beyond Lhe ASTM-soecified distance.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

ARVIN AUTO
UST
1281 MANCHESTER RD
1067
SSE
Higher
This Registered UST site, identified in the Site Assessment Report, was not evaluated
as it lies bevond the ASTM-soecified distance.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

FROESEL OIL
UST
15937 MANCHESTER RD
1109
SSW
Higher
This Registered UST site, identified in the Site As essment Report wa not evaluated
as it lies beyond the ASTM-soecified distance.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

QUIKTRIP #634R
LUST UST
15902 MANCHESTER RD
1172
South
Higher
Based on the historical research, subject site inspection observations, the regulatory
research, and the distance from the subject site, this LUST/UST site would not be
expected to represent a significant environmental liability for the subject site.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

MPC 11
LUST, SPILLS, UST
15961 MANCHESTER RD
1197
SSW
Higher
Based on the historical research, subject site inspection observations, the regulatory
research, and the distance from the subject site, this LUST/UST/SPILLS site would
not be expected to reoresent a significant environmental liabilitv for the subject site.
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Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

MOORE CADILLAC JAGUAR PONTIAC
LUST, UST
15950 MANCHESTER RD
1632
SSW
Higher
Based on the historical research, subject site inspection observations, the regulatory
research, and the distance from the subject site, this LUST/UST site would not be
expected to represent a significant environmental liabilitv for the subject site.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

LOU FUSZ BUICK WEST
LUST, SPILLS UST
15970 MANCHESTER RD
1771
Southwest
Higher
Based on the historical research, subject site inspection observations, the regulatory
research, and the distance from the subject site, this LUST/UST/SPILLS site would
not be expected to represent a significant environmental liability for the subject site.

Site Name:
Databases:
Address:
Distance:
Direction:
Elevation:
Comments:

ELLlSVILLE-BLISS
SHWS
149 STRECKER ROAD
4940
WNW
Lower
The current site status of this Landfill and/or SHWS site is not reported in the Site
Assessment Report. Based on the historical research, subject site inspection
observations, the regulatory research, the anticipated flow of groundwater from this
facility, and the distance from the subject site, this Landfill and/or Solid Waste
Disposal site would not be expected to represent a significant environmental liability
for the subject site.

A copy of this review is included in Appendix 16. 7.

5.2

Additional Environmental Record Sources

No previous environmental reports on the subject site or surrounding properties were presented
for review.

5.3

Physical Setting

Soils
The subject site i located on Urban land with 0 to 5 percent lopes. Urban land con ist of
areas where more than 85 percent of the surface is covered by a pha lt, concrete or other
impervious materials buildings commercial centers industrial centers, parking lots or other
structures which obscure identification of the original soils. Urban land genera ll y found on
uplands, has been reshaped by cutting and filling to achieve level urface areas. The depth of
cuts and fills ranges from less than 6 feet on flatter landscapes to 30 feet on strongly sloping
landscapes.

Stratigraphy
According to information upplied by the ite A essment Report the general stratii,,raphy of
the subject site is characterized by the Osagean nd Kinderhookian eries of the Mississippian
System in the Pa leozoic Era. The rock formation i comprised of a stratified sequence.

Groundwater
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The apparent direction of shallow groundwater flow may be determined by the natural
topography of the region. According to the Environmental Data Resources (EOR) Topographic
Map Report and the subj ct ite in pection the general topography of the subject site lopes
downwardly to the east northea t. According.ly unconfined groundwater in th area of the
subject site may be expected to flow in a norlheasterly direction. However it hould be noted
that extensive cutting and filling that characterizes developed area could alter the expected
flow of unconfined groundwater.

5.4

Historical Use Information on the Property and Adjoining Properties

5.4.1

Fire Insurance Map Review

According to EDRJSanborn Sanborn Fire Insurance Maps are not available for the ubject ite.

This would not be considered unusual due to the relatively recent development of the ubject
property, as well as its distance from bi torically or densely developed portions of the state.

5.4.2

Street Directory Review

City directories were obtained from EDR for the years 2017, 2014, 2009, 2006, 2004, 2001,
1999, 1994, 1992, and 1986. These directories revealed the following information regarding the
subject site and surrounding properties:
Summary

Date

Subiect Pronertv Comments

Surrounding Propertv Comments

2017

Mozingo Music
(100 Clarkson Rd)

2014

Mozingo Music
Mozingo Studio Lessons & Music
(100 Clarkson Rd)

Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Clarkson Podiatry
Westway Cleaners
(53 Clarkson Rd)
Summerwinds Nursery
(54 Clarkson Rd)
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Clarkson Podiatry
W estway Cleaners
(53 Clarkson Rd)
Summerwinds Nursery
(54 Clarkson Rd)
Residence
(1215 Vero Ln)
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Date
2009

Subject Property Comments
Mozingo Studio Lessons & Music
(I 00 Clarkson Rd)

2006

Mozingo Music
Mozingo Studio Lessons & Music
(I 00 Clarkson Rd)

2004

Mozingo Music
(100 Clarkson Rd)
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Surrouodine Propertv Comments
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Clarkson Jewelers
(1306 Clarkson Drive)
Dierbergs Market
(1322 Clarkson Drive)
Card Castle Inc
(1334 Clarkson Dr)
Westway Cleaners
(53 Clarkson Rd)
Summerwinds Garden Centers Inc
Timber Creek Nursery Inc
(54 Clarkson Rd)
Residence
(1215 Vero Ln)
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Premier Refreactories
(1302 Clarkson Dr)
DMP West Co OFC Mulberry Tree
Podiatry Grouse Steve
LTD The Westway
Clarkson Cleaners
(53 Clarkson Rd)
Summerwinds Garden Centers Inc
Timber Creek Nursery Inc
(54 Clarkson Rd)
Residence
(1210 Vero Ln)
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Clarkson Podiatry
W estway Cleaners
(53 Clarkson Rd)
Timber Creek Nursery Inc
(54 Clarkson Rd)
Residence
(1325 Froese! Dr)
Residence
(1210 Vero Ln)

Page 77 of 98

Environmental Operations, Inc.
Project #21112

5.4.3

Date

Subiect Proo.ertv Comments

Surroundioe: Pronertv Comments

2001

Mozingo Music
Mozingo Studio Lessons & Music
(100 Clarkson Rd)

1999

No Subject Site Data

1994

Mozingo Music
Mozingo Studio Lessons & Music
( 100 Clarkson Rd)

1992

No Subject Site Data

1986

Mozingo Music
(100 Clarkson Rd)

Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Mulberry Tree LTD
Grouse Steve DMP
Westway Cleaners
Clarkson Podiatry
(53 Clarkson Rd)
Timber Creek Nursery Inc
(54 Clarkson Rd)
Residence
(1325 Froese] Dr)
Residence
(1210 Vero Ln)
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Residence
(I 325 Froese! Dr)
Residence
(1210 Vero Ln)
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Clarkson Podiatry
Ellisville Family Medicine
(53 Clarkson Rd)
Timber Creek Nursery Inc
(54 Clarkson Rd)
Residence
(1325 Froese] Dr)
Residence
(1210 Vero Ln)
Residential
(Clarkson Ct Addresses)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Residence
(1325 Froese! Dr)
Small Residential and Commercial
(Clarkson Dr Addresses - Evens)
Ellisville Family Medicine
(53 Clarkson Rd)
Passiglias Inc
(54 Clarkson Rd)
Residence
(1325 Froese! Dr)
Residence
(1210 Vero Ln)

Building Permit Documents Review

A Freedom of Information Act (FOIA) request was sent to The City of Ellisville regarding city
building permits review. Thi FOIA re. ponse revealed no additiona l information that would be
expected to represent a significant environmental liability to the subject site.
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5.4.4 Aerial Photograph Review
Aerial photographs were obtained from the EDR Aerial Photo Decade Package for the years
2016, 2014, 2012, 2009, 1990, 1986, 1980, 1974, 1971, 1968, 1965, 1958, 1953, 1941 and
1937. The following tables describe the review of these photos. These photographs identified no
surface features of concern on or adjoining the subject site.
Copies of these maps are included in Appendix 16.5, Aerial Photographs.
Summary

Date
2016-1986

Subiect Propertv Comments

Surroundin2 Prooertv Comments

Commercial and Surface Parking

North and East: Commercial, Surface
Parking and Residential
South: Commercial and Surface Parking

1980-1974

1971-1965

South and East: Commercial, Surface
Parking and Residential
North, South and West: Residential and
Undeveloped

Residential and Undeveloped

1958

Residential and Undeveloped

1953

Residential and Undeveloped

1941-1937

West: Residential
North and West: Residential and
Undeveloped

Residential and Undeveloped

East: Commercial, Residential, Surface
Parking and Undeveloped
North, South, East and West:
Residential and Undevelooed
North, South and East: Residential and
Undeveloped
West: Undeveloped
North, East and West: Undeveloped

Undeveloped

South: Residential and Undeveloped

5.4.5

Topographic Map Review

The EDR Topographic Map Repo1t was reviewed for the subject site and surrounding
properties. The maps reviewed were dated 2015, 1993, 1982, 1974, 1968, 1954, 1947, 1945 and
1903. These maps revealed that the subject site and surrounding properties are located in an
urban area where buildings are denote_d. The ubject site is developed by buildings in the 1993
1982, 1974, 1968 and 1954 maps. Surrounding properties are developed by buildings in the
1993, 1982, 1974, 1968, 1954, 1947, 1945 and 1903 maps. According to thee topographic
maps, the surface topography in the area of the subject site slopes downwardly to the northeast.
These maps identified no surface features of concern on or adjoining the subject site.
Copies of these maps are included in Appendix 16. 6, Historic Topographic Maps.

5.4.6

History Summary

Subject Property H;storv Summary
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Based on available historical informat ion reviewed the subject site has been residentially and
commercia lly deve loped since at least 1953. The ubject site has been occupied by Mozingo
Music. Prior to 1953 development, the ite was undeveloped from at lea t 1947 to 1903.
Surrounding Property Hisforv Summarv

Based on available hi torical information reviewed, urrounding propertie have been
residentially and commercially developed since at least 1903. Surrounding properties have
included re idences, Ti.dal Wave First Bapti t Church and Westway Cleaner . First Baptist
Church and Westway Cleaners are further discussed in the Hazardous Materials and Petroleum
Products Management section of this report. Tidal Wave is fu1ther discussed in the
Above[fl':ound Storage Tanks (ASTs)/ Underf{l·ound forage Tanks (USTs) section of thi report.
No evidence was discovered during the historical re earch that would indicate that previous
uses of surrounding propertie would represent a significant environmental liability to the
subject ite.

5.5

Vapor Encroachment Evaluation

Environmental Operations Inc. performed a Vapor Encroachment Screen on the Mozingo
Mu ic located at 100 Clarkson Road in the City of Ellis ille St. Louis County Mi souri. This
assessment was conducted using Tier 1 °non-invasive" creening in conformance with the
American ociety for Testing and Material (ASTM) Practice E2600-10 "Standard Practice for
Assessment of Vapor Intrusion into Structures on Property Involved in Real Estate
Transactions." Historical and regulatory information (orphan summary) identified no evidence
of potential Vapor Encroachment Conditions (pVEC) in connection with the su~ject site or
adjoining properties. A copy of this report is included in Appendix 16. 8, Vapor Encroachment
Screen.

6.

SITE RECONNAISSANCE

6.1

Methodology and Limiting Conditions

Julie Gibbs-Alley of . nvironmental Operation , Inc. conducted a subject ite in pection on
November 2, 2020, between JOOO and 1030 hours. he entire subject bui Iding and ubject
property were available for in pection. Mr. David Mozingo the property owner accompanied
Ms. Gibbs-Alley durin$ this ubject site inspection. The following is an evaluation of is ues
noted during this subject property inspection the historicaJ re earch, and the regulatory
re earch .

6.2

Site Visit Findings

6.2.1

Polychlorinated Biphenyls (PCBs)

No transformers were noted during the subject site inspection.
No compressors or other electrical or hydraulic equipment su pected of containing PCBs were
identified in the subject building or on the subject property. During this ubject site inspection
no oil stains were noted in the subject building or on the subject property that may have
indicated prior releases of PCBs. Oil stains observed in the parking area were considered txpical
of vehicle releases. Therefore, these stains would not be expected to represent a signrficant
environmental liability for the subject site. No other evidence of potential PCB contamination
was noted on the day of this subject property in pection.
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6.2.2

Hazardous Materials and Petroleum Products Management

The subject site is not listed with die Mi ouri Department of Natural Resources as a generator
of regulated quantities of hazardous wa te. Neither current, nor prior subject property activities
wou ld be expected to generate significant quantities of hazardou waste. olid waste and
general trash are removed by a commercial waste hauler.
Small (less than five gallons) containers of paint and lubricants were noted during this subject
property inspection. The type and quantity or materials noted would be consider d typical for
the subject facility's management and use. No evidence of previous or imminent releases from
these container was noted on the day of this subject property inspection. Therefore, these
materials would not be expected to represent a significant environmental liability for the subject
site.
During this subject site inspection no unu uaJ discolorations odors sheens, stains or stressed
vegetation were noted in the subject building on the subject prop rty, or on surrounding ites
which may have indicated significant relea e of hazardous materials or petroleum product
from the subject property or surrounding sites.
Regulatory information and subject site ob ervations reveal the presence of a dry cleaning
facility on adjoining property to the subject site. Westway Cleaners located at 53 Clarkson
Road lies to the southea t of the subject ite. Thi facility is listed as a dry cleaner and Small
Quantity Generator ( QG) which indicates that dry cleaning activiti s take place on thi site
and the facility i not a drop off only location. However ba ed on the anticipated direction of
groundwater flow (to the northea t and away from the subject ite) thi adjoining dry cleaning
facility wou ld not be expected to represent a significant environmental liabi.lity to the subject
site.
Regulatory information identifies the presence of a SEMS-ARCHIVE ite on adjoining
property to the subject site. First Baptist Church, located at 137 Clarkson Road, 1.ies to the east
of the subject site. This property is currently being redeveloped a storage facilitie . This
property is listed as a No Further Remedial Action Planned (NFRAP) ite. Based on the
FRAP status, this adjoining property would not be expected to represent a significant
env ironmental liability to the subject site.

