
FEBRUARY 11, 2026 
TENTATIVE AGENDA 

PLANNING AND ZONING COMMISSION 

Posted 10:00 am, Thursday, February 5, 2026 

This meeting of the Planning and Zoning Commission will be in-person at the Ellisville 
Government Center, #1 Weis Avenue, Ellisville, MO 63011.  For viewing only, a livestream of 
the meeting will be available, go to www.ellisville.mo.us for link. 

6:45 P.M. CITY OF ELLISVILLE – GOVERNMENT CENTER 

I. Call to Order – Mike Becker 

Closed Session:  Notice is hereby given that the Planning and Zoning Commission of the 
City of Ellisville may, subject to a motion duly made and adopted, conduct a closed session, 
for the purpose of considering one or more of the following matters pursuant to Section 
610.021, RSMo: (1) legal actions, causes of action, litigation or privileged communications 
between the City’s representatives and its attorneys. 

7:00 P.M. PLANNING AND ZONING COMMISSION 

II. Call to Order – Mike Becker (regular Meeting)
(Elected May 2025: Chair – Mike Becker and Secretary – John Scatizzi)

III. Roll Call

IV. Approval of Agenda

V. Approval of Minutes – December 10, 2025

VI. Petition for Approval

A. Request of Korn Maple Tree, LLC and SCG Maple Tree, LLC, tenants in common for
approval of a minor amendment to an existing Conditional Use Permit (approved via 
Ordinances #598, #612, #843, #1782, and #2559) allowing the continued operation of 
a unified shopping center in excess of 50,000 square feet located at 337 Clarkson Road 
(formerly 15892 Clayton Road), 15886 Clayton Road (Bank of America site) and 
15850 Clayton Road (DQ site) at the southeast corner of Clayton and Clarkson Roads 
within the C-3 Commercial Zoning District. 

Action on Petition #26-02-01 

Pages 3-5

Pages 7-30

February 11, 2026 Planning and Zoning Commission Packet Page 1 of 95



VII. Petitions for Recommendation

A. Petition of STL Ellisville, LLC for approval of a Subdivision Plat allowing the
subdivision of the existing parcel into two separate lots located at 114 Old State Road 
within the M-1 Light Industrial Zoning District of the City of Ellisville. 

Action on Petition #26-02-02 

VIII. Public Hearings

A. The Planning and Zoning Commission will discuss and consider the petition of
Spiegelglass Construction Co., Inc., for approval of an amendment to the “C-5” 
Planned Commercial District and the site development plan approved by Ordinance 
3479 to authorize a fast-casual sushi restaurant Wasabi Express, with a pick up window 
and to approve a conditional use permit to authorize the sale of liquor at the location 
known and numbered as 309 Clarkson Road within the City of Ellisville, Missouri. 

Action on Petition #26-02-03 

IX. Adjournment

Respectfully submitted, 

Leigh A. Dohack, CMC/MRCC 
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, 636-
227-9660 (V/TDD) at least 48 hours in advance. 

Pages 31-42 and plans

Pages 47-90 and plans
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City of Ellisville 

PLANNING AND ZONING 
COMMISSION ACTION 

December 10, 2025 Meeting 

Petition #25-12-02: Request of Bommarito 
Automotive Group to amend an existing 
Conditional Use Permit (approved via Ordinances 
#615, #750, #941, #1089, #1344, #1824, # 2090, 
#2091, and #2989) authorizing the continued 
operation of the Dodge/RAM/Chrysler dealership 
located at 15502, 15484 and 15494 Manchester 
Road and 28 Reinke Road within the C-3 
Commercial Zoning District. 

The Planning and Zoning Commission held an open meeting on December 10, 2025 to 
discuss the approval of a minor CUP amendment allowing Bommarito Automotive Group 
to amend an existing Conditional Use Permit (approved via Ordinances #615, #750, #941, 
#1089, #1344, #1824, # 2090, #2091, and #2989) authorizing the continued operation of 
the Dodge/RAM/Chrysler dealership located at 15502, 15484 and 15494 Manchester 
Road and 28 Reinke Road within the C-3 Commercial Zoning District. The Commission 
discussed the following questions and concerns: 

1. Phased redevelopment plan for the property, including demolition of two vacant front
buildings and interim use of the paved area for overflow parking.

2. Future construction of a new facility on the west parking lot and eventual demolition of
the existing sales facility to consolidate operations at the front of the site.

3. Timing of redevelopment relative to Chrysler’s approval of a new corporate design and
the need for future architectural and site plan review once finalized.

4. Request to amend the Conditional Use Permit solely to reflect a change in ownership
name from Dave Taylor to the Bommarito Group, with no design changes proposed at
this time.

5. Intent to consolidate all existing lots into a single parcel as part of the overall
redevelopment plan.

6. Deferral of certain site improvements, including installation of 12 sidewalk luminaires,
until the final redevelopment phase, with no electrical work proposed at this time.

7. Landscape requirements and the anticipated general location of the future building
footprint near the existing used car building.

8. Applicability and future review of a previously approved landscaping waiver during the
final redevelopment phase.

9. Public concern regarding light glare from the existing eastern building impacting nearby 
residential properties, particularly a home on Reinke Road.
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10. Compatibility of existing lighting with surrounding residential uses, despite the lighting 
not constituting a code violation per code enforcement review. 

11. Potential options for shielding or mitigating lighting impacts prior to redevelopment, 
recognizing site constraints along the eastern property line. 

12. Uncertainty regarding the source of the light glare, including whether it is building-
mounted or from another fixture. 

13. Anticipated removal of at least one existing building and associated lighting as part of 
future redevelopment, which may alleviate lighting concerns. 

14. Commitment by the applicant to investigate the lighting issue on-site and determine 
whether any short-term mitigation measures are feasible prior to redevelopment. 

Pursuant to a motion duly-adopted, the Planning and Zoning Commission deems the 
requested amendment minor, and approves the aforementioned Petition #25-12-02, 
subject to the following conditions: 
 

A. That an occupancy inspection is ordered and conducted; and  
B. That the applicant agrees to correct all code violations; and 
C. That the applicant agrees to implement all conditions of approval, as follows:  

 
Vote Call Aye Abstain Nay Absent 
Mike Becker ............ ☒ ............. ☐ ............. ☐ ............ ☐ 
Nancy Bengtson ...... ☐ ............. ☐ ............. ☐ ............ ☒ 
Mark Stuart .............. ☒ .............. ☐ ............. ☐ ............ ☐ 
Mindy Kelley ............ ☐ ............. ☐ ............. ☐ ............ ☒ 
Kameron Lawson .... ☒ ............. ☐ ............. ☐ ............ ☐ 
John Scatizzi ........... ☒ ............. ☐ ............. ☐ ............ ☐ 
Sandie McGrath ...... ☒ ............. ☐ ............. ☐ ............ ☐ 
Lee Foster ............... ☒ .............. ☐ ............. ☐ ............ ☐ 
Mahmoud Kaaki ...... ☒ ............. ☐ ............. ☐ ............ ☐  
 
Pursuant to Operation Rules and Procedures Article I, Section 6, approval by the 
Commission shall require the affirmative vote of at least five (5) members of the 
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Commission. As five affirmative votes were received, the motion passes and the 
Commission approves Petition #25-12-02.  
 
Sincerely, 
 
 
 
  
MIKE BECKER, Chair 
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1 Weis Avenue, Ellisville, MO 63011 

Memo 
To: Chairman Mike Becke~· d Members of the Planning and Zoning Commission 

From: Ada Hood, City Plaun 

Meeting 
Date: January 14, 2026 

Re: Request of Korn Maple Tree, LLC and SCG Maple Tree, LLC, tenants in common for 
approval of a minor amendment to an existing Conditional Use Permit (approved via 
Ordinances #598, #612, #843, #1782 and #2559) allowing the continued operation of a unified 
shopping center in excess of 50,000 square feet located at 337 Clarkson Road (formerly 15892 
Clayton Road), 15886 Clayton Road (Bank of America site) and 15850 Clayton Road (DQ 
site) at the southeast comer of Clayton and Clarkson Roads within the C-3 Commercial 
Zoning District. 

BACKGROUND 

This request was originally placed on the December Planning and Zoning Commission regular agenda. 
At that time, the purchasing entity or entities were not yet known, and the applicant requested a 
continuance to the January meeting. The purchasing entities are now known, and the applicant is 
requesting consideration at this time. 

SUMMARY 

The existing Maple Tree Shopping Center is being purchased by Korn Maple Tree, LLC and 
SCG Maple Tree, LLC, as tenants in common. Because conditional use permits are issued to the 
owner and/or operator, approval by the City is required to transfer the permits to reflect the 
change in ownership. 

Based on a site inspection, staff has determined that all previously imposed conditions of 
approval have been satisfied. The applicant has indicated that the shopping center will continue 
to operate in the same manner as it has historically. 

Relevant Ordinances and Approvals: 

Ordinance# Date Approved Description 

598 7-17-74 Commercial zoning designation and special use permit 
allowing a shopping center 

1 January 5, 2026 
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843 4-5-78 Approval of a planned shopping center 

1782 12-16-92 Approved building permit for installation of a 
canopy /marquee 

2559 5-7-03 Transferred operation of Maple Tree Shopping Center 
to Maple Tree Center LLC 

PZ Approval 10-14-20 Transferred operation of Maple Tree Center LLC to 
Horn Lake Properties LLC. NOTE: Horn Lake 
Properties LLC never closed on the deal, so the 
ownership remained with Maple Tree Center LLC. 

Minor Amendment 

Pursuant to Section 400.150, the Planning and Zoning Commission may determine that an 
amendment is minor and approve it accordingly. 

1. Minor amendments. 
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. 
b. Amendments can be placed on a consent agenda only if the complete 
application is made available for public inspection for a period of ten (10) day s 
prior to a hearing before the Planning and Zoning Commission. 

c. Minor amendments may be approved on the consent agenda by motion of the 
Commission without separate discussion, but any such amendment may be 
removed from the consent agenda on request of a Commission member. If 
removed, the amendment can be discussed separately at that time or rescheduled 
to a different hearing date. 

The requested application has been deemed a minor amendment and is eligible for approval by the 
Planning and Zoning Commission. 

RECOMMENDATION 

Staff recommends the Commission approve the request as proposed. 

• Page2 
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City of Ellisville 
One Weis Avenue 

Ellisville, MO 63011 
(636) 227-9660 FAX: (636) 227-9486 

APPLICATION COVER SHEET 
(please zype 01' print) 

ALL APPLICABLE SECTIONS OF APPLICATION MUST BE COMPLETE 
AND CONSISTENT WITH SUBMITTED MATERIALS 

Property Addrcss: ____ 3='3~J__,__=l-l=w'-"--'--k_,_)O__,f\_.__,,__1-=S_,'d"--'S=-O __ G{~"'-"-1ff--'-h-'---'----t---' ~-~-~_, __ c,,_l e._.1--'-~-I\_,___ 
Project Description: ________ -\'(~"""~W~-~"-~-~{_,~(A_p~---------------
Project Name: MtA{'lt_ ""\ (\U_.. Shupp1-l\Zl U?J\.\v-
PART A: PARTIES IN INTEREST 

The full legal name of each party listed below (partnership, corporation, etc.) is required for review of the 
appl ication(s). Having different individuals represent an Applicant at different meetings during the review process 
may result in unnecessaty confi.Jsion 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 
AJ>PLICAl'JT (either att()rney or no_n-attomcy; corporations should see Notice below) who can be ex11ected to 
attend each of the meetings during the Petition review process. 

Notice to A)>pllcants: Tn matters which quality as contested cases under Section 536.0 I 0(2) R.S.Mo. coq1orations 
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 Scction 484.010 R.S.Mo. All Applicants arc 
cautioned to consult with an attomey pr~ to undertaking non-~u~rnc7 rcpres.entation. 

Name and Title of APPLICANT: I h!!MM l- · M.lU - _,,__ -=--.__-"--'- -""r=--.:.·. _ 

Address: ---
Phone Number: ___ .Emai.' 

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

Address: ------------------------------------
Pho11e Nu111ber: ____________ -'E111ail __________________ _ 

Name of Property Owner{s) - if different than above: ____________________ _ 

Address: ___ ________________________________ _ 

Pho11e N11111ber: ___________ _ _ E111ail _____________ _____ _ 

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

Address: ________________ ____________ _ ______ _ 

Phone Number: i( SC, Email _________ d_~_"f_!'~j~o~')~O-.j~---

PART B: SITE DESCRIPTION,' S":ro Gt"'1+w-.. (}~1'~l~o'(, 
Legal Address of Property:Xll_:_c.l~""'~k~(o~"'~-------Locator No.:__,,~:....;~:.--_I =) _l_<>_l.f-'--3::..0 ____ _ 

Lot No.: ________ Bl.ock No.: Current Zon ing: ___ G_-_3~-----
Currcnt Use of Site: {e.-.\.t. , \ s\..."Pf""CJ CCAtv 

Proposed Use of Site: ___ ~~~-'--'-IV\..L.--:.-==-------------------------
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PART C: PART A: COST/BENEFIT DATA (ALL 1N•01HtATm:-1 Pnovm£ow11.1.11.:cm1EA MATTEROFPUDLIC 
RECORO) 

-
Description Quantity 

Existing Proposed 

Property value: 

Property tax to the City: 

Prope1ty tax to the School District: 

Prope1ty 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: 

Does the project compete with other existing uses in To what degree (qualitative and quantitative): 
the City: 

Will project result in loss of retail sales tax revenue Project potential loss: 
from other businesses in the City? 

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. 

:A Conditional Use Permit i I 
D Site Plan '. I 

D Archltech11·al Re,•icw : I 
0 Other: LJ 

Rezoning 
Text Amendment 
Phmned Development 
Variance to the Board of 
Adjustment 

·,QUIRED) 

---

u Subdivision Plat 
[ I Lot Consolidation Plat 
i l Boundaa·y Adjustment 

Plat 
D Condominium Plat 

PART E: AUTHORlZATION (FULL LEGA. - ­

Sigm1t111·e of Applica11t (Required) : • , 

PRINT NAME: "\hc>AAti-:> (,. . M: \~ 
Dt1te: 11ft9 /-;'( 

~~----------------' • # 

Title/111te1·est ill Pl'Operty: • <j)[<)~f e.vbJL..9~)A-/" 
Sigll(lflll'e of Property Ow11e,. (Required):. _ _ ______ _____ _____ Date: ___ __ _ 

PRINT NAME: ________ ________ Title/111terest i11 P1·ope1·ty: _________ _ 

PLEASE NOTE: We do 1101 semi p11y111e11t imtmctitmsfor wire tm11sfers or/ax. We will never send an email with 
instructions containing EMAIL COMMUNICATION ONLY. If received, A WAYS CALL TO VERIFY (636) 227-9660. 
Email hacking and fraud are on the l"ise to fraudulently misdirect funds. Please call your escrow officer immediately 
using known contact infonnation to verify any fonding instructions received. We are not responsible for any wires sent by 
you to an inco1Tect bank account. 
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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. 

l'rnperty Address:---'3='3"'-l __ ci_w_~....:...~o-A _ __._. _ 1 S_~_~_D_Gl_li....._~~::.........--•t----1 ~-g-~_ei,_cl_1>~'1 ........ ·b_.~,-,....---r-----
--rf ~· ·'() . ,. .__:c, 

Applicant:_____ · 

Project Name: ---~M~c..-ff~lL~_:ti~r-u.-~_~Sb~u-Ffr-f ·~'1(s---~w~tt.r ___________ _ 

PART B: SUMMARY 

PART C: AMENDING AN EXISTING CONDITIONAL USE PERMIT 

Please describe the proposed amendment: __ -+~(l,V\~crc.Jv=----=t)_J.._(.,M=-~~------------­
Plcasc describe why the proposed amendment is necessary: f n,p .tr14 a f <A i'!i •lf'o"' 

PART D: SITE DESIGN 

Total Square Footage of Site: ~.I~ G C... Total Square Footage ofBuilding(s): 1 { 1 '10'\ .sr-
Building Lot Coverage: 9 I . ~ '/. Total Impervious Lot Coverage: VI\ k.t\\JvJI\ 

Building(s) Height(s): _ _.,.W\~""--11"""~~--- Number of Floms: ___ ,..s~i ~-+'<~~-s~.Jt>J'-1+-------
Abutting Land Uses: __ G_-_S' ____ __ ....;..'ll._ - ...... \_ ___ M~lt; ~j~ -~[,~-~Jc,.__ _ __ _ 

North South East West 
Building Setbacks Provided/Required: lMk ~ !Ait'L<..L 

Front Rear Side Side 
Landscape Buffer Provided/Required: """-. cl.nk. v.-1\k... ~ 

Front Rear Side Side 
Parking Lot Landscape: Required: <Mk.. Provided: ---""'w~k.. _________ _ 

Total Number of Parking Spaces Provided: 3 S"(.,, Required by City Code: Vl\k.. 

HVAC Units/other equipment: ~, Location: foo~~r Screening: _..:.lM=:..IM=~"""":;....;:... ____ _ 

Location of Trash Enclosure: behr,J... b1.4,\J; "7v #Pick Ups/Week: Q.\.k. P/U time: CMl<.. 

Location of Loading/Delivery/Dock: be.~M.l ~;;J ).'11 # Deliverie_sfw~ek: wk. P/U Time: wl.A...... 

Fence: Required:~ Location: ~e"'1"'- blJ'6 Type/Material: ~ .... t.,.I.\ Height: '"1() 
1' 

Revised: June 2, 2020 l 

... "\ 
."1 
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Wall (Screen/Sound): Required: w.IA.. Location: A.I/he 
• 

Type/Material: ~Hi'-"#-/~~--_Height: __.µ_../_!\,,__. __ 

Public A11 or Benefit Provided: "1/k Describe: __ f'J_._A ___________________ _ 

PART E: OPEUATION 

Days of Operation: tJ {A- Hours of Operation: /\I flic-

Total# of Employees: N//lr #Employees on fvfaximum Shift: tl/{fl.. Property Owned/Leased: ~N__,/~A-~--
Describe Any Loud Noise and Proposed Mitigation : ___ _____ _._N~f. .... A:"'"------------ - -

1 

Describe Any Odors/Smoke and Proposed Mitigation: --------'-'N'-I-'=--------------

Describe Any Other Potential Concerns to Abutting Properties and Proposed Mitigation: ____ A/'~1,_./A~----

Describe How Storm Waler will be accommodated: b.1~4- ' ZJ sl-r ... vh..Yt. > 

Architectural review is required.for any exterior renovation orfat;nde changes. {f any oft/1ese items are part of tl1e 
project, complete <111 Architectural Review Board Application. 

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. 

Vibl'ation. Will the use be operated so that the maximum ground vibration generated is not perceptible (without 
iiisfriii1ici1fS) aTai1y ·p-oii1t 01i flic loi line of tile loi -i:iii \\1llich file-use is located; exch1oii1g vehici.1la-r fraffic frili"efaied to 
the subject use? A--

Noise. Will the i1se be operated so that the 1lrnximu1l.l 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? Nfft 

i 

Odor. Will the use be operated so that no offonsive or objectionable odor is perceptible at any point on the lot line 
of the lot on which the use is located? N(A-
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 Ringehnann Chart as published by the United States Bureau of Mines? 

N. 

Toxic gases. Wi11 the use be operated so that there is no emission of toxic, noxious or corrosive fumes or gases? 
N '/'Jr 

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 (851100) pounds per one thousand ( 1,000) 
pounds of gases of which amount not to exceed five-tenths (5/ I 0) 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. Jn the ease 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? NIA • 
Ah' 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? ________ _____ _.__,_......_ ______________________ _ 

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? N 

01>cratio11s, heat and glat'e. Every operation producing intense glare or heat must be enclosed so that they are 
imperceptible at any lot line without instrnments . Will the project/use comply with this 
standard? ____________ ~-1-"~----------------------

Revised: June 2, 2020 2 
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Addilio11al Standards applicable to all new resta11ra11ts a11d/(1stfood resta11rm11s, a11d upon change of ownership of 
existing restaurants and.fast.food restaurants, ll'ith the exception of Bar B Q11e Resta11ra11ts as de.fined i11 Section 30-
18: (Ord. #2288, Sect. 2, 11-18-99) 

Grease extrnction efficiency: Exhaust system shall have grease extraction efficiency of al least 90% as tested by an 
approved agency. Will the use/project comply with this standard? ___ __ --=-A/._.,_{_,_Pr_,___ _______ __ _ 

Maintenance: Equipment shall be maintained at intervals as recommended by the manufacturer and property 
maintenance performed in accordance with manufactmer's instructions. Will the use/project comply with this 
standard'/ fl.I 'A- . 
Cleaning: Hoods, grease removal devices, fans, ducts and other appmlenanccs 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? -----------------~~'='-------------

PART G: STORM WATER QUALITY PROTECTlON 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. 

I. As proposed, has land disturbance been minimized to the maximum extent feasible? ___ ...,A..,t('µ/.\--"-'------

2. Can additional grcenspace be preserved within the project boundary? -------~f\/'--'-'/~'A-~-----

3. Can the proposed development be located in already developed areas? -------~N-./~'A= _ ____ _ 

4. Has stormwater been captured and infiltrated into the ground as part of the project? ---'-N._.f .... A..;;.:,._ _____ _ 

5. Has stormwater been captured and reused for irrigation or decor as part of the project? _ __,_N-=+/A-'-'-'-------

Ifgot, why uot? _ _ _____________ ______ _____________ _ 

6. Have permeable surface materials been used to promote infiltration and limit iunoff? --~N..,j.,..I\_,_ _____ _ 
7. Can land disturbance be restricted to less sensitive areas within the project? ______ N_t..,.,A~------

8. Is the development located outside the I 00 year flood plain? -------'1.,..l-""'),__ _ _,~...,~~-----

9. ls the development located outside the stream bank setback buffer? ------~!>.~""-k._~-------

I 0. Docs the development warrant engineering channel protection controls (because of size or stream bank erosion 
problems)? ,,. k._ 

11. Does the development plan avoid sensitive areas? _ _ ______ --=.w~,1-f'.L.A...__ _____ _____ _ 

12. Does the site development plan utilize stormwater credits? NI A-
-----~r,~------------

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? ---------------L=,µ..>------------
14. Who will be responsible for maintaining storm water controls? Are the strnetural BMP shown on the plan 
appropriate for the entity or person responsible for maintenance? N /A ---------'•""'-''----------
15. Is over I acre of impervious area being added? - ----------"""'"""O'--------------

16. Is the development tributary to any existing basins that need to be upgraded? ---~~+li+-:4-~-------

PART H: ENVIRONMENTAL STATEMENT 

Will the proposed request adversely impact the environment?: _ _ ___ ~tJ_o~ _____ ___ {Ycs or No) 

Has a Phase I Assessment or Phase II Environmental ReporUStudy been prepared in association with this request? 

~l) (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 pm1ial or comprehensive 
environmental assessment, impact analysis, 01· report, in conformity with Chapter 415, Environmental Report of the 
Land Use Regulations, at any time during the application or approval process. 

Revised: June 2, 2020 3 
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PART I: CRITERIA 

IL shall be 1he 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). 

__flQ_ a. \Viii the use have any negative effect upon trnflic conditions? 

~ b. Will the use substantially increase fire hazards? 

.n.Q_ c. Will the use adversely affect the character of the 11cighboJ'110od? 

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

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

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

N/!tr g. Will the use be the highest and best use of the location applied for? Describe: _______ _ 

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

property and sales tax? 

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

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

how: - - --- - -------------------------- -
N.f.&.- k, Is the comparative size, floor area and mass of the proposed use and/or proposed structure appropriate and 

reasonable in relation to adjacent strnctures and buildings on sull'otmding properties and in the - ----
surrounding neighborhood? 

)JIJ I. Will the use adversely affect the neighborhood in terms of water n.moft: noise transfer or heat generation 

due to significant amount of hard surfaced areas from buildings, sidewalk, drives, parking and service 

areas? 

AIO 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? 

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

unused? 

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

temporary nature? 

