MARCH 11, 2020
PLANNING AND ZONING COMMISSION
Posted 2:00 p.m., Thursday, March 5, 2020
7:00 P.M.

CITY OF ELLISVILLE CITY HALL

I.

Call to Order – Chairman Curtis Boggs

II.

Pledge of Allegiance

III.

Roll Call

IV.

Approval of Agenda

V.

Approval of Minutes – February 12, 2020 Pages 3-7

VI.

Petitions for Recommendation
1) Petition of BeLeaf Medical LLC for a conditional use permit to allow the operation of
a medical marijuana dispensary facility at the location known and numbered as 16075
Manchester Road, within the C-3 Commercial Zoning District of the City of Ellisville,
Missouri. Pages 9-26 and plans
Action on Petition #20-03-01
2) Petition of Finn Capital Group LLC for issuance of a conditional use permit to allow
the operation an adult day care center at the location known and numbered as 15434
Manchester Road within the C-3 Commercial Zoning District of the City of Ellisville,
Missouri. Pages 27-79
Action on Petition #20-03-02

VII.

Public Hearing
1) The Planning and Zoning Commission will discuss and consider the petition of Salty
Spa, LLC for Text Amendments to Title IV, Land Use, Chapter 400: Zoning
Regulations, of the Municipal Code of the City of Ellisville, Missouri, pertaining to
massage parlor/massage therapy definitions and regulations. Pages 81-89
Action on Petition #20-03-03

VIII.

Adjournment
Respectfully submitted,

LEIGH A. DOHACK
City Clerk
The City of Ellisville is working to comply with the American With Disabilities Act mandates.
Individuals who require an accommodation to attend a meeting should contact City Hall, 636227-9660 (V/TDD) at least 48 hours in advance.
City Hall, #1 Weis Avenue, Ellisville, MO 63011
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City of Ellisville
PLANNING AND ZONING COMMISSION
REGULAR MEETING MINUTES
Meeting Date: February 12, 2020

TABLE OF CONTENTS
1. CALL TO ORDER
2. PLEDGE OF ALLEGIANCE
3. ROLL CALL
4. APPROVAL OF AGENDA
5. APPROVAL OF MINUTES – JANUARY 8, 2019
6. PUBLIC HEARING
A) Petition #20-02-01. A City initiated petition for Text Amendments to Title IV, Land Use,
Chapter 400: Zoning Regulations, of the Municipal Code of the City of Ellisville, Missouri,
pertaining to point of sale signage and safe packaging and labeling requirements for
medical marijuana dispensary facilities.
7. ADJOURNMENT

1 Weis Avenue  Ellisville, Missouri 63011
(636) 227-9660 V/TDD  FAX: (636) 227-9486
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Planning and Zoning Commission
Regular Meeting Minutes
Meeting Date: February 12, 2020
Page 2
PLANNING AND ZONING COMMISSION MEETING SUMMARY
1. CALL TO ORDER: Chairman Boggs called the meeting to order at 7:00 p.m.
2. PLEDGE OF ALLEGIANCE: Commissioner Ellebrecht led the Pledge of Allegiance.
3. ROLL CALL
Present

Absent

Al Tamulaitis
Rob Compton
Chairman Boggs
John Ellebrecht
Rajiv Gupta
Nancy Bengtson
Jim Burtelow
Sandie McGrath
George Restovich, City Attorney

Marilyn Niebling

A quorum was present for the meeting.
Also present were City Planner Hood and Councilmember McGrath
4. APPROVAL OF AGENDA
A motion was made by Commissioner Compton to approve the Agenda as written and was seconded
by Commissioner Bengtson. The votes were as follows:

Aye

Nay

Al Tamulaitis
Rob Compton
Chairman Boggs
John Ellebrecht
Rajiv Gupta
Nancy Bengtson
Jim Burtelow
Sandie McGrath

Abstain

Absent
Marilyn Niebling

5. APPROVAL OF MINUTES
A motion was made by Commissioner Compton to approve the January 8, 2020, Regular Meeting
Minutes as written. It was seconded by Commissioner Ellebrecht.
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Planning and Zoning Commission
Regular Meeting Minutes
Meeting Date: February 12, 2020
Page 3

Aye

Nay

Abstain

Al Tamulaitis
Rob Compton
Chairman Boggs
John Ellebrecht
Rajiv Gupta
Nancy Bengtson
Jim Burtelow
Sandie McGrath

7.

Absent
Marilyn Niebling

PUBLIC HEARING
Petition #20-02-01. A City initiated petition for Text Amendments to Title IV, and Use, Chapter
400: Zoning Regulations, of the Municipal Code of the City of Ellisville, Missouri, pertaining to
point of sale signage and safe packaging and labeling requirements for medical marijuana
dispensary facilities.

City Attorney Restovich read the exhibit list.
Exhibit 1

Certified copy of Municipal Code

Exhibit 2

Zoning District Map

Exhibit 3

Comprehensive Plan

Exhibit 4

Notice published in The Legal Ledger on December 23, 2019

Exhibit 5

Notice published in The Countian on December 24, 2019

Exhibit 6

Public Posting of Notice on December 27, 2019

Exhibit 7

Letter mailed to abutting property owners within 185 feet on December
26, 2020

Exhibit 8

Application Cover Sheet

Exhibit 9

Application for Rezoning, with attached plans

Exhibit 10

Application for Planned Development, with attached plans

Exhibit 11

Application for Site Plan Review, with attached plans

Exhibit 12

Letter from Bernard Raemy to City Planner

Exhibit 13

Grimes Consulting Cost Estimate dated December 3, 2019

Exhibit 14

Traffic & Parking Technical Memorandum dated November 21, 2019

Exhibit 15

Terraspec Landscape Plan Review dated November 15, 2019

Exhibit 16

E-mail from Ken Keitel to City Planner dated December 15, 2019

Exhibit 17

City Planner’s Memo dated January 2, 2020

Exhibit 18

City Planner’s Memo dated January 6, 2020
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Planning and Zoning Commission
Regular Meeting Minutes
Meeting Date: February 12, 2020
Page 4

Chairman Boggs opened the Public Hearing and Planner Hood was sworn in.
Planned Hood stated that the petition was formed based on a recommendation by the Rockwood
School District.
Commissioner Compton asked if 3’ from the register means anywhere within 3’. Commissioner
Bengston expressed concerns that the language was not specific enough. Planner Hood stated
that the language can be amended. Commissioner Burtelow suggested the language state that
interior signage be clearly visible to the customer at all points of sale. Commissioner Bengston
asked who would be inspecting to see that the sign regulations are being followed. Attorney
Restovich said it would be handled by the police and complaint driven with probable cause.
Commissioner McGrath asked if we need to be thinking about signage for possible recreational
marijuana. Attorney Restovich stated no.
A poll of the audience was taken. No one was opposed and no one supported.
Chairman Boggs closed the Public Hearing.
After the Public Hearing, Commissioner Compton moved to forward a positive recommendation to
the City Council, as written with the following addition.
1) Section 1 c should read as follows.
Is displayed within three (3) feet of any point of sale of marijuana or marijuana-infused products
and be clearly visible to the customer at all points of sale. The motion was seconded by
Commissioner Ellebrecht. The votes were as follows:
Aye

Nay

Al Tamulaitis
Rob Compton
Curtis Boggs
John Ellebrecht
Rajiv Gupta
Nancy Bengtson
Jim Burtelow
Sandie McGrath

Abstain

Absent
Marilyn Niebling

10. ADJOURNMENT
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Planning and Zoning Commission
Regular Meeting Minutes
Meeting Date: February 12, 2020
Page 5
Chairman Boggs adjourned the meeting at 7:18 p.m.

Respectfully Submitted,

Holly Woodland
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City of Ellisville

Memo
To:

Chairman Boggs and ~
Me . ber of the Planning and Zoning Commission

From: Ada Hood, City Plann
Meeting
Date: March 11, 2020
Re:

Request of BeLeaf Medical LLC, d/b/a SWADE for approval of a Conditional Use Permit
allowing a new Medical Marijuana Dispensary located at 16075 Manchester Road, within the
C-3 Commercial Zoning District.

SUMMARY
The applicant is proposing a new medical marijuana dispensary at the subject site.
CONDITIONAL USE PERMIT
The applicant has filed a conditional use permit application to allow the operation of a medical
marijuana dispensary facility. According to the plans submitted, the operation will take place
within the existing 1-story shopping center; more specifically, the tenant space known and
numbered as 16075 Manchester Road, which will be combined with 16077 Manchester Road.
There does not appear to be a basement.
The security plan submitted by the applicant has been reviewed by the Police Chief and he finds
it acceptable. Staff suggests that a note be added to the security plan and site plan indicating
compliance with Ordinance #3448 pertaining required signage at points of sale.
The specific hours of operation will be 9AM to 7PM, seven days per week, consistent with the
City regulations. There will be no outside storage. The plans show an existing trash enclosure.
The applicant will need to verify that any excess or unusable medical marijuana or medical
marijuana byproduct of a Medical Marijuana Related Use is stored securely before final
disposition, which may be done within the facility in areas designated for disposal activities or, if
necessary, outside the facility in a locked, tamper-resistant receptacle.
The applicant is proposing to install street trees and sidewalk luminaires in compliance with
Section 400.493. The subject site is not in compliance with the required buffers, planting strip or
landscaping within the vehicular use area. The applicant is requesting a waiver from the City
Council.
March 4, 2020

1
1 Weis Avenue• Ellisville, Missouri• 63011
(636) 227-9660 V/TDD ·FAX: (636) 227-9486
www.ellisville.mo.us
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The photometric plan submitted does not provide the necessary information to verify compliance
with the lighting requirements. The applicant will need to coordinate with staff to ascertain
compliance.
The City's third-party traffic consultant has assessed the proposed use and determined that a
traffic study is not warranted.