6.2.3

Aboveground Storage Tanks (ASTs)/Underground Storage Tanks (USTs)

No ASTs were identified in the subject building or on the subject site during this subject
property inspection.
No USTs are currently listed for the ubject site with the Missomi Depa1tment of atural
Re ources. During this subject property in pection, no evidence (e.g.: access ways, dispenser
island, disturbed concrete fi II _pipes, vent pipes etc.) as noted that may have indicated the
presence of USTs at the ubject site. No evidence of ASTs r UST wa noted on surrounding
properties during this subject site inspection.
Regulatory information identifies the presence of a UST facility on adjoining property to the
subject site. Tidal Wave, located at 137 Clarkson Road, lies to the east of the ubject site.
According to available information, two USTs are listed for this adjoining property. Thi
property is currently being developed by Tidal Wave and a elf- torage facility. Based on
subject site observations, these USTs have not yet been installed and likely permit have
recently been issues for their installation. Based on subject site observations and regulatory
information, thi adjoining property would not be expected to represent a significant
environmental liability to the subject site.
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Environmental Operations, Inc.
Project #21112

6.2.4

Air and Water Emissions

The occupant would not be xpected to generate air and water emissions that would
significantly impact the subject site.

All floor drains and stormwater drains ob erved during this ubject property inspection
appeared to be in good condition and lacked evidence (e.g.: unusual discolorations odors
sheens stains, stressed vegetation free product industrial container , industrial activity
property history etc.) of a relea e of significant quantities of hazardou materials or petroleum
products.
During the ubject site in pection, a sump pump was noted in the basement of the subject
building. This system would not be expected to represent a significant en ironmental liability to
the subject site.
During this subject ite inspection no evidence of cisterns depressions ditche dry wells
holding tanks impoundments lagoons leach field lift station monitoring wells, oil-water
separators pits ponds, septic ystems silver recovery units, surface water waste water
discharge or water wells was noted in the ubject building oi· on the subject property.

7.

INTERVIEWS

Owner/ Site Manager/ Occupants
Mr. David Mozingo the property owner, has been familiar with the subject ite since at least
1979 when he purchased the property. An addition wa con tructed in 1989. Mr. Mozingo was
unawar of the building construction date but believed i.t to be in the 1940 . Previous occupants
included a residence and possibly doctor's office. Mr. Mozingo was unaware of any fuel oil
heating systems major renovations, ACMs PCBs, hazardou material or petroleum product use
or waste generations ASTs UST , or environmental concerns associated with the ubject
property or surrounding sites currently or previously.

Others
No other occupants, area occupants, previous owners or any others likely to have a ignificant
knowledge of ite history or operations were interviewed in conjunction with this assessment.

Local Government O(Ocials
Local authorities and agencies such as Metro West Fire Protection District, t. Loui County
Health Department Metropolitan St. Louis Sewer District and the City of Iii ville were also
contacted 111 order to identify any potential environmental concerns such as asbesto removal ,
abandoned drum hazardous material spills LUSTs USTs any major industrial activities, or
related environmental concerns. No response has been received from Metro West Fire
Protection District. If their re pon es reveal information that would jndicate the presence of a
significant environmental liability to the subject site the u er will be notified. t. Louis County
Health Department and the City of Ellisville revealed no information that would indicate any
environmental concerns involving the subject site. To date, additional information regarding the
FOIA response received from the Metropolitan St. Louis Sewer District had yet to be provided.
If, upon review, thi information would change the conclusions of this investigation the user
will be notified.

8.

FINDINGS

No environmental concerns were discovered during the Phase I Environmental Assessment on
Mozingo Music located at I 00 Clarkson Road in the City of Ellisville St. Louis County,
Missouri.
17
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Environmental Operations, Inc.
Project #21112

9.

OPINION

No significant environmental liabilities or off-site concerns affect ing the subject property were
detected. However it must be noted that the intent of our environmental assessment and this
repo11 is to assist in understanding environmental concerns identified within the constraint of
our proposal. This assessment was not designed to disclose the existence of potential
environmental liabilities detectable only by more sophisticated methods. Although, if such
liabilities exist the as e sment may have brought them to li.ght a the Scope of Work performed
would be considered appropriate for evaluating the subject site.

10.

CONCLUSIONS

Environmental Operations, Inc. performed a Phase I Environmental ite A ses ment on
Mozingo Music located at I 00 Clarkson Road in the City of Ellisville, St. Louis County
Missouri, in conformance with the scope and limitations of the American Society for Testing
and Materials (A TM) Practice E 1527-13 and the Scope of Work/ Tasks outlined in
Environmental Operations, Inc.'s Proposal #P12133 and in ompliance with Title 40 of the
Code of Federal Regulations Part 312 (40 CFR Section 312). Any exceptions to or deletion
from these practices are outlined in ections 2.3-2.5 of this report. This asse ment revealed no
evidence of recognized environmental conditions (as defined by A TM Practice E 1527-13) in
connection with the subject property.

DEVIATIONS AND DATA GAP EVALUATION

11.

No significant deviations from ASTM Standard Practice E 1527 - 13 were made in conducting
an All Appropriate Inquiry for the above referenced property, except for the following:
•

12.

he previous owners were not available for interview at the time of this report; however,
based on information obtained during this investigation, this would not be considered a
significant data gap.