~ p. Does the proposed use comply with the standards of good planning practices? If yes, describe how: __ 

~ q. Does the proposed use fu11her the goals and objectives set forth in the Comprehensive Plan? If yes, which 

goals and J1ow: ------ ---------------- ----- -----­
~ 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: 

Njk_ t. Will the use comply with all other applicable provisions of Chapter 400, including performance standards 
as set fo11h in Section 400.170? 

PART J: PROCESS 

I. 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, nhood@ellisville. mo.us or via phone 636-227-
9660. 

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 

I 
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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 Conditional Use Permits must be made by submitting the Application Cover Sheet and the 
CUP 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 Yi 
x 11 or 8 Yi x 14 in size. 

5. The Planning and Zoning Commission may require a public hearing before their body. 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 CQmmission 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 deemed approved. The "dale of official submission" shall mean the date of the first (l st) otiicial 
Planni11g and Zonitig Commission 111.ccting du1fog which the -application is received and placed on the 
agenda for consideration. 

6. Upon receipt of the recommendation, the City Council shall hold a public hearing in relation to the request. 
The City Council may, at its discretion, add to or delete conditions recommended by the Planning and 
Zoning Commission. The City Council may refer the application back to the Planning and Zoning 
Commission for further study before making its final decision. The decision rendered by the City Council 
shall require a simple majority vote except that a vote of at least five (5) members of the City Council will 
be required to approve any application contrary to the Planning and Zoning Commission recommendation. 

7. Amendments: Any change in the scope, use or aspect of an operation approved for a conditional use permit 
which results in a condition that differs from the provisions contained in the approved conditional use 
permit requires the approval of an amendment. Requests for amendments that arc deemed by the Director 
of Planning to represent minor changc(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: 

(I) 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. 

PARTK: CHECKLIST 

L_ Completed Application Cover form (only one form is needed per project) 
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___ Letter addressed to the City Council describing the proposed use and providing a complete account of the 

proposed operation. 

_ _ One fully executed copy of the lease, if applicable. 

__ S800 deposit for Landscape Plan Review, if applicable. Depending on what the actual cost of the third parly 
review, an applicant may be owed a refund or may be billed for additional monies. 

__ $6,000 deposit for Traffic Report, if applicable. Depending on what the actual cost of the third party review, 
an applicant may be owed a refund or may be billed for additional monies. 

__ Landscape Plan, Tree Preservation Plan, Street Tree Planting Plan 

__ Existing and proposed landscaping, including name and size of plant material. 

__ Lighting Plan and Photometric Plan in compliance with Section 400.492. A Sidewalk Luminaire plan 111 

compliance with Section 400.493, if applicable. 

__ Location and height of all light poles and type oflighting and shielding . 

.....){_ Location map, including north arrow and map scale. 

__ Zoning district, subdivision name, lot number, dimensions and area, and zoning of adjacent parcels where 
different than site. 

L_ Name, address and telephone number of the person or firm submilling the application, the submitter's legal 
___ __ interest and.the-person.or-firm who.desires the review comments.to be forwarded to them .. -

--Proposed use of the building and its construction type and distance from adjacent property lines. 

__ Off-street parking and loading spaces, required and proposed, including the number, size and location of 
those designated for the handicapped. 

__ Type and availability of all utilities and of sanitary sewage treatment and stormwater drainage facilities, 
including detention and retention ponds. 

__ Dimensions of existing and proposed roadway pavement and right-of-way width for streets abutting the site. 

__ Existing and proposed contour lines or elevations, based on mean sea level datum, at intervals of five (5) feet 
or less. 

__ Location and size of existing and proposed freestanding signs. 

__ Location and identification of all right-of-ways and casements (existing and proposed). 

_x_ Overall dimensions of all buildings and the gross floor area of each building. 

~Approximate location of any stormwater retention or detention facilities, sink holes and springs, silt berms, 
ponds and other silt control facilities. 

__ At least two (2) section profiles through the site showing existing and/or proposed structures, as well as 
existing natural grade and/or proposed final grade. 

~The proposed ingress and egress to the site including adjacent streets. 

__ A plan showing the proposed design intent as it relates to architectural consideration. Plans should be in 
sufficient detail to allow evaluation of the proposal and should show color, texture and material to be used for 
all exterior constrnction. 

__ Use(s) proposed to be operated on the subject improved property. 

__ Demonstration of capacity to fulfill requirements imposed in conjunction with the application if approved in 
original or amended form. 

PLEASE NOTE: We do 1101 send payment illstructionsfor wire tr1111.ife1·s or fax. We will never send an email 
with instructions containing EMAIL COMMUNICATION ONLY. If received, AWAYS CALL TO VERIFY 
(636) 227-9660. 
Email hacl<ing and fraud are on the rise to frauclulcntly misdirect funds. Please call your escrow officer 
immediately using known contact information to verify any funding instructions received. We are not 
responsible for any wires sent by you to an inconcct bank account. 
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City of Ellisville 

PLANNING AND ZONING COMMISSION ACTION 
October 14, 2020 

Petition#20-10-01 : Request for approval of a minor amendment to an existing 
Conditional Use Permit issued to Maple Tree Center L.L.C. via Ordinance No. 
2559 (including approvals contained in Ordinance Nos. 598, 612, 843 and 
1782) to allow a transfer to Horn Lake Properties, LLC of the ownership and 
operation of a multi-tenant retai l shopping center in excess of 50,000 square 
feet, known as Maple Tree Shopping Center, at the locations known and 
numbered as 15892, 15886 and 15850 Clarkson Road, within the C-3 
Commercial Zoning District of the City of Ellisville, Missouri. 

Pursuant to a motion duly-adopted, the Planning and Zoning Commission deems the requested amendment 
minor, and approves the aforementioned Petition #20-10-01 . 

Vote Call 

Aye 

Nancy Bengston 
Jim Burtelow 
Sandie McGrath 
Marilyn Niebling 
Al Tamulaitis 
Chairman Compton 
John Scatizzi 
John Ellebrecht 
Secretary Gupta 

Nay Abstain Absent 

Pursuant to Planning and Zoning Bylaw Article VI, Section 4, approval by the Commission shall require the 
affirmative vote of at least five (5) members of the Commission. 

O'if {fl__----

1 Weis Avenue • Ellisville, Missouri 63011 
636-227-9660 V/TDD • FAX: 636-227-9486 
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SPONSORED BY COUNCIL MEMBER PA YI1ACK 
INTRODUCED BY COUNCIL MEMBER PAVLACK 

SUBSTITUTE BILL NO. 2727 
ORDINANCE NO. 2559 

AN ORDINANCE AUTHORIZING THE ISSUANCE OF A CONDITIONAL USE 
PERMIT TO MAPLE TREE CENTER L. L. C. ALLOWING THE OPERATION OF 
THE EXISTING UNIFIED SHOPPING CENTER, KNOWN AS "MAPLE TREE 
CENTER" LOCATED ON THE SOUTHEAST CORNER OF CLAYTON AND 
CLARKSON ROADS WITHIN THE C-3 COMMERCIAL ZONING DISTRICT OF 
THE CITY OF ELLISVILLE. 

WHEREAS, a public hearing having been held by the Council of the City ofEilisville on April 2, 

2003, and continued on April 16, 2003, pursuant to Chapter 30, Zoning, of the Municipal Code of the City 

of Ellisville, for issuance ofa Conditional Use Pennit to Maple Tree Center L. L. C. allowing the operation 

of the existing unified shopping center known as the Maple Tree Center located on the southeast comer of 

Clayton and Clarkson Roads within the C-3 Commercial Zoning District of the City of Ellisville; and 

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

heard; and 

WHEREAS, a copy of the proposed Ordinance has been made available for public inspection prior 

to its consideration by the Council; and 

WHEREAS, the Council finding that the project (I) 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, and (IO) would comply with all applicable provisions of 

Chapter 30, Zoning, including performance standards as set forth in Section 30-14. 

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

ST. LOUIS COUNTY, MISSOURI, AS FOLLOWS: 

SECTION J: The issuance of a Conditional Use Pennit pursuant to the provisions of Chapter 30, 

Zoning, of the Municipal Code of the City of Ellisville is hereby authorized to Maple Tree Center L. L. C. 

allowing the operation of the existing unified shopping center known as the "Maple Tree Center" located 

on the southeast comer of Clayton and Clarkson Roads within the C-3 Commercial Zoning District of the 

City of Ellisville, under certain conditions herein contained. 

SECTION 2: The issuance of a Conditional Use Permit to Maple Tree Center L. L. C. does not 

constitute authority to construct or operate any shopping center sign nor any tenant signage, and any signage 

1 
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constructed or operated at the Maple Tree Center shall be in conformity on said premises with a sign permit 

issued by the City Engineer. 

SECTION 3: Maple Tree Center L. L. C. shall request all current tenants and shall make it a 

provision of all new tenant leases that (A) any parking of vehicles waiting to make deliveries for more than 

fifteen minutes will be with engines off and shall not disturb the adjacent residential area to the south; and 

(B) all vehicles (other than delivery vehicles being regularly utilized in conducting tenant's business, [e.g. 

pizza delivery]) with any sign permanently affixed or painted directly on the vehicle, or temporarily attached 

to a door panel of the vehicle by magnetic or self-adhesive means, and used, placed, situated or displayed 

at the subject location to draw attention to or advertise said location in such a manner as to constitute an 

advertising device in the opinion of the code enforcement officer or his designee, shall be parked in the least 

conspicuous portion of the subject business location and in no event in those parking spaces adjacent to 

Clayton or Clarkson Roads (unless the tenant's location is along the Clarkson Road side of the Center). 

SECTION 4: Within thirty (30) days of authorization of this Conditional Use Permit, a full cross-

access easement to the Kinder Care property to the east to align with the drive aisle immediately north of 

the shopping center building shall be submitted by the property owner to the City Attorney for approval and 

recorded with St. Louis County. 

SECTION 5: Maple Tree Center L. L. C. shall conform with all Ordinances, Statutes, and Fire 

Regulations applicable to the C-3 Commercial Zoning District of the City of Ellisville. 

SECTION 6: This Ordinance shall be in full force and effect from and after its passage and 

approval by the Council. 

This Bill No. 2727 having been read and duly considered and voted upon two times was finally 

passed and approved this 7th day of ...MllY_, 2003. 

First Reading DATE: 5-7-03 

JAMES 
PIRRELLO 
LACAILLE 
COOK 
BUENTE 
PAVLA.CK 
KHOURY 

A YE NAY ABSTAIN 

x 
x 
x 
x 
x 
x 
x 

Second Reading DATE: 5-7-03 

AYE NAY ABSTAIN 

x 
x 
x 
x 
x 
x 
x 

ATTEST: CITY OF ELLISVILLE 

~~ 
CITY CLERK 14 L f:1c14 

I 
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BILL No. I ?o Y ORDINANCE NO. I 7 ! ~ 

,,.-. INTRODUCED BY ALO.COMPTON, SCHNEIDER, COOPER, ANDERSON, NORWOOD & KHOURY 

,,.._ 

,,,...... 

,.-.. 

AN ORDINANCE AUTHORIZING THE ISSUANCE OF A BUILDING PERMIT 
TO NOONEY KROMBACH TO ALLOW ALTERATIONS, THE :rNSTALLATION 
OF A CANOPY/MARQUEE, TO THE EXTERIOR OF THE MAPLE TREE SHOPPING 
CENTER AT CLARKSON AND CLAYTON ROADS WITHIN THE BUSINESS DISTRICT 
OF THE CITY OF ELLISVILLE, PURSUANT TO CHAPTER 30, SECTION 54, OF 
THE MUNICIPAL CODE OF THE CITY OF ELLISVILLE. 

WHEREAS, a public hearing has been held by the Board of Aldermen of 

the City of Ellisville on December 16, 1992, pursuant to Chapter 30, 

Section 54, of the Municipal Code of the City of Ellisville, for 

issuance of a building permit to Nooney Krombach to allow alterations, 

the installation of a canopy/marquee, to the exterior of the Maple Tree 

Shopping Center located at Clarkson and Clayton Roads within the 

Business District of the city of Ellisville; and 

WHEREAS, all persons present at such hearing were given an 

opportunity to be heard and were heard; and 

WHEREAS, a copy of the proposed Ordinance has been made available 

for public inspection prior to its consideration by the Board of 

Aldermen; and 

WHEREAS, the Board of Aldermen finding 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, and (8) 

would not adversely affect the financial condition of the City including 

an adverse impact upon utility, property and sales tax. 

NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY 

OF ELLISVILLE, ST. LOUIS COUNTY, MISSOURI, AS FOLLOWS: 

SECTION 1: A building permit pursuant to the provisions of Chapter 

JO, Section 54, of the Municipal Code of the City of Ellisville is 

hereby authorized to Nooney Krombach to allow installation of a 

canopy/marquee to the exterior of the Maple Tree Shopping Center located 

at Clarkson and Clayton Roads under certain conditions herein contained. 

-1-
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SECTION 2: That said installation shall be constructed in 

accordance with building submitted to and approved by the Board of 

Aldermen and Building Commissioner, and shall be constructed in 

conformity with the Building, Plumbing and Electrical Codes of the City 

of Ellisville. 

SECTION 3: That the issuance of a building permit to Nooney 

Krombach does not constitute authority to construct or operate any 

signage, and any sign constructed or operated at the Maple Tree Shopping 

Center at Clarkson and Clayton Roads shall be by a sign permit issued by 

the Building Commissioner in conformity with Chapter 21 of the Municipal 

Code of the City of Ellisville provided all signage lettering is 

consistent. 

SECTION 4: Nooney Krombach acknowledges that authority for the 

canopy /marquee will lapse in seven ( 7) years unless there is re-

application or the Board of Aldermen decides that it can renewed for a 

certain time period. 

SECTION 5: That Nooney Krombach agrees to conform to all 

Ordinances, Statutes and Fire regulations applicable to the City of 

Ellisville. 

SECTION 6: This Ordinance shall be in full force and effect from 

and after its passage and approval by the Mayor. 

This Bill No. /'/(} r having been read by title or in full two times 

prior to passage and having been duly considered and voted upon was 

finally passed and approved this /{p 'ff day o f ~ , 1992. 

Caz~~ 
MAYOR 

ATTES'L': 

~J;J;-~ 
CITY CLERK 
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BILL NO. 11 L ORDINANCE NO. <j_ l/ ]' 

BILL INTRODUCED BY ALDERMAN SKARNULIS 

AN ORDINANCE AUTHORIZING THE ISSUANCE OF A CONDITIONAL 
USE PEfili!tT FOR THE LOCATION, CONSTRUCTION AND OPERATION 
OF A PLANNED SHOPPING CENTER IN THE" BUSINESS (commercial) 
DISTRICT OF THE CITY OF ELLISVI£LE PURSUANT TO CHAPTER 
32, SECTION 20 IN THE MUNICIPAL CODE OF THE CITY OF 
ELLISVILLE, UPON CERTAIN CONDITIONS SET FORTH HEREIN. 

WHEREAS, Public Hearing having been held by the Board of 

Aldermen of the City of Ellisville pursuant to Chapter 32 for 

the issuance of a conditional use permit for the operation of a 

Planned Shopping Center in the business district of the City of 

Ellisville. 

WHEREAS, all persons presented at such hearing were given 

an opportunity to be heard and were heard, and 

WHEREAS, the Board of Aldermen finding that there would not 

be (a) a substantial increase in traffic hazards or congestion, 

and (b) a substantial increase in the fire hazards, {c) an adverse 

effect upon the character of the neighborhood, (d) an adverse 

effect upon the general welfare of the community or {e) an over-

taxing in the sewer public utilities; 

NOW THEREFORE, be it ordained by the Board of Aldermen of 

the City of Ellisville, St. Louis County, Missouri as follows: 

SECTION 1: A conditional use permit pursuant to the pro­

visions of subsection (22), Chapter 32 - Section 20 of the Munici-

pal Code of the City of Ellisville is hereby granted to W. J. 

Koman to locate, Construct and operate a Planned Shopping Center 

on the premises of 1250 Clayton Road in the business district in 

the City of Ellisville. 

SECTI ON 2 : That the issuance of the conditional use permit 

to W. J, Koman does not grant authority for the construction 

and operation of a sign and that any sign to be constructed or 

to be constructed and operated on said property will be by a 

sign permit issue by the Building Commissioner in accordance 

with Chapter 26 of the Municipal Code of the City of Ellisville. 
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SECTION 3: That the issuance of the conditional use permit to 

W. J. Koman is with the following conditions: 

A. Easements from W. J. Koman development into Maple Tree 

Shopping Center for ingress and egress for each parking lot to 

the other. 

B. Screening, and if necessary fencing, between the W, J. 

Koman development and St. Martin's church property as agreed upon 

between the parties and approved by Board of Aldermen. 

C. Fencing and Screening along the entire back property line 

of the W. J. Koman development and the residential property owners 

as per plans submitted to the Board of Aldermen at their March 1, 

1978 meeting. 

D. The W. J. Koman development to be located and constructed 

in accordance with the site plan presented to the Board of Aldermen 

at their March 1, 1978 meeting, and as shown on Exhibit "A" attach-

ed hereto. 

E. That w. J. Koman will construct said project in conformity 

with the building code of the City of Ellisville, the recommenda-

tion of the Planning and Zoning Commission's letter, dated March 

22, 1978, plans and specifications as presented approved and on 

file with the City of Ellisville. 

SECTION 4: That W. J. Koman will conform to all ordinance 

and fire regulations applicable to the business district of the 

City of Ellisville. 

SECTION 5: This Ordinance shall be in full force and effect 

from and after its passage and approval by the Mayor. 

This Bill No. 879 having been read and duly considered and 

voted upon three times was finally passed and approved on this 

5th day of April, 1978. 

CITY OF ELLISVILLE 

ATTEST: 

,24~~ 
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- -----·. .. .. .. ,, ________ _ Exhibit A 

t! ~~.rket Center 
:mJville, Mi :r ri . 

Site Plan @ sea1e: •' · 5d 

Total Acreage 13.03 

Building Area Tabulation 
Retail 59,700 

Restaurant 10,550 

Theatre 11,625 

Financlat 4,500 

Parking Tabulation 
Relall & Financial 257 

Restaurant 134 

Theatre 200 

Parking Provided 715 

W. J. Koman .. Owner 
.~obert L. Boland Ir · · . ~rchitect 
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BILL NO. t. '2 c ORDINANCE NO .,_5'_'/:_;_/ _ ___ _ 
----1 ' 

BILL INTRODUCED BY ALDERMAN , __ ,t;f; 'i' £' __:i' / '<?., ,(:.,. / 

AN ORDINANCE PROVIDING FOR THE ZONING CLASSIFICATIONS OF A TRACT 
OF LAND IN SECTION 33 TOWNSHIP 45 NORTH RANGE 4 EAST RECENTLY 
ACQUIRED BY THE CITY BY ANNEXATION AS COMMERCIAL PROPERTY; AND 
TO ENTER SAME ON THE ZONING MAP OF THE CITY OF "ELLISVILLE; TO 
PROVIDE FOR THE ISSUANCE OF A SPECIAL PERMIT FOR THE CONSTRUC­
TION AND OPERATION OF A SHOPPING CENTER AT 1298 CLAYTON ROAD 
BY RICHARD D. GILROY IN THE CITY OF ELLISVILLE PURSUANT TO 
CHAPTER 27 SECTION 4 OF THE MUNICIPAL CODE OF THE CITY OF ELL­
ISVILLE. 

WHEREAS, the city of Ellisville acquired by annexation a tract 

of ground in Section 33, Township 45 North, Range 4 East, on May 16, 

1974 and 

WHEREAS, a petition was filed with the City for the development 

for a portion' of said tract commercially, and 

WHEREAS, a hearing by the Board of Aldermen of the city of Ellis-

ville pursuant to Chapter 27 for the issuance of a special use permit 

for the construc,tion and operation of a shopping center at 1298 Clayton 

Road, and 

WHEREAS, public notice of hearing of said Petition was duly 

published according to the law, and 

WHEREAS, on April 25, 1974 an open and public hearing was duly 

held on said petition pursuant to legal notice, and 

WHEREAS, all persons present~ : at said hearing were given an 

opportunity to:_be heard, and were heard, and 

WHEREAS, the Board of Aldermen finding that said corrunercial 

zoning would be in the best interests of the public health, safety and 

welfare, and 

WHEREAS, the Board of Aldermen finding that there would net be 

(a) substantial increase in traffice hazards or congestion, and (b) 

a substantial increase in the fire hazard, (c) an adverse affect upon 

the character of the neighborhood, (d) an adverse affect upon the 

general welfare of the community, or (f) an over-taxing of the sewer 

or public utilities; 

NOW THEREFORE, be it ordained by the Board of Aldermen of the 

City of Ellisville, St. Louis County, Missouri, as follows: 

-1-February 11, 2026 Planning and Zoning Commission Packet Page 25 of 95



SECTION J: The zoning classification of the following described 

tract of land in Section 33, Township 45 North, Range 4 East is hereby 

commercial zoned: 

Part of Lot 12 of KENNETH SHO'IWELL'S ESTATE, in Section 33, 
Township 45 North, Range 4 East in the County of St. Louis, 
Mi s souri, further described as follows: 

Beginning at a cone. mon. set at the intersection of the 
south line of Clayton Road 60 feet wide with the East line 
of Clarkson Road thence along the south line of Clayton 
Road South 89 degrees 51 minutes East 800.00 feet to a 
point; thence South 0 degrees 11 minutes West 535.59 feet to 
a point; thence North 89 degrees 49 minutes West 705.14 feet 
to an iron pin set in the East line of Clarkson Road; thence 
along said East line North 0 degrees 51 minutes East 340.61 
feet to an old iron pipe set at point of offset in said 
East line; thence South B9 degrees 49 minutes East 5;00 
feet to an iron pin set in the East line of Clarkson Road; 
thence along said East line North O degrees 51 minutes East 
25.22 feet to an old iron pipe; thence North 1 degree 12 
minutes West 169.78 feet to point of beginning, containing 
8.65 acres. 

SECTION 2: That the Municipal code of the City of Ellisville, 

Chapter 27-16 Boundaries of Business Use (Commercial) Areas shall be 

amended by adding a new sub-section ~ to read as follows: 

Part of Lot 12 Of KENNETH SHO'IWELL'S ESTATE, in Section 33, 
Township 45 North, Range 4 East in the County of st. Louis, 
Missouri, further described as follows: 

Beginning at a cone. man. set at the intersec.tion of the 
south line of Clayton Road 60 feet wide with the East line 
of Clarkson Road thence along the South line of Clayton 
Road South 89 degrees 51 minutes East 700.00 feet to a 
point; thence South 0 degrees 11 minutes West 535.59 feet to 
a point; thence North 89 degrees 49 minutes West 705.14 feet 
to an iron pin set in the East line of Clarkson Road; thence 
along said East line North O degrees 51 minutes East 340.61 
feet to an old iron pipe set at point of offset in said East 
line; thence South 89 degrees 49 minutes East 5.00 feet to 
an iron pin set in the East line of Clarkson Road; thence 
along said East line North 0 degrees 51 minutes East 25.22 
feet to an old iron pipe; thence North 1 degree 12 minutes 
west 169.78 feet to point of beginning, containing 8.65 acres. 

SECTION 3: That a special use permit shall be issued to Richard 

D. Gilroy for the construction and operation of a shopping center 

at 1298 Clayton Road in the City of Ellisville, Missouri under certain 

conditions as contained in this ordinance, and other ordinances of 

the City of Ellisville relating to special use permits. 

SECTION 4: That said shopping center shall be known as "Maple 

Tree ShoppL1g Center" and shall contain a super market, drug store 

and(~l additional shops as per plan approved and on file with the 
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City of Ellisville. 

SECTION 5 : That Richard D. Gilroy, shall prior to the issuance 

of said license and:special use permit, shall dedicate to the city 

and paye, a strip 10 feet wide, for ;:additional road right of way 

along Clayton Road and Clarkson Road for that portion of the lot 

abutting Clayton Road and Clarkson Road, all in conformity with the 

requirements of the City Code of the City of Ellisville, and of 

the Missouri State Highway Department where applicable in conformity 

with the plan submitted both to the Planning and Zoning Board and 

the Board of Aldermen. 