RECOMMENDATION
Staff recommends the Planning and Zoning Commission considers the following conditions as part of
a positive recommendation:
1. That the applicant agrees to comply with all City regulations pertaining to Medical Marijuana uses;
and
2. That the applicant adds a note to the security plan and site plan indicating compliance with
Ordinance #3448 pertaining required signage at points of sale; and
3. That the applicant installs street trees, subject to final approval by staff; and
4. That the applicant coordinates with staff to ascertain compliance with the lighting requirements
as per Section 400.492; and
5. That the applicant installs sidewalk luminaires in compliance with Section 400.493; and
6. That the City Council grants a waiver for the required buffers, planting strip and landscaping
within the vehicular use area.

• 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

/&,01>' M~""-=ksf~r Rc>tUJ.
Project Description:
B~Lcc.{ Medi~( LLC.
Project Name: Be. L~f ] i
(Sw&'b.e )
PropertyAddress:

srV\--ry

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 536.0'10(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 oflaw 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:

/3~1i

Address:

Phone Number:

Ke\1\A C.

Ri,,s J f'r.e.si.l.~Y\.i

kk'eh-..a+ -Pd v(. J CA.rt-\. C.\f-y 1i\16

(31'f\ 2.0'f ~ 08f'f

Email

kr\'5s

~

b3o'{!>

bcde.a.f eo

COtM

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

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

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

3{,' 8 J;.,..f.,W..._ J2r:WL'
Phone Number: (3 f&f) of?- 31'/(
Address:

5

f&:J: I

tl\v.e.sfac.w\- Cc., l.LC

~t. L•...,(S 1 r\t () '2'12-)

.S~plc\\, Sfe.ibe.c!Mai(.c.eW\
Name of Architect, Landscape Architect, Planner or Engineer: C. Je .J- Ass=o~6J.cl. fr..t..
Email

"lo, s,",.,... 18 ti. S'tv<C£.t, Suac. zoo, St. 1-tM'"s, lit() ,, ,.~
Phone Number: (~ fcf) 'fta/- '/987
Email et\\•t'ffa.afe.&f{. COMI\

Address:

_ _ _ _ _ _ __

Cunent Zoning:

C~ - ~etr<c& (

Cunent Use of Site:-~~~-~--&.~-"-L..-~--....,------------------Proposed Use of Site:_ .........,.....:;=:::.!..-11-..11~!...:1!~.:..=.............:~4"c..::...<=-1---------------

Revised: June 27, 2018
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PART C: 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.
)(
D

D
D

Conditional Use Permit
Site Plan
A1·chitectural Review
Other:

------

D

D
D
D

Rezoning
Text Amendment
Planned Development
Variance to the Board of
Adjustment

D
D

D
D

Subdivision Plat
Lot Consolidation Plat
Boundary Adjustment
Plat
Condominium Plat

PART D: AUTHORIZATION (FULL L~IS REQIDRED)
Sig1Jat11re ofApplica11t (Req11fred): -=--~7.7.~
~·~"'Jl~tt=.-=--------------"Date:
Title/I11te1·est;,, P1·operty:

LEA~E

Sig11attll'e of P1·ope1·ty Ow11er (lleq11iretl):
Title/I11terest i11 Property:._

-±:;,r-

~ v(.;tt.iit!!

Date:

'2.b.
,fzo
I
I

__;;O'--W:=---'N--~
-=-1!..-=-------------------------

Revised: June 27, 2018
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City of Ellisville
One Weis Avenue
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:

/

6() 7) ·Mt.tic. ~c.{ ftrr Kaq,d

Bel ea..{

Applicant:

M~r.J.1"""' I LL G

Be.Le."~ fJc~S{1Ut.f~v/ {S'wME")

ProjectName:

PART A: COST/BENEFIT DATA

(ALL INFORMATION PROVIDED WILL BECOME A MATTER OF PUBLIC RECORD)

Quantity

Description

..

Existing
_J.

~192 1

Property value:
Property tax to the City:

Proposed

~

OCIC

1 'il., orJ cJ

-'5"i-o. 'i?

-¥cw .. rr7

Property tax to the School District:

-f 17, 7'1Z. t> 6

~ 17, i '/l. (} 8

Property tax to the Fire District:

If '{, ~'ff. 'fo

Jf

Adjacent property values:

U~

£)fl, (/.M.. • ...,"

Retail sales tax generated:

'I, ]'-f (. 'fO
K1tuu..1 "\

°'o

JI/ 7 fl I 7' ()

..f

'o

,CJ()

Maintenance cost to the City
(new street/trail/park maintenance,
additional police services, trash/recycle
service):

# similar businesses already existing in the City:

Type of business:

MediGta. (

()

.'

~/IJVl'-1\A

0

~ ( S/<..n f4.~'j

Does the project compete with other existing uses in
the City:

To what degree (qualitative and quantitative):

J 14. k:1tol)lll\

tJVI. /(ttut.11 "l

Revised: February 14, 2019
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Will project result in loss ofretail sales tax revenue
from other businesses in the City?

Project potential loss:

/\Jo
PART B: SUMMARY
Br· · y describe the Proposed Project and intended use s) and Reason for Requesting a Conditional Use Permit:

«.cl.(..

PART C: AMENDING AN EXISTING CONDITIONAL USE PERMIT
Please describe the proposed amendment:

/..//A

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

Please describe why the proposed amendment is necessary: _ __._#___,_,f"/t'------------ - - - - -- -

PART D: SITE DESIGN

1.6 1 ~lo
2:Z .. t;;°/o

~,, t ro

llfMcJ, 1/l'ld ') F ( {lJ'QI

Total Square Footage of Site:

Total Square Footage ofBuilding(s):

Building Lot Coverage:

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

Building(s) Height(s):
Abutting Land Uses:

2-o ·(E&ru.tJ.)
1

Number of Floors:

£(

----~l__(........ett
........s_n,t(J.
~----.l~----

c.South
3

--~~----

North
Building Setbacks Provided/Required:

-;,f

C 3 / C. {

l.3

East
West
/2.. t I 11 o
10 I '2.V
't I I ()
/0 I /0
Side CE)
Front(S)
Rear(,U}
Side CW)
Landscape Buffer Provided/Required: 0
I Z.c)
3 I Z, ~
0 I 2.e>
0
10
Front(~)
Rear CN)
Side (IA.I)
Side(EJ
Parking Lot Landscape: Required: ----"'~
----'~
"'--"-p.____ Provided: ----'O
=--~"-'t_________
:
_
Total Number of Parking Spaces Provided:
HV AC Units/other equipment:
Location of Trash Enclosure:

Location:

N\JJ caJ"-.C.C 9 f

Location of Loading/Delivery/Dock:
Fence: Required:

j.f5_ Location:

-"""Z_fJ
-'---- Screening: ~~
~--'f.~t-.S~fi~'~""'~5.------

Lj.()

Required by City Code:

~oofw~

Ou~H~f Pick Ups/Week:

NI&

N,,µ. ? L.

Wall (Screen/Sound): Required:

_M_a_ Location:

Public Art or Benefit Provided:

Nb

P/U time: _ _ __ _

#Deliveries/week:
Type/Material:

\/1..../

P/U Time: _ _ __
Height

Type/Material:

--b~'---

Heigh: _ _ __

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

PART E: OPERATION

7_._____Hours of Operation: -~'~O~----

Days of Operation: ___

Total #of Employees: __/~O~ #Employees on Maximum Shift:

-~'f~_ Property Owned/Leased: L-4a!..ul
Describe Any Loud Noise and Proposed Mitigation: _,,_
l.t._o"'--''(-"(..
-' =--- - - - - - - - - - - - - - - - - Describe Any Odors/Smoke and Proposed Mitigation: ~tJ.
~O~K_..(.._ _ __ _ _ _ _ _ _ _ _ _ __
Describe Any Other Potential Concerns to Abutting Properties and Proposed Mitigation:

_ __

_t{
~~
~-~------

Describe How Storm Water will be accommodated: __.P
..__.\...i~5H
'-"'-''tJ,.,~...........f...,y,...C._/fMA,....,.,,'""-1_ _ _ __ _ _ _ _ _ _ __
Architectural review is required for any exterior renovation or far;ade changes.
project, complete an Architectural Review Board Application.