ADDITIONAL CONSIDERATIONS/BUSINESS ENVIRONMENTAL RISKS

This Phase I Environmental Site Assessment did not include assessments of other potential
business envirnnmental risks (sus_pect Asbestos Containing Materials Lead-Based Pa.int, Mold
regulatory compliance issues etc). It should be noted that the purpose of this Pha e I E A was
only to identify Recognized Environmental Conditions and the lack of identification of the e
busine environmenta l risks does not categorically exclude the potential for these risks, but
only indicates that during the course of this investigation, none of the conditions that would
make the common business environmental risks identified in ASTM El 527-13 Section 13.1.5
were readily apparent.
However dunng the completion of this Phase I Environmental Site Assessment, indications of
the following business environmental risks were noted:

12.1

Asbestos Containing Materials (ACM)

During the subject site inspection the following suspect asbestos building materials were
observed:
Acoustical ceiling tile
Floor tile
Based on current regulations a ample of any suspect material must be collected, analyzed, and
found to contain less than 1% asbestos to be considered non-asbesto contain ing. Unles the
above listed materials have been sampled and analyzed, they must be assumed to contain
asbestos. If maintenance, remodeling, renovation, repair or other activ ities are planned that
18
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1 Weis Avenue, Ellisville, Missouri 63011

Memo
To:

Chairman John Ellebrecht and Members of the Planning and Zoning Commission

From: Ada Hood, City Planner

O"

Meeting
Date: June 9, 2021
Re:

Request of Chris and Charissa Blazevich to amend an existing Conditional Use Permit
(approved via Ordinance #3463} authorizing the operation of an on line sales shipping
and distribution business and a minor amendment to the previously approved

condominium plat to combine two units into one at the property known and numbered as
206 Old State Road, Units 6 & 7, located within the "C-5" Planned Commercial Zoning
District

BACKGROUND
Ordinance #3371 was approved in April 2018 and authorized the development of a Planned District
(Workspace on State) featuring condominium units for work, commercial businesses, hobbyists and
self-storage. The applicants are interested in moving from one unit in the front of the development to
two units in the back of the development.

SUMMARY
The applicant is proposing to relocate their existing on-line sales shipping and distribution
business from 206 A (Unit #1) to Units #6 & 7. Units #6 & 7 will be combined into a single unit.

CONDITIONAL USE
They will continue to operate the existing on-line sales shipping and distribution business in the
same manner as it currently operates. Based on a site inspection, the previous conditions of
approval have all been satisfied.
Minor Amendment
As per Section 400.150, the Commission may deem an amendment minor and approve it, as follows:

1. Minor amendments.
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a. Requests for amendments that are deemed by the Director of Planning to
represent minor change(s) from the provisions of the originally approved
conditional use permit may be approved by the Planning and Zoning
Commission on a consent agenda. Minor amendments may include:
(1) Change in hours of operation;
(2) Change in days of operation;
(3) Increasing or decreasing outdoor dining capacity;
(4) Change in business or trade name, where ownership and nature of
business or trade remains the same;
(5) Change in ownership of business not affecting the intensity of the use;
and
(6) Other similar changes deemed minor by the Director of Planning.

PLAT AMENDMENT
The applicant is proposing to consolidate Units 6 and 7 (located within the rear southern building) into
a single unit. They will operate their business from the combined location. As per Subdivision Code,
Section 405.190.B, "Request for amendments that are deemed by the City Engineer to represent
minor changes to the approved plat may be approved by the Planning and Zoning Commission. Minor
amendments may include any amendment that does not affect the criteria as listed in Article Ill of this
Chapter."

RECOMMENDATION
Staff recommends the Commission approves the requested CUP Amendment and Plat Amendment,
as proposed.
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City of Ellisville
One Weis A venue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

APPLICATION COVER SHEET
(please type or print)
ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE
AND CONSISTENT WITH SUBMITTED MATERIALS
Property Address: _ __ _20_6_0_ 1d_S_t_at_e_R_o_a_d_, _u _ni_t 2_0_6_C_, _E_lli_sv_i_lle_, _M_0_ 63_o_3_a_ _ _ _ _ _ _ _ _ _ _ _ __
Project Description:_ __ C_h_ri_s_a_n_d_C_h_a_ris_s_a_B
_la_z_e_v_ic_h _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _
ProjectName: _ ____W
_
o_
rk_
s~
pa
_c_e_o
_n_S
_t_
a_
te_ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ __ __ _ __

PART A: PARTIES IN INTEREST
The full legal name of each party listed below (partnership, corporation, etc.) is required for review of the
application(s). Having different individuals represent an Applicant at different meetings during the review process
may result in unnecessary confusion and delay. Consequently, in the interest of promoting clarity, consistency, and
expediency, the City requests all Applicants, at the time of filing their Application, to identify a primary or principal
APPLICANT (either attorney or non-attorney; corporations should see Notice below) who can be expected to
attend each of the meetings during the Petition review process.
Notice to Applicants: In matters which quality as contested cases under Section 536.010(2) RS.Mo. corporations
may not be represented by non-attorneys when the Council sits as an administrative tribunal. Non-attorney
representation in such matters may constitute the practice of law under Section 484.010 RS.Mo. All Applicants are
cautioned to consult with an attorney prior to undertaking non-attorney representation.
Chris and Charissa Blazevich
Address:_ _ _1_
19_W
_ in_d_ia_m_m
_e_r_L_a_n_e _,W
_ ild_w
_o_o_d_, _M_0_6_3_0_4o_ _ _ _ _ _ _ _ _ __ _ _ __ _ _ __ _
Phone Number:_ _ _""8~
47~-=2~7~1-~9=39=3~_ _ _ __ Email_ _---=
ta=in~v""e=
st=o""'
rs=Uc"'"@
=-gm
=
a=
il.=
co=m'-'----------

Name of Business Owner(s) - if different than above: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Address: _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Phone Number:- - - - - - - - -- - - -Email- - - - - - - - - - - - - - - - - - - -

Name of Property Owner(s) - if different than above:__.,D""a._.n....B""u.....tl"""-- - - - -- - - - - - -- - - - - Address:

522 Autumn Oaks Drive, Ellisville, MO 63021

Phone Number:_ 3_1_4_-5_5_0_-1_2_8_8_ _ _ _ _ _ _ _Email

dan.button@wkspace.net

Name of Architect, Landscape Architect, Planner or Engineer: - - - - - - - - - - - - - - - - - - Address:

--------------------------------------

Phone Number: _ _ _ _ _ _ _ _ _ _ _ _ _-'Email_ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ __ _

PART B: SITE DESCRIPTION
Legal Address of Property:__gQ§___:___O_ld_ S_ta_te_ R_oa_d_ _ _ _ _ _Locator No.:

23T13-0271

Lot No. :_ __ 2_ ____Block No. : _ _ _ __ _ _ _ _Current Zoning: _ _ __ c_-5_ _ _ _ _ __
Cun·ent Use of Site:______W
_
o_
rk_
s~
p_
ac_e_C
_o
_n_
d_
o _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ __
Proposed Use of Site: _ _ _ _ _W
_ or_k_sp".-a_c_e_C_o_n_d_o _ _ _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ __ __

Revised: June 2, 2020
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PART C: PART A: COST/BENEFIT DATA (ALL INFORMATION PROVIDED WILL BECOME A MATTER OF PUBLIC
RECORD)

Description

Quantity
Existing

Proposed

Property value:
Property tax to the City:
Property tax to the School District:
Property tax to the Fire District:
Adjacent property values:
Retail sales tax generated:
Maintenance cost to the City
(new street/trail/park maintenance,
additional police services, trash/recycle
service):
Type of business:

# similar businesses already existing in the City:
Online Retail
Prep & Ship

Does the project compete with other existing uses in
the City:
No

To what degree (qualitative and quantitative) :

Will project result in loss ofretail sales tax revenue
from other businesses in the City?