SECTION 6: That the issuance of the special use permit to 

Richard D. Gilroy does not grant authority for the construction of 

a sign and that any such sign constructed or being constructed and 

operated by the shopping center or Richard D. Gilroy will :be by a 

special sign permit issued by the Building Commissioner in accordance 

with Chapter 22 in the Municipal Code of the City of Ellisville. 

SECTION 7: That Richard D. Gilroy shall provide for the dis-

charge of storm water from said property in a manner satisfactory 

to the Director of Public Works of the City of Ellisville. 

SECTION 8: That Richard D. Gilroy will construct said project 

in conformity with the building code of the city of Ellisville and 

plans and specifications as approved and on file with the City and 

shall construct and maintain a fence and provide for and maintain 

adequate screening at the South side of the property as described 

in Section l; and all additional fences shall be constructed and main-

tained with adequate screening provided as directed by the Board of 

Aldermen. 

SECTION 9: This ordinance shall be in full force and effect 

from and after its passage and approval by the Mayor. 

This Bill No. l ·>.oZ?having been read and duly considered and voted 

finally passed anQ. approved on thef day of upo:;:: /; W"' 

.-2.J 
, 1974 • 

THE CITY OF ELLISVILLE 

~- ST: 44. . By~~ /(~ 
/// ~ Mayor 2/ 
{i-?·~ .. ,J ~<~.Z?i-/ February 11, 2026 Planning and Zoning Commission Packet Page 27 of 95



This page was intentionally left blank. 

February 11, 2026 Planning and Zoning Commission Packet Page 28 of 95



l.BlllD 

t==-0 ,.._,.. 

A-••­
~-­~--t WJll'llU"nli.r ·--.. --,, __ 
1:.--ltl __ _ . --· ·-M ... 
,, __ 
11-­m--­£...i•-

.l!!EP.!lmBB 

I 
SCOUTCAPITALCROUF' 

1 1l100M.1.NCHESTER"'O SUITE235 
ST LOUIS.MO eJTl1 

1 ATIN MR THOMAS MILFORD I ~ING PARTNER 

i;-~ 

__ ....,_, __ 
·-­....... 
~ ldlrmr ·--­.. --o--·-­c-•1111' ___ _,, 

·-­o-.. -
o ----­v-... --

ci 
o:'. 
z 
0 
UJ 
:.:: 
o:'. 
<( 
_J 

u 

GRAPHIC SCAIZ 

Y..·LJ-f - T 
1~~l .. 

~~~ 
por~1111 

ALTA/NSPS I.AND TITLE SURVEY 
A TRACT OF LAM> IB«l PART OF L.ar12 OF ICBIEIH BHOTYtB..L'B ESTAlE N llECl10N 33 

TOWNH' 45 NORTH, RANCE 4 EAST OF nE 5lH l'ff«:PAL IEIEIAN 
arr OF BJ..B1ILLE, BT. L.OUS COl.M'Y, l.IB80UI 

~ 
aa • __.,... 
m. • --
' -­. - ..... 
t ~ £, 
u • -•-r Ill • ,...r_ 
N • -,.& - ~--lft .. ---::""· : =---IR 
t: ~ E:: 

3-:S/ 
\Sf's0 ~~p_.J 

3't 

iz:u:~~~ 
,.~l'Ull•ll' ~~~ 

ll~mD~I{. 

~ 

17 

v 
,_~"""' 

l.llC4l'DISllJl.11 
~l'Ull•ll: 

~ 

"\.] 

., 
'l)Wfl!9Jlf4'~ .. 

i:lil..HENIJOm =-· /Uf.J/UD~ll: 

-~·°" •r=...., 
~~ 

IAl WfUi 

"'"'~"' 

~-;i::u 
,.':/:::;".., 

I 
I 
I 
I 
I 
! 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

--

L ____ l 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

f •U! 
Jdrl ~n' l? ?t 
•1!{1 ... ·' 

~
1: 

~ 
~ 
~· 

~ ~ 

i i! 
~ ~ ~ I:) 

er:: 
UJ 

> I-
~ z 
"' UJ ; u 
~ w 
~ UJ 
5 er:: 
~ I-
~ UJ 
i c[ 

<( 
::?:: 

~~~ 

r< 

ALTAJNSPSLAND 
TITLESU;iVEY 

-sl'.EET#I 

February 11, 2026 Planning and Zoning Commission Packet Page 29 of 95



--
--

-·
--

·~~
-~,

 
~~

;;
8 

l~i
 ., ~ !

_~
 

,;;
zi

;;;
 
11
~;
 

::i
:::

:; 
p

; 
["

 
~H

 •: 
il~

 
H
W
~
 
gf

~ 
q 

f"
 

:i
 

··
~d

 
~~

;1
~ 

~· 
~~

r 
.. I•

 
~{ 

.. 
9 

11
 

IH
 

·~
 

H
 

i
q
§
p
1
~
 
i.

u~
 

~J
I 

,• 
~j

 
1~

 ...
 

tg
o

 
~ 

.. 
i~

> 
l 

.f
 

§! 
" 

i!
 

• 
... 

,
~
 

'li
l!l

 
.. l!.i

3: 
... 1

~
 

~~
 

h.
ll

~ 
~~

;i
l~

 
f!i 

4~
 
r· 

~h 
H!J

 ~g
 
.. H

 H
 i[ 

-· 
~E
.~
l~
~ 

• i
i!

 
~~
 

~i 
I 

I; 
·~

· 
. 

E;
1 

.. -
h 

H
:i;

; 
''
 

hf
~ 

;u
;!

~~
 

~1 
1

'l
 

i! 
~!

 

H
 Hg

H 
~;
 

H
 ~-

·I
 

§ 
!1

--
o·

" 

" 
·+

 
i 

a,
 

~J
i[

 
~f
 

H
 

&
-a

a.
11

 
~ 

I il
 

m
 m

 •ii~
 

H
 

.. 
f 

r •
 
h

f!
 

~i 
·;

 
... 

. 
:l

 i
J 

~e
·~
 

~1
 

H
 

lt
 

il 
m

 ~;
;!
 
!l

i 
IM

 ' ii 
i: 

~ 
l 

,, 
-

pt-
~i 

.. ~ 
.. ~ 

~ 
;l

:i
 

• 
ii
i 

><
 

h 
~;

~.
 

i"
 

~ 
' 

~ 
'"

 
ij

 
~ 
. l

~ 
g. 

-~
~ 

li
 s 

1,
 

.
.
~
 

iU
 

~ 
.H

 ;
~
 8

 

~?
H 

n 
1 

~[
 
~l
 
;f

!l 
ir 

~ 
It

 
1;

 !i
 

! 
~?
t 

~
 

B
 ~ 

$ 
JI 

F
l 

=· 
! 

... 
~ 

~~
 

[~
 i

i 
•p

f 
*r 

~~
 

['"
! 

f 
'J:

 
·1

· 
• 

l 
-~

 1·: 
z'

• 
~l

~i
 

H
 

, 
~ 

~ 
t!

 
ii 

q
~
 

hi 
§t

i 
~ 

., 
' 

~'I
ll 

-a
 
h!

i 
'.

 
>. 

I 
~~
. 

~ 
lt

j~
 

J 
ii
 ii

 
.. 

h
! 

f 
P? 

~.
· 

1 
~i

 
·~
 

~
~
!
~
 
.. 

f~
 

• 
i;

•l
 

H
' 

.. 
~i
 

.. 
J 

n·i
 ~

 
-· 

. 
·~
 1

• 
. ' -

,! 
~m

 
!~

 
• 

1~
 
m

 ·,
 ~i

 
i~ 

~
l
 

~ 
;;; 

;f 
r·

. 
~
j
 

~
~
 

! 
"' 

! 
H

 
~ 

di
 ~

~ 
~!

 
B

 
i~
• 

. 
' 

~!
 

[ 
'5

l;
; 

!;
1

 

Ii 
h•

': 
~~

 ~
h
:
 

;U
 

f 
i 

5~
 
~i
 

~;
j 

t 
~~
~~
 

~i
~ 

§
~
 

• 
~i 

' 
•' 

. 
JP

 
' 

. 
• 

~~
 
~f
 

r·
 

i 
1r 

~E
! 

~ 
_,, 

~I
 

Fl.
 

<L
!~

 
• 

s 
ii
 

• 
if 

.S
i 

i 
. ~i

 
• 

• 
n 

~ 
t 

·1
 i?

~ 
i 

"·
 

~~
 

~ 
:_

:;
 

" 
~!
~ 

:fi 
I 

il 
H

' 
![

 
~" 

p 
··

I 
§ 

~ 
~-

::
 

• 
!. 

H
 -·

~ 
i 

~i
 

m
 

f ii
 

~· 
o

.!
l 

w
 

§~
 

I 
I 

ti
ll

!:
:!

 
~f
 

ii
i 

~t
f¥
~f
 
.
~
 

m
 

H
 

[
i 

~:
 ~ 

g ,
,{

~,
 
~·
 

~!l
 i R

-
n
~
 

ij
[[

;[
 .

1
 

.. 
;t

 ~ 
!l
~!
~l
 .. 

t ~ 
!
[
i
' 

I;
 

.,,
 .. 

i
»

 
~ 
~~

 !i
 :

r~
 

"[
 

~
z
!
 
" 

H
: 

hH
IJ

 
~
H
 H

 
~l

~ 
~~
~l
li
;:
 

~ 
~
-
1
 

§
i 

~l
N 

n 
;:;

;: 
~n
m 

t 
--· 

[~
 

~-

Hi 
" 

ae
. 

.. 
!~
~!
; 

!J 
... 

~!
?.

. 

i= 
i:

" 
!:

 
~!

 
.. 

i1
m

 
'.

 
·!

 
~· 

,. !
~
 

i~
 

!l
t;

lJ
::

Q
!!

; 

d 
... 

H
I.

ti
 

M
A

P
LE

 T
R

E
E

 C
E

N
TE

R
 

E
LL

IS
V

IL
LE

 
M

O
, 

February 11, 2026 Planning and Zoning Commission Packet Page 30 of 95



1 Weis Avenue, Ellisville, Missouri 63011 

Memo 
To: 
From: 

Chair Mike Becker any~bers of the Planning and Zoning Commission 

Ada Hood, City Plann~ 
Meeting 
Date: January 14, 2026 
Re: Petition of STL Ellisville, LLC for approval of a Subdivision Plat allowing the subdivision of 

the existing parcel into two separate lots located at 114 Old State within the M-1 Light 
Industrial Zoning District of the City of Ellisville. 

SUMMARY 

The property owner, STL Ellisville, LLC, proposes to subdivide approximately 7.15 acres from the 
northern portion of an existing 31.11-acre site. The property is currently developed as part of 
the Eaton-Bussman campus. 

The proposed subdivision would result in the following lots: 

[ Lot 
II 

Size 
II 

Zoning I 
!Existing Lot 1131.11 acres llM-1 I 
INew Lot A 117.15 acres llM -1 I 
INew Lot B (remainder of site) 1123.96 acres llM-1 I 
In addition to meeting all plat submittal requirements, the proposed subdivision must satisfy 
the following criteria, as determined by the Planning and Zoning Commission and/or the City 
Council: 

1. Consistency with the Comprehensive Plan; 

2. Compatibility of lot size and density; 

3. Creation of a lot which provides adequate dimensions to construct improvements of 
similar size and nature to the surrounding area; 

4. Creation of a lot which is in compliance with the area and frontage requirements (no 
flag lots), as specified in Chapter 400, Zoning Regulations, and provides for an orderly 
pattern of development; 

1 January 7, 2026 
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5. Creation of a lot with substantially rectangular dimensions (no irregularly shaped lots); 

6. Promotion of a creative approach to the use of land and related physical facilities 
resulting in better site layout and development; 

7. Preservation and enhancement of desirable site characteristics, such as natural 
topography, vegetation and geologic features and the prevention of soil erosion; 

8. Enhancement of water quality; 

9. Elimination of incompatible land configurations; 

10. Consistency with good planning practices; 

11. Compliance with all applicable codes, ordinances, and standards. 

Staff has requested that the applicant submit additional information to demonstrate that 
Lot B-the remaining portion of the Eaton-Bussman campus-will continue to comply with 
all applicable codes and requirements, including landscaping standards. The applicant has 
been advised that, should Lot B be found noncom pliant with the Landscape Ordinance as a 
result of the subdivision, a waiver request must be submitted to and approved by the City 
Council. 

RECOMMENDATION 

Staff recommends approval of the requested plat, subject to the following condition: 

1. That the applicant submit documentation demonstrating that Lot B will remain in 
compliance with all applicable requirements, including but not limited to landscaping 
standards. 

• Page2 
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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 

Property Address: 114 Old State Road, Ellisville, MO 63021 

Project Description:_L_o_t___;;S....:p_li'""'"t -'-P_l.;;_a .;;_t _____ ___________________ _ 

Project Name: Lot Split Plat for 114 Old State Road 

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 onfusion 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 Peiition 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-attorney 
representation in such matters may constitute the practice of law under Section 484.010 R.S.Mo. All Applicants are 
cautioned to consult with an attorney prior to undertaking non-attorney representation. 

Name and Title of APPLICANT: Gabe DuBois, Director of Civil Engineering 

Address: 148 Chesterfield Industrial Blvd, Ste. E, Chesterfield, MO 63005 

Phone Number: Email ----
Name of Business Owner(s) - if different than above: Robert Tiemann - -------------------
Address: 148 Chesterfield Industrial Blvd, Ste. E, Chesterfield, MO 63005 

Phone Number -----------~Email 

Name of Property Owner( s) - if different than above:__,,S"--T'-'L=-=E:..:lc:..:.li =-sv-=--i=ll=e.o....=L:..:L::..;:C~----------­

A ddress. 1034 S. Brentwood Blvd, Ste. 1300, Saint Louis, MO 63117 

Phone Number: NIA Email NIA ------------
Name of Architect, Landscape Architect, Planner or Engineer: See "Applicant" above 

Address: -----------------------------------
Phone Number: ____________ -'Email _________________ _ 

PART B: SITE DESCRIPTION 

Legal Address of Property:~: Old State Road Locator No.: 23U620122 

Lot No.: NIA Block No.: _ N_l_A ______ Current Zoning: "M-1" Light Industrial 

Current Use of Site: Industrial 
------------------------------~ 

Proposed Use of Site: No Change ----- --- -----------------------
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PART C: PART A; COST/BENEFIT DATA (ALL INFORMATION PROVIDED WILL DECOMEA MATTER Or ruouc 
RECORD) 

Description Quantity 

Existing Proposed 

Property vaiue: 

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 : 

Does the project compete with other existing uses in To what degree (qualitative and quantitative): 
the City: 

Will project result in loss of retail sales tax revenue Project potential loss: 
from other businesses in the City? 

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. 

f"l Conditional Use Permit [J Rezoning ; _! Subdivision Plat -

t1 Site Plan ~i Text Amendment i - Lot Consolidation Plat 
l] Architectural Review [J Planned Development c-1 Boundary Adjustment 
~ Other: Lot SQlit Plat [~ Variance to the Board of Plat 

Adjustment !_; Condominium Plat 

PART E: AUTHORIZATION (FULL LEGAL NAME IS REQUIRED) 

Signature of Applicant (Required): -~ \l~~- Date: 11 /18/2025 

PRINT NAME: Gabe DuBois Title/Interest in Property: Engineer/Applicant 

Signature of Property Owner (Required): __________________ Date. _ _ ____ _ 

PRINT NAME: ________________ Titlel/11terest in Property: __________ _ 

PLEASE NOTE We do not send payment instructions for wire transfers or/ax. We will never send an email with 
instructions containing EMAIL COMMUNICATION ONLY. If received, A WAYS CALL TO VERIFY (636) 227-9660. 
Email hacking and fraud are on the rise to fraudulently misdirect funds. Please call your escrow officer immediately 
using known contact information to verify any funding instructions received. We are not responsible for any wires sent by 
you to an incorrect bank account. 

2 
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City of Ellisville 
One Weis A venue 

Ellisville, MO 63011 
(636) 227-9660 FAX: (636) 227-9486 

APPLICATION FOR SUBDIVISION, LOT 
CONSOLIDATION, BOUNDARY 

ADJUSTMENT OR CONDOMINIUM PLAT 
(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 8Y,x11or81h x 14 IN SIZE. A $400.00 
APPLICATION FEE MUST ACCO MP ANY THIS APPLICATION 

Property Address: 114 Old State Road, Ellisville, MO, 63021 

Applicant: Gabe DuBois 

Project Name: Lot Split Plat for 114 Old State Road 
PART A: LOT INFORMATION 

EXISTING LOT 

Lot size: 1,355,253 Sq. Ft. or 31.11 Acres 

Topography: _N_/A ______ _ 

Existing Zoning: "M-1" Light Industrial District 

Water features/creeks/wetland and stormwater detention 

Existing: Pond on property, not effected by this plat 

PROPOSED LOT 

No. Lots: -'2=---_ Lot Size(s) : 23 .96 Ac. & 7 .15 Ac. 

Topography: _N_/A _________ _ 

Proposed : N/A -------------------------------

Layout of streets, right of way widths and street names: 

Existing: MO State Hwy 100 (Variable Width), Ruck Road (60'W), Old State Road (Variable Width) 

Proposed: No Change 

Location and width of pedestrian ways and easements: 

Existing: N/A 
~------------------------------

Proposed : N/A ----------- ---- ----------------

Location of all utilities: 

Existing: Not Contracted to Identify 

Proposed : N/A -------------------------------

Revised: June 2, 2020 
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Abutting Land Uses: Right-of-Way 
North 

Residential 

South 
Building Seibacks Provided/Required: 30 ------

.Front 
Landscape Buffer Provided/Required: N/A I 

Front 

PART B: LOT CONSOLIDATION PLAT 

EXISTING LOTCS) 

15 I 
Kear 
I 

Rear 

Cornmerdal & 
Residential 

East 
15 / 

Side 
I 

Side 

Residential 

West 

Side 
I 

Side 

PROPOSED LOT 

Lot size: - --- ---------- Lot Size: _ __________ _ 

Lot size: --------------
Topography: ------- - ---------- - --- - ----- -----­

Description of change: --------------------------------

PART C: BOUNDARY ADJUSTMENT PLAT 

EXISTING LOT(S) 

Lot sizes: --------------
Lot sizes: ---------- ----
Lot sizes: - --------- ----

Lot Size(s): -------------­

Lot Size(s): - - --------- -­

Lot Size(s): - -------------
Topography: ___________________________________ _ 

Description of change:--------- -----------------------

PART D: CONDOMINIUM PLAT 

Unit Number Unit Size (S.F) Legal Address 

Is a copy of the indentures submitted? ~-~ Ifso, please submit copy to the City. 

Have the indentures been approved by the City? __ _ 

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? 
No (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. 

Revised: June 2, 2020 2 
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PART F: STORM WATER QUALITY PROTECTION STANDARDS: 

All development and redevelopment must comply with storm water quality protecLi n tandards. To the maximum 
extent fea ible, the development plan should preserve and/or protect existing natural re ource areas that facilitate 
pollutant removal and reduce runoff. 

I. As proposed, has land disturbance been minimized to the maximum extent feasible? Lot Split Only 

2. Can additional greenspace be preserved within the project boundary? _ L_o_t_S_p_ lit_O_ n_IY ________ _ 

3. Can the proposed development be located in already developed areas? _L_o_t _S_p_l_it_O_ n_IY ______ _ _ _ 

4. Has stormwater been captured and infiltrated into the ground as part of the project? Lot Split Only 

5. Has stormwater been captured and reused for irrigation or decor as part of the project? If not, why not? ___ _ 
Lot Split Only 

6. Have pe1meable surface materials been used to promote infiltration and limit runoff? Lot Split Only 

7. Can land disturbance be restricted to less sensitive areas within the proj ect?_L_o_t _S_p_l_it_O_n_ly~-------

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? Yes ----------------
10. Does the development warrant engineering channel protection controls (because of size or stream bank erosion 
problems)? No ------- - --- ------ ---- --- ------------
1 l D th d l I .d . . ? Lot Split Only 

. oes e eve opment p an avo1 sens1t1ve areas . - - --- --------------- --

12 D h · d 1 l ·1· d' ? Lot Split Only . oes t e site eve opment pan ut11ze stormwater ere its . - ----------- -------

13. Does the site development plan show structural BMPs? What is the acreage of drainage to the BMP? Will the 
BMP be a:bove or below ground? _L_o_t _S_,_p_li_t _O_n_ly.__ _____ ___ ___ ____ ____ _ 

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? _L_o_t _S-'p'---l_it_O_ n_l=-y ______ ____ _ 

15. Is over 1 acre of impervious area being added? _L_o_t_S_ p_lit_O_ n_IY _ _ _ ____ ____ ____ _ _ 

16. Is the development tributary to any existing basins that need to be upgraded? _L_o_t_S_p_ lit_O_ n_IY _____ _ _ 

PART G: CRITERIA 

tn addition Lo th plat requirements, all plats must meet the fol lowing ri leria a determined by the Planning and 
Zoning Commi sion and/or the City Council. Please respond to each criteria. 'Ye 'to .indicate compliance. 'No' to 
indicate non-compliance: 

Yes 

Yes 

Yes 

Yes 

No 

NIA 

I. Is your plat consistent with the Comprehensive Plan? 

2. Does your plat feature lot size(s) and density which is consistent with adjacent properties? 

3. Are you proposing the creation of a lot or lots, which provide(s) adequate dimensions to construct 
improvements of similar size and nature to the surrounding area? 

4. Are you proposing the creation of a lot which is in compliance with the area and frontage requirements 
(no flag lots), as specified in Chapter 400, Zoning Regulations, and provides for an orderly pattern of 
development? 

5. Are you proposing the creation of a lot with substantially rectangular dimensions (no irregularly shaped 
lots)? 

6. Are you promoting a creative approach to the use of land and related physical facilities resulting in 
better site laym1t and development? 

7. Are you preserving and enhancing desirable site characteristics, such as natural topography, vegetation 
and geologic features and the prevention of soil erosion? 

Revised: June 2, 2020 3 
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N/A 

Ni A 
NIA 

N/A 

8. Are you i111p1vvi11g 01 e11l1<111ci11g water quality? 

9. Are you eliminating incompatible land configurations? 

10. ls your project consist with good planning practices? 

l l. is your project in compliance with all applicable codes, ordinances, and standards? 

PART H: 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.u or via phone 636-227-
9660. 

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 Plat approval must be made by submitting the Application Cover Sheet and the Plat 
Applicalivu [v1 m, associated fees and plats. 

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 Plarming 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 '12 
x 11 or 8 Yi x 14 in size. 

5. 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 deemed approved. The "date of official submission" shall mean the date of the first 
(1st) official Planning and Zoning Commission meeting during which the application is received and placed 
on the agenda for consideration. 

6. Upon receipt of the recommendation, the City Council consider the request. The City Council may, at its 
discretion, add to or delete conditions recommended by the Planning and Zoning Commission. The City 
Council may refer the application back to the Planning and Zoning Commission for further study before 
making its final decision. The decision rendered by the City Council shall require a simple majority vote 
except that a vote of at least five (5) members of the City Council will be required to approve any application 
contrary to the Planning and Zoning Commission recommendation. 

PART I: CHECKLIST (submit only applicable items) 

../ Completed Application Cover form (only one form is needed per project) 

__ Letter describing the proposed project (who, what, where, when, why, etc) 

__ $800 deposit for Landscape Plan Review, if applicable. Depending on what the actual cost of the third party 
review, an applicant may be owed a refund or may be billed for additional monies. 

__ $6,000 deposit for Traffic Report, if applicable. Depending on what the actual cost of the third party review, 

Revised: June 2, 2020 4 

February 11, 2026 Planning and Zoning Commission Packet Page 38 of 95



an applicant may be owed a refund or may be billed for additional monies. 

__ Landscape Plan, Tree Preservation Pl an, Street Tree Planting Plan 

__ Existing and proposed landscaping, including name and size of plant material. 

_ _ _ Wooded areas indicating Young and Mature Woodlands. 

_ _ Lighting Plan and Photometric Plan in compliance with Section 400.350. A Sidewalk Luminaire plan in 

compliance with Section 400.351, if applicabl e. 