If any of these items are part of the

Revised: February 14, 2019
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PART F: PERFORMANCE STANDARDS
All land, buildings and uses must comply with the following performance standards. Other project or use specific
factors may be regulated to protect the public health, welfare and safety as well as to protect the character of the
neighborhood.
Vibration. Will the use be operated so that the maximum ground vibration generated is not perceptible (without
instruments) at any poin on the lot line of the lot on which the use is located; excluding vehicular traffic unrelated to
thesubjectuse?____,~~~-------------------------------
Noise. Will the use be operated so that the maximum volume of sound or noise g?rnted does not exceed seventy
(70) decibels at any point on the lot line of the lot on which the use is located?_~
--.L~
-~)
----------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? __....µ~,.___ _ _ __ _ _ __ _ _ _ _ _ _ __ _ _ _ _ _ _ __
Smoke. Will the use be operated so that no smoke from any source is emitted of a greater density than the density
described as . . I on the Ringelmann Chart as published by the United States Bureau of Mines?
Toxic gases. Wi I the use be operated so that there is no emission of toxic, noxious or corrosive fumes or gases?
Emission. Emission of dirt, dust, fly ash and other forms of particulate matter. Emission of dirt, dust, fly ash and
other forms of particulate matter shall not exceed eighty-five hundredths (85/100) pounds per one thousand (1,000)
pounds of gases of which amount not to exceed five-tenths (5/10) pounds per one thousand (1,000) pounds of gases
shall be of such size as to be retained on a three hundred twenty-five (325) mesh U.S. Standard Sieve. In the case of
emission of fly ash or dust from a stationary furnace or combustion, device these standards shall apply to a condition
of fifty (50) percent excess air on the stack at full load, which standards shall be varied in proportion'! the deviation
of the percentage of excess air from fifty (50) percent. Will the project comply with this standard?_~*""~
-=J+----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 ntrol Code, Chapter 612, as amended from time to time. Will the project/use comply with this
standard?

---t<=-~-------------------------------------

R adi at ion. Every amount of radioactive emissions must be restricted to that considered safe by the Federal
Standards, as amended from time to time. Will the use/project comply with this
Radiation Bo
standard?_ __,>-=..,,...-----------------------------------~
Operations, heat and glare. Every operation producing intense glare or heat must be enclosed so that they are
imperceptible any lot line without instruments. Will the project/use comply with this

standard?_--1'-""~---------------------------------~
Additional Standards applicable to all new restaurants and fast food restaurants, and upon change of ownership of
existing restaurants and fast food restaurants, with the exception of Bar B Que Restaurants as defined in Section 3018: (Ord. #2288, Sect. 2, 11-18-99)
Grease extraction efficiency: Exhaust system shall have grease extraction 0ciency of at least 90% as tested by an
approved agency. Will the use/project comply with this standard? _ _ _ _~~.e~J------------Maintenance: Equipment shall be maintained at intervals as recommended by the manufacturer and property
maintenance perfi r;ned in accordance with manufacturer's instructions. Will the use/project comply with this
standard? _ _ __,_,o&--,,,._-----~---------------------------~
Cleaning: Hoods, grease removal devices, fans, ducts and other appurtenances shall be cleaned to bare metal at
frequent intervals prior to surfaces b c ing heavily contaminated with grease or oily sludge. Will the use/project
comply with this standard? _____,._....._....____________ _ _ _ _ _ ____________
PART G: STORM WATER QUALITY PROTECTION STANDARDS:
All development and redevelopment must comply with storm water quality protection standards. To the maximum
extent feasible, the development plan should preserve and/or protect existing natural resource areas that facilitate
pollutant removal and reduce nmoff.

3

Revised: February 14, 2019
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'/_~-~--------

1. As proposed, has land disturbance been minimized to the maximum extent feasible?__

_---'-N--.-6____________ _
3. Can the proposed development be located in already developed areas? _ _\(;_~
_S___~-------2. Can additional greenspace be preserved within the project boundary?

N_o________
5. Has stormwater been captured and reused for irrigation or decor as part of the project? _+Af
. . .a.~------

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

Ifnot, why not?--------------------------~~-------

AJo

6. Have penneable surface materials been used to promote infiltration and limit runoff?

N_(_lf___________

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

~-~~>______________
9. Is the development located outside the stream bank setback buffer?
'{..e. .S
----'-------------8. Is the development located outside the 100 year flood plain? - - .....

10. Does the deve lo
problems)?

1ent warrant engineering channel protection controls (because of size or stream bank erosion
0

11. Does the development plan avoid sensitive areas?

___________________

-~t-~---'-;.S

12. Does the site development plan utilize stormwater credits? _ __,_Af""'-______________
o
_
13. Does the site development plan show structural B
s? What is the acreage of drainage to the BMP? Will the
BMP be above or below ground? _ _ _,,£=---.._,1,_.·.i....L-"f-__.~-=e.c.=='~''--#------------------

14. Who will be responsible for maintaining storm water controls?
appropriate for the entity or person responsible for maintenance?
15. Is over I acre of impervious area being added? _

Af5 U1e structural BMP shown on the plan
6<>; \ 4)(.~IC..} C)IJ) ~<If"

__._g-'-()---------~-----------

16. Is the development tributa1y to any existing basins that need to be upgraded? _..;.../.t
_o__________

PART H: ENVIRONMENTAL STATEMENT
Will the proposed request adversely impact the

environment?:_~E{_._()_ _ _ _ _ _ _ _ _ _ _ _(Yes or No)

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

tl o

(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 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 question. (a-s).

_Al
_·O_ a. Will the use have any negative effect upon traffic conditions?
~ b.

Will the use substantially increase fire hazards?

lto- c.

Will the use adversely affect the character of the neighborhood?

!lo_ d.

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

iln_ e.

Will the use overtax the sewage or public utilities?

Hb

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

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

tti
~ h.

[:t{:kj ii~

rc..~l sq~ b> 5-a(u~ M£t.A•s..~( iM.Aftj.,-""" p<dVe.om ,.{ vh;sr.iH;

Will the use adversely affect the financial condition of the City including any adverse impact upon utilities,
property and sales tax?

Revised: February 14, 2019
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"1u

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

~

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

E_j. Is the proposed use compatible with surrounding uses and with the surrounding neighborhood? Describe
reasonable in relation to adjacent structures and buildings on surrounding properties and in the

I\(

surroundi11g neighborhood?

0 l. Wi II 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

f'l6

areas?
m. Will the frequency and duration of various indoor and outdoor activities and special events associated with

lf

the proposed use have a deleterious impact on the sunounding area?

~ 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

~ p.

temporary nature?
Does the proposed use comply with the standards of good planning practices? If yes, describe how: _ _

~ q. Does the proposed use further the goals and objectives set forth in the Comprehensive Plan? If yes, which
goals and how: ~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~'(~ s. Have sufficient measures been taken or will be taken by the applicant to negate, to an acceptable level,
potentially adverse impacts? Describe the measures and how they will negate negative itnpacts:

~ 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@ellisvillc.mo.us or via phone 636-2279660.

2.

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

3.

All requests for 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 foity-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 P Janner 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

Revised: February 14, 2019
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February 13, 2020

City of Ellisville
City Council
1 Weis Avenue
Ellisville, MO 63011
RE :

SWADE Dispensary
16075 Manchester Road

Members of the City Council,
We are submitting this letter to request your consideration and approval of our Application for Conditional
Use Permit for the above referenced project.
Beleaf Medical LLC {the applicant) intends to lease and occupy 2,950 square feet of currently vacant space
within an existing strip center and addressed as 16075 Manchester Road. The proposed use is for a
marijuana dispensary facility (d.b.a. SWADE) licensed through the Missouri Department of Health & Senior
Services {License DIS000070), which requires a Conditional Use Permit {CUP) approval from the City of
Ellisville in the C-3 zoning district.
The proposed operating hours of the facility are from 9:00 a.m . to 7:00 p.m., seven days a week. The
facility is expected to employ a total of ten {10) people, with a maximum shift of five (5) employees. The
facility will operate in compliance with the requirements set forth by the Section for Medical Marijuana
Regulation of the Missouri Department of Health & Senior Services. A security plan for the dispensary has
been developed, as required, and submitted in support of this CUP application.
At this time, we are requesting the following waivers :
1.

City of Ellisville Code Section 400.290.F.4
The current building is a legally existing non-conformity which does not meet the rear yard setback
requirement of this section along the north property Ii ne. A rear yard of twenty-five (25) feet is
required, but only a ten (10) foot rear yard exists. However, this non-conforming situation is not
being expanded or enlarged and we are requesting a waiver to allow the existing ten (10) foot
setback to remain.

2.

City of Ellisville Code Section 400.290.F.6
The current building is a legally existing non-conformity which does not meet the building/structure
height setback requirement of this section along the north property line. The estimated existing
building height is twenty (20) feet, which would require a height setback of twenty (20) feet, but
only a ten (10) foot setback exists. However, this non-conforming situation is not being expanded
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or enlarged and we are requesting a waiver to allow the existing ten (10) foot height setback along
the north property line to remain.
3.