Project potential loss:

No

PART D: APPLICATIONS FILED (Check the applications you will submit. A Letter addressed to the City
must be submitted. The letter should completely describe who, what, why, where, when, etc.
ll!I
D
D
D

Conditional Use Permit
Site Plan
Architectural Review
Other:

0
D
D
D

Rezoning
Text Amendment
Planned Development
Variance to the Board of
Adjustment

0
0
D

D

Subdivision Plat
Lot Consolidation Plat
Boundary Adjustment
Plat
Condominium Plat

PART E: AUTHORIZATION (FULL LEGAL NAME IS REQUIRED)

Signature ofApplicant (Required) : _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ Date: 05/11/2021
PRINT NAME:

Charissa Blazevich

Title/Interest in Property:____li-'-'e"-'n-"'a"-'nt'---------

Signature of Property Owner (Required):_ __ _ _ _ __ _ _ __ _ _ _ _ _ _ Date:_ _ _ _ __
PRINTNAME: _ _ _ _ _ _ _~
---e_,.e_
----GLti-z
-TUldlmm;;_J;,co

Revised: June 2, 2020
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City of Ellisville
One Wei s Avenue
Ellisville, MO 63011
(636) 227-9660 r/\X : (636) 227-9486

'

APPLICATION COVER SHEET
(/J!ease typL' or print)
ALL APPLICAHLE SECTIONS OF APPLI ATION MUST BE COMl'LETE
AND CONSISTENT WITH SUBMITTED MATERIALS
206 Old State Road , Unit 206C

Project Name :

Ellisv11\r,

IN) 63038

_ _ _ _1i_v_ork space on State

- ------ -- - -

PART A: PARTIES IN INTEREST
The foll k !,lal name of each pony listed below (partnership, corporation, etc .) is required for rcvi..:w of the
applicnlillll(s). I la ing di fferent individuals rcprcse111 11n Applicant at different meetings during the review process
m<1y result in unnccc5 ·al")' confusion and <!clay. Consequently. in the inh:rcst of promo1i11g d :1ri1y. con s i ~ ll' 11cy . and
c:-.pcdicnc) . the City request, all Applicants. at the time 11f liling their Application. to idi:n1il) a primary or princip;il
APPL! ANT (c itho.)r auornc or non-uttorncy; corporati o n~ should sec Not ice below) who can be c:..pech:d to
attend each nf the m rct ing~ during the P~·t i t io n r.:vicw process.
Notice to Appliean1s: In matters which quality as contested cases und..:r Section 536.0 I 0(2) R.S.Mo. corporations
may not be reprc.w ntcd by non-attorneys when the Counci l sils as nn adrninistratiw tribunal. Non-attnrnc_
representation in such matters may con titutc the practice of law under Section 484 .0 I0 R.S.Mo. All Applicants an~
cautioned to consult with an anorn.:_ prior to undenaking non-allomcy representation .

Name and Titll! of APPLICANT:
119 './v1ndJ<11mne1 Lane. Wildwood MO G304D

Cl111s and Cha11ssa

P/1011e Number: _ _ _B....:'t.;. 7.-.:.2.:.7-'-1--"9""3"'93"--_ _ _ _ _ Email ____

J.ai.QY~!or

Blm,~vi<:h

- - - --

lleo"'grr1.'1!) f.<1II!_. __ ___ _ .. ____

. ---·-

Name of l3usincss Owner(s) - if different than nbovc:_ __
. ldJress: _ _ _ __ _ _ _ _ _ _ __

l'lw11C! N11111b<!I':_ _ _ __

Name

- - -- - -- ----- - - - - --

-----

E111ail__ __ - - - -- - - - -

or Prope11y Owncr(s) - if different than above:_ .O.i!O...E.!.!!!JQfl__ - - - · - - - - · - - -

..tddrcs.r·

522 Autun1n Oak;

011ve El\1sv1lle,

__ . _ _

MO 63021

l'hollC! N11111hcr: _ 3_1_4 -_5!'_,o_-1_2_8_B _ _ _ _ _ __ _ Email

dari bullOll(l•'wksparn net

Name of Architect. Landscape Architect, Planner or Engineer:---·-·

..tddre.1·s:____ ____ __ __

_ _____ _
Emuil _ _ ________ _ ___ ___ _

PJ11111c N11mb£'1':

PAltT B: SITE DESCRIPTION
l.ocutor No.: _ _ _>;,T

Li:gal Address of Property:_ :.io" _:
Lot No.:

2

Block No.:

________ Current Zoning: _ __

~l

O?ij .-.. -

.::~::>

_

_______

Current Use of Site: ___ _
Proposed Use of Site: _ _ __

Revised: .lune 2 , 2020

June 12, 2021 Planning and Zoning Commission Packet

Page 89 of 98

l'Al~T C: l'Al{T A: COS r!BENEFl'J DATA 1\I

I 1\1 Oll\l II Ill\ 1'1111\ 11iru \\ 111 1111 0\11 \\I HI 11wr 1•111111

Ill:! Ollll)

Description

Quan Iii)
E\bting

I

Proposed

-

Prop<:rl) 'alue:

--

Property tax to the City:
Property tax to the School District:
Propeny tax to the Fire District:
Adjacent properly values:
Retail sales tax generated:
Maintenance

co~!

to the City

(new strect1trailipark maintenance.
addition<ll police services, tra~hirec)clc
service):

.

rype of business:

Ii similm businesses already existing in the City:
011l1nc R'"l,Jil
P1q1 S zihtp

Docs the project compete
the City:
r~o

\1

ith other existing uses in

Will project result in loss ofretnil sales tax revenue
from other businesses in the City?

To whut degree (qualitative and quantitative):

Project potential loss:

No

PART D: APPLICATIONS FILED (Check the applications you will submit. A Lcth:r addressed to the Cit!
must be submi!ted. The letter should completely describe who. what, why, \\here, when. etc.
i<:

;'

Conditional Use Permit
Site Phrn
Architectural Rc,'iew
Other: _ _ _..- - -

iJ

Rezoning
Text Amendment
Planned Dc,·clopmcnt
Variance lo lhc IJoard of
Adjustment

Subdivision Plat
Loi Consolid11tio11 Phil
Boundary Adjustment
Plat
Condominium Phlt

PART E: AUTHORIZATION (FULL LE(

Si1:1111111re 1ifApplic1111t (Req11iret,I: --.1...L~'lL.IKO!~~-..!,...(,l...~ "''-'"""''--PRINT NAME:

- - - -[)"'":

Ctmri · ., Bl•ucv1ct1

05111 i?021

TE:n'1nt

.\'i;:1111t11re 1if Pmper~r Owner (Hetp1ire1l):_..,.\_=><>-""-~-'--'-"'V'"...,_,,._,,_-=,,.._______ Dat<':
PR/ST ,

,1,111::.Vaj

G \")V1J.Q~t-.J~____ _Titlel/11terest ill l'ropt•r{r:

(J-.,1.i~'-

Revised: June 2, 2020
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City of Ellisville
One Weis A venue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

APPLICATION FOR
CONDITIONAL USE PERMIT
(please type or print)
ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE. APPLICATION MUST BE
CONSISTENT WITH SUBMITTED MATERIALS. A $350.00 APPLICATION FEE AND $50.00 PUBLIC
HEARING FEE MUST ACCOMPANY THIS APPLICATION. NOTE: IF FILING MULTIPLE
APPLICATIONS WHICH REQUIRE A PUBLIC HEARING, ONLY SUBMIT ONE FEE ($50) TO COVER
ALL PUBLIC HEARINGS.