_ _ Location and height of all light p le· and type of lighting and shielding. 

-../ Name of subdivision which name shall not duplicate or be alike in pronunciation of the name of any plat 
theretofore recorded in the City. 

Location by section, town, range or by other legal description and small scale map showing location. 
Municipal, town hip and county. 

Names and addresses of the owner, subdivider, surveyor and designer of the plat. 

North point, graphic scale, date of preparation, total acreage 

Property lines, layout of platted streets, location and width of proposed pedestrian ways, utility easements 
showing right-of-way widths, minimum front and side street building setback lines indicating dimensions. 

·and names of streets . 

Areas, other than streets, pedestrian ways and utility easements, intended to be dedicated or reserved for 
public use, including the size of such area or areas in acres. 

Permanent buildings and other structures, existing sewers, water mains, culverts or other underground 
facilities. 

Topography showing lakes, watercourses, swamp areas and contour at vertical intervals of not more than 
two (2) fee unless steep terrain enables five-foot contours to adequately portray the land conditions; contour 
lines shall be shown by means of dashed lines on the preliminary plat and shall be numbered to the United 
State Geological datum 

-../ Layout, numbers and minimum dimensions of lots. Proposed use of all parcels 

Whenever a portion of a tract is proposed for platting and it is intended or of a size for future enlargement 
of such platted po1tio11 from time to time, a tentative plat for the future subdivision of the entire tract shall 
be submitted. 

Draft of protective covenants whereby the subdivider proposes to regulate land use in the subdivision and 
otherwise protect the proposed development. 

_ _ _ A grading plan shall be included in the preliminary plat showing existing and proposed contours at intervals 
u fficient to clearly show !he slope of the existing ground surfaces and the extent of the proposed grading. 

1t hall be prepared on a plat howing the subdivision layout as proposed on the final plat, the location and 
fir I floor elevation of eacl1 building propo ed to be built in the subdivision, and all existing trees 2.5 inches 
caliper and larger and other pertinent site features which could be affected by grading. 

If applicable supplemental engineering data may be required by the Commission on (1) water supply (2) 
sewage disposal (3) drainage (4) flood control (5) oil and test borings (6) grading and street profi les. 
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Truo angel~ and distance tied to the nearest estaolished streetlines or officfal moi111nit'.nts whir.h slrnil he 
accurately described in the plat. Complete curve data, including radii, internal angles, tangent bearings, and 
length of all arcs. 

Accurate location of all monuments. 

Certification by a registered land surveyor to the effect that the plat represents a survey made by him and 
that monuments and markers shown thereon exist as located and that all dimensional and geodetic details 
are conect. 

Notarized certification by owner, and by any mortgage holder ofrecord, of the adoption of the plat and the 
dedication of streets and other public areas in the form approved by the city attorney. 

PLEASE NOTE: We do not send payment instructions for wire transfers or fax. We will never send an 
email with instructions containing EMAIL COMMUNICATION ONLY. If received, A WAYS CALL TO 
VERIFY (636) 227-9660. 
Email hacking and fraud are on the rise to fraudulently misdirect funds. Please call your escrow officer 
immediately using known contact information to verify any funding instructions received. We are not 
responsible for any wires sent by you to an incorrect bank account. 
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Monday, December 22, 2025 

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 
11 Ellisville Towne Ctr. Dr. 
terraspec Job No. 11003.103 

Dear Ms. Hood: 

Per your request we have reviewed the above referenced project, as it pertains to landscape improvements, and submit for 
consideration the following comments in red. Please note, the information submitted is inadequate for a thorough review. We 
have outlined the general tree preservation and landscape requirements so the applicant is aware there will likely be landscape 
improvements required to bring existing and proposed conditions into Ordinance compliance, as a result of the subdivision pro­
cess. 

Minimum Requirements per City regulations 
Section 400.485 - Tree and Landscape Ordinance 

F. Plan Submission Requirements for Tree Preservation and Landscaping. 
3. Landscape and/or Tree Preservation Plan Submittal Required: Both LP & TPP are required w/ a Subdivision. 
5. Tree Preservation Plan Requirements: No Tree Preservation Plan Submitted. Following are City Tree Preser­
vation Ordinance drawing requirements. 

a. 
1) Drawing scale, orientation 
2) Property lines, esmts, ROW's (including dimensions) 
3) Ex. & Prop. Contours (5' min) 
4) Limits of Disturbance and Clearing Limits 
5) Location I Dimensions - bldgs., pavt's, walls, etc. 
6) Size I Location - Ex. & Prop. Utilities 
7) Location, Size, Species - Ex. Trees to Remain 
8) Location, Size, Species - Ex. Trees to be Removed 
9) Tree Protection Measures Identified. 
10) Name, Address, Phone - Prop. Owner 
11) Name, Address, Phone - Plan Preparer (Must be Mo Registered Landscape Architect) 

b. Tree Preservation Plan prepared, signed and sealed by MO. landscape architect, urban forester or certified 
arborist 

6. Landscape Plans No Landscape Plan Submitted. Following are City Landscape Ordinance drawing require­
ments. 

a. 
1) Drawing scale, orientation 
2) Property lines, esmts, ROW's (including dimensions) 
4) Zoning - Site & Adj . Prop. 
5) Ex. & Prop. Contours (5' min) 
6) Location I Dimensions - bldgs. , pavt's, walls, etc. 
7) Size I Location - Ex. & Prop. Utilities 
8) Location, Size - Prop. Trees & Landscape 
9) Location, Size, Species - Ex. Trees to Remain 

LAND PLANNING RECREATION PLANNING AND DESIGN LANDSCAPE ARCHITECTURE 
11426 GRAVOIS ROAD, SUITE 102 ST LOUIS, MISSOURI 63126 
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10. Const. Details - Planting, Fence, Etc. 
11 . Estimated Planting Schedule 
12. Name, Address, Phone - Prop. Owner 
13. Name, Address , Phone - Plan Preparer (Must be Mo. Registered Landscape Architect) 

b. Landscape Plan prepared, signed and sealed by MO. landscape architect, urban forester or certified 
arborist 

G. Preservation of Trees, Woodlands, and Natural Features 
1. Preservation of Trees, Woodlands, and Natural Features (note: see Section in Landscape Ord. for additional 

requirements) 
2. Preservation, Removal, and Replacement of Protected Trees (Not Woodland Trees) (note: see Section in 

Landscape Ord. for additional requirements) 
3. Additional Tree Preservation , Removal, And Maintenance Provisions (note: see Section in Landscape Ord . for 

additional requirements) 
4. Tree Protection Standards (note: see Section in Landscape Ord. for additional requirements) 

H. Tree and Landscape Requirements 
1. Street Yard Landscape Requirements (note: see Section in Landscape Ord. for additional requirements) 
2. Tree Requirements (note: see Section in Landscape Ord. for additional requirements) 
3. Landscape Requirements (note: see Section in Landscape Ord. for additional requirements) 

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

Sincerely, 
terraspec 

JG_) JGeitet 
Kenneth J . Keitel , PLA, ASLA 
Landscape Architect 

<ii?aspec 
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DEVELOPMENT NOTES: 1. SITE ADDRESS::  114 OLD STATE ROAD ELLISVILLE, MO 63021 LOCATOR NO. 23U620122 2. OWNER INFORMATION: STL ELLISVILLE LLC 1034 S. BRENTWOOD BLVD, STE. 1300 SAINT LOUIS, MO 63117 PARCEL 1 LOCATOR NO. 23U620122 PARCEL 2 LOCATOR NO. 23U340435 3. AREA OF TRACTS: ORIGINAL PARCEL: 1,355,253 SQUARE FEET OR 31.11 ACRES, MORE OR LESS       LOT A: 1,043,767 SQUARE FEET OR 23.96 ACRES, MORE OR LESS       LOT B: 311,486 SQUARE FEET OR 7.15 ACRES, MORE OR LESS 4. PRESENT ZONING: "M-1" LIGHT INDUSTRIAL DISTRICT (CITY OF ELLISVILLE) "M-1" LIGHT INDUSTRIAL DISTRICT DIMENSIONAL REQUIREMENTS FRONT YARD SETBACK:   30 FEET 30 FEET SIDE YARD SETBACK:   15 FEET 15 FEET REAR YARD SETBACK:   15 FEET 15 FEET MINIMUM SITE AREA:    1 ACRE 1 ACRE MAXIMUM BUILDING HEIGHT:   30 FEET 30 FEET 5. ACCORDING TO THE FIRM FLOOD INSURANCE RATE MAP 29189C0278K DATED FEBRUARY 4, 2015, THIS DEVELOPMENT IS LOCATED IN ZONE X UNSHADED, AREAS DETERMINED TO BE OUTSIDE THE 0.2% CHANCE ANNUAL FLOODPLAIN. 6. THD DESIGN GROUP HAS USED EXCLUSIVELY THE INFORMATIONAL TITLE REPORT SUPPLIED BY FIRST AMERICAN TITLE INSURANCE COMPANY NATIONAL COMMERCIAL SERVICES, COMMITMENT NO. NCS-1189922-CLE, HAVING AN EFFECTIVE DATE OF AUGUST 18, 2023. THE RESULTS OF THE SCHEDULE B, SECTION II ARE LISTED BELOW. COMMITMENT NO. NCS-1189922-CLE ITEM 1-8:  ARE NOT OF A SURVEY NATURE. ARE NOT OF A SURVEY NATURE. ITEM 9:  EASEMENTS, RESTRICTIONS AND SETBACK LINES AS PER PLAT, RECORDED IN EASEMENTS, RESTRICTIONS AND SETBACK LINES AS PER PLAT, RECORDED IN PLAT BOOK 9, PAGE 60 OF THE ST. LOUIS CITY (FORMER COUNTY) RECORDS, SURVEY RECORD BOOK 1, PAGE 120, PLAT BOOK 141, PAGE 99, AND  PLAT BOOK 349, PAGE 578. (AS SHOWN HEREON) ITEM 10:  TERMS AND PROVISIONS OF SITE DEVELOPMENT PLANS, ACCORDING TO PLATS TERMS AND PROVISIONS OF SITE DEVELOPMENT PLANS, ACCORDING TO PLATS RECORDED IN PLAT BOOK 125, PAGE 31 AND PLAT BOOK 141, PAGE 31.  (AS SHOWN HEREON)  ITEM 11:  EASEMENT GRANTED EDISON ELECTRIC LIGHT AND POWER COMPANY ACCORDING EASEMENT GRANTED EDISON ELECTRIC LIGHT AND POWER COMPANY ACCORDING TO INSTRUMENT RECORDED IN BOOK 1344, PAGE 347. (DOES NOT EFFECT  SUBJECT PROPERTY) ITEM 12:  EASEMENT GRANTED UNION ELECTRIC LIGHT AND POWER COMPANY ACCORDING EASEMENT GRANTED UNION ELECTRIC LIGHT AND POWER COMPANY ACCORDING TO INSTRUMENT RECORDED IN BOOK 1395, PAGE 23. (DOES NOT EFFECT  SUBJECT PROPERTY) ITEMS 13-15: ARE NOT OF A SURVEY NATURE.  ARE NOT OF A SURVEY NATURE.  ITEM 16:  EASEMENT GRANTED STATE OF MISSOURI ACCORDING TO INSTRUMENT RECORDED EASEMENT GRANTED STATE OF MISSOURI ACCORDING TO INSTRUMENT RECORDED IN BOOK 4608, PAGE 510. (DOES NOT EFFECT SUBJECT PROPERTY) ITEM 17:   ARE NOT OF A SURVEY NATURE ARE NOT OF A SURVEY NATURE ITEM 18:  EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 5240, PAGE 598. (AS SHOWN HEREON) ITEM 19:  EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 5240, PAGE 600. (AS SHOWN HEREON) ITEM 20:  EASEMENT GRANTED TO THE ST. LOUIS COUNTY WATER COMPANY, ACCORDING EASEMENT GRANTED TO THE ST. LOUIS COUNTY WATER COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 6165, PAGE 316. (DOES NOT EFFECT  SUBJECT PROPERTY) ITEMS 21-22: ARE NOT OF A SURVEY NATURE.  ARE NOT OF A SURVEY NATURE.  ITEM 23:  EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 106, PAGE 2016. (AS SHOWN HEREON)  ITEM 24:  EASEMENT GRANTED TO UNION ELECTRIC COMPANY, ACCORDING TO INSTRUMENT EASEMENT GRANTED TO UNION ELECTRIC COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 7176, PAGE 1839. (AS SHOWN HEREON) ITEM 25:  EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING EASEMENT GRANTED TO SOUTHWESTERN BELL TELEPHONE COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 8393, PAGE 1340. (AS SHOWN HEREON) ITEM 26:  EASEMENT GRANTED TO THE ST. LOUIS COUNTY WATER COMPANY, ACCORDING EASEMENT GRANTED TO THE ST. LOUIS COUNTY WATER COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 8508, PAGE 1118. (AS SHOWN HEREON) ITEM 27:   EASEMENT GRANTED TO UNION ELECTRIC COMPANY, ACCORDING TO INSTRUMENT EASEMENT GRANTED TO UNION ELECTRIC COMPANY, ACCORDING TO INSTRUMENT RECORDED IN BOOK 8846, PAGE 1204. (DOES NOT EFFECT SUBJECT PROPERTY) ITEM 28:  EASEMENT GRANTED TO THE METROPOLITAN ST. LOUIS SEWER DISTRICT,  EASEMENT GRANTED TO THE METROPOLITAN ST. LOUIS SEWER DISTRICT,  ACCORDING TO INSTRUMENT RECORDED IN BOOK 10286, PAGE 1175. (AS SHOWN HEREON) ITEM 29:  EASEMENT GRANTED MISSOURI-AMERICAN WATER COMPANY ACCORDING TO  EASEMENT GRANTED MISSOURI-AMERICAN WATER COMPANY ACCORDING TO  INSTRUMENT RECORDED IN BOOK 16365, PAGE 825. (AS SHOWN HEREON) ITEMS 30-32: ARE NOT OF A SURVEY NATURE. 7. BASIS OF BEARINGS: GRID NORTH OF THE MISSOURI STATE PLANE COORDINATE SYSTEM, NAD'83 DATUM, EAST ZONE. 8. ALL SURVEY MONUMENTS SHOWN TO BE SET HEREON SHALL BE SET WITHIN 1 CALENDAR YEAR OF ALL SURVEY MONUMENTS SHOWN TO BE SET HEREON SHALL BE SET WITHIN 1 CALENDAR YEAR OF THE RECORDING OF THIS PLAT.
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LAND DESCRIPTION:(LOT SPLIT - PER SURVEY) :(LOT SPLIT - PER SURVEY) LOT A: A TRACT OF LAND BEING PART OF ADJUSTED PARCEL B OF QUIKTRIP NO. 634 IN SECTION 5, TOWNSHIP 44 NORTH, RANGE 4 EAST, OF THE FIFTH PRINCIPAL MERIDIAN, ST. LOUIS COUNTY, MISSOURI, ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 349 PAGE 578 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS, SAID TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A FOUND IRON ROD ON THE WESTERN RIGHT-OF-WAY OF OLD STATE ROAD, VARIABLE WIDTH, SAID POINT ALSO BEING THE SOUTHEAST CORNER OF SAID ADJUSTED PARCEL B OF QUIKTRIP NO. 634;  THENCE DEPARTING SAID RIGHT-OF-WAY AND ALONG THE SOUTH LINE OF SAID ADJUSTED PARCEL B NORTH 89 DEGREES 57 MINUTES 39 SECONDS WEST A DISTANCE OF 1227.56 FEET TO A FOUND IRON PIPE ON THE NORTHEAST LINE OF LOT 12 OF WESTWOODS BUSINESS PARK ADDITION, A SUBDIVISION RECORDED IN PLAT BOOK 293 PAGE 61 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS;  THENCE ALONG SAID NORTHEASTERN LINE NORTH 22 DEGREES 35 MINUTES 15 SECONDS WEST A DISTANCE OF 576.68 FEET TO A FOUND IRON ROD WITH CAP ON THE SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, 60 FEET WIDE, SAID POINT ALSO BEING THE NORTHEAST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF JESUS & ANA GUTIERREZ PER DEED BOOK 19771 PAGE 1262 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS;  THENCE ALONG SAID SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, NORTH 47 DEGREES 09 MINUTES 39 SECONDS EAST A DISTANCE OF 251.70 FEET TO A SET IRON ROD;  THENCE DEPARTING SAID RIGHT-OF-WAY AND ALONG A MEANDER LINE WITH THE FOLLOWING COURSES AND DISTANCES: A CURVE TO THE LEFT HAVING A CHORD BEARING SOUTH 11 DEGREES 36 MINUTES 17 SECONDS EAST, A CHORD DISTANCE OF 26.97 FEET, A RADIUS OF 36.71 FEET, AND AN ARC DISTANCE OF 27.62 FEET TO A SET IRON ROD;  SOUTH 38 DEGREES 30 MINUTES 30 SECONDS EAST A DISTANCE OF 131.72 FEET TO A SET IRON ROD; A CURVE TO THE LEFT HAVING A CHORD BEARING SOUTH 71 DEGREES 34 MINUTES 38 SECONDS EAST, A CHORD DISTANCE OF 31.75 FEET, A RADIUS OF 27.73 FEET, AND AN ARC DISTANCE OF 33.81 FEET TO A SET IRON ROD; NORTH 72 DEGREES 47 MINUTES 59 MINUTES EAST A DISTANCE OF 123.35 FEET TO A SET IRON ROD; NORTH 64 DEGREES 53 MINUTES 14 SECONDS EAST A DISTANCE OF 89.96 FEET TO A SET IRON ROD;  A CURVE TO THE LEFT HAVING A CHORD BEARING NORTH 58 DEGREES 55 MINUTES 13 SECONDS EAST, A CHORD DISTANCE OF 130.69 FEET, A RADIUS OF 954.52 FEET, AND AN ARC DISTANCE OF 130.79 FEET TO A SET IRON ROD;  NORTH 53 DEGREES 56 MINUTES 04 SECONDS WEST A DISTANCE OF 167.88 FEET TO A SET IRON ROD;  A CURVE TO THE RIGHT HAVING A CHORD BEARING NORTH 68 DEGREES 25 MINUTES 45 SECONDS EAST, A CHORD DISTANCE OF 129.51 FEET, A RADIUS OF 328.41 FEET, AND AN ARC DISTANCE OF 130.36 FEET TO A SET IRON ROD; A CURVE TO THE RIGHT HAVING A CHORD BEARING SOUTH 85 DEGREES 13 MINUTES 25 SECONDS EAST, A CHORD DISTANCE OF 40.97 FEET, A RADIUS OF 121.60 FEET, AND AN ARC DISTANCE OF 41.16 FEET TO A SET IRON ROD; SOUTH 71 DEGREES 14 MINUTES  15 SECONDS EAST A DISTANCE OF 23.94 FEET TO A SET IRON ROD;  A CURVE TO THE LEFT HAVING A CHORD BEARING NORTH 84 DEGREES 17 MINUTES 48 SECONDS EAST, A CHORD DISTANCE OF 21.83 FEET, A RADIUS OF 18.99 FEET, AND AN ARC DISTANCE OF 23.25 FEET TO A SET IRON ROD; NORTH 45 DEGREES 13 MINUTES 28 SECONDS EAST A DISTANCE OF 30.41 FEET TO A SET IRON ROD;  A CURVE TO THE RIGHT HAVING A CHORD BEARING NORTH 61 DEGREES 27 MINUTES 10 SECONDS EAST, A CHORD DISTANCE OF 70.75 FEET, A RADIUS OF 143.56 FEET, AND AN ARC DISTANCE OF 71.49 FEET TO A SET IRON ROD; NORTH 81 DEGREES 58 MINUTES 24 SECONDS EAST A DISTANCE OF 135.71 FEET TO A FOUND IRON PIPE BEING THE SOUTHWEST CORNER OF LOT 2B OF THE RESUBDIVISION OF LOT 2 OF THE CLANCY TRACT, A SUBDIVISION RECORDED IN PLAT BOOK 348 PAGE 249 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS; THENCE SOUTH 81 DEGREES 42 MINUTES 56 SECONDS EAST A DISTANCE OF 286.77 FEET TO A POINT ON THE WESTERN RIGHT-OF-WAY OF SAID OLD STATE ROAD, VARIABLE WIDTH, FROM WHICH POINT A FOUND CROSS BEARS NORTH 72 DEGREES 19 MINUTES 04 SECONDS WEST A DISTANCE OF 3.10 FEET;  THENCE ALONG SAID WESTERN RIGHT-OF-WAY OF OLD STATE ROAD SOUTH 00 DEGREES 29 MINUTES 34 SECONDS WEST A DISTANCE OF 877.41 FEET TO THE POINT OF BEGINNING, CONTAINING 1,043,767 SQUARE FEET OR 23.96 ACRES, MORE OR LESS, AS PER THE SURVEY PERFORMED BY THD DESIGN GROUP, INC DURING APRIL, 2025. 