City of Ellisville Code Section 400.290.J
The current site is a legally existing non-conformity which does not fully meet the landscaped
buffer area requirement of this section along the north property line. Evergreen plant material
with a minimum height of six (6) feet planted on ten (10) foot centers along with a six (6) foot high
sightproof fence exist along the north property line, but a twenty-five (2S) foot landscape buffer is
not provided. However, this non-conforming situation is not being expanded or enlarged and we
are requesting a waiver to allow the existing three (3) foot landscape buffer in combination with
the existing evergreen plant material and sightproof fence to remain.

4. City of Ellisville Code Section 400.480.E
The current site is a legally existing non-conformity which does not meet the minimum amount of
landscape space dedicated within the perimeter of the vehicular use area . The existing vehicular
use area includes 40 parking spaces which would require 800 square feet of space designated to
landscaping with five (S) deciduous trees by code. However, this non-conforming situation is not
being expanded or enlarged and we are requesting a waiver to allow the existing zero (O) square
feet of space designated to landscaping with zero (0) deciduous trees to remain .
S.

City of Ellisville Code Section 400.480.F
The current site is a legally existing non-conform ity which does not fully meet the landscaped
buffer area requirement of this section along the north property line. Evergreen plant material
with a minimum height of six (6) feet planted on ten (10) foot centers along with a six (6) foot high
sightproof fence exist along the north property line, but a twenty-five (2S) foot landscape buffer is
not provided. However, this non-conforming situation is not being expanded or enlarged and we
are requesting a waiver to allow the existing three (3) foot landscape buffer in combination with
the existing evergreen plant material and sightproof fence to remain.

6.

City of Ellisville Code Section 400.480.G.1
The current site is a legally existing non-conformity which does not meet the planting strip
requirement of this section within the required front yard along the street side adjacent to the
property line on the west and south sides. A planting strip measuring a minimum of twenty (20)
feet with a minimum ratio of one (1) three (3) inch caliper shade tree or three (3) two (2) inch
caliper grouped ornamentals for each fifty (SO) feet of linear front footage is not provided.
However, this non-conforming situation is not being expanded or enlarged and the Conditional Use
Permit Plan proposes to install one (1) three (3) inch caliper shade tree for each fifty (SO) feet of
linear front footage as part of this project. We are requesting a waiver to allow the existing zero (O)
foot planting strip to remain along with the installation of shade trees noted above.

7.

City of Ellisville Code Section 400.480.L.1
The current site is a legally existing non-conformity which does not meet the minimum amount of
landscaped islands within the perimeter of the vehicular use area. The existing vehicular use area
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includes 40 parking spaces which would require four (4) landscape islands by code. However, this
non-conforming situation is not being expanded or enlarged and we are requesting a waiver to
allow the existing zero (O) landscape islands to remain.
8.

City of Ellisville Code Section 400.490.A.4
The current site is a legally existing non-conformity within the town center which does not meet
the parking location requirements. A portion of the existing parking area is located within the front
building lines. However, this non-conforming situation is not being expanded or enlarged and we
are requesting a waiver to allow the existing parking within the front building to remain.

9.

City of Ellisville Code Section 400.490.E
The current site is a legally existing non-conformity which exceeds the maximum amount of parking
allowed. The proposed use (general retail) allows for a maximum of 4.2 spaces per 1,000 square
feet of gross floor area. The existing building has a gross floor area of approximately 8,023 square
feet which would allow a maximum of thirty four {34) parking spaces. However, this nonconforming situation is not being expanded or enlarged and we are requesting a waiver to allow
the existing forty (40) parking spaces to remain.

We appreciate your consideration of the above request. Please contact this office with any clarifications or
further comments.

Sine/

~.·///
Eric Morff,

prv

Senior Project Manager
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February 13, 2020

City of Ellisville
Planning & Community Development Department
1 Weis Avenue
Ellisville, MO 63011
Attn: Ada Hood, AICP
RE:

SWADE Dispensary
16075 Manchester Road

Ms. Hood,
Please find below our responses to the comments for the above referenced project originally dated August
23, 2019. The comments are listed below, and our responses are presented in bold italics.
METRO WEST FIRE PROTECTION DISTRICT
1.

Metro West would require a USE permit application. We would also require a building permit
submittal ifthe space is being altered.

Response: Comment noted.
POLICE DEPARTMENT
1.

Submit a copy of the State mandated security plan .

Response: A copy of the security plan is included with this submittal as requested.
ELLISVILLE ATTORNEY'S OFFICE

No comments
BUILDING
1.

If any interior alterations to be performed, Building permits will be required from City of Ellisville
and Metro West Fire District.

Response: Comment noted.
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PLANNING
1.

Please prepare a letter addressed to the City Council making your request. Include all details of
your operation and any waivers you are requesting.

Response: A Conditional Use Permit request letter is included with this submittal as requested.
2.

Please complete the existing Building Setback information and the existing Landscape Buffer
information on the application and submit to my office.

Response: A copy of Page 2 of the Application for Conditional Use Permit with the building
setback and landscape buffer information completes is included with this submittal as requested.
3.

The parking information on the application seems in error. How many parking spaces are required
for the entire center (based on total square footage) and how many are provided in total? You may
need to submit a site specific use/parking demand study to substantiate the deficiency or excess
parking spaces.

Response: The current site is a legally existing non-conformity which exceeds the maximum
amount of parking allowed. The proposed use (general retail) allows for a maximum of 4.2
spaces per 1,000 square feet of gross floor area. The existing building has a gross floor area of
approximately 8,023 square feet which would allow a maximum of thirty four {34} parking
spaces. However, this non-conforming situation is not being expanded or enlarged and we are
requesting a waiver to allow the existing forty {40) parking spaces to remain.
4.

You will need to install street trees in compliance with the code; one tree per 50 linear feet along
Manchester and Hutchinson.

Response: Street trees at a ratio of one tree per 50 linear feet along Manchester and Hutchinson
have been added as requested. Refer to the Conditional Use Permit Plan.
5.

The landscape buffers on the east and north appear to be deficient. Review Section 400.480 and
determine the exact deficiency. Agree to install the needed landscape or request a waiver from the
City Council.

Response: The current site is a legally existing non-conformity which does not fully meet the
landscaped buffer area requirement of this section along the north property line. Evergreen plant
material with a minimum height of six (6) feet planted on ten {10) foot centers along with a six (6)
foot high sightproof fence exist along the north property line, but a twenty-five (25) foot
landscape buffer is not provided. However, this non-conforming situation is not being expanded
or enlarged and we are requesting a waiver to allow the existing three {3} foot landscape buffer
in combination with the existing evergreen plant material and sightproof fence to remain.
6.

All new outdoor lighting (required with Security Plan) will have to comply with Section 400.492
Outdoor Lighting. Submit a Lighting plan and a photometric plan.

Response: A photometric plan has been included with this submittal as requested.
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7.

You will be required to install Sidewalk Luminaires (Section 400.493) along Manchester Road .

Response: Sidewalk luminaires have been added as requested. Refer to the Conditional Use
Permit Plan.
8.

You will need to install bike racks as per Section 400.490.B

Response: A bike rack has been added as requested. Refer to the Conditional Use Permit Plan.

Please contact this office with any clarifications or further comments. Thank you for your assistance on this
project.

2 P~
Eric Martt,
Senior Project Manager
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Ada Hood
Nolfo, Julie <JNolfo@lochgroup.com> on behalf of Nolfo, Julie
Wednesday, February 19, 2020 5:41 PM
Ada Hood
RE: Staff Review- SWADE Medical Cannabis (16075 Manchester Road, Ellisville, MO) Conditional Use Permit Submittal

From:

Sent:
To:

Subject:

AM is 30 trips and PM is 64 trips, which is below the threshold .
Center as a whole - at 8,023 SF would generate
Retail (5,073 SF)
Dispensary (2,950 SF)
TOTAL

AM 5 trips
AM 30 trips
AM 35 trips

PM 20 trips
PM 64 trips
PM 84 trips

Still under the 100 threshold .

Julie Nolfo, PE, PTOE
Project Liaison

lochmueller Group
314.446.3791 (direct) I 314.363.5074 (mobile)
JNolfo@!ochgroup.com
I

I

From: Ada Hood <ahood@ellisville.mo.us>

Sent: Wednesday, February 19, 2020 5:34 PM
To: Nolfo, Julie <JNolfo@lochgroup.com>
Subject: RE: Staff Review- SWADE Medical Cannabis (16075 Manchester Road, Ellisville, MO) - Conditional Use Permit

Submittal
Not sure. What are your thoughts of dispensaries as traffic generators? If they are below the threshold, then no .
Kind Regards,
Ada
From: Nolfe, Julie <JNo lfo@ lochgroup.com >

Sent: Wednesday, February 19, 2020 5:31 PM
To: Ada Hood <ahood@ellisvi lle.mo.us >
Subject: RE: Staff Review- SWADE Medical Cannabis (16075 Manchester Road, Ellisville, MO) - Conditional Use Permit
Submittal
Ada :
I don't think Ive seen this before so I wasn't part of the initial review. OR if I was; I've totally forgotten. Do you still want
me to take a look?