Property Address:

206 Old State Road, Unit 206C, Ellisville, MO 63038

Applicant:

Chris and Charissa Blazevich

Project Name:

Workspace on State

PART B: SUMMARY
Briefly describe the Proposed Project and intended use(s) and Reason for Requesting a Conditional Use Permit:

PART C: AMENDING AN EXISTING CONDITIONAL USE PERMIT
We will be moving from building A to building Con the same property. C will have more square
Please describe the proposed amendment:
footage b11 t we will have the same amoun1.ol.emp.lnyees an sile (4)
Please describe why the proposed amendment is necessary:

Our business is growing and we need more square feet.

PART D: SITE DESIGN
Total Square Footage of Site: _ _ _ _ _ _Total Square Footage ofBuilding(s): ___2_,s_o_o_s~
qft
_ _ __
Building Lot Coverage:

Total Impervious Lot Coverage: _ _ _ _ _ _ _ _ _ __

Building(s) Height(s):

Number of Floors: - -- - -- -- - - - - - - - -

Abutting Land Uses: _ _ _ __ _ _ _ _ _ _ _ _ _ _ - - - - - - - _ _ _ __ _ __
West
South
East
North
Building Setbacks Provided/Required: _ _ _I __ _
I
1
Side
Side
Rear
Front
I
Landscape Buffer Provided/Required: _ _ _I _ __
I
I
Side
Side
Front
Rear
Parking Lot Landscape: Required : _ _ _ __ _ __ Provided:
Total Number of Parking Spaces Provided: - - - - - - -- - Required by City Code: _ _ _ _ __
HV AC Units/other equipment: _ _ _ Location: - - - - - - - Screening: _ _ _ _ _ _ _ __ _
Location of Trash Enclosure: _ _ _ _ _ _ _ __

#Pick Ups/Week: _ _ __

Location of Loading/Delivery/Dock: _ _ _ _ _ _ _ _ #Deliveries/week:

P/U time: _ _ __
P/U Time: _ __

Fence: Required: _ _ Location: _ _ _ _ __ Type/Material: _ _ _ _ _ _ _Height: _ __ _ __

Revised: June 2, 2020
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Wall (Screen/Sound): Required: _ _ Location: _ _____ Type/Material: ______ Height: _ _ _ __
Public Art or Benefit Provided: _ _ _ Describe: - - - - - - - - -- -- - - - - - - - - - -- PART E: OPERATION
Days of Operation: Monday-Friday

Hours of Operation: __9_a_-_5,_
p _ _ __

Total# of Employees: __4_ _ #Employees on Maximum Shift: __4_ _ Property Owned/Leased: Leased
Describe Any Loud Noise and Proposed Mitigation: - - - - - - - - -- -- - - - - - - - - -- Describe Any Odors/Smoke and Proposed Mitigation: - -- - - - -- - - - - - -- - - - - -- Describe Any Other Potential Concerns to Abutting Properties and Proposed Mitigation: - - - -- -- - - -

Describe How Storm Water will be accommodated: - - -- - - - - -- - - - - - -- - - - -- Architectural review is required for any exterior renovation or far;ade changes.
project, complete an Architectural Review Board Application.

If any of these items are part of the

PART F: PERFORMANCE STANDARDS
All land, buildings and uses must comply with the following performance standards. Other project or use specific
factors may be regulated to protect the public health, welfare and safety as well as to protect the character of the
neighborhood.
Vibration. Will the use be operated so that the maximum ground vibration generated is not perceptible (without
instruments) at any point on the lot line of the lot on which the use is located; excluding vehicular traffic unrelated to
the subject use?
es
Noise. Will the use be operated so that the maximum volume of sound or noise generated does not exceed seventy
(70) decibels at any point on the lot line of the lot on which the use is located? _ _ __ _.._e_s_ _ _ _ _ _ __
Odor. Will the use be operated so that no offensive or objectionable odor is perceptible at any point on the lot line
of the lot on which the use is located?_ _ _ _ _ _ _ __.y_e_s_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Smoke. Will the use be operated so that no smoke from any source is emitted of a greater density than the density
described as No. 1 on the Ringelmann Chart as published by the United States Bureau of Mines?
yes
Toxic gases. Will the use be operated so that there is no emission of toxic, noxious or corrosive fumes or gases?
Emission. Emission of dirt, dust, fly ash and other forms of particulate matter. Emission of dirt, dust, fly ash and
other forms of particulate matter. shall not exceed eighty-five hundredths (85/100) pounds per one thousand (1,000)
pounds of gases of which amount not to exceed five-tenths (5/10) pounds per one thousand (1,000) pounds of gases
shall be of such size as to be retained on a three hundred twenty-five (325) mesh U.S. Standard Sieve. In the case of
emission of fly ash or dust from a stationary furnace or combustion, device these standards shall apply to a condition
of fifty (50) percent excess air on the stack at full load, which standards shall be varied in proportion to the deviation
of the percentage of excess air from fifty (50) percent. Will the project comply with this standard?_ _y_es_ _ _ _
Air pollution. Every form of objectionable odors, smoke, toxic gases, particulate matter such as dirt, dust, fly ash,
must be restricted to specific low levels of emissions as set forth in Ord. No. 3347 of St. Louis County Code titled;
Air Pollution Control Code, Chapter 612, as amended from time to time. Will the project/use comply with this
standard?
yes
Radiation. Every amount of radioactive emissions must be restricted to that considered safe by the Federal
Radiation Board Standards, as amended from time to time. Will the use/project comply with this
standard?
es
Operations, heat and glare. Every operation producing intense glare or heat must be enclosed so that they are
imperceptible at any lot line without instruments. Will the project/use comply with this
standard?
yes
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Additional Standards applicable to all new restaurants and fast food restaurants, and upon change of ownership of
existing restaurants and fast food restaurants, with the exception of Bar B Que Restaurants as defined in Section 3018: (Ord #2288, Sect. 2, 11-18-99)
Grease extraction efficiency: Exhaust system shall have grease extraction efficiency of at least 90% as tested by an
approved agency. Will the use/project comply with this standard?_ _ _ _n_a_ __ _ _ _ _ __ _ _ _ __
Maintenance: Equipment shall be maintained at intervals as recommended by the manufacturer and property
maintenance performed in accordance with manufacturer's instructions. Will the use/project comply with this
standard?
yes
Cleaning: Hoods, grease removal devices, fans, ducts and other appurtenances shall be cleaned to bare metal at
frequent intervals prior to surfaces becoming heavily contaminated with grease or oily sludge. Will the use/project
comply with this standard? _ __ _ _ _ _.y;_e_s_ _ _ _ _ _ _ __ _ _ _ _ _ _ _ _ _ _ __ _ __