AutoCAD SHX Text
LAND DESCRIPTION:(PER SURVEY) :(PER SURVEY) ORIGINAL PARCEL: A TRACT OF LAND BEING PART OF ADJUSTED PARCEL B OF QUIKTRIP NO. 634 IN SECTION 5, TOWNSHIP 44 NORTH, RANGE 4 EAST, OF THE FIFTH PRINCIPAL MERIDIAN, ST. LOUIS COUNTY, MISSOURI, ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 349 PAGE 578 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS, SAID TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A FOUND IRON ROD ON THE WESTERN RIGHT-OF-WAY OF OLD STATE ROAD, VARIABLE WIDTH, SAID POINT ALSO BEING THE SOUTHEAST CORNER OF SAID ADJUSTED PARCEL B OF QUIKTRIP NO. 634;  THENCE DEPARTING SAID RIGHT-OF-WAY AND ALONG THE SOUTH LINE OF SAID ADJUSTED PARCEL B NORTH 89 DEGREES 57 MINUTES 39 SECONDS WEST A DISTANCE OF 1227.56 FEET TO A FOUND IRON PIPE ON THE NORTHEAST LINE OF LOT 12 OF WESTWOODS BUSINESS PARK ADDITION, A SUBDIVISION RECORDED IN PLAT BOOK 293 PAGE 61 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS;  THENCE ALONG SAID NORTHEASTERN LINE NORTH 22 DEGREES 35 MINUTES 15 SECONDS WEST A DISTANCE OF 576.68 FEET TO A FOUND IRON ROD WITH CAP ON THE SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, 60 FEET WIDE, SAID FOUND IRON ROD WITH CAP ALSO BEING THE NORTHEAST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF JESUS & ANA GUTIERREZ PER DEED BOOK 19771 PAGE 1262 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS;  THENCE ALONG SAID SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, NORTH 47 DEGREES 09 MINUTES 39 SECONDS EAST A DISTANCE OF 831.90 FEET TO A FOUND IRON ROD ON THE SOUTHERN RIGHT-OF-WAY OF MISSOURI STATE HIGHWAY 100, COMMONLY KNOWN AS MANCHESTER ROAD, AND HAVING A VARIABLE WIDTH;  THENCE CONTINUING ALONG SAID RIGHT-OF-WAY OF MANCHESTER ROAD THE FOLLOWING COURSES AND DISTANCES: NORTH 71 DEGREES 25 MINUTES 39 SECONDS EAST A DISTANCE OF 230.14 FEET TO A SET IRON ROD; NORTH 63 DEGREES 15 MINUTES 14 SECONDS EAST A DISTANCE OF 252.21 FEET TO A FOUND RIGHT-OF-WAY MARKER;  NORTH 71 DEGREES 31 MINUTES 18 SECONDS EAST A DISTANCE OF 37.91 FEET TO A FOUND IRON ROD BEING THE NORTHWEST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF THE MERWIN R. CROW & GLORIA DAVIS JOINT LIVING TRUST; SAID TRACT ALSO BEING LOT 1 OF BURGER KING PLAT I, A SUBDIVISION RECORDED IN PLAT BOOK 366 PAGE 379 OF THE ST. LOUIS COUNTY MISSOURI RECORDS;  THENCE DEPARTING THE SOUTHERN RIGHT-OF-WAY OF MANCHESTER ROAD AND ALONG THE WESTERN LINE OF SAID LOT 1 OF BURGER KING PLAT I THE FOLLOWING COURSES AND DISTANCES:  SOUTH 05 DEGREES 08 MINUTES 06 SECONDS EAST A DISTANCE OF 51.04 FEET TO A FOUND IRON PIPE; SOUTH 13 DEGREES 59 MINUTES 00 SECONDS A DISTANCE OF 100.33 FEET TO A FOUND IRON ROD; SOUTH 20 DEGREES 49 MINUTES 34 SECONDS A DISTANCE OF 76.96 FEET TO A FOUND IRON PIPE;  SOUTH 56 DEGREES 27 MINUTES 41 SECONDS EAST A DISTANCE OF 33.99 FEET TO A SET IRON ROD AT THE NORTHWEST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF 40 OLD STATE ROAD, LLC, HAVING A LOCATOR NUMBER OF 23T410834, SAID POINT ALSO BEING LOT 2B OF THE RESUBDIVISION OF LOT 2 OF THE CLANCY TRACT, A SUBDIVISION RECORDED IN PLAT BOOK 348 PAGE 249 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS;  THENCE ALONG THE WESTERN LINE OF SAID LOT 2B, SOUTH 00 DEGREES 24 MINUTES 59 SECONDS WEST A DISTANCE OF 140.16 FEET TO A FOUND IRON PIPE AT THE SOUTHWEST CORNER OF SAID LOT 2B; THENCE SOUTH 81 DEGREES 42 MINUTES 56 SECONDS EAST A DISTANCE OF 286.77 FEET TO A POINT ON THE WESTERN RIGHT-OF-WAY OF SAID OLD STATE ROAD, VARIABLE WIDTH, FROM WHICH POINT A FOUND CROSS BEARS NORTH 72 DEGREES 19 MINUTES 04 SECONDS WEST A DISTANCE OF 3.10 FEET;  THENCE ALONG SAID WESTERN RIGHT-OF-WAY OF OLD STATE ROAD SOUTH 00 DEGREES 29 MINUTES 34 SECONDS WEST A DISTANCE OF 877.41 FEET TO THE POINT OF BEGINNING, CONTAINING 1,355,253 SQUARE FEET OR 31.11 ACRES, MORE OR LESS, AS PER THE SURVEY PERFORMED BY THD DESIGN GROUP, INC DURING APRIL, 2025. 
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LAND DESCRIPTION:(LOT SPLIT - PER SURVEY) :(LOT SPLIT - PER SURVEY) LOT B: A TRACT OF LAND BEING PART OF ADJUSTED PARCEL B OF QUIKTRIP NO. 634 IN SECTION 5, TOWNSHIP 44 NORTH, RANGE 4 EAST, OF THE FIFTH PRINCIPAL MERIDIAN, ST. LOUIS COUNTY, MISSOURI, ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 349 PAGE 578 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS, SAID TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT A FOUND IRON ROD WITH CAP ON THE SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, 60 FEET WIDE, SAID POINT ALSO BEING THE NORTHEAST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF JESUS & ANA GUTIERREZ PER DEED BOOK 19771 PAGE 1262 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS; THENCE ALONG SAID SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, NORTH 47 DEGREES 09 MINUTES 39 SECONDS EAST A DISTANCE OF 251.70 FEET TO A SET IRON ROD, SAID POINT BEING THE POINT OF BEGINNING OF THE TRACT HEREIN DESCRIBED AS FOLLOWS:  THENCE CONTINUING ALONG SAID SOUTHERN RIGHT-OF-WAY OF RUCK ROAD, NORTH 47 DEGREES 09 MINUTES 39 SECONDS EAST A DISTANCE OF 580.20 FEET TO A FOUND IRON ROD ON THE SOUTHERN RIGHT-OF-WAY OF MISSOURI STATE HIGHWAY 100, COMMONLY KNOWN AS MANCHESTER ROAD, AND HAVING A VARIABLE WIDTH;  THENCE CONTINUING ALONG SAID SOUTHERN RIGHT-OF-WAY OF MANCHESTER ROAD THE FOLLOWING COURSES AND DISTANCES: NORTH 71 DEGREES 25 MINUTES 39 SECONDS EAST A DISTANCE OF 230.14 FEET TO A SET IRON ROD; NORTH 63 DEGREES 15 MINUTES 14 SECONDS EAST A DISTANCE OF 252.21 FEET TO A FOUND RIGHT-OF-WAY MARKER;  NORTH 71 DEGREES 31 MINUTES 18 SECONDS EAST A DISTANCE OF 37.91 FEET TO A FOUND IRON ROD BEING THE NORTHWEST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF THE MERWIN R. CROW & GLORIA DAVIS JOINT LIVING TRUST; SAID TRACT ALSO BEING LOT 1 OF BURGER KING PLAT I, A SUBDIVISION RECORDED IN PLAT BOOK 366 PAGE 379 OF THE ST. LOUIS COUNTY MISSOURI RECORDS;  THENCE DEPARTING THE SOUTHERN RIGHT-OF-WAY OF MANCHESTER ROAD AND ALONG THE WESTERN LINE OF SAID LOT 1 OF BURGER KING PLAT I THE FOLLOWING COURSES AND DISTANCES:  SOUTH 05 DEGREES 08 MINUTES 06 SECONDS EAST A DISTANCE OF 51.04 FEET TO A FOUND IRON PIPE; SOUTH 13 DEGREES 59 MINUTES 00 SECONDS A DISTANCE OF 100.33 FEET TO A FOUND IRON ROD; SOUTH 20 DEGREES 49 MINUTES 34 SECONDS A DISTANCE OF 76.96 FEET TO A FOUND IRON PIPE;  SOUTH 56 DEGREES 27 MINUTES 41 SECONDS EAST A DISTANCE OF 33.99 FEET TO A SET IRON ROD AT THE NORTHWEST CORNER OF A TRACT OF LAND NOW OR FORMERLY OF 40 OLD STATE ROAD, LLC, HAVING A LOCATOR NUMBER OF 23T410834, SAID POINT ALSO BEING LOT 2B OF THE RESUBDIVISION OF LOT 2 OF THE CLANCY TRACT, A SUBDIVISION RECORDED IN PLAT BOOK 348 PAGE 249 OF THE ST. LOUIS COUNTY, MISSOURI RECORDS;  THENCE ALONG THE WESTERN LINE OF SAID LOT 2B, SOUTH 00 DEGREES 24 MINUTES 59 SECONDS WEST A DISTANCE OF 140.16 FEET TO A FOUND IRON PIPE AT THE SOUTHWEST CORNER OF SAID LOT 2B; THENCE DEPARTING SAID WESTERN LINE OF LOT 2B AND ALONG A MEANDER LINE WITH THE FOLLOWING COURSES AND DISTANCES: SOUTH 81 DEGREES 58 MINUTES 24 SECONDS WEST A DISTANCE OF 135.71 FEET TO A SET IRON ROD;  A CURVE TO THE LEFT HAVING A CHORD BEARING SOUTH 61 DEGREES 27 MINUTES 10 SECONDS WEST, A CHORD DISTANCE OF 70.75 FEET, A RADIUS OF 143.56 FEET, AND AN ARC DISTANCE OF 71.49 FEET TO A SET IRON ROD; SOUTH 45 DEGREES 13 MINUTES 28 SECONDS WEST A DISTANCE OF 30.41 FEET TO A SET IRON ROD;  A CURVE TO THE RIGHT HAVING A CHORD BEARING SOUTH 84 DEGREES 17 MINUTES 48 SECONDS WEST, A CHORD DISTANCE OF 21.83 FEET, A RADIUS OF 18.99 FEET, AND AN ARC DISTANCE OF 23.25 FEET TO A SET IRON ROD; NORTH 71 DEGREES 14 MINUTES  15 SECONDS WEST A DISTANCE OF 23.94 FEET TO A SET IRON ROD;  A CURVE TO THE LEFT HAVING A CHORD BEARING NORTH 85 DEGREES 13 MINUTES 25 SECONDS WEST, A CHORD DISTANCE OF 40.97 FEET, A RADIUS OF 121.60 FEET, AND AN ARC DISTANCE OF 41.16 FEET TO A SET IRON ROD; A CURVE TO THE LEFT HAVING A CHORD BEARING SOUTH 68 DEGREES 25 MINUTES 45 SECONDS WEST, A CHORD DISTANCE OF 129.51 FEET, A RADIUS OF 328.41 FEET, AND AN ARC DISTANCE OF 130.36 FEET TO A SET IRON ROD; SOUTH 53 DEGREES 56 MINUTES 04 SECONDS EAST A DISTANCE OF 167.88 FEET TO A SET IRON ROD;  A CURVE TO THE RIGHT HAVING A CHORD BEARING SOUTH 58 DEGREES 55 MINUTES 13 SECONDS WEST, A CHORD DISTANCE OF 130.69 FEET, A RADIUS OF 954.52 FEET, AND AN ARC DISTANCE OF 130.79 FEET TO A SET IRON ROD;  SOUTH 64 DEGREES 53 MINUTES 14 SECONDS WEST A DISTANCE OF 89.96 FEET TO A SET IRON ROD;  SOUTH 72 DEGREES 47 MINUTES 59 MINUTES WEST A DISTANCE OF 123.35 FEET TO A SET IRON ROD; A CURVE TO THE RIGHT HAVING A CHORD BEARING NORTH 71 DEGREES 34 MINUTES 38 SECONDS WEST, A CHORD DISTANCE OF 31.75 FEET, A RADIUS OF 27.73 FEET, AND AN ARC DISTANCE OF 33.81 FEET TO A SET IRON ROD; NORTH 38 DEGREES 30 MINUTES 30 SECONDS WEST A DISTANCE OF 131.72 FEET TO A SET IRON ROD; A CURVE TO THE LEFT HAVING A CHORD BEARING NORTH 11 DEGREES 36 MINUTES 17 SECONDS WEST, A CHORD DISTANCE OF 26.97 FEET, A RADIUS OF 36.71 FEET, AND AN ARC DISTANCE OF 27.62 FEET TO THE POINT OF BEGINNING, CONTAINING 311,486 SQUARE FEET OR 7.15 ACRES, MORE OR LESS, AS PER THE SURVEY PERFORMED BY THD DESIGN GROUP, INC DURING APRIL, 2025.
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1 Weis Avenue, Ellisville, Missouri 63011 

Memo 
To: Chairman Mike Becker and Members of the Planning and Zoning Commission 

From: Ada Hood, City Planner 

Meeting 
Date: February 11, 2026 

Re: Petition of Petition of Spiegelglass Construction Co., Inc., for approval of an 
amendment to the "C-5" Planned Commercial District and the site development 
plan approved by Ordinance 3479 to authorize a fast-casual sushi restaurant 
Wasabi Express, with a pick up window and to approve a conditional use permit to 
authorize the sale of liquor at the location known and numbered as 309 Clarkson 
Road 

BACKGROUND 

On July 21, 2021, the city approved Ordinance# 3479 authorizing the creation of an outlot 
(Lot 1) which would remain zoned C-3 Commercial at 15970 Manchester Road. The 
remainder of the lot (Lot 2) has been rezoned to C-5 Planned Commercial and the new Mila 
Apartments (225-units) are currently under construction. 

Lot Size Zoning 

Lot 1 1.11 acres C-3 

Lot 2 570 acres C-5 

SUMMARY 

The applicant is proposing a Wasabi Express restaurant with a pickup window at the 
subject site. The site merasures .59 acres and the building will measure 2,660 square feet 
in size. The restaurant will have a seating capacity of 40 seats, approximately 60% of its 
business with be pick up/take out and operating hours will be from 11 :30 AM to 9:00 Pm 
Sunday through Saturday. 
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E.arkLog 

As per the zoning code, a minimum of 11.0 parking spaces per 1,000 square feet gross floor 
area and a maximum of 16.0 parking spaces per 1,000 square feet gross floor area are 
required. Based on the aforementioned requirements, a minimum of 30 parking spaces 
are required. The applicant is providing 30 parking spaces, well below the maximum of 43 
parking spaces. 

The applicant has submitted a lighting plan and has indicated they will comply with all 
applicable requirements, including but not limited to: 

• For commercial or industrial uses, such lighting shall provide a minimum of one­
half (0.5) footcandle of lighting and a maximum average of three (3) footcandles of 
lighting at all places of pedestrian assembly and sidewalks, and vehicular parking 
and drive aisles pertaining. 

• Illumination at the ground level of the property line of subject property shall be zero 
(0) footcandles. 

• Every reasonable effort shall be made (through placement and lighting control 
devices) to minimize the visibility of any lamp that is required to be fully shielded. 

• 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. 

• Light standards are limited to twenty (20) feet, measured from the ground to the 
highest point of the standard. 

• Total outdoor light output, including proposed and existing street lights, pedestrian 
lights, building lights, landscape lights, and any other lighting and signage lighting, 
shall not exceed five footcandles (5 fc). The applicant must submit sufficient 
information to enable the Director of Planning to determine compliance. 

• Every property along Manchester Road and along Clarkson Road shall be required 
to install sidewalk luminaires, in association with new construction. 

• Sidewalk luminaires shall comply with the City's Sidewalk Luminaire Guidelines 
available at City Hall. Lamps may not exceed a CCT of two thousand seven hundred 
(2,700) K 

Landscage 

• Page2 
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The submitted landscape plan is in compliance with the City regulations . 

Though cross access, it has been determined that the existing and proposed grades do not 
lend themselves for a workable connection to the north. The City Council has granted a 
waiver for the cross access with the prior approval for this site. 

Ir.ash Enclosure 

The applicant will install the trash enclosure along the east side of the parking area. It will 
be located approximately 15' from the eats property line. Details regarding the enclosure 
materials is not provided. The enclosure will have to feature masonry to match the building 
materials. 

affic 

The City's third-party traffic consultant has reviewed the proposed site plan and prepared 
a Traffic Assessment (update on the 7Brew Traffic Study). The Letter is attached or your 
review. A summary of the traffic consultant's findings is as follows: 

Based upon a previous study of the subject site, as well as along Clarkson 
Road in general, it is apparent that unsignalized approaches to Clarkson 
Road within the study area experience failing levels of service and lengthy 
delays during the peak periods. This is indicative of the congestion along 
Clarkson Road, which can carry nearly 40,000 vehicles per day. The heavy 
volume on Clarkson Road makes it challenging for motorists to turn left 
onto the roadway, even with the presence of a center turn lane. 

At times, northbound traffic on Clarkson Road extends back from its 
signalized intersection with Clayton Road and obstructs the unsignalized 
intersections, occasionally extending south of Field Avenue/Ozark Trail. 
This condition is most prevalent in the morning peak hours when 
northbound traffic on Clarkson Road is heaviest. However, even during 
the midday peak hour, it has been observed that the rolling back of the 
northbound queue would occasionally extend nearly to the access drive 
to 317 Clarkson Road. During the afternoon peak hour, northbound 
queues from the signal do not extend into the study area. 

As compared to the previously considered 7 Brew, the proposed Wasabi 
restaurant would not be operational during the critical morning peak 
hour, when northbound traffic on Clarkson Road is at its heaviest and the 
queues routinely extend back past Field Avenue. 

• Page3 
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When the Wasabi is operational, it is expected that motorists exiting onto 
Clarkson Road would experience some delay, likely comparable to that 
experienced by motorists who today use Field Avenue, Ozark Trail, or 
Oregon Trail. At these times, left turning traffic will experience some 
delays and they have to rely upon the center turn lane to complete their 
turn in two stages. However, given the anticipated trip generation, it is 
likely the queue to exit the site via the access drive will average one to two 
vehicles, which can be accommodated by the proposed throat depth of 
50 feet. 

RECOMMENDATION 

Staff recommends the Planning and Zoning Commission forwards a positive 
recommendation subject to the applicant securing ARB approval. 

• Page4 
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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: 309 Clarkson Rd., Ellisville, MO 63011 

Project Description: Demolish existing structure and construct a new fast casual sushi restaurant called Wasabi Express 

Project Name: Wasabi Express 

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) R.S.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 R.S .Mo. All Applicants are 
cautioned to consult with an attorney prior to undertaking non-attorney representation. 

Name and Title of APPLICANT: Spiegelglass Construction Co., Inc. 

Address: 

Phone Number: Email -------
Name of Business Owner(s) - if different than above:_W_ as_a_b_i _E_x,_pr_e_s_s,'-L_L_C _ ____________ _ 

Address: 

Phone Number: 
-- - ~ . ..., .. ,..,.~ ______ _ .Email. 

Name of Property Owner(s) - if different than above:_ R_o_be_rt_ S_ro_t_e __________ ______ _ 

Address: 

Phone Number: _____________ Email ____ _______________ _ 

Name of Architect, Landscape Architect, Planner or Engineer: Patrick Bennett - Civil & Environmental Consultants 

Address:_j 

Phone Number: - Email -----
PART B: SITE DESCRIPTION 

Legal Address of Property: __ : _ _____ _ _____ _ Locator No. :_2_2T_5_1_0_4_0_3 ______ _ 

Lot No. : _______ _ .Block No.: _________ Current Zoning: C-5 Planned Commercial 

Current Use of Site:_M_ed_i_ca_l_O_ff_i_ce ____________ _______________ _ 

Proposed Use of Site:_R_e_s_t_au_r_a_nt ____________________________ _ 
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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: t-ast casual sushi restaurant with # similar businesses already existing in the City: 
options to dine in or a pickup/drive-up 
window. There will be no ordering via 0 drive uo. 

Does the project compete with other existing uses in To what degree (qualitative and quantitative): 
the City: 

Will project result in loss of retail sales tax revenue Project potential loss: 
from other businesses in the City? 

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. 

129 Conditional Use Permit D Rezoning lJ Subdivision Plat 
IZJ Site Plan D Text Amendment D Lot Consolidation Plat 
i{) Architectural Review ~ Planned Development D Boundary Adjustment 
D Other: D Variance to the Board of Plat 

Adjustment [] Condominium Plat 

PART E: AUTHORIZATION (FU~AL NA~E IS REQUIRED) 

Signature of Applicant (Required): _ _ld.1!2'__:.~a;~~~~----------Date: 12/15/2025 

__,,.!!.!..!.-"<1::===~-------3...,_,..;.~--==,.,,Title/111terest in Property: General Contractor 

Signature of Property Owner (Requiretl}: __ ~~~-----------Date: 12.15.2025 
PRINT NAME: Robert Srote Title/Interest in Property:,_O_w_ n_e_r _____ _ 

PLEASE NOTE: We do not send payment instructions/or wire transfers or fax. We will never send an email with 
instructions containing EMAIL COMMUNICATION ONLY. If received, AW A YS CALL TO VERIFY (636) 227-9660. 
Email hacking and fraud are on the rise to fraudulently misdirect funds. Please call your escrow officer immediately 
using known contact information to verify any funding instructions received. We are not responsible for any wires sent by 
you to an incorrect bank account. 

2 
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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 11or8Yzx14 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: 309 Clarkson Road. Ellisville MO 63011 

Applicant: Spiegelglass Construction Co .. Inc. 

Project Name: Wasabi Express 

PART A: PROPOSED PROJECT 

Briefly describe the project and intended use(s) Demolish the existing structure and construct a new fast casual 

Sushi restaurant with a drive-up window. 

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 

Restaurant 

Designated Square 
Footage of 
Floor Area 

2625 sf 

PART B: AMENDMENT TO A PLANNED DEVELOPMENT 

Pc1·centage 

100% 

Briefly describe the project as approved: This address was previously submitted for ?Brew 

Conditional Use 
or 

Permitted Use 

Conditional Use 

Briefly describe the amendment to the project: This is a drive-up restaurant rather than a drive-thru restaurant. 

Revised: June 2, 2020 
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Will street and other means of access to the proposed development be suitable and adequate to any anticipated 
traffic without overloading the adjacent streets? _Y_e_s ______________________ _ 

If not, how will this be resolved? _________ _________ ___________ _ 

How does the internal circulation of the proposed development allow for movement of vehicles and pedestrians? 

Please see attached civil plan for details. 

Utilities: 

Are the existing or proposed utility services adequate for the proposed development?__;_N"'o _________ _ 

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? 

__llQ__ b. Will traffic conditions be negatively affected? 

Yes c. Will the change increase fire hazards? 

No d. Will public utility facilities be negatively affected? 

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

For Planned Residential Developments: 

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 

Yes 

Yes 

Are the proposed plans and conditions consistent with good planning practice? 

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

Does the project protect and promote the general welfare? 

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 

thesu~ectuse?_Y-'-=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?_ Y_e_s ___________ _ 

Revised: June 2, 2020 3 
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PART C: COMPREHENSIVE PLAN AND ZONING 

How does proposed development meet good planning practices, enhance the City and surrounding neighborhood? 

The addtion of Wasabi to Ellisville brings a local restaurant to the area that serves different cuisine than currently available. 

How does the proposed development meet the general planning goal of the City and the City's Comprehensive Plan? 

Being locally owned, Wasabi will further the goal by engaging a local restaurant and local business owner to bring a new community 
gathering space and restaurant. 

How does the development implement the Great Streets Master Plan and the Bikeable Walkable Community Plan? 

n/a 

Give a statement showing how the proposed Planned Development differs from the zoning ordinance: 

Currently this address is zoned residential. we are proposing a commercial use. 

Explain why this difference from the zoning ordinance is necessary for the project to proceed: _ _____ _ _ 

We are proposing to build a restaurant/commercial business that will enhance the city by brining a new cuisine to the area. 

What aspects of this project make it unusual and desirable enough for the City to allow the flexibility from the 
zoning ordinance: The drive up window will allow for more customers without the queue of vehicles. 

What, if any, public benefit is the developer willing to provide the City: Barriers between commercial property and residential area 

Adjacent Land Use: 

How is the proposed development compatible with the surrounding neighborhood? The rest of the street has 

commercial buildings on it currently. 

Describe impact on the surrounding neighborhood or the City as a whole? It provides a space for the community to come 

together and eat in the restaurant or bring food home on the go. Its options for dining in or quick pickup make it ideal for this location. 

Describe buffering be provided to protect adjacent land uses from light, noise, etc.? All light will be captured within our site 

There will be no exterior speakers. 

How are the operating and delivery hours compatible with the adjacent land use? The restaurant will not open until 11 :30am 

so morning traffic will not be negatively impacted. 

Architecture: 

How are the architecture and building materials consistent with a high quality development and adjacent area? 

Wasabi and Spiegelglass Construc::tion only use high quality materials to ensure high quality building in both construction 
and aesthetics. 
Describe how the development preserves significant architectural/environmental features of the property. ___ _ 

The proposed project fits well with the existing contour lines. 

Describe how the development preserves the designated historical features of the property. ___ _ _ ___ _ _ 

n/a 

Landscape: 

Demonstrate how the landscaping is appropriate for the scale of the development and enhances greenspace in the 
City. There will be a landscape buffer between the neighbors and this proposed project. We will use landscaping to beautify 

the area surrounding the building. 

What provisions will be made for care and maintenance of greenspace areas? Wasabi has a landscaping company 

that will maintain the landscaping throughout the year. 

Traffic: 

Revised: June 2, 2020 2 
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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. l on the Ringelmann Chait 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/l 0) pounds per one thousand (l ,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 (SO) 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 
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 

standard?_Y~e~s'-------------------------------------­
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 30-
18: (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"------------------------------ --­

p ART F: ENVIRONMENT AL STATEMENT 

Will the proposed request will not adversely impact the environment?: No it will not adversely impact the environment 

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

No (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 G: PROCESS 

I. 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 636-227-
9660. 
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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 Planned Developments must be made by submitting the Application Cover Sheet and the 
Planned Development 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 Y, 
x 11 or 8 Y, x I 4 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 ommi sion unless said time period is extended by mutual agreement in writing. The 
failure of the Commission to act within sixty (60) day after the date of official. submission to it shall be 
deemed approved. The "date of official submission" shall mean the date of the first (1st) official Planning 
and Zoning Commission meeting during which the application is received and placed on the agenda for 
consideration. 