Julie Nolfo, PE, PTOE
1
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INTRUSION DETECTION

City of Ellisville

Memo
To:

Chairman Curt Boggs and Members of the Planning and Zoning Commission

From: Ada Hood, City Planner
Meeting
Date: March 11 , 2020
Re:

Petition of Finn Capital Group LLC for issuance of a conditional use permit to allow
the operation an adult day care center at the location known and numbered as 15434
Manchester Road, within the C-3 Commercial Zoning District

BACKGROUND
The applicant is requesting approval of a conditional use permit to allow the operation an adult day care
facility at 15434 Manchester Road. The tenant space is currently occupied by the St. Louis Tile
Company, who will be leaving in June, according to the property owner. The site is zoned C-3
commercial and day care facilities are conditionally permitted within the C-3 commercial zoning
district.
The proposed use will offer adult day care with specialized activities for seniors with dementia,
Alzheimer's and other medical needs. The facility will operate Monday through Friday from 8:30 AM
to 4:30 PM. The business model features five (5) full time staff employees on site every day and
additional help from a local senior helpers' group at a ratio of one assistant per eight seniors.
The City's third-party traffic consultant has briefly assessed the proposed use and determined that a
traffic study is not warranted. The use is anticipated to generate 80 trips in the peak hour (that's 40 trips
in and 40 trips out) and the site is accessed via a signalized intersection. The traffic engineer's email and
assessment are attached for your review. The site is existing and will require a waiver to the parking
regulations. Additionally, the applicant agrees to install some of the required bike racks.
The existing site does not comply with the buffer requirements, planting strip requirements, nor the
landscaping required within the vehicular use area. The city's third-party landscape architect has visited
the site and prepared a suggested landscape plan which brings the site into closer compliance. Staff is
in support of the recommendation, including the requested landscape waivers.
The applicant has indicated that all existing lighting will remain the same, and therefore the lighting
regulations are not triggered. Additionally, as the project does not include new construction nor tenant
spaces vacant in excess of a year, the sidewalk luminaires are not required. However, staff would ask
that the property owner consider installing sidewalk luminaires along Manchester Road.
March 5, 2020
1 Weis Avenue • Ellisville, Missouri • 63011
(636) 227-9660 V/TDD •FAX: (636) 227-9486
www.ellisville.mo .us
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IMPACT
The proposed use is new and innovative. Staff does not anticipate any negative impacts resulting from
the proposed use. The City has, in the past, attempted to collect a cross access easement across the
shopping center to one day connect to the property to the south, west and to the east. Of course, the same
access easement will need to be collected from the abutting properties.
Staff recommends that the public hearing be waived by the Planning and Zoning Commission, as one
will be held by the City Council.
RECOMMENDATION
Staff recommends that the Planning and Zoning Commission forwards a positive recommendation to
the City Council for the requested Conditional Use Permit, subject to the following conditions:
1. That the City Council approves a waiver to the parking requirements; and
2. That the applicant implements the landscaping recommended by the City's third-party
landscape architect (as shown in the recommended landscape plan) prior to occupancy; and
3.

That the City Council agrees to the landscape waivers recommended by the City's third-party
landscape architect; and

4. That the applicant installs 5 bike racks; and
5. That the property owner agrees to prepare a cross access easement across the property and to
the south property line, and that the easement is recorded with St. Louis County, prior to
occupancy; and
6. That the property owner voluntarily installs sidewalk luminaires along Manchester Road (the
sidewalk luminaire requirement is not triggered by this application).

• Page2
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RCG VENTURES

Sandro Mei
RCG-Ellisville, LLC, c/o RCG Ventures, LLC
3060 Peachtree Road NW
Suite 400
Atlanta, GA 30305
March 5, 2020
Dear Ms. Hood,
RCG Ellisville, LLC is in receipt of the letter from the City of Ellisville dated
2/19/20 as well as the recommendations from Terraspec dated 2/28/2020 and is in
agreement to the installation of seven (7) shade trees to meet the city standards per Sec.
400.480, paragraph E Vehicular Use Area. In addition we are in agreement to seek
permission from MoDOT per Sec. 400.480, paragraph G with regards to Manchester
Road frontage, to plant screen shrubs in the ROW although this is not property owned by
RCG Ellisville, LLC. We would like to waive the following requirements;
Sec 400.480, paragraph F - East and North Property Lines, West Property Line and South
Property Lines pursuant to the recommendations of Terraspec we would like to waive
additional work.
Current parking count is 366 and an additional 28 are needed to achieve the 393.48 stalls
required by our calculations attached. We would like to waive this requirement.
Waiver of 10% of parking count for bike rack. We would like to install a 5 stall bike rack
in lieu of the current requirement.
Please contact me if you have any questions. (404) 665-1146.

Sincerely,

Sandro Mei
VP of Construction
RCG-Ellisville, LLC c/o RCG-Ventures, LLC

3060 Peachtree Road NW

•

Suite 400

•

Atlanta, Georgia 30305

•

t. 404/816.5454
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Ellisville Parking
ADDRESS
15434

SF

TENANT

10,000 Future Senior Helpers

USE
Day Nurseries

Ratio/1000

TOTAL NEEDED

**min 2 + 1/employee

22

15436

5,000 Mattress Outlet

General Retail

3.5

17.50

15438

8,914 Napa Auto

General Retail

3.5

31.20

15440

9,566 Fazio's

General Retail

3.5

33.48

15442

3,000 Vacant

General Retail

3.5

10.50

15444

1,600 Vacant

General Retail

3.5

5.60

15446A

40,000 Vacant

General Retail

3.5

140.00

154468

40,000 Club Fitness

Gymnasium

3.33

133.20

393.48
**maximum number of employees is 20, typical is 5. Assumign worst case scenario
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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: 15434 Manchester Road Ellisville, MO 63021
Project Description: Adult Day Center - Business Plan Attached
Project Name:TS29000 - Town Square - Ellisville, MO

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 oflaw 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:

108

Address:

Phone Number:

Woods~ur

Mi~bael

Eioo - eresideot - Fino Capital Grnup LLC

Drive
Emai/ mfinn@shtownsquare.com

917 685 8215

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

Email

Name of Property Owner(s) - if different than above:
Address:
Phone Number:

Email

Name of Architect, Landscape Architect, Planner or Engineer:
Address:
Phone Number:
l'AK'l B:

Email

Sn~ DESCIUPnu~

Legal Address of Property: _ _ : 15434 Manchester Road Ballwin, MO 63011 Locator No.:238440441
Lot No.:

See Attached

Block No.:

See Attached

Current Zoning:

See attached

Current Use of Site: Tile Store
Proposed Use of Site:

Adult Day Care Center

Revised: June 27, 2018
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PART C: 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.
l9

0
0
0

Conditional Use Permit
Site Plan
Architectural Review
Other:

0
D
D

0

Rezoning
Text Amendment
Planned Development
Variance to the Board of
Adjustment

0
0
0
0

Subdivision Plat
Lot Consolidation Plat
Boundary Adjustment
Plat
Condominium Plat

PART D: AUTHORIZATION (FULL LEGAL NAME IS REQUIRED)
Sig11ature of Applica11t (Required):
Title/Interest in Property:

Lease

Signature of Property Owner (Required):

~

rUut.,

~
l/11.~

Date: 2/11 /20

/_

Date:f?. /J

,z[)_

0

Title/Interest in Property:____"5
_V~p~------------------------

Revised: June 27, 2018
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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: 15434 Manchester Rd Ellisville, MO 63021
Applicant: Michael Finn/Finn Capital Group LLC
Project Name: TS 29000 - Townsquare - Ellisville, MO
p ART A: COST/BENEFIT DATA (ALL INFORMATION PROVIDED WILL BECOME A MATTER OF PUBLIC RECORD)

Description

Quantity
Existing

Proposed

Property value:

$2, 176,000.00

Property tax to the City:

$2,959.36 - City- Ellisville

Property tax to the School District:

Paid $24, 103 .5 5 for 2019 SPEC ~ CH DIST
$94.575.49 for 2019 SCH-ROCK !WOOD
Paid $25,393.92 for 2019 FIRE-I\ ~ETROWEST

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) ;

Ballwin Plaza across the street with Hobb Lobby and BWW: Assessed at $6,916,840 for
2019· Central Plaza ri2ht down the road'' ith JoAnns: Assessed at $7,474,430 for 2019
n/a
We paid $957.44 for 2019 CO. PARK
MAINT and $2,023.68 for 2019
ROAD & BRIDGE

Type of business:

# similar businesses already existing in the City:

Adult Day Care

0

Does the project compete with other existing uses in
the City:

To what degree (qualitative and quantitative);

No

Revised: February 14, 2019
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Will project result in loss ofretail sales tax revenue
from other businesses in the City?