PART G: STORM WATER QUALITY PROTECTION STANDARDS:
All development and redevelopment must comply with storm water quality protection standards. To the maximum
extent feasible, the development plan should preserve and/or protect existing natural resource areas that facilitate
pollutant removal and reduce runoff.

l. As proposed, has land disturbance been minimized to the maximum extent feasible? _ _-'-'no::....::;ch'""a"'"n"'g"'e_ _ _ __
2. Can additional greenspace be preserved within the project boundary? ------'n"'""
o_c_
h~
an
__.g..._e_ _ _ _ _ _ __
3. Can the proposed development be located in already developed areas? ____n_o_ ch_a_n_g_e_ _ _ _ _ _ _ __
4. Has stormwater been captured and infiltrated into the ground as part of the project? _ __._.
no.....,.
cl...,,
1a...n..,,g..,.e' - - - - - - 5. Has stormwater been captured and reused for irrigation or decor as part of the project?

no change

Ifnot,whynot? _ _ _ _ _ _ __ __ _ _ _ __ _ _ _ _ _ __ _ _ _ _ _ _ _ _ __ _ _ __
6. Have permeable surface materials been used to promote infiltration and limit runoff? _ _ __n_o_c_h_a_ng~e_ _ __
7. Can land disturbance be restricted to less sensitive areas within the project?_ _ _n _
o_
c_
ha
_n~g~e_ _ _ _ _ _ __
8. Is the development located outside the I 00 year flood plain? _ _ _ _n_o _c_h_an_,g,_e_ _ _ __ _ _ _ _ _ __
9. Is the development located outside the stream bank setback buffer? __n_o_c_h_a_n~
ge_ _ _ _ _ _ _ _ __ __

10. Does the development warrant engineering channel protection controls (because of size or stream bank erosion
problems)?

0-Cbar.i. ~----------------------------

11. Does the development plan avoid sensitive areas? _ __,_,o,._
o_,,c"-'
ha...,o"g'.,,e,__ _ _ _ _ __ _ _ _ _ _ _ __
12. Does the site development plan utilize stormwater credits? --00..Cbaog.,____ _ _ _ _ _ _ _ _ _ __ __
13. Does the site development plan show structural BMPs? What is the acreage of drainage to the BMP? Will the
BMP be above or below ground? ----'o""'o:....c~h""'a""n""""
e _ _ _ _ _ _ _ _ _ __ _ _ _ _ _ _ _ _ _ __
14. Who will be responsible for maintaining storm water controls? Are the structural BMP shown on the plan
appropriate for the entity or person responsible for maintenance? _ruu;ba~.___ _ __ _ _ __ _ __
15. Is over I acre of impervious area being added? ---Do..cbao~-----------------16. Is the development tributary to any existing basins that need to be upgraded? _ _ __,n"'o._o"'h_,_,a....n.,,g"'"e_ _ _ _ __
PART H: ENVIRONMENTAL STATEMENT
Will the proposed request adversely impact the environment? :_ _ _ _ _ _ _0 _0 _c_h_a _ng_e_ _ _ _ _ _(Yes or No)
Has a Phase I Assessment or Phase II Environmental Report/Study been prepared in association with this request?
_ __ (Yes or No) If yes, please submit a copy of the report/study with this application.
By filing this application you acknowledge and are aware that the City may require a partial or comprehensive
environmental assessment, impact analysis, or report, in conformity with Chapter 415, E nvironmental Repo1t of the
Land Use Regulations, at any time during the application or approval process.
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PART I: CRITERIA
It shall be the responsibility of the applicant to clearly establish that the following criteria are met: (Respond Yes or
No). Please be sure to respond to all questions (a-s).
_!!9_

a. Will the use have any negative effect upon traffic conditions?

___no_

b. Will the use substantially increase fire hazards?

___no_

c. Will the use adversely affect the character of the neighborhood?

..JlQ_

d. Will the use adversely affect the general welfare of the community?

__QQ_

e. Will the use overtax the sewage or public utilities?

___[]Q__

f. Will the use adversely affect or overtax Police or other City services?

___no_

g. Will the use be the highest and best use of the location applied for? Describe: - - - - - - - -

_!!9_

h. Will the use adversely affect the financial condition of the City including any adverse impact upon utilities,

~

i. Will the use have a substantial negative impact on the environment?

property and sales tax?
~j.

~

Is the proposed use compatible with surrounding uses and with the surrounding neighborhood? Describe

no han e
how:
k. Is the comparative size, floor area and mass of the proposed use and/or proposed structure appropriate and
reasonable in relation to adjacent structures and buildings on surrounding properties and in the
surrounding neighborhood?

__QQ_

I. Will the use adversely affect the neighborhood in terms of water runoff, noise transfer or heat generation
due to significant amount of hard surfaced areas from buildings, sidewalk, drives, parking and service
areas?

_no_

m. Will the frequency and duration of various indoor and outdoor activities and special events associated with
the proposed use have a deleterious impact on the surrounding area?

__no__

n. Will the use be likely to remain in existence for a reasonable length of time and not become vacant or

~

o. Does the proposed use involve the presence of unusual, single-purpose structures or components ofa

unused?
temporary nature?
--l£filL- p. Does the proposed use comply with the standards of good planning practices? If yes, describe how: _ _
no

chan e

__nLa_

q. Does the proposed use further the goals and objectives set forth in the Comprehensive Plan? If yes, which
goals and how: _ __ _ __ _ __ _ _ _ _ __ _ _ _ _ __ _ _ _ _ _ _ __ _ __ _

~

s. Have sufficient measures been taken or will be taken by the applicant to negate, to an acceptable level,
potentially adverse impacts? Describe the measures and how they will negate negative impacts:

~ t.

Will the use comply with all other applicable provisions of Chapter 400, including performance standards
as set forth in Section 400.170?

PART J: PROCESS
1.

The City offers all applicants the opportunity to meet with City staff at any time to discuss a project. Please
contact the City Planner to schedule a meeting: Ada Hood, ahood@ellisville. mo.us or via phone 636-2279660.

2.