6. Upon receipt of the recommendation, the City Council shall hold a public hearing in relation to the request. 
The City Council may, at its discretion, add to or delete conditions recommended by the Planning and 
Zoning Commission. The City Council may refer the application back to the Planning and Zoning 
Commission for further study before making its final decision. The decision rendered by the City Council 
shall require a simple majority vote except that a vote of at least five (5) members of the City Council will 
be required to approve any application contrary to the Planning and Zoning Commission recommendation. 

PART H: CHECKLIST 

Completed Application Cover form (only one form is needed per project) and Application for Rezoning 

Letter describing the proposed project (who, what, where, when, why, etc) 

One fully executed copy of the sale contract or lease agreement, if applicable. 

$800 deposit for Landscape Plan Review, if applicable. Depending on what the actual cost of the third 
party review, an applicant may be owed a refund or may be billed for additional monies . 

$6,000 deposit for Traffic Report, if applicable. Depending on what the actual cost of the third party 
review, an applicant may be owed a refund or may be billed for additional monies. 

Landscape Plan, Tree Preservation Plan, Street Tree Planting Plan 

Landscaping plan must show existing to remain, existing to be removed and proposed new landscaping. 
Note name, size and number of trees, shrubs and other plant material. Include plans for preserving 
existing trees and replacing removed trees. 
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Lighting Plan and Photometric Plan in compliance with Section 400.350. A Sidewalk Luminaire plan in 

compliance with Section 400.351, if applicable. 

Location map, including north arrow and map scale. 

Zoning district, subdivision name, lot number, dimensions and area, and zoning of adjacent parcels 
where different than site. 

Proposed use of the building, construction type and distance from adjacent property lines. 

Proposed uses. In single lot developments approximate location of buildings and other structures as well 
as parking areas shall be indicated. In multiple-lot developments, conceptual location and configuration 
of buildings, approximate locations of common ground areas, major utility easements, and storm water 
retention areas shall be indicated. Off-street parking spaces, required and proposed, including the 
number, size, and location of those designated for the handicapped. 

Type and availability of all utilities and of sanitary sewage treatment and storm water drainage facilities, 
including detention and retention ponds. 

Dimensions of existing and proposed roadway pavement and right-of-way width for streets abutting the 
site. 

Existing and proposed landscaping, including name and size of plant material. 

Approximate location of all isolated trees having a trunk diameter of six (6) inches or more, all tree 
masses, and proposed landscaping. Existing and proposed landscaping, including name and size of plant 
material. 

Existing and proposed contour lines or elevations based on mean sea level datum, at intervals of five (5) 
feet or less. 

Location and size of existing and proposed freestanding signs. 

Location and identification of all right-of-ways and easements (existing and proposed). 

Location and height of all light poles and type oflighting and shielding. 

Overall dimensions of all buildings and the gross floor area of each building. 

Preliminary plan for sanitation and drainage facilities, including location of any storm water drainage 
facilities, retention or detention facilities, sink holes and springs, silt berms, and other siltation control 
facilities. 

Off-street parking spaces, required and proposed, including the number, size, and location of those 
designated for the handicapped. 

At least two (2) section profiles through the site showing existing and/or proposed structures, as well as 
existing natural grade and/or proposed final grade. 

Proposed ingress and egress to the site, including adjacent streets, and approximate alignments of internal 
roadway systems. 

Demonstration of capacity to fulfill requirements imposed in conjunction with the application if approved 
in original or amended form. 

PLEASE NOTE: We do not send payment instructions for wire transfers or fax. We will never send an email 
with instructions containing EMAIL COMMUNICATION ONLY. If received , AW A YS CALL TO VERIFY 
(636) 227-9660. 
Email hacking and fraud are on the rise to fraudulently misdirect funds . Please call your escrow officer 
immediately using known contact information to verify any funding instructions received. We are not 
responsible for any wires sent by you to an incorrect bank account. 
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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 8Yix11or8 Yi x 14 IN SIZE. A $50.00 
APPLICATION FEE MUST ACCO MP ANY THIS APPLICATION 

PART A: 

Property Address: 309 Clarkson Road. Ellisville. MO 63011 

Applicant: Spiegelglass Construction Co., Inc. 

Project Name: Wasabi Express 

PART B: SITE DEVELOPMENT 
Briefly describe the Proposed Project and intended use(s): 
Demolish existing structure and construct a new fast casual sushi restaurant with options for dine in or drive-up 

Is the intended use: Permitted _ _ Conditionally Permitted: ___ Part of a Planned Development: ___ _ 

Total Square Footage of Site: 25 901 Total Square Footage ofBuilding(s):_26_2_5_s_f ______ _ 

Building Lot Coverage : _-_1_0_% _ _____ Total Impervious Lot Coverage: ___ 1_6-'-,6_0_0_S_F _____ _ 

Building(s) Height(s): 18'-4" Number of Floors: _ _ 1 _____________ _ 

Abutting Land Uses: C1 Commercial 
North 

Building Setbacks Provided/Required: 110' 

Field Rd. 
South 

I 136' 35' 
Front 

R1 Single Family Clarkson Road 
East West 

I 59.07' 1 O' I 18' 10' 18' (Please see SP-2 
Rear Side Side for detailed plan) 

I I I Landscape Buffer Provided/Required: --~--- _____ I 
Front Rear Side Side 

Parking Lot Landscape: Required: ---------Provided: Please see SP-2 For landscaping plan 

Total Number of Parking Spaces Provided: _ 3_0 _ _______ Required by City Code: __ 1_5 ____ _ 

HV AC Units/other equipment: 1 Location: Screening: _P....:.a_ra__.p'-'e-'-t ----- ---

Location of Trash Enclosure: Rear of Building (north side) #Pick Ups/Week: ____ P/U time: ____ _ 

Location of Loading/Delivery/Dock: --------- #Deliveries/week: ____ P/U Time: ___ _ 

Fence: Required:~ Location: East of building Type/Material: __ V_in~y~l _____ Height: _8_' ____ _ 

Wall (Screen/Sound): Required:~ Location: n/a Type/Material: n/a Height -'n""'"/"'"a __ _ 

Public Art or Benefit Provided: No Describe: ---'n-"-/a=---------------------

PART C: 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. 
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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 

thesu~ectuse?_Y~e=s=----------------------------------­
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=------------ --

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? 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 (I ,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? ______ _ 

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?~Y~e~s~-----------------------------------­
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?_Y'-e'-'s'------------ ----------- ---------------

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=-------------------------------------­
A dditional 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 30-
18: (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_es _ _____________________________ _ 

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. 

I. 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? _,__,N=o ______________ _ 

3. Can the proposed development be located in already developed areas? _Y_e_s _____________ _ 
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4. Has stormwater been captured and infiltrated into the ground as part of the project? _ N_o ________ _ 

5. Has stormwater been captured and reused for irrigation or decor as part of the project? If not, why not?_N_o __ _ 

6. Have permeable surface materials been used to promote infiltration and limit runoff? _Y_e_s ________ _ 

7. Can land disturbance be restricted to less sensitive areas within the project?_N_o ____________ _ 

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_la ________________________________ _ 

11. Does the development plan avoid sensitive areas? _Y~e=s~--------------------

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? _n_o_ N_IA ______________ ___________ _ 

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? _ N_IA _______________ _ 

15. Is over l acre of impervious area being added? _ N_o _____________________ _ 

16. Is the development tributary to any existing basins that need to be upgraded? _N~o __________ _ 

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? 
No (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 

I. 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 636-227-
9660. 

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 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 
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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 Y:z 
x 11 or 8 Y:z x 14 in size. 

PART G: CHECKLIST 

__ Completed Application Cover form (only one form is needed per project) 

__ Letter describing the proposed project (who, what, where, when, why, etc) 

__ One fully executed copy of the sale contract or lease agreement, if applicable. 

__ $800 deposit for Landscape Plan Review, if applicable. Depending on what the actual cost of the third party 
review, an applicant may be owed a refund or may be billed for additional monies. 

__ $6,000 deposit for Traffic Report, if applicable. Depending on what the actual cost of the third party review, 
an applicant may be owed a refund or may be billed for additional monies. 

__ Landscape Plan, Tree Preservation Plan, Street Tree Planting Plan 

Landscaping plan must show existing to remain, existing to be removed and proposed new landscaping. 
Note name, size and number of trees, shrubs and other plant material. Include plans for preserving existing 
trees and replacing removed trees. 

__ Lighting Plan and Photometric Plan in compliance with Section 400.350. A Sidewalk Luminaire plan in 

compliance with Section 400.351, if applicable. 

Type, location, height, shielding and degree of brightness of all exterior lighting. 

Boundary Map showing all boundaries, existing setbacks and other physical features. 

Location map showing north arrow. 

Zoning district, subdivision name, lot number, dimensions and area, and zoning of adjacent parcels where 
different than site. 

Dimensions of existing and proposed roadway pavements, sidewalks and right-of-way width for streets 
abutting the site. The proposed ingress and egress to the site including adjacent streets. 

Location and identification of all easements (existing and proposed). 

Off-street parking spaces, required and proposed, including the number, size, and location of those 
designated for the handicapped. Depict loading areas. 

Topographical survey showing all topography and drainage. Existing and proposed contour lines or 
elevations based on mean sea level datum at intervals of five (5) feet or less. Plan must depict any changes 
to topography and the natural flow of drainage. Note type, size and location of storm water drainage 
facilities and sanitary sewage treatment. 

Approximate location of any storm water retention or detention facilities, sink holes and springs, silt berms, 
and other siltation control facilities. 

Location, dimension, and character of all proposed infrastructure improvements. 

Plans showing all existing and proposed utilities. 

Proposed use of the building and its construction type and distance from adjacent property lines. Overall 
dimensions of all buildings and the gross floor area of each building. 

At least two (2) section profiles through the site showing preliminary building form, existing natural grade 
and proposed final grade. 
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Natural Resources Plan must show all existing resources; Show all wetlands, major waterways, I 00 and 
500 year flood plains, stream buffer, areas prone to flooding, stream erosion areas, sinkholes, springs, 
seeps, other karst features, areas with shallow depth to bedrock, existing topography, identify areas with 
slopes greater than 20%, show site soil type, areas with erodible soil , gullies, swales, ditches, ponds, 
existing detention basins, show forests and prairie areas, existing impervious areas and utilities and 
stormwater "credit areas." 

Provide an existing and proposed BMP area drainage map. 

Location and screening of trash and recycling containers. 

Location and screening ofHVAC equipment. 

Location of proposed amenities. 

Location and size of existing and proposed freestanding signs. 

The seal, signed and dated, of the licensed person who prepared the drawing or under whose immediate 
personal supervision the drawing has been prepared. 

All amendments should be "clouded" and note referenced . 

PLEASE NOTE: We do not send payment instructions for wire transfers or fax. We will never send 
an email with instructions containing EMAIL COMMUNICATION ONLY. If received, A WAYS 
CALL TO VERIFY (636) 227-9660. 
Email hacking and fraud are on the rise to fraudulently misdirect funds . Please call your escrow 
officer immediately using known contact information to verify any funding instructions received. We 
are not responsible for any wires sent by you to an incorrect bank account. 
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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: 309 Clarkson Rd., Ellisville, MO 63011 

Applicant: Spiegelglass Construction Co., Inc. 

Project Name: Wasabi Express 

PART B: SUMMARY 

Briefly describe the Proposed Project and intended use(s) and Reason for Requesting a Conditional Use Permit: 
Demolish the existing structure and construct a new fast casual sushi restaurant with a drive up window. 

PART C: AMENDING AN EXISTING CONDITIONAL USE PERMIT 

Please describe the proposed amendment: _ n/_a _ ___________ _________ _ 

Please describe why the proposed amendment is necessary: _n_/a ________________ _ 

PART D: SITE DESIGN 

Total Square Footage of Site: 25,900sf Total Square Footage ofBuilding(s): _ __ 26_2_5_sf _ _ __ _ 

Building Lot Coverage: __ 26_2_5_s_f ____ Total Impervious Lot Coverage: _1_6_,6_0_0_sf _______ _ 

Building(s) Height(s): 18'4" Number ofFloors: _ _____________ _ _ 

Abutting Land Uses: C1 Commercial 
North 

Building Setbacks Provided/Required: 110' 

Field Road 
South 

I 136' 35' 
Front 

I 
Front 

R1 Single Family Clarkson Road 
East 

59.07' 10' I 18' 
Rear Side 
I I 

Location of Trash Enclosure: Rear of building (north s ide) #Pick Ups/Week: ____ P/U time: ___ _ _ 

Location of Loading/Delivery/Dock: ________ # Deliveries/week: _ ___ P/U Time: _ _ _ 

Fence: Required:~ Location: East Type/Material: Vinyl Height: - ---'8"""' __ 
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Wall (Screen/Sound): Required:~ Location: _ n_/a ____ Type/Material : _n/_a ____ Heighl: _ n_/a __ _ 

Public Art or Benefit Provided: _N_o __ Describe: _n/_a ______ _______________ _ 

PART E: OPERATION 

Days of Operation: 7 days/week Hours of Operation: 11 :30am - 9:00pm 

Total #of Employees: _6 __ #Employees on Maximum Shift: _6 __ Property Owned/Leased: ____ _ 

Describe Any Loud Noise and Proposed Mitigation: _n_l_a_-_N_o_m_u_s_ic_w_i_ll _b_e-'p_la-'y'-e_d __________ __ _ 

Describe Any Odors/Smoke and Proposed Mitigation: _E_x_h_au_s_t_f_an_s _ ___________ _ _ ___ _ 

Describe Any Other Potential Concerns to Abutting Properties and Proposed Mitigation: _n_la ________ _ 

Describe How Storm Water will be accommodated: - ---------------------­

Architectural review is required/or any exterior renovation or far;ade changes. If any of these items are part of the 
project, complete an Architectural Review Board Application. 

PART F: 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. 

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 Jot on which the use is located; excluding vehicular traffic unrelated to 
thesubjectuse?_Y_e_s __________________________________ _ 

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 Jot on which the use is Jocated?_ Y_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? 
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 
standard?_Y_:ec..:s _ _________________________________ __ _ 

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?_Yc..:e~s=--------------------------------------­
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'--- --------- ------ --------------------
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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 30-
18: (Ord #2288, Sect. 2, JJ-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 G: STORM WATER QUALITY PROTECTION ST AND ARDS: 

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? _N_o ______________ _ 

3. Can the proposed development be located in already developed areas? _Y_e_s ____ _________ _ 

4. Has stormwater been captured and infiltrated into the ground as part of the project? _N"'"o _________ _ 

5. Has stormwater been captured and reused for irrigation or decor as part of the project? _N_o _____ ___ _ 

Ifnot,whynot? ___ __________ _____ _______________ _ 

6. Have permeable surface materials been used to promote infiltration and limit runoff? _Y_e_s ________ _ 

7. Can land disturbance be restricted to less sensitive areas within the project? No --------------
8. Is the development located outside the 100 year flood plain? _Y_es __________ ______ _ 

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)? No -------------------------------------
1 l . Does the development plan avoid sensitive areas? _._...._ ___________________ _ 

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? _ N_o _ _________________________ _ 

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? --'n-"-/""'a _______________ _ 

15. Is over I acre of impervious area being added? _N_o ______________________ _ 

16. Is the development tributary to any existing basins that need to be upgraded? -'N'-'--"-o _ _________ _ 

PART H: ENVIRONMENTAL STATEMENT 

Will the proposed request adversely impact the environment?:_N_o ______________ (Yes or No) 

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

No (Yes or No) If yes, please submit a copy ofthe 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. 
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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). 

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

Yes b. Will the use substantially increase fire hazards? 

No c. Will the use adversely affect the character of the neighborhood? 

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

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

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

Yes g. Will the use be the highest and best use of the location applied for? Describe: This site will become a 

Community gathering place where people can come enjoy a family meal, or stop for food on their way home. 

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

property and sales tax? 

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

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

how: This will be part of a planned commercial development and is right beside other commercial businesses. 

Yes k. ls 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? 

_Ng__ 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? 

_NQ_ 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? 

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

unused? 

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

temporary nature? 

Yes p. Does the proposed use comply with the standards of good planning practices? If yes, describe how: __ 

Green space will be maximized, Planned with Emergency Vehicles and trash vehicles in mind to come and go easily. 

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

goals and how: This is a locally owned restaurant and the first of this concept It will have options for dining in/pickup/delivery 

Yes 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: 
Fencing and landscaping along residential area, setback guidelines are followed, striping in parking lot to direct traffic flow 

Yes 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 636-227-
9660. 

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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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 Conditional Use Permits must be made by submitting the Application Cover Sheet and the 
CUP 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 Y, 
x 11 or 8 Y, x 14 in size. 

5. The Planning and Zoning Commission may require a public hearing before their body. 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 deemed approved. The "date of official submission" shall mean the date of the first (1st) official 
Planning and Zoning Commission meeting during which the application is received and placed on the 
agenda for consideration. 

6. Upon receipt of the recommendation, the City Council shall hold a public hearing in relation to the request. 
The City Council may, at its discretion, add to or delete conditions recommended by the Planning and 
Zoning Commission. The City Council may refer the application back to the Planning and Zoning 
Commission for further study before making its final decision. The decision rendered by the City Council 
shall require a simple majority vote except that a vote of at least five (5) members of the City Council will 
be required to approve any application contrary to the Planning and Zoning Commission recommendation. 

7. Amendments: Any change in the scope, use or aspect of an operation approved for a conditional use permit 
which results in a condition that differs from the provisions contained in the approved conditional use 
permit requires the approval of an amendment. 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 ofoperation; 

(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. 

PART K: CHECKLIST 

__ Completed Application Cover form (only one form is needed per project) 

Revised: June 2, 2020 5 
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_ _ Letter addressed to the City Council describing the proposed use and providing a complete account of the 

proposed operation. 

__ One fully executed copy of the lease, if applicable. 

__ $800 deposit for Landscape Plan Review, if applicable. Depending on what the actual cost of the third party 
review, an applicant may be owed a refund or may be billed for additional monies. 

__ $6,000 deposit for Traffic Report, if applicable. Depending on what the actual cost of the third party review, 
an applicant may be owed a refund or may be billed for additional monies. 

__ Landscape Plan, Tree Preservation Plan, Street Tree Planting Plan 

__ Existing and proposed landscaping, including name and size of plant material. 

__ Lighting Plan and Photometric Plan in compliance with Section 400.492. A Sidewalk Luminaire plan in 

compliance with Section 400.493, if applicable. 

__ Location and height of all light poles and type of lighting and shielding. 

__ Location map, including north arrow and map scale. 

__ Zoning district, subdivision name, lot number, dimensions and area, and zoning of adjacent parcels where 
different than site. 

__ Name, address and telephone number of the person or firm submitting the application, the submitter's legal 
interest and the person or firm who desires the review comments to be forwarded to them. 

__ Proposed use of the building and its construction type and distance from adjacent property lines. 

__ Off-street parking and loading spaces, required and proposed, including the number, size and location of 
those designated for the handicapped. 

__ Type and availability of all utilities and of sanitary sewage treatment and stormwater drainage facilities, 
including detention and retention ponds. 

__ Dimensions of existing and proposed roadway pavement and right-of-way width for streets abutting the site. 

__ Existing and proposed contour lines or elevations, based on mean sea level datum, at intervals of five (5) feet 
or less. 

__ Location and size of existing and proposed freestanding signs. 

__ Location and identification of all right-of-ways and easements (existing and proposed). 

__ Overall dimensions of all buildings and the gross floor area of each building. 

__ Approximate location of any storm water retention or detention facilities, sink holes and springs, silt berms, 
ponds and other silt control facilities. 

__ At least two (2) section profiles through the site showing existing and/or proposed structures, as well as 
existing natural grade and/or proposed final grade. 

__ The proposed ingress and egress to the site including adjacent streets. 

__ A plan showing the proposed design intent as it relates to architectural consideration. Plans should be in 
sufficient detail to allow evaluation of the proposal and should show color, texture and material to be used for 
all exterior construction. 

__ Use(s) proposed to be operated on the subject improved property. 

__ Demonstration of capacity to fulfill requirements imposed in conjunction with the application if approved in 
original or amended form. 

PLEASE NOTE: We do not send payment instructions for wire transfers or fax. We will never send an email 
with instructions containing EMAIL COMMUNICATION ONLY. If received, A WAYS CALL TO VERIFY 
(636) 227-9660. 
Email hacking and fraud are on the rise to fraudulently misdirect funds. Please call your escrow officer 
immediately using known contact infonnation to verify any funding instructions received. We are not 
responsible for any wires sent by you to an incorrect bank account. 
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Monday, December 22, 2025 

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 
309 Clarkson Rd. - Wasabi 
terraspec Job No. 11003.102 

Dear Ms. Hood: 

Per your request we have reviewed the above referenced project, as it pertains to landscape improvements, and submit for 
consideration the following comments in red. 

Minimum Requirements per City regulations 
Section 400.485 - Tree and Landscape Ordinance 

F. Plan Submission Requirements for Tree Preservation and Landscaping. 
3. Landscape and/or Tree Preservation Plan Submittal Required: Both LP & TPP are required w/ CUP 
5. Tree Preservation Plan Requirements: No Tree Preservation Plan (TPP) Submitted for Review 
6. Landscape Plans Landscape Shown on Site Development Plan - No Bonafide Landscape Plan Submitted. 
Following are City Landscape Ordinance drawing requirements w/ compliance/non compliance noted 
adjacent in red. 

a) Landscape plans submitted digitally or in printed form ... ... . 
1) Drawing scale, orientation Complies 
2) Property lines, esmts, ROW's (including dimensions) Partially Complies - Property Lines, Easements 

shown but no labels or dimensions. 
3) Zoning - Site & Adj. Prop. Complies 
4) Ex. & Prop. Contours (5' min) Complies. 
5) Location I Dimensions - bldgs., pavt's, walls, etc. Partially Complies - Not all sizes indicated 
6) Size I Location - Ex. & Prop. Utilities Partially Complies - Sizes not indicated 
7) Location, Size - Prop. Trees & Landscape Partially Complies - No Sizes, Species, Etc. 
8) Location, Size, Species - Ex. Trees to Remain Complies (Shownon Existing Cond. Plan} 
9) Const. Details - Planting, Fence, Etc. Does not Comply 
10) Estimated Planting Schedule Does not Comply - No Planting Timeline 
11) Name, Address, Phone - Prop. Owner Does not Comply - No Owner Info 
12) Name, Address, Phone - Plan Preparer (Must be Mo. Registered Landscape Architect) Does not Com­

.P.!v..- Plan not prepared by Mo. Landscape Architect 
b) Landscape plans submitted shall be prepared, signed, and sealed by a Missouri landscape architect. 

H. Tree and Landscape Requirements 
1. Street Yard Landscape Requirements 

a) 20' minimum width (note: see Section in Landscape Ord. for additional requirements) Does not Comply 
2. Tree Requirements 

d) Street Tree Req. Complies 
e) Open Space Tree Req. - 1 tree/ 5000 sf of area w/ no bldgs. or structures Complies 

3. Landscape Requirements 
a. General Requirements Does not Comply All non-paved, no structures areas are required to be land­

scaped and irrigated by a 100% automatic irrigation system 
b. Landscape Buffer Req. Does not Comply High Impact Buffer is required between High Impact Comm. 

and Single FamilyResidential per Landscape Buffer Requirement Matrix 

LAND PLANNING RECREATION PLANNING AND DESIGN LANDSCAPE ARCHITECTURE 
11426 GRAVOIS ROAD, SUITE 102 STLOUIS, MISSOURI 63126 (314) 984-8211 
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c. Parking I Vehicular Use Area Landscape Req. 
1. Parking I VUA Perimeter: 

- Min. 250 sf of Landscape Area Req. Does not Comply - Landscape Not Shown 
- 25 sf of Landscape Area per Parking Space Does not Comply 30 Sps x 25 SF = 750 SF 

required. - Landscape Not Shown 
- 50% Evergreen Min. Does not Comply Landscape Not Shown 

2. Parking I VUA Interior 
- End-cap Landscape Islands for 10 spaces or more Req. Compiles 
- Islands w/ Tree - 9' Min. width, 150 sf I Tree Complies 
- Islands w/ No Tree - 6' Min. width N/A 
- End Cap Island - 9' Min. width CoinPiles 

3. Parking I VUA Tree Req. 
- No Parking more than 50' from Canopy Tree Complies 
- Trees to be from Group 'B' or 'C' Does not Comply 

Additional Comments/Recommendations 

1. Submit a Bonafide Landscape Plan 

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

Sincerely, 
terraspec 

K-_) K-ettet 
Kenneth J. Keitel, PLA, ASLA 
Landscape Architect 

(ii2aspec 
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To: City of Ellisville 

From: 

Date: 

Subject: 

Ms. Ada Hood, AICP 
Director & City Planner 

Ms. Julie Nolfo, PE, PTOE 
Brayden Maule 

February 1, 2026 

Wasabi Traffic Assessment 
City of Ellisville On-Call - Work Order #36 
Lochmueller #517-0057 

Lochmueller Group has prepared the following traffic assessment for the proposed fast casual restaurant, 
Wasabi, to be located at 309 Clarkson Road in Ellisville, Missouri. The site is proposed in the northeast 
quadrant of the intersection of Clarkson Road and Ozark Trail Drive/Field Avenue, as shown in Figure 1. 