Project potential loss:

No
PART B: SUMMARY

Briefly describe the Proposed Project and intended use(s) and Reason for Requesting a Conditional Use Permit:
We will be building a franchised Adult Day Care facility that will provide a caring and engaging experience for Seniors and Seniors with congnltive impair

and their families , all based in the reminisence-therapy of a replica 1950's main street, with immersive activities and ca

PART C: AMENDING AN EXISTING CONDITIONAL USE PERMIT

Please describe the proposed amendment: ______ ___________ _ _________

Total Square Footage of Site: 71!1-------Total Square Footage ofBuilding(s): - - -- - - -- - Please See
Attached

Building Lot Coverage:

Total Impervious Lot Coverage: _ _ _ _________ _

Building(s) Height(s):

umber ofFloors: - - - - - - - - - - - - - - - -

Abutting Land Uses: - - - -----""lir---J.::.s.----- - - - - - - - - - - - - - - - - West
North
East
Building Setbacks Provided/Required: _ __ _____
I
Side
Landscape Buffer Provided/Required: ---~--- --""~-.IF--61'- _,.....,._ _,___ _ _ _ _ _ _ __..!_ __
Side
Front
Parking Lot Landscape: Required: _ _________
Total Number of Parking Spaces Provided: - - - - - - - - - -

,,_.,,....my City Code: - - - - - -

HV AC Units/other equipment: _ _ _ Location: - - - -- - - - Screening: - - - - - -- - - - - Location of Trash Enclosure:

#Pick Ups/Week: _____ P/U time: _ _ _ __

Location of Loading/Delivery/Dock:

#Deliveries/week:

Fence: Required: _ _ Location:

Type/Material:

Wall (Screen/Sound):.Required: _ _ Location:
Public Art or Benefit Provided:

P/U Time: _ _ __
Height: ____ _ __

Type/Material:

Heigbt: _ _ __

Describe:

PARTE: OPERATION

Days of Operation: 5 days a week
Total# of Employees: 5

Hours of Operation: 8:30 a.m. - 4 :30 p.m

#Employees on Maximum Shift: 20

Leased
Property Owned/Leased: _ _ _ __

Describe Any Loud Noise and Proposed Mitigation: _N_l_a_ _ _ ______- - ' ' - - - - - - - - -- -- Describe Any Odors/Smoke and Proposed Mitigation:N
~
/a~--------------------Describe Any Other Potential Concerns to Abutting Properties and Proposed Mitigation:N
_ la_ _ _ __ _ _ __

Architectural review is required for any exterior renovation orfar;ade changes.
project, complete an Architectural Review Board Application.

Revised: February 14, 2019
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PART F: PERFORMANCE STANDARDS
All land, buildings and uses must comply with the following performance standards. Other project or use specific
factors may be regulated to protect the public health, welfare and safety as well as to protect the character of the
neighborhood.
Vibration. Will the use be operated so that the maximum ground vibration generated is not perceptible (without
instruments) at any point on the lot line of the lot on which the use is located; excluding vehicular traffic umelated to
thesubjectuse?-'-"'"'"------ - - - - -- - - - - - - -- - - - - - - - - - - - - - - -- 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 Jot line of the lot on which the use is located?..a.."'-- - - - - - - -- - - 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?_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. 1 on the Ringelmann Chart as published by the United States Bureau of Mines?
Ni a
Toxic gases. Will the use be operated so that there is no emission of toxic, noxious or corrosive fumes or gases?
Emission. Emission of dirt, dust, fly ash and other forms of particulate matter. Emission of dirt, dust, fly ash and
other forms of particulate matter shall not exceed eighty-five hundredths (85/100) pounds per one thousand (1,000)
pounds of gases of which amount notto 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?~N~/a~---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? N/a

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

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_/_a _ __ _ __ _ _ _ _ _ __ _ _ __ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ __
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?_N_/_a_ _ __ _ __ _ _ _ _ __ _ _ _ __ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ __
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 defin ed in Section 3018: (Ord. #2288, Sect. 2, 11-18-99)

Grease extraction efficiency: Exhaust system shall have grease extraction efficiency of at least 90% as tested by an
approved agency. Will the use/project comply with this standard?...._,,_...__ __ _ _ _ _ _ _ __ _ _ _ __
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? N
'-"-'/a= - - - - - - - - - -- - - - - - - - - - - - - - - - - - - - PART G: STORM WATER QUALITY PROTECTION STANDARDS:
All development and redevelopment must comply with storm water quality protection standards. To the maximum
extent feasible, the development plan should preserve and/or protect existing natural resource areas that facilitate
pollutant removal and reduce runoff.

Revised: February 14, 2019
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1. As proposed, has land disturbance been minimized to the maximum extent feasible?N/a - Existing shopping mall
2. Can additional greenspace be preserved within the project boundary? Nia - Existing shopping mall
3. Can the proposed development be located in already developed areas? Nia - Existing shopping mall
4. Has stormwater been captured and infiltrated into the ground as part of the project? N/a - Existing shopping mall
5. Has stormwater been captured and reused for irrigation or decor as part of the project? Nia - Existing shopping mall
Ifnot, why not?_ _ __ _ __ _ _ __ _ __ _ __ _ _ __ _ __ _ _ __ __ _ _ __
6. Have permeable surface materials been used to promote infiltration and limit runoff? Nia - Existing shopping mall
7. Can land disturbance be restricted to less sensitive areas within the project? Nia - Existing shopping mall
8. Is the development located outside the 100 year flood plain?

N/a - Existing shopping mall

9. Is the development located outside the stream bank setback buffer? N/a - Existing shopping mall
l 0. Does the development warrant engineering channel protection controls (because of size or stream bank erosion
problems)? Nia - Existing shopping mall
I 1. Does the development plan avoid sensitive areas? Nia - Existing shopping mall
--------------------~

12. Does the site development plan utilize stormwater credits? N/a - Existing shopping mall
13. Does the site development p lan show st:ru~tural B~s? Whal is the acreage of drainage to the BMP? Will the
BMP be above or below ground? _N_l_a_-_E_x_1_st_m-'g'-s_h_o-'--p"""p_m...;;g_m
_. _al_I _ __ __ _ _ _ _ __ _ __ _ __
14. Who will be responsible for maintaining storm water controls? Are the. structural B.MP shown on the plan
appropriate for the entity or person responsible for maintenance? N/a • Ex1stmg shoppmg mall
15. Is over I acre of impervious area being added? _N_l_a_-_E_x_i_st_in_g_s_h_o_p_p1_·n_g_m_a_l_l _ _ __ _ _ _ __ _ __

16. Is the development tributary to any existing basins that need to be upgraded? Nia - Existing shopping mall

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?
_N_o_ _(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.

PARTI: 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).

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

NO
0

b. Will the use substantially iucrease fir ba:ards?
c. Will the use adve{Sely affect the character of the neighborhood?

NO- d. Will the use adversely affect the general welfare of the community?
NO

0

e. Will the use overtax the sewage or public utilities?
f. Wil1 the use adversely affect or overtax Police or other City services?

Yes _ g. Will the use be the highest and best use oftbe location applied for? Describe: Business Plan Atta".!ied

NQ_ h. Will the use adversely affect the financial condition of the City including any adverse impact upon utilities,
property and sales tax?

Revised: February 14, 2019
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~

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

_y~-j. ls the proposed use compatible with surrounding uses and with the surrounding neighborhood'? Describe
how: - - - - - - k. Is the comparative size, floor area and mass of the proposed use and/or proposed structure appropriate and
Yes

reasonable in relation to adjacent structures and buildings on surrounding properties and in the
surrounding neighborhood?

No

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

NO

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

Yes
_ _

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

~ o. Does the proposed use involve the presence of unusual, single-purpose structures or components ofa
Yes
temporary nature?
_ _ p. Does the proposed use comply with the standards of good planning practices? If yes, describe how: _ _
See attached Business Plan
q. Does the proposed use further the goals and objectives set forth in the Comprehensive Plan? If yes, which

_Yes

goalsandhow:~aohed...Busi.nes.......~~~~~~~~~~~~~~~~~~~~~
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:
_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
l.

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.m .us or via phone 636-2279660.

2.

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

3.

All requests for Conditional Use Pennits 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

Revised: February 14, 2019
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Ada Hood
From:

Sent:
To:
Subject:

Nolfo, Julie <JNolfo@lochgroup.com> on behalf of Nolfo, Julie
Wednesday, February 12, 2020 4:33 PM
Jeff Center; Ada Hood; Bill Schwer; Steve Lewis; George Restovich; Cynthia Parnell; Rod
Cook; Kenneth Keitel; Mike Hartwig; John Calvert
RE: Staff Review- 15434 Manchester Rd - Townsquare Adult Day Care

Ada :
I don't think this will warrant traffic or parking analysis .
For point of reference, and based upon our understanding of the operations (see below), we anticipated the peak
parking demand would be 34 for the seniors at drop off and pick up and another 17 for the employees. A total of 51
peak spaces assuming 100 guests and 17 employees. This is on par with about 5.0 spaces/1000 SF, which is albeit a bit
high but not unusual for retail so I don't think this is a substantive increase in parking demand as compared to the
original intent of the center.
With regards to traffic generation, the center has signalized access to Manchester Road with a separate left turn
lane. Using day care center land use as a guide, the use would generate less than 80 trips in a peak hour, which would
not trigger the need for a TIS. This level of trip generation coupled with the signalized access to the site, in my opinion,
renders there no need for further traffic analysis.
Assumptions:
100 seniors max
Half day and full day programs
Vast majority of seniors are dropped off and picked up
5 full time employees plus 1 caregiver for every 8 seniors= 17 employees max shift

Julie Nolfo, PE, PTOE
Project Liaison

Lochmueller Group
314.446.3791 (direct) I 314.363.5074 (mobile)
J No \fo@ lochgroup.com