The City also offers all applicants the opportunity to meet with the City Council in a Preliminary
Conceptual Meeting. The Preliminary Conceptual Meeting is designed to provide the applicant with an
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SPONSORED BY:
COUNCIL MEMBER CAHILL
INTRODUCED BY: COUNCIL MEMBER CAHILL

BILL NO. 3690
ORDINANCE NO. 3463

AN ORDINANCE APPROVING THE PETITION OF CHRIS AND
CHARISSA BLAZEVICH FOR ISSUANCE OF A CONDITIONAL USE
PERMIT TO ALLOW THE OPERATION OF AN ONLINE SALES
SHIPPING AND DISTRIBUTION BUSINESS AT THE PROPERTY
KNOWN AND NUMBERED AS 206 OLD STATE ROAD, UNIT 206A,
LOCATED WITHIN THE "C·S" PLANNED COMMERCIAL ZONING
DISTRICT OF THE CITY OF ELLISVILLE, MISSOURI.
WHEREAS, Chris and Charissa Blazevich (collectively "Petitioners"), have
submitted a petition for issuance of a conditional use permit to allow the operation of an online
sales shipping and distribution business at the property known and numbered as 206 Old State
Road, Unit 206A, located within the "C-5" Planned Commercial Zoning District of the City of
Ellisville, Missouri; and
WHEREAS, said petition was considered by the Planning and Zoning Commission of the
City of Ellisville at an open meeting on August 12, 2020, pursuant to legal notices and Title IV,
Land Use, of the Municipal Code of the City of Ellisville, and the Planning and Zoning
Commission forwarded a positive recommendation of said petition, subject to certain conditions;
and
WHEREAS, a public hearing was held by the Council of the City of Ellisville on August
19, 2020, pursuant to legal notices and Title IV, Land Use, of the Municipal Code of the City of
Ellisville, regarding said petition; and

WHEREAS, all persons present at such hearing were given an opportunity to be heard and were
heard; and

WHEREAS, the Council finds that the project: (1) would not adversely affect traffic
conditions, (2) would not substantially increase fire hazards, (3) would not adversely affect the
character of the neighborhood, (4) would not adversely affect the general welfare of the
community, (5) would not overtax the sewage or public utilities, (6) would not adversely affect or
overtax Police or other City services, (7) would be the highest and best use of the location applied
for, (8) would not adversely affect the financial condition of the City including an adverse impact
upon utility, property and sales tax, (9) would not have a substantial negative impact on the
environment, (10) is compatible with surrounding uses and the surrounding neighborhood, (11)
the comparative size, floor area and mass of the proposed use and/or proposed structure are
appropriate and reasonable in relation to adjacent structures and buildings on surrounding
properties and in the surrounding neighborhood, (12) would not adversely affect the neighborhood
in terms of water runoff, noise transfer or heat generation due to significant amount of hard
surfaced areas for buildings, sidewalk, drives, parking and service areas, (13) the frequency and
duration of various indoor and outdoor activities and special events associated with the proposed
use will not have a deleterious impact on the surrounding area, (14) is likely to remain in existence
for a reasonable length of time and not become vacant or unused and does not involve the presence
of unusual, single-purpose structures or components of a temporary nature, (15) complies with the
Page 1of2
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BILL NO. 3690

ORDINANCE NO. 3463

standards of good planning practices, (16) sufficient measures have been or will be taken to negate,
to an acceptable level, any potentially adverse impacts, (17) furthers the goals and objectives set
forth in the Comprehensive Plan, and (18) would comply with all applicable provisions of Title
IV, Land Use; and
WHEREAS, a copy of the proposed ordinance was available for public inspection prior to
consideration by the Council; and
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF
ELLISVILLE, ST. LOUIS COUNTY, MISSOURI, AS FOLLOWS:
SECTION 1: The Council hereby authorizes issuance of a conditional use permit to
Chris and Charissa Blazevich to allow the operation of an online sales shipping and distribution
business at the property known and numbered as 206 Old State Road, Unit 206A (the "Project"),
located within the "C-5" Planned Commercial Zoning District of the City of Ellisville, Missouri,
subject to the following conditions and requirements:
1. That the Project complies with all other applicable conditions and requirements,
including but not limited to the conditions and requirements of Ordinance #3371.

SECTION 2: This Ordinance shall be in full force and effect from and after its passage
and approval by the Council.
3690
having been read by title or in full two times prior to passage and
This Bill No.
having been duly considered and voted upon was finally passed and approved this
19th day
of
August
• 2020.

First Reading votes:

Second Reading votes:

DATE:

DATE:

08/19/2020
AYE
CHIS MARICH
X
McGRATH
X

NAY

ABSTAIN

~~~~~~~~~~~~

~~~~~~~~~~~~

REEL

X

~~~~~~~~~~~~

CAHILL

X
~~~~~~~~~~~~

POOL

X
~~~~~~~~~~~~

DUFFY

X
~~~~~~~~~~~~

ROEMERMAN

X

~~~~~~~~~~~-

08/19/2020
AYE NAY

x
x
x

x
x
x

AT.TEST:

CITY OF ELLISVILLE

J:;r1[1!J-,

~~

'

CLERK

ABSTAIN

x

Approved as to legal content and form:

~Q
_

c~
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1'902-17-2

1 Weis Avenue, Ellisville, Missouri 63011
RESOLUTION HONORING THE DISTINGUISHED SERVICE OF CHAIRMAN ROB COMPTON TO THE
PEOPLE OF THE CITY OF ELLISVILLE
WHEREAS, Chairman Rob Compton has served the people of the City of Ellisville with respect,
honor, and dedication as:
•

District I Planning and Zoning Commissioner from April 2002 to April 2008; and

•

Part time City employ from May 10, 2007 to April 29, 2008; and

•

Full time city employee from April 30, 2008 to April 1, 2011; and

•

District I Planning and Zoning Chairman from September 2017 – May 2021; and

WHEREAS, Chairman Compton has lived in Ellisville since 1999 and is now a legacy member of
the City Council. His father, the late Clark Compton, also served on the City Council for 24 years.
WHEREAS, Chairman Compton is widely respected for his extensive knowledge of the City, his
ability to clearly articulate the positions in which he believes, his commitment to good planning and his
moderate and balanced approach to the resolution of complex issues; and
WHEREAS, City staff and fellow colleagues have been honored to have worked with Chairman
Compton and have had the privilege of enjoying his sense of humor, charitable spirit and his treasury
of knowledge of all things Ellisville; and
WHEREAS, Chairman Compton will be resigning his position to serve on the City Council and his
colleagues wish him the best in all his future endeavors;
NOW, THEREFORE, BE IT RESOLVED by the Planning and Zoning Commission of the City of Ellisville,
that we extend our best wishes to him as he continues to serve the people of Ellisville in his new role as
City Council Member.
THIS RESOLUTION ADOPTED BY THE PLANNING AND ZONING COMMISSION OF THE CITY OF
ELLISVILLE, ST. LOUIS COUNTY, MISSOURI, ON THIS 9th DAY OF JUNE , 2021.
______________________________
Chairman
______________________________
Secretary
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