• , I • •. 

t t- . ~-
. . 

Figure 1. Wasabi Site Area 

It is our understanding that the Wasabi restaurant would consist of 2,660 square feet with a small outdoor 
dining area and a pick-up window with drive up lane. The preliminary site plan is shown in Figure 2. 

411 North 10th Street, Suite 200 
St. Louis, Missouri 63101 

PHONE: 314.621.3395 
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Access to the site is provided via two proposed drives, one located on Clarkson Road and the other on 
Field Avenue. The full access drive on Clarkson Road would serve the majority of Wasabi customers and 
is to remain at the same location as the existing residential drive. The access on Field Avenue would be 
limited to rights out only, a necessary egress for emergency and trash trucks to circulate out. The proposed 
Wasabi restaurant has both dine-in services and a drive-through window, but the drive-through is only for 
pick-up of orders placed on line or over the phone; customers cannot use it to order food. 

This memorandum provides a review of the anticipated trips generated by the site due to the proposed 
restaurant, offers commentary on the relative impact of these trips on the adjacent road system, and 
discusses the site's access points and internal circulation. The City of Ellisville requested this assessment 
to evaluate the feasibility of developing the site to accommodate the proposed Wasabi Restaurant. 

Trip Generation 
In assessing the proposed use's impacts upon traffic conditions, it is necessary to identify the site's trip 
generation potential, as any impacts to the surrounding road system are tied to the net increase in trip 
generation. 

As previously stated, the Wasabi restaurant consists of 2,660 SF of floor area. Data provided by the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 12th Edition utilizing square footage 
as the determining variable was considered to estimate the proposed restaurant's traffic generation. It 
was determined that LUC 930: Fast Casual Restaurant is the most applicable land use code to forecast the 
trips due to the characteristics of the Wasabi. Per the operator, the seating capacity within the restaurant 
would be approximately 40 seats and approximately 60% of the restaurant's total sales are projected to 
be through pickup and third-party delivery. 

The forecasted trips based upon the ITE methodology for the three critical time periods are summarized 
in Table 1. As shown, the proposed development could generate a total of approximately 94, 62, and 87 
trips during the weekday midday, weekday evening, and Saturday midday peak hours, respectively. Given 
the hours of operation for the Wasabi Restaurant are 11:30 AM to 9:00 PM, the site would not generate 
any traffic during the weekday morning peak hour. 

Table 1. Wasabi Trip Generation 
Weekday MD Weekday PM Saturday MD 

Land Use Size Peak Hour Peak Hour Peak Hour 

LUC 930: Fast Casual 

Restaurant 

2,660 
SF 

In Out Total In Out Total In Out Total 

61 33 94 47 15 62 48 39 87 

This site was previously considered for the development of a 7 Brew Coffee and a traffic impact study was 
completed in September 2022. The proposed development of the 7 Brew considered a 510-square-foot 
coffee shop with no indoor seating and two drive-through lanes. The trips generated by the 7 Brew Coffee, 
as presented in the original study, are shown in Table 2 and are based upon LUC 938: Coffee/Donut Shop 
with Drive-Through and No Indoor Seating. 

February 11, 2026 Planning and Zoning Commission Packet Page 75 of 95



February 1, 2026 
Page 4 

Table 2. 7 Brew Coffee Trip Generation Estimate from September 2022 TIS 

Land 
Weekday AM Weekday MD Weekday PM Saturday MD 

Size Peak Hour Peak Hour Peak Hour Peak Hour 
Use 

In Out Total In Out Total In Out Total In Out Total 

2 Drive-
LUC 938 Thru 45 44 

Lanes 
89 10 11 21 15 15 30 15 15 30 

Comparatively, the 7 Brew Coffee would generate the majority of its traffic during the morning peak hour 
whereas the proposed Wasabi would not be open during that time frame. During the weekday and 
Saturday midday peak hours and the weekday evening peak hour, the Wasabi restaurant would generate 
more traffic than the previously proposed 7 Brew. Table 3 compares the trips generation of the two uses. 

Table 3. Trip Generation Comparison 

Land Use 
Weekday AM Weekday MD Weekday PM Saturday MD 

Peak Hour Peak Hour Peak Hour Peak Hour 
Size 

In Out Total In Out Total In Out Total In Out Total 

7 Brew: 510 SF/ 2 
45 44 89 10 11 21 15 15 30 15 15 30 

Drive-Thru Lanes 
Wasabi: 2,660 SF/ 

0 0 0 61 33 94 47 15 62 48 39 87 
1 Pick Up Window 

Difference 
(Wasabi compared -45 -44 -89 +51 +22 +73 +32 0 +32 +33 +24 +57 

to 7 Brew) 

Internal Circulation Review 
A cursory review of the development's internal circulation was performed to verify safe and efficient 
mobility within the site itself. The internal circulation within the site was determined to be acceptable in 
terms of vehicles circulating through the drive-through lane to the pick-up window and access to the 
parking provided on site. There are 30 total parking spaces provided on site, inclusive of two ADA parking 
space, which is compliant with the City's parking requirements. 

The site's primary means of access, and only means of ingress, is proposed along Clarkson Road 
approximately 150 feet north of its intersection with Field Avenue. Upon entering the site, a motorist can 
opt to park within the 30 provided spaces throughout the site, two of which are ADA parking, or proceed 
through the drive through lane to the pick-up window, presuming they have already placed an 

The drive-through lane is for pick-up only; orders are placed on line or over the phone prior to arriving at 
the site. Hence, the transaction time at the window and the time associated with a vehicle to be in the 
queue is considerably less than a traditional drive-through operation. There would not be any interactive 
boards, menus, or cashiers, but rather simply a window in which the customer or third-party delivery 
operator can pick up an order from the convenience of their vehicle. A pick-up window derives its 
efficiency from the fact that it has eliminated two actions that contribute to the overall service time: 
ordering and paying. Therefore, the reduced volume coupled with the reduced service time results in 
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shorter vehicle queues. Typically, the time at the pick-up window itself is one minute or less and the 
volume of traffic in the queue itself is comparable to 1/3 or less of a typical drive-thru operation with 
average number of vehicles in the queue equal to four vehicles or less. 

As shown, the proposed pick-up lane can accommodate four vehicles along the north side of the building 
without impacting parking. Therefore, it is our opinion that the proposed queuing for the proposed pick­
up window should be adequate for Wasabi. However, this is contingent upon the operations within the 
Wasabi being efficient with orders ready at the promised time and not prepared or packaged upon arrival 
of the recipient. 

The remainder of the site's circulatory is sufficient with 24-foot drive aisles, a disbursement of available 
parking along the west, south and east side of the lot, and maneuverability for emergency and service 
(trash) vehicles. 

It is recommended that a Stop Bar be provided for motorists exiting the drive-through lane, so that the 
right-of-way is clear for traffic exiting the parking areas. Furthermore, "Do Not Enter" or "One Way" 
signage should be provided for traffic entering the site, so they do not inadvertently enter the drive­
through exit lane. 

With regards to cross access, it is undeniable that the provision of cross access between adjacent parcels 
is essential in access management along Clarkson Road. Given the layout and anticipated operations of 
the site and the grade differences with respect to the property to the north, the only opportunity for cross 
access is on the western portion of the site, adjacent to Clarkson Road. Consequently, the cross-access 
drive, if required, would be less than 50 feet separated from the curb lane of northbound Clarkson Road. 
Since the access to 317 Clarkson Road is only 65 feet to the north, cross access at this location would 
impact both access drives from Clarkson Road. Given this location, there are some concerns that the 
provision of cross access at this location could result in vehicular conflicts that could impact operations 
along Clarkson Road. Therefore, the provision of cross-access to the adjacent parcel to the north should 
be carefully considered before being required if it is to be required at all. 

Site Access 
Access to the site is proposed via one existing access drive located on Clarkson Road and a second 
proposed access drive on Field Avenue. The access drive on Clarkson Road would be approximately 150 
feet north of Ozark Trail Drive/Field Avenue, 65 feet south of 317 Clarkson Road Access Drive, and 220 
feet south of Oregon Trail drive/Commercial Drive. The proposed drive is essentially in the same location 
of the existing residential drive, although it is proposed to be improved to a width of 24 feet. The intention 
is that this drive will be full access. 

The drive on Field Avenue is proposed to be located approximately 185 feet east of the extended curb of 
Clarkson Road and will be restricted to egress only. Based upon the layout of the site, the access proposed 
along Field Avenue is only advantageous for a portion of the parking spaces (approximately 1/3) and the 
exit movement of the trash hauler and/or emergency vehicles that may need to access the site. 

Sight distance for motorists exiting both drives is imperative. Therefore, both drives should conform to 
the sight distance requirements set forth by the American Association of State Highway and 
Transportation Officials (ASHTO). Field observations along Clarkson Road indicate adequate sight distance 
in both directions, assuming that the northbound queues do not extend past the proposed driveway 
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(which is not uncommon during the morning peak hour, although the proposed restaurant would not be 
operational at that time). With respect to Field Avenue, there is adequate sight distance to the east and 
west given the presumed travel speed of 25 mph or less. Nevertheless, 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. 

Compliance with Ellisville Code Section 400.496 
Section 400.496 Traffic Impact Considerations is intended to provide guidance with regards to traffic and 
land use standards that increase safety, access, and the flow of traffic. These standards may guide the 
consideration of a development at a specific location and its potential impact on traffic. 

Per Section 400.496.C, the following access standards are to be considered: 

1. Full access driveways located on the same side of the street must be separated by a minimum of 
one hundred sixty (160) feet, measured from centerline-to-centerline of the driveways. 

The proposed access drive via Clarkson Road is approximately 150 feet north of Field Avenue and 65 
feet south of the adjacent parcel access drive and therefore does not meet these requirements. 
However, it should be noted that there is no location along the Clarkson Road frontage that would 
satisfy this and the following requirement with regards to both Field Avenue and the existing access 
drive to 317 Clarkson Road. 

2. Full access driveways must be a minimum of one hundred sixty (160) feet from the nearest public 
street, measured from centerline-to-centerline. 

As proposed, access to Wasabi would be approximately 150 feet north of Field Avenue, so this 
requirement is not met. However, it should be noted that there is no location along the property's 
Clarkson Road frontage that would satisfy this and the preceding requirement with regards to both 
Field Avenue and the existing access drive to 317 Clarkson Road. 

3. Full access driveways located on opposite sides of the street must line up directly in front of each 
other. 

There is not a full access driveway located on the opposite side of the street from the proposed 
Wasabi access drive. 

4. If full access driveways located on opposite sides of the street cannot line up, then they must be 
separated by a minimum of two hundred (200) feet, measured from centerline-to-centerline of the 
driveways if the left-turn movements into those driveways could potentially conflict with each other. 

As proposed, access to Wasabi would be approximately 220 feet south of Oregon Trail Drive, and 150 
feet north of Ozark Trail Drive/Field Avenue. There is no location along the property's Clarkson Road 
frontage that would satisfy this requirement with regards to both Oregon Trail Drive and Ozark Trail 
Drive. 

S. All proposed drives must conform with the sight distance requirements set forth by the Missouri 
Department of Transportation (MoDOT) or Saint Louis County Department of Transportation 
(STLCDOT), as applicable to the impacted route. Sight distance requirements for local roads not 
governed by MoDOT or STLCDOT (i.e., local roads) should default to the STLCDOT sight distance 
requirements. 
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A preliminary field inspection performed for the previously proposed 7 Brew location indicated that 
there are no sight distance concerns in the vicinity of the proposed access drive, assuming that 
northbound queues are not extending past the proposed driveway. Care should be given as the site 
redevelops that the access drive should conform to the sight distance requirements set forth by the 
American Association of State Highway and Transportation Officials (AASHTO) and that sign age and/or 
landscaping does not pose sight distance limitations at the proposed access drive's intersection with 
Clarkson Road. 

6. Throat widths for driveways must be a minimum of twenty-four (24} feet and a maximum of forty 
(40} feet for two-way operation and a minimum of fifteen (15} feet and a maximum of twenty (20} 
feet for one-way operation. If centered channelizing islands are used in a two-way driveway, 
clearance widths of one percent (1%} to two (2) feet should be added on both sides of the center 
island. The radius used to increase the driveway opening at the curb or pavement edge is not less 
than ten (10) feet nor more than forty (40) feet and should not extend beyond the property line. 

The proposed full access drive onto Clarkson Road would be 24 feet in width, and therefore, complies. 
The radius used at the driveway opening is approximately 20 feet and does not extend beyond the 
property line and is, therefore, in compliance. 

Section 400.496.D states that a traffic analysis shall be required for all high trip generator uses, defined 
as any use which generates 100 or more trips, entering or exiting the site, during any one peak hour. Based 
on the trip generation, Wasabi would not generate 100 or more trips in any of the peak hours considered. 
Therefore, a detailed traffic analysis is not warranted based upon anticipated trip generation levels 
reported by the applicant. 

Section 400.496.E outlines additional triggers for consideration of Traffic Analysis. These triggers include 
the following: 

1. The proposed use would be located in an area exhibiting roadway congestion and within a 
designated high-hazard area, as identified in Exhibit 1, below, and/or a high rate of population or 
employment growth is anticipated. 

The proposed development is located within one of the High Hazard areas along Clarkson Road as 
designated in Exhibit 1 of Section 400.496.E.1. 

2. The proposed use requires rezoning to a higher intensity (i.e., residential to commercial, etc.). 

The site is currently zone C-5 Planned Commercial. 

3. A new traffic signal and/or a roundabout is proposed in conjunction with the proposed 
development. 

Neither means of traffic control are proposed in conjunction with the proposed development. 

4. It in the opinion of the City, the proposed development has the potential to create adverse 
operational or safety impacts on the road network. Including, but not limited to: 

a. Substandard horizontal or vertical sight distances at its proposed access. 

Field inspection indicates that there are no sight distance concerns posed by the horizontal and/or 
vertical curvature of Clarkson Road in the vicinity of the existing access drives. 
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b. A need for a dedicated left or right turn lane(s) in order to accommodate the proposed 
development's traffic. 

There is not a need for dedicated turn lanes. 

Based upon the above review of the triggers set forth in Section 400.496.E, additional traffic analysis of 
the proposed development is not recommended at this time. 

Potential Impact of Proposed Wasabi 
Based upon a previous study of the subject site, as well as along Clarkson Road in general, it is apparent 
that unsignalized approaches to Clarkson Road within the study area experience failing levels of service 
and lengthy delays during the peak periods. This is indicative of the congestion along Clarkson Road, which 
can carry nearly 40,000 vehicles per day. The heavy volume on Clarkson Road makes it challenging for 
motorists to turn left onto the roadway, even with the presence of a center turn lane. 

At times, northbound traffic on Clarkson Road extends back from its signalized intersection with Clayton 
Road and obstructs the unsignalized intersections, occasionally extending south of Field Avehue/Ozark 
Trail. This condition is most prevalent in the morning peak hours when northbound traffic on Clarkson 
Road is heaviest. However, even during the midday peak hour, it has been observed that the rolling back 
of the northbound queue would occasionally extend nearly to the access drive to 317 Clarkson Road. 
During the afternoon peak hour, northbound queues from the signal do not extend into the study area. 

As compared to the previously considered 7 Brew, the proposed Wasabi restaurant would not be 
operational during the critical morning peak hour, when northbound traffic on Clarkson Road is at its 
heaviest and the queues routinely extend back past Field Avenue. 

When the Wasabi is operational, it is expected that motorists exiting onto Clarkson Road would 
experience some delay, likely comparable to that experienced by motorists who today use Field Avenue, 
Ozark Trail, or Oregon Trail. At these times, left turn ing traffic will experience some delays and they have 
to rely upon the center turn lane to complete their turn in two stages. However, given the anticipated trip 
generation, it is likely the queue to exit the site via the access drive will average one to two vehicles, which 
can be accommodated by the proposed throat depth of 50 feet. 

We trust that the above information provides an understanding of the trip generation and site access 
characteristics associated with the proposed improvements to the property located at 309 Clarkson Road. 
We appreciate your review of the above traffic assessment. Please contact Julie Nolfo at 
inolfo@lochgroup.eom/314-446-3791 should any questions arise during your review. 

February 11, 2026 Planning and Zoning Commission Packet Page 80 of 95



SPONSORED BY: 
INTRODUCED BY: 

COUNCIL MEMBER DUFFY 
COUNCIL MEMBER DUllFY 

BILL NO. 3710 
ORDINANCE NO. 3479 

AN ORDINANCE APPROVING A CHANGE IN ZONING TO THE ''C-5" 
PLANNED COMMERCIAL ZONING DISTRICT AND ASSOCIATED 
SITE DEVELOPMENT PLAN FOR THE PROPERTY KNOWN AND 
NUMBERED AS 309 CLARKSON ROAD, WITHIN THE "R-1" SINGLE­
~~MILY RESIDENTIAL ZONING DISTRICT OF THE CITY OF 
ELLISVILLE, MISSOURI. 

WHEREAS, Reis Orthodontics ("Petitioner"), has petitioned for a change in zoning to the 
"C-5,, Planned Commercial Zoning Districl, and for approval of an associated site development 
plari for the property known and numbered a 309 larkson Road, within the "R-1" Single-Family 
Residential Zoning District of the City of Ellisville, Missouri; and 

WHEREAS, a public hearing was held by the Planning and Zoning Commission of the 
City of Ellisville on May 12, 2021, pursuant to legal notices and Title IV, Land Use, of the 
Municipal Code of the City of Ellisville, regarding said petition, and the Planning and Zoning 
Commission forwarded a favorable recommendation of said petition and recommendations for the 
district conditions to the City Council; and 

WHEREAS, a public hearing was held by the Council of the City of Ellisville on May 19, 
2021, pursuant to legal notices and Title IV, Land Use, of the Municipal Code of the City of 
Ellisville, regarding said petitions; 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 change in zoning: (1) will not adversely affect the 
character of the neighborhood, (2) will not have any negative effect upon traffic conditions; (3) 
will not substantially increase fire hazards; (4) will not overtax the sewage or public utilities; (5) 
will not adversely affect the public health, safety and general welfare of the community, (6) is 
consistent with good planning practice, (7) is compatible with surrounding uses and the 
surrounding neighborhood, and (8) will 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: Rezoning. 

The zoning district for 309 Clarkson Road (referred to herein as the "Property"), is hereby 
changed from the ''R-1" Single-Family Residential Zoning District to the to the "C-5" Planned 
Commercial Zoning District of the City of Ellisville, Missouri. 
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SECTION 2: Site Development Plan. 

A. Approval. The site development plans for the Property submitted by Petitioner on 
April 9, 2021 and April 28, 2021 (referred to collectively herein as the "Site Development Plan"), 
are hereby approved, subject to satisfaction of the conditions and requirements set forth in Section 
3(B), below. 

B. Conditions of ite Development Plan Approval. Approval of the Site 
Development Plan granted herein is contingent upon and subject to the following conditions and 
requirements: 

1. That a new five-foot (5') sidewalk is instaBed along the portions of the Property 
abutting Field Avenue; and 

2. That Petitioner installs the following additional landscaping within the Vehicular Use 
Area: 

a. three additional shade trees; and 

b. replace at least one parking space along Field Avenue with a landscape island 
including a shade tree; and 

c. install a shade tree in the island at the entrance to the Property. 

3. Petitioner shall install a trash enclosure which matches the building's exterior finish; 

4. Petitioner installs ADA compliant parking spaces on the parking lot located in front 
of the building at the north side of the Property; and 

5. To reduce overflow parking off of the adjacent street, the Council herby prohibits 
parking of motor vehicles on the north and south side of Field Avenue from the 
intersection at Manchester back to the property line of 309 Clarkson Road. 

a. That the Director of Public Works is hereby authorized to post "No Parking" 
signs on Field Avenue, as specified above; and 

b. That after the posting of said signs by the Director of Public Works, it shall be 
unlawful for any person to park a motor vehicle within said area, as provided in 
Section 355.010 of the Ellisville Municipal Code. 

SECTION 3: Planned District General Regulations. 

A. Applicability of "C-1" Open Space Commercial Zoning District Regulations. All 
district regulations not provided for in this Ordinance shall be applied as though the planned 
district were located in the ·~c-1" Open Space Commercial Zoning District. In the event of a 
conflict between this Ordinance and the "C-1" Open Space Commercial Zoning District 
regulations, the regulations of this Ordinance shall control and prevail over any inconsistent 
provision. 

Page 2 of 4 

February 11, 2026 Planning and Zoning Commission Packet Page 82 of 95



BILL NO. 3710 ORDINANCE NO. 3479 

B. Permitted Uses. The following land uses are permitted in this district: 

Medical Office 

C. Lot Coverage. Up lo seventy-five percent (75% ). 

D. Parking. 

a. Minimum: fifteen (15). 

b. Maximum: thirty-one (31). 

E. Parking/Pavement Setback. 

1. Rear. Twenty-five feet (25'). 

F. General Development Conditions. 

1. The Property shall at all times comply with all applicable and lawful zoning and 
subdivision ordinances, building and other technical codes, fire district 
regulations, and any other lawful regulation, requirement, or order of the City. 

a. Exceptions. 

i. Bike racks: No bike racks are required. 
ii. Cross-access: No cross-access or curb-cut sharing is required. 

2. Failure to comply with any or all the conditions of this Ordinance shall be 
ade.quate cause for revocation of permits issued by the City. The City Planner and 
City Engineer shall enforce the conditions of this Ordinance. 

SECTION 4: Recordings. 

A. The rezoning and site development plan approvals granted by this Ordinance arc 
conditioned on Petitioner recording the Site Development Plan, together wilh a certified copy of 
this Ordinance, with the St. Louis County Recorder of Deeds. Within ten (10) days after such 
recording Petitioner shall file with the City Clerk a copy of the recorded documents reflecting the 
book and page number thereof. 

B. The City Planner, City Manager, and City Attorney are authorized and directed to 
review the recordable documents to determine compliance with this Ordinance, and on such 
compliance the Mayor and City Clerk are authorized and directed to endorse the recordable 
documents with the approval of the City as provided herein. 

SEcnON 5: The zoning map of the City of Ellisville shall be changed so that the 
Property shall appear on the map as a "'C-5" Planned Commercial District. 

SECTION 6: This Ordinance shall be in full force and effect from and after its passage 
and approval by the Council. 
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This Bill No. 3710 having been read by title or in full two times prior to passage, 
and having been duly considered and voted upon was finally passed and approved this 19th day 
of May , 2021. 

First Reading votes: Second Reading votes: 
DATE: 05/19/2021 DATE: 05/1912021 

AYE NAY ABSTAIN AYE NAY ABSTAIN 
MCGRATH Absent Absent 
COMPTON x x 
CAHILL x x 
REEL x x 
DUFFY x x 
BOGGS x x 
ROEMERMAN x x 

CITY OF ELLISVILLE 

~~---
MAYOR MIKE ROEMERMAN 

Approved as to legal content and form: 
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Wasabi Express - Concept Summary 

Building on the trusted Wasabi Sushi Bar brand that has proudly served the Greater St. 
Louis area since 2003, Wasabi Express represents the next evolution of the Wasabi 
experience - a modern, fast-casual concept designed for efficiency, value, and accessibility. 
The Express model leverages Wasabi's two decades of strong local brand recognition, loyal 
customer base, and proven operational standards while adapting to today's demand for 
speed, convenience, and takeout flexibility. 