From: Jeff Center <JCenter@ellisville.mo.us>
Sent: Wednesday, February 12, 2020 4:00 PM
To: Ada Hood <ahood@ellisville.mo.us>; Bill Schwer <bschwer@ellisville.mo.us>; Steve Lewis <slewis@ellisville.mo.us>;
George Restovich <george@restovichlawstl.com>; Cynthia Parnell <cindy@restovichlawstl.com>; Rod Cook
<rodco@metrowest-fire.org>; Kenneth Keitel <kjkeitel@terraspecstl.com>; Nolfo, Julie <JNolfo@lochgroup.com>; Mike
Hartwig <mhartwig@ellisville.mo.us>; John Calvert <jcalvert@ellisville.mo.us>
Subject: RE: Staff Review- 15434 Manchester Rd - Townsquare Adult Day Care
AllA tennant finish building permit will be required. Need to verify that the exterior of store front and rear exit is ADA
compliant. Please see attached letter for prospective business.
1
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Friday, February 28, 2020
Ms. Ada Hood, A.LC.P.
Director of Planning and Community Development
City of Ellisvllle
1 Weis Avenue
Ellisville, Mo 63011
Re: Landscape Plan Review #1
15434 Manchester Rd. - Town Square Adult Enrichment Center
terraspec Job No. 11003.59
Dear Ms. Hood:
Per your request we have reviewed the above referenced Project Documents and submit for consideration the following comments.
Please note that no Landscape Plan or Street Tree Planting Plan were included in the Information received by this office. The
City's C.U.P Application Checklist, Part K, indicates that the aforementioned information is required with the submittal. Therefore,
no landscape review could be performed. A Landscape Plan. that includes Street Trees requirements should be prepared by a
qualified professional engaged in the landscape industry. It should be noted that the petition pertains only to one (1) Lease Space
within a larger, existing commercial center with no site development improvements proposed, thus the following comments refer
to landscape requirements that are necessary to bring the entire site Into compliance with the City's minimum standards.

Landscape Plan - Drawing Requirements:
1. Landscape Plan should include, in addition to the typical site plan requirements, Proposed Tree, Shrub, and Groundcover
identification, Plan1 Schedule with Botanical Names, Common Names, Quantities, Planting Sizes/Methods, General Landscape
Notes and Planting Details.
2.

The following City required notes should be on the landscape plan in addition to any other appropriate landscape notes.
A . Irrigation-All landscape areas shall be irrigated to properly establish and maintain lawns and plant material with a
minimum of overspray and without significant potential for causing erosion .
B. Maintenance-All landscape areas shalt be maintained in a clean and healthy condition and all dead plants shall be
removed within thirty (30) days and replaced within sixty (60) days of removal, weather permitting, with plants of equivalent size.
C. All planting islands, peninsulas and/or medians shall have debris removed and shall be backfilled with at least 2' of
clean topsoil.

Minimum Requirements per City regulations
Section 400.480-Landscaping and Landscape Buffers
A. Planting Strip along street frontage (Sec. 400.480, paragraph G)
Code Requirement:
Planting Strip:
20' minimum width planting strip along street frontage containing:
Trees:
1 - 3" cal. Shade Tree I 50 If gr
3 - 2" cal. Ornamental Trees (grouped) I 50 If
Shrubs (provide 80% screen of Vehicular Use Area)
18"-24" shrubs (planted size) at 36" on center (double row-staggered) or
18"-24" shrubs (planted size) at 30" on center (single row)

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

LANDSCAPE ARCHITECTURE

ST LOUIS, MISSOURI 63126
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Site Specific Requirements:
Manchester Road Frontage
Street Frontage Planting Strip -Approx. 510 If
Required - 20' min. width
Existing/Proposed - 0-3'
Trees:
Required - (10) 3" Shade Trees Q! (30) 2" Ornamental Trees
Existing/Proposed - (0) (Note: (5) Existing Large Shrubs/Small Ornamental Trees are located
with in MoDOT ROW along the frontage of this development)
Shrubs:
Required - (Approx. 118) shrubs at 30" oc. to screen 80% of VUA
Existing/Proposed - (0)
Note: Existing Conditions do not meet the minimum street planting strip requirements nor do
existing conditions permit the addition of landscape without removal of existing asphalt pavement
and parking spaces. Planting in the street ROW would have to be permitted by MoOOT. Overhead
power lines In the area prevent the use of Shade Trees. The existence of a concrete wall, adjacent
to the ROW, along the western third of the Vehicular Use Area Frontage does provide some
screening of parked vehicles.
It is our recommendation that the petitioner and/or landlord seek permission from MoDOT to plant
ornamental trees and VUA screen shrubs in the ROW.
B. Commercial to Commercial Landscape Buffer (Sec. 400.480, paragraph F)
Code Requirement: :
10' minimum width planting strip containing:
Trees
1 - Shade Tree/ 60 If (Min. 2 1/2" cal. Recommended) and
1 - Ornamental Tree 170 If (Min . 1 1/2" cal. Recommended)
Shrubs
4 - Shrubs (evergreen or deciduous) /60 If - clustered (18" ht. Recommended)
Site Specific Requirements/Proposals/Deficiencies:
East and North Property Lines
Buffer Strip - Approx. 700 If
Required - 10' min. width
Existing/Proposed - 0-3' for more that 80% of the total length.
Trees:
Required - (12) 2-1/2" cal. Shade Trees and (36) 1-1/2" cal. Ornamental Trees
Existing/Proposed - (3) small trees exist in the buffer yard at the extreme SE corner of the site.
Shrubs:
Required - (48) shrubs
Existing/Proposed - (0)
Note: Existing Conditions do not meet the minimum commercial to commercial buffer requirements nor do existing conditions permit the addition of landscape without removal of existing asphalt pavement and parking spaces.
It is our recommendation that the City consider waiving the landscape requirements along the
eastern portion of this development due to the fact that modifying existing conditions to accommodate required landscape would severely impact the functionality of this commercial development.

s
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C. Commercial to Residential Landscape Buffer (Sec. 400.480, paragraph F)
Code Requirement:
Bufferyard:
25' minimum width planting strip along property line containing :
Trees
(1) 6' Evergreen Tree/ 10' (entire length of buffer strip)
Sight-Proof Fence:
6' height, "sight-proof' fence (entire length of the buffer strip)
Site Specific Requirements/Proposals/Deficiencies:
West Propertv Line
Bufferyard Planting Strip (Approx. 500 If):
Required - 25' min. width
Existing/Proposed - (15'-20')
Trees:
Required - (50) 6' Evergreen Trees
Existing/Proposed - (0)
Sight-Proof Fence:
Required - Approx. (500) If Sight-Proof Fence
Existing/Proposed - (0) If
Note: While the existing conditions along the west commercial to residential buffer do not meet the
minimum landscape requirements set forth In the City's Code and the petitioner is not proposing
to install additional landscape, it is our recommendation that the City consider waiving strict ad·
herence to the requirements. This area was previously reviewed by this office in September of
2017 at which time we recommended additional landscape improvements to be installed along the
aforementioned property line to supplement existing vegetation that would provide additional
screening. Therefore we recommend no additional plantings or screen fence in this area.
South Property Line
Bufferyard Planting Strip (Approx. 975 If):
Required - 25' min. width
Existing/Proposed - (25'+)
Trees:
Required - (98) 6' Evergreen Trees
Existing/Proposed - (0)
Sight-Proof Fence:
Required - Approx. (975) If Sight-Proof Fence
Existing/Proposed - (0) If
Note: Existing Conditions do not meet the minimum commercial to residential buffer requirements
but the current buffer yard in this area is much wider than the required 25' width and contains a
substantial amount of existing, mature vegetation, primarily deciduous trees and shrubs, that provides an effective visual barrier between the uses.
It is our recommendation that the City consider waiving the landscape requirements along the
southern border of this development.
D. Vehicular Use Area. (Sec. 400.480, paragraph E)
Code Requirement:
Landscape Space:
Minimum Landscaped Area per Table
Minimum width - 6' (plantable area)
Minimum square footage /area - 50 sf (plantable area)
Trees
Minimum Number of Shade Trees per Table (Min. 2 1/2" cal. Recommended)

(i2aspec
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Site Requirements/Proposal/Deficiency:
Landscape Space Required based on 365 Existing Spaces:
Required - (1200) sf min. area designated to landscaping
Existing/Proposed - (Approx. 1970 sf)
Trees:
Required - (7) 2 1/2"" Shade Trees
Existing/Proposed - (0)

Note: Existing Conditions do not meet the minimum V.A. planting requirements. While the total area
allotted for Interior landscape space technically meets the minimum space requirement set forth in the
City's Landscape Code, the existing landscape areas are concentrated in a small portion of the parking lot.
In addition, there are no trees planted within the entire parking lot area.
It is our recommendation that the petitioner/landlord be required to install a minimum of (7) shade trees
within the existing landscape islands. In addition, we recommend that the City consider requiring the
landlord to remove the asphalt and base rock from existing painted islands and Install 2' of topsoil and
plant material In order to bring this development Into closer compliance with the City's Landscape Goals
and Objectives.
Please find attached, Exhibit 'A' that Indicates, in graphic form, our recommendations for the minimum landscape improvements to be installed at this existing commercial development.
If there are any questions or additional information is required, please don't hesitate to contact this office.
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Ellisville Shopping Center
15434 Manchester Rd, Ellisville, MO 63021
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DESIGNED TO SPARK MEMORIES
Each Town Square storefront has been thoughtfully designed to include nostalgic, immersive
activities and experiences based on members interests, hobbies, and abilities. The daily
calendar includes a wide variety of fun and engaging activities, such as themed events, visiting
entertainment, technology, fitness programs, cognitive stimulation, creative expression through
music, art and so much more. Individual assessments are completed to help us develop a
tailored approach to care for each member.

I

I

I

TOWN SQUARE PROVIDES:
* A day full of meaning, purpose, and
enjoyment of life
+ Social participation with peers in an inviting
atmosphere
+ A sense of independence and
accomplishment

f

A community resource for families
A positive influence that supports members'
self-identity, self-esteem, and mood
+ Nurse (RN) on-site during operating hours
+ Medication management

f

+ Safe, secure, family-like environment

-t Transportation available
+ Nutritious meals included

-t Peace of mind that your loved one is in good
hands
+ An affordable care option enabling seniors
to remain living in the comfort of their own
homes

f

Flexible payment options, including: private
pay, long term care insurance and VA Aid &
Attendance benefit
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Rosie's Diner is a place for meals and Fellowship. All food is brought into the diner already cooked .
We will not be cooking any food in the kitchen . This is just a catered kitchen .

1
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LESSON PLAN

PVC PIPE BUSY BOX
Location: Little Blue House
Type of Activity: Productive

Time to Prepare: 5 minutes

Number of Participants: 1 - 10

Time for Activity: 30 - 40 minutes

~ GOALS

@ PREPARATION

• Improve fine and gross motor skills
• Enhance grip strength

MATERIALS NEEDED

D

D

PVC Piping (various lengths)
PVC Fittings (elbows, hubs, tees, socket caps, etc.)

Make sure pipes and fittings are the same diameter

0

Bins with lids to store PVC pieces (low bins so
members can easily reach inside when the bins are
on the table)

0
c)

~~~triffi~!!?~

.:)

00

BLUE HOU SE
lliIZI ~
320 SF
UL
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LESSON PLAN

WATERCOLOR
BOOKMARKS

Location: Art Studio

JO) GOALS
• Promote hand-eye coordination
• Improve fine motor skills
• Encourage creativity

Type of Activity: leisure (Passive)

Time to Prepare: 10 minutes

Number of Participants: 2 to 10

Time for Activity: 40 minutes

[I PREPARATION
MATERIALS NEEDED

D
D
D
D
D
D

Watercolor Paper
Watercolor Paints
Brushes. Brushes W' or larger work best
Cups with water
Cafeteria Trays
Pinch Bowls

48"
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LESSON PLAN

TOWNS U
PH TOGRAPHER
Location: Throughout the Center (Begin at City Hall for directions)
Type of Activity: Productive, Individual

Time to Prepare: 5 minutes

Number of Participants: 1

Time for Activity: 1 hour

jj>GOALS
• Encourage creativity
• Improve confidence and decision-making skills
• Facilitate social interaction
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[tl PREPARATION
MATERIALS NEEDED
D Polaroid Camera & Film OR Digital Camera

D

Strap on camera to wear around the neck
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LESSON PLAN

CLASSIC CAR CLUB
-<Cl

o CtlUMLE'I So

~~

Location: Chumley's Garage
Type of Activity: leisure

Time to Prepare: Varies

Number of Participants: Unlimited

Time for Activity: 45 minutes

f}J GOALS
• Promote comradery and reminiscence
• Create a sense of purpose

[l PREPARATION
MATERIAL5 NEEDED

Materials needed will vary based on the chosen activity for
each club meeting.
Chamois (or Shammy) Towels fo r polishing the car.

0
0

0

0
0

0

User Manuals (see notes in Prepare Materials)
Coffee Table Books about classic cars
Classic Car Models
Classic Car Model Kits
Set of Mechanic's Tools
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LESSON PLAN

GARDEN CLUB
Location: Garden Shop

j_JGOALS

Type of Activity: Leisure

Time to Prepare: Varies

Number of Participants: Unlimited

Time for Activity: 45 minutes

rfl PREPARATION
i..;__

• Promote social interaction with peers

MATERIALS NEEDED

• Enhance well-being and confidence

Materials needed will vary based on the chosen activity for each club
meeting.

• Improve fine and gross motor skills

0
0

Gardening Tools
Gardening Supplies (pots, soil, seeds, bulbs,
seedlings, watering cans, etc.)

0

Coffee Table Books about plants, gardens,
garden statues, etc.

0
0

Field Guides for flowers, trees, native plants, and beneficial insects
Gardening Magazines

Use the TS Storefront Inventory List for ideas and resources.
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LESSON PLAN

PLAYING CORNHOLE
Location: Glenner Park
Type of Activity: Leisure (Active)

Time to Prepare: S minutes

Number of Participants: 2 to 4 per set

Time for Activity: 30 - 40 minutes

j)J GOALS
• Promote hand-eye coordination
• Improve gross motor skills
• Encourage social skills and teamwork

[[!PREPARATION
MATERIALS NEEDED

D

D

Cornhole Boards Set (at least one set)
8 Beanbags per set
(each person or team gets 4 beanbags)

D

Tape Measure (optional)

D

Flip Chart or White Board for keeping score

D

Markers or White Board Markers for keeping score
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LESSON PLAN

DIVE INTO
ENCYCLOPEDIAS
Location: Learning Center

JLl> GOALS

Type of Activity: Leisure

Time to Prepare: 5 minutes

Number of Participants: Z -12

Time for Activity: 45 minutes

@PREPARATION

• Promote reminiscing and sharing

MATERIALS NEEDED

• Encourage reading skills

0

Set of Encyclopedias or other reference books)
WALLC

~

I

I

Jr

WALLB

9

WALLO

~

LEARNING
CENTER 116

WALLA

1
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LESSON PLAN

BOOK CLUB
*;;;;;;;;;;;;;;; '/' {)

'11- :-,

~

v_

r.

I,

I~ 1·:

=-=--•

LIBRARY

Location: library
Type of Activity: Leisure

Time to Prepare: Varies

Number of Participants: Unlimited

Time for Activity: 45 minutes

ti

/JGOALS

PREPARATION
MATERIALS NEEDED

• Encourage reading and discussion of reading
materials

Materials needed will vary based on the chosen activity for each

• Help with mental agility

club meeting.

• Promote focus and concentration

D

Reading Materials (suggestions below)

• Encourage inclusion, companionship, and
socialization
PAINTED TRIM & MOLDING
SW 71 DO ARCADE WHITE

1/4 in. x 48 in. x 96 in. Kingston Brick
Hardboard Wall Panel-Home Depot
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LESSON PLAN

SING-ALONG
Location : Starlite Theater

fjJGOALS

Type of Activity: Leisure

Time to Prepare: 5 - 10 minutes

Number of Participants: Unlimited

Time for Activity: 45 minutes

[l PREPARATION

• Promote memory of music and lyrics

• Encourage reminiscence

• Reinforce reading skills

MATERIALS NEEDED

PREPARE MATERIALS

0

1.

Choose the CDs or DVDs for the activity.

2.

If using a CD, make copies of the lyrics from the

0
0

Sing-Along CDs with Lyrics Books or DVDs
DVD Player, TV/Monitor, & Speakers (if using DVDs)
CD Player & Speakers (if using CDs)

lyric book, or find online and print copies.
3. Set up media (DVD player, TV, speakers, etc.).
Insert CD or DVD and test the sound level.

WALL

c

WALL
D

LL
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Executive Summary
Senior Helpers Town Square will transform the Adult Day Care space by providing a one-of-a-kind care interactive experience for seniors throughout the
country, and specifically in St Louis. This experience is based on creating a I 950s/l 960s eia Town Square inside a large I 0,000+ square foot office space
that allows paiticipants to be transported back in rime using reminiscence therapy. The inirial Town Square location was created by a strategic partner, The
Geo1ge G. Glenner Foundation, with more than 35 years' experience in the Adult Day Care industry. This proven therapy, when combined with the highly
trained Senior Helpers care staff, will provide an amazing experience for participants when compared to existing Adult Day Care programming. Senior
Helpers, the leading in -home care company in the country, has expe1ience in Franchising over the last 12 years with more than 300 locations and more than
25,000 care staf!: Staffing Adult day care can be challenging but Senior Helpers Town Square will have an exclusive staffing agreement with Senior Helpers,
Senior Helpers will provide the care staff in each Town Square location, taking tlte management of the majo1ity of the staff off the plate of our franchise. In
addition to world class Adult Day Care programming, the location will be available for special events including corporate events, membership models on
evenings and weekends, Senior Bi11hday and Anniversa1y pruties, and group visits from Senior Living facilities. These venue functions will provide
significant add-on revenue to the Senior Helpers ToW11 Square franchisee.

Objectives
To build and opeiate a Town Square facility in