Brand Heritage & Market Position 

Since opening its first location in 2003, Wasabi Sushi Bar has grown into one of the most 
recognized and respected Japanese restaurant brands in the Greater St. Louis region. With 
six successful full-service locations, Wasabi has built a strong reputation for fresh, high­
quality sushi, exceptional service, and modern dining environments. The brand enjoys a 
loyal following and broad name recognition across multiple communities, creating a solid 
foundation for Wasabi Express to quickly gain traction in both new and existing markets. 

Key Operating Metrics 

• Seating Capacity: 40 seats 

• Pickup/ Takeout Business: -60% of total sales 

• Average Daily Guests: -100 customers 

• Hours of Operation: 11:30 AM- 9:00 PM (Sunday- Saturday) 

• Peak Hours: 12:00 - 1:30 PM and 5:00 - 8:00 PM 

Concept Highlights 

• Streamlined menu featuring top-performing categories: Appetizers, Maki, Mini Bento, 
and Bowls & Plates. 

• Quick-service format emphasizing smaller protein portions for optimized pricing, faster 
throughput, and consistent quality. 

• Strong off-premise performance through pickup and third-party delivery, targeting 

-60% of total business. 

• Optimized for compact spaces (-2,000 sq ft) with low labor requirements and high 
operating efficiency. 

• Builds upon Wasabi's 20+ year reputation for premium sushi, modern design, and 
dependable guest experiences across multiple full-service locations. 

Wasabi Management Co., Inc.• . " -
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January 26, 2026 

Ms. Ada Hood 
The City of Ellisville 
1 Weis Avenue 
Ellisville, MO 63011 

Subject: Wasabi Express - 309 Clarkson Rd- Comment Response 

Dear Ms. Ada Hood: 

In response to the comments received on January 5, 2026, please see the information below: 

---- ·-------.-· -·--~ 
Planning 

1. Please clarify in the Concept Summary whether alcohol sales are proposed. If alcohol 
will not be sold, a Conditional Use Permit (CUP) application will not be required. 

o Response: Alcohol sales are proposed. Wasabi Express will continue with the 
Cond it ional Use Permit App lication as required . 

2. It may be beneficial to include projected tax revenu information in the Concept 
Summary Letter. 

3. Applicable fees are as follows: 
a. Planned Development Amendment Application: $500 

o Response: Acknowledged by App licant 

b. Publication Fee: $50 
o Response: Acknowledged by Applicant 

c. Site Plan Application Fee: $50 
o Response: Acknowledged by Applicant 

d. CUP Application Fee (if required for alcohol sales): $350 (no additional publication 
fee required) 

o Response: Acknowledged by Applicant 
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e. Architectural Review Board (ARB) Application Fee: $50 
o Response: Acknowledged by Applicant 

f. Landscape Review Deposit: $800 
o Response: Acknowledged by Applicant 

g. Traffic Letter Fee: $6,400 
o Response: Acknowledged by Applicant 

4. Please submit ten (10) full-size hard copies of the plan sets. Several officials prefer 
printed copies for detailed review. 

o Response: Acknowledged by Applicant. These sets will be printed and submitted 
to The City of Ellisville for review. 

5. A photometric lighting plan was not included in the submittal. Please review all 
applicable lighting regulations and indicate in the Concept Summary Letter whether the 
project will comply fully or if relief from any requirement will be requested from City 
Council. 

o Response: Please see attached photometric lighting plan. The lighting plan will 
comply fully with provided statement of requirements and will not request rel ief 
from the City Council. 

6. Please review the altached illustration regarding required street lighting and indicate in 
the Concept Summary Letter whether the project will comply or whether relief will be 
reque ted at a later date. 

o Response: The street lighting used within this site will comply fully with 
provided statement of requirements and will not request relief from the City 
Council. 

7. The maximum height fo r parking lot lighting is 20 feet, including the base. All fixtures 
must be dark-sky certified. Additional lighting requirements are outlined in Ellisville 
Code ections 400.492 and 400.493. 

o Response: Acknowledged by Applicant 

_______ ..... .-o;S"",""C.i. 
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8. Please review Section 400.490(1) of the Zoning Code regarding pedestrian accessibility, 
crosswalks, and walkways, and confirm that the plans comply. 

o Response: Section 400.490(1) of the Zoning Code has been reviewed . Please see attached 
revised Civil Plans that show additions/revisions to the routing from ADA parking to 
building and ROW parking. 

9. Parking Requirements: 
o Sit-down restaurant: minimum 14.0 spaces per l ,000 square feet (GF A), 

maximum 20.0 
o Fast-food restaurant: minimum 11.0 spaces per 1,000 square feet (GFA), 

maximum 16.0 
Please specify the restaurant type and confirm compliance with the applicable parking 
requirements. 

o Response: Wasabi Express will be classified as a fast-food restaurant. Please see 
attached revised civil plans showing adherence to the applicable requirements. 

l 0. Please explain how noise generated by delivery vehicles and trash collection will be 
mitigated along the rear (east) property line. 

o Response: Noise generated by delivery vehicles and trash collection along the 
rear (east) property line will be mitigated through the installation of permanent 
physical buffering e lements . A continuous 6-foot vinyl privacy fence will be 
constructed along the east property line to function as a solid noise and visual 
barrier between service areas and adjacent properties. In addition, a landscaped 
buffer consisting of green columnar junipers will be planted along the fence line 
to provide year-round screening and additional sound attenuation. Together, these 
measures are intended to reduce noise transmission from service and refuse 
activities and minimize impacts to neighboring properties along the east property 
line. 

11. Installation of bicycle racks will be required unless a waiver is granted by City Council. 
Please either annotate the plans to show bike rack locations or include a waiver request in 
the Concept Summary. 

o Response: Three Bike racks have been added to the revised Civil Drawings. 
Please see attached plans for placement details. 

-· ~· 

• 
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10. Sidewalks shall be upgraded as necessary to provide a minimum 5-foot width and ADA 
compliance per Ellisville Code Section 400.494. 

o Response: Acknowledged by Applicant. Please see added note to SP-1 of the 
revised Civil Drawings. 

The City's review does not assume responsibility for the de ign or accuracy of the submitted 
documents. The owner and/or their agents remain solely responsible for compliance with all 
applicab le laws, ordinances codes, and regulations. 

o Response: Acknowledged by Applicant. 

--------------~---- ---------
Landscape Review 

l. Please see the attached comments. Add a statement to the Concept Summary Letter 
clearly identifying the proposed landscaping, landscape buffers, and tree planting . If any 
waivers are requested, they must also be explicitly stated in the Concept Summary Letter. 

o Response: Please see attached landscaping plan. This plan was developed using 
the City code as well as the direction provided by the third party landscape 
architect for The City of Ellisville. 

Metro West Fire Protection District 
• Comments have not yet been received. 

o Response: Acknowledged by Applicant. 

Best Regards, 

Tim Spiegelglass 
Spiegelglass Construction Company 

- I 
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Police Department 
• No issues noted. 

o Response: Acknowledged by Applicant. 

Engineering Department 
1. A Site Improvement Permit from the City of Ellisville will be required. 

o Response: Acknowledged by Applicant. 

2. A permit from the Metropolitan St. Louis Sewer District (MSD) will be required, 
inc luding stormwater easements, water quality maintenance agreements, and related 
documentation. 

o Response: Acknowledged by Applicant. 

3. A permit from MoDOT will be required for all work within MoDOT right-of-way. 
o Response: Acknowledged by Applicant. 

4. A permit from Metro West Fire Protection District will be required 
o Response: Acknowledged by Applicant. 

5. Ellisville building permit(s) will be required. 
o Response: Acknowledged by Applicant. 

6. St. Louis County permits will be required for mechanical and electrical work. 
o Resp"Onse: Acknowledged by Applicant. 

7. Please include a note on the cover sheet stating that the contractor shall comply with 
Ellisville work hours per Ellisville Code Section 500.040, Item 5. 

o Response: Please see SP- I development notes # 10 on revised civil drawings for 
the addition of this above mentioned note. 

0 

8. Site lighting must comply with Ellisville Code Sections 400.492 and 400.493. 
o Response: Acknowledged by Applicant. 

9. Landscaping must comply with Ellisville Code Section 400.480 and be approved by the 
City's third-party Landscape Architect. 

o Response: Acknowledged by Applicant. 
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(a), EXCEPT IN THE CASE Of EMERGENCY INVOLVING PUBLIC SAFUY, SHALL ONLY BE 
VALID DURING THE FOLLOWING TIMES: 

a BETWEEN THE HOURS Of 7:00 A. M A.ND 8 00 PM ON MONDAY THROUGH 
SATURDAY, SUBJECT TO SUBSECTION (c) 

b BETWEEN THE HOURS OF 9:00 A.M AND 5:00 P tr.I ON SU"'°"Y 
c BETWEEN THE HOURS Of 9:00 A.I.I . AND 5:00 P.W. ON NE'W Y£.AR'S DAY, EASTER, 

lr.IEMOR!AL DAY, JULY .. TH, LABOR DAY, THANKSGMNG, A.ND CHRISTMAS. 

11. LANDSCAPE REQUIREMENTS: 

mm eNII!e£S MCWllLO 
- 1 SHRUB PER 1 D LF or STREET FRONT.AGE - J45 LF I , 0 - JS SHRUB5 
• 1 TREE PER ~ lF OF LOT FRONTACE • 3'15 LF / 50 • 7 TREES 
OHH vgc PSt..'flMiS 1!JU!ftD 
• 1 TREE PER 5,000 SQ FT OF OPEN LOT A.REA • 23,2"0 SOH /5,000 • 5 TREES 

Ji&tajlLl&tJWf Bl.fftS N ONO US1 PROPt8J'r I H.C 
REQUIRED - 20FT WIDE WITH FENCE, PROVIDED • 5FT 
REQUIREO - 1 CANOPY TREE PER 40 LF OF BUFrER • 102 lI / '10 • 3 TREES 
REQUIRED - 1 ORNAMENTAL TREE PER &O Lf or BUf'fER - 102 Lf /60 - 2 TREES 
REQUIRED - 1 SHRUB PER 10 LF OF BUFrER • 102 LF/ 10 • 10 SHRUErS 

12 PARKING REOUIREt.IENlS: 

PARKING INFORMATION 

MIN SPACES 

REQl.HREO • M IN ll pel" 1000 5f GROSS FLOOR AREA 

30 :Z660GFNl,OOOX11: 2926 

MAX ~PACB 

REQUIRED • MAX 1 6 pr r 1000 'I f GROSS FLOOR AREA 

41 2660G FA/l ,OOOX 1 6 • '4 .l S6 

TOTAL S PACES 28 PROPOSED SPACES: 9 ' X 19 ' STANDARD @I 90' 

PROVIDED 2 PROPOSED SPACES: 9' X 19' ACC ESSI BLE @ 90" 

30 
Bll<ESPAC:ES 

REQUIRED 10%0F NUMBER OF PARKING SPACES PROVIDED 

SCALE IN FEET 

Sheet List Table 

REFERENCE ~ 

SPIEGELGLASS CONSTRUCTION CO, 
917 FEE ROAD 
MARYLAND HEIGHTS, MO 63043 
CONTACT TIM SPIEGELGLASS 
PHONE (314) 515Q-2JOO 
EMAIL lim@spiegelgla.ss-gc com 

10 20 

AACHITEXTURES SP 
6725 BIG BEND BLVD 
ST. LOUIS, M06311Q 
CONTANCT CHRISTI JOHANINGMEVER 
PH: (314) 961·9500 XlOQ 
EMAIL• chrisli@asp-wbe com 

CIVIL ENGINEER & SURVEYOR 

CIVIL & ENVIRONMENTAL 
CONSULTANTS, INC. 
1450 BEA.LE STREET 
SUITE305 
ST CHARLES, MO 63303 
PH (314) 656-4566 
FX: (314) 6515-4595 
CONTACTS PATRICK T. BENNETT PE 

Sheet Number Sheet Title 
01 SP-1 

02 SP-2 

03 SP-3 

04 L-1 

05 

Sheet Description 
EXISTING CONDITIONS & DEMOLITION PLAN 

SITE DEVELOPMENT PLAN 

SITE CROSS-SECTIONS 

LANDSCAPE PLAN 

PHOTOMETRIC PLAN 

PATRICK T. BENNETI 
(MO PE# 2002003134) 
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REFERENCE 

0 

1-

I-

N/F 
CLARKSON 2 42 PR0P£Rn£S llC 

LOC. /22,,10'12 
OB 112.J-I PC 484 

ZONE: 
C-1 OPEN SPACE COMMERCIAL DISTRICT 

------------------~""---------~p-C~~~4~!!· _____________ _ 
7 ·. 

I -- -

;---- · ···· -- · ·· -·· ·- ~ ... -1.~-~-~-gi;~- - --.... ~"""tl. 
! I . I 

--------

r-

i" ~ 
\:) 

ii .. ~ ~ 
~~; ~! ~~~~ ~~ ...... ...... ~ 
~~ .. ~ 
~ ...... ~ ... 
~ ~ 

~ 

KEY NOTES 

G PROPOSED BUILDING 

@ PROPOSED PATIO 

0 PROPOSED TRASH £111CLOSURE 

0 PROPOSCD DRIVEWAY PER CITY STANDARDS 

@ PROPOSED PAVEMENT 

© PROPOSED SfOEWAll< 

0 P~CD 1· CURI. 

© PROPOSED ADA ACCESSIBLE SIGNACL 

0 PROPOSED ADA ACCESSIBLE PARKING, 

@ PROPOSED fENCE 

@ PROPOSrn STORM INLa 

@ PROPOSED STORM SEWER, 

@ PROPOSED SANITARY LATERAL. 

@ PROPOSED TELEPHONE LINE 

@ PROPOSED UNDERGROUND ELECTRIC LINE 

@ PROPOSED GAS LIN[ 

® PROPOSED WATERLINE 

PROPOSED 'INVERTED U' B!l<E RACKS INSTALL IN 
ACCORDANCE WTTH CITY Of ELUSVILU: GU10£UNES 

@ PROPOSED LIGHT POLE RErER TO PHOTOt.IETRIC PL.AN 

DIFFERENTIAL RUNOFF CALCULATION llS-YEAR/20.MlNUTEl 

IMPROVEMENT AREA 

AREA(SF) 

TOT Al DISTURBED AREA 25,900 

EXISTING/ UNDEVELOPED RUNO FF 

AREA (SF) 

ROOF 1,262 

IMPERVIOUS 1,249 

PERVIOUS ll.389 
TOTAL 25,900 

PROPOSED RUNOFF 

AREA(SF) 

ROOF 2.660 
IMPERVIOUS 16,990 

PU\i10u1 G. 150 
TOTAL 25,900 

DIFFERENTIAL RUNOFF 

AREA!AC) 

059 

AREA(AC) 

003 
003 

Q.54 

059 

AREA(ACI 

006 

0-39 

0" 
059 

Pl 
4 20 

354 

L70 

Pl 
4 20 

3 54 

~10 

Q(CFSJ 

0 12 
010 
091 
114 

O(CfSJ 
026 

1.38 

= 1.88 

PROPOSED 

188 

EXISTIN G 

11< 

DIFFERENTIAL {CFS) • 

075 

"The cumulative dtlfercotial ;nt1ease ol thi~ development si nce Ja n 2000 is< 2ds Per MSD 

4 0 60 01 Zll, tho s prnject I~ NOT requl1ed to prn~idP. delent• on or channel protection Wate1 
qual ity lsnotrcquircdfo1 d1 s trubcdareH< l ac1c 

NATURAL RESOURCES MAP 

SCALE IN FEET 

10 
PATRICK T. BENNETT 

20 (MO PEii 2002003134) 
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PROPOSED BUILDINCi 

.._ _________________ _ 

REFER ENC£ 
TOPOGRAPHIC INF'ORIAATION PER PlANS PROVIDED 8Y SPIECELGLASS 
CONSTRUCTION COMPANY ON OCTOBER 23, 202~ 

PROPOSED SURFACE 

PROPOSED SURFACE 

----

CROSS-SECTION (B·B) PROFILE 
SCALE H:1"=10': V:1"=2' 

SCALE IN FEET (HORIZONTAi.) 

0 10 20 

SCALE IN FE[l (VDnlCAl) 

1+00 

-------------PROPO&D BUILDING 

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

CROSS-SECTION (A·A) PROFILE 
SCALE H:1 "~1 0'; V:1"=2' 

• •• 

aas 

--------
., 

1+00 1+39 

--------

2+00 2+44 
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ACE(1):/ _ - -----

Planting Schedule 
CotnmonNIJTlll 

... 

......... 

: t 'ftA 

,, .. 
" • " 

-...... -. 

,, . 

- ACE (1) 

~ 
( t.UIOICl'll'1 '°0"U llH<lC 

lOC tl1111 .. ll 
Dlll•l'Ki-

PROPOSED 
BUILDING 

2,660 SQ.FT 

NOTI:: USE. MUl..CH PE.R PlANfSPE.C'S 

Rl-C:. l''_ A~~ l l\ C 
NT,S 

~ 
wo..,• .lu" 

•OC:.llfflltl-WJJ 
Dll>191Ki"J4 

l! l<Ji SQFT. 
f~l1-.CllU 

... 

I 

Landscape lnslallalfon Noles: 

GENERAL 

-Undkapo COf'lttDcior • Jet.pOMll)fe> fo f c;oofdln.Atuig ¥1'0fl( wuhgcncral 
~xcor to unMlro 111 b4vn.toi:ie scop~ of vlO'kdotSn tntt'tft)1"' ~•h 
extt11ng or bWI cond.t>ar& ThGy should note -"'V d.is:crt:p;tntit$ to tho 
QOnot~ co ntr;utof 

-landscape Contrac1or is responsible for verifying the location of underground 
utilities by calling their k>cal ut1hty ma1kmg service. 

-All plant material shouid bl ~cicd' oy lonascape Col'Witlo1 priot to !nltllla tion 
to determine overall appen1.,,c.c ;1rd c.ondrtion Plan\ l'Mtdi.:tt thal IS d~d m 
has clear signs of stress •Mutd be reietiod , 

.Ot.Qr\ltlti or material shoVvTI on plan take precedence over lhe spec1~calion 

- - HETZ(17) "'' "'logoi\d. 

-

-If planl substitut10ns a1e 1cqu.ied Landscape Contractor is responsible for 
submitting recommendationa to the client or client's representalfve . 

...Ur;gat;on ~ys_lllm requlttd .rd le be designed by qualified l11igalion Cenl1actor. 
S)-t.lam"""' be piogfl'mmnble. eapablc of odd/even day use. and 
one nUJldi~d ptrecnt 1utoma1c. 

-This propoud landscape ptan will mitigalefenhance site cond1llons In accordance 
to city ~llli!t menls. 

-All planting beds adjacent to lurf grass shaff be edged IMlh vinyl or 
steel landscaping edging. 

-lndividiuli.l tu:na planling within turf grass shall have a 4' minimum diameter 
mulched vec nDJ.. 

PLANTING: 

-When excavating for plant pits, any excess rock or building material should be 
1emoved and replaced vvith specified soil mix backfill. 

-AH plant tags should be removed from material by landscape Contractor 

-An planting beds and 1rees should receive a minimum 3" deep layer of 
shredded hardV¥1)0d mulch, unless olherw;se noted. 

-AU backl1\I around plant material should be removed during planting 

-AU wi1e baskets and stakes should be removed during planting. 

-Cul and remove lop haH or burlap around rootballs and cut and remove any 
lwine around trunk or root tlare. 

-NI slakes and guy wiles and tree wrap are to be removed no more 
than 1 year alter installation. 

Street Tree Plan1ings: One (1} tree shall be planted per 50 LF or slreel frontage 
Total Frontage 345' I 50 7 Trees Required 

7 Trees Provided 

Open Space Plantings: One (1) tree shall be planted per 5,000 Sq Ft of open lot area. 
Tola! Loi Area 23,240 I 5,000 5 Trees Required 

5 Tree& Provided 

tiogh tmpDt'l Duff r A 20' minimum wide llltXS&Qpe butter is required along lhe Easl property line 
Due to 11!~ cona:tWJns a 6' vinyl /ence is p1opo.Joed along with seve1een (17) evergreen trees to 
aa.ate 7S".4 v!QPJal opacity. 

ParkingN.ehiaA:llf Use Area· A minimum of 250 Sq Ft of landscaped area requi1ed 25 Sq Ft or 
landscape'(faru per parking space required. 

Total Parking Stalls = 30starrs x 25 750 Sq Ft Requiled 
603 Sq Ft Provided 

Foundation Plantings : A minimum 3' deep landscape bed is required along public. facing building 
walls to Include a mix of shrubs, omamental gtasses, and perennials 

Foundation planlings provided along Wesl South, and East building foundation 

/ , I ::; 

1" = 30' 

No Dale 

(/) 
(/) 

~ 
""C 
""C 
<( 

0 
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'O' 
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a.. 

ProjHf1~ 

By Revision Notes 

""C ·c m 
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a: 0 
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..c c (/) 

""""" m 0 ~ """"" (/) (/) _o 
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(J') -ow 
('I') 

elevate 
o t o r 

Elevate Outdoor LLC. 
1112 Bryan Road 

O'Fallon, Missouri 63366 
www.elevate-outdoor.com 

Mark Gawriluk 

Wasabi Site Development 

Landscape Plan 

Proj.S~ 

MVG 1·,. 20· 

L-1 
1/15/2026 _M__ of _0_5_ 
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Luminaire Schedule 

DECORATIVE FIXTURES MOUNTED ON 12' POLE 
ALL OTHER FIXTURES MOUNTED ON 13' POLE & 2' BASE 
LIGHT LEVEL CALCULATED ON THE GROUND 

Calculation Summarv 
Label CalcTvoe 
DECORATIVE llluminance 
PROPERTY LINE llluminance 
SITE flluminance 

Units 
Fe 
Fe 
Fe 

Svmbol Otv Label Arranaement LLF Luminaire Lumens 
4 F1 Sincile 
1 F2 Sina le 
2 F3 Single 
1 F4 Sina le 

• 3 F5 Sina le 
OESIGri.i 18 81\Sf.O:ON CU~Rer.(l ;Nr09 1.1!ATIO l PRCVjQEOJ\l"TH~ flME CF ~EClUES'l . 
ANV OtlAfJQES SN MOUNTl""'G HEIGHT OR \.OCATtOtl. lAVPWATTAG I.AMP 1'°'1P£.AHQ 
EXrSflNO f'.IELD CONOITlO.»s. THAT Ef!F£e1 Ml'i OrlliE PUVKJOSlY ~NflON"CO. \YI LL 
VOii) CURPlENTlAVCHJ'r ANO H£Ct.MREA CHA_NGE; RE.OU£ST ANO REC/\l.CUL.AllOH 

-/ 
I ....... . ., 

.. - 1.9-
~/ 

r2.3 ~{8 
0

1.6 -

. 
·1.8 

. 
1.7 

0.900 4284 
0.900 3993 
0.900 3941 
0.900 6227 
0.792 7998 

N/( 

<•-t•.(Sfr.'r ;-.n '*~"r,.,!<C5 !•l 

f;j,-.c,{~-;!!>)J-:;: 

Avg Max Min 
1.67 2.6 0.2 
0.64 3.7 0.0 
1.70 4.7 0.5 

Lum. Watts Total Wal1s 
57 228 
33 33 
44 88 
57 57 
74.5 223.5 

Avg/Min Max/Min 
8.4 13.0 
NA N.A. 
3.4 9.4 

Descriotion 
GALN-SA 1C-727-U-T4FT-HSS 
GALN-SA1A-727-U-RW 
GALN-SA 1 B-727-U-SL2-HSS 
GALN-SA1C-727-U-5WQ 
A850-VCOB-4L27TS-MDL05 

c; 
{~~ ,.._,:-":;"' .:._').:. •:·.:~c-~·.r ~-:;1t•H 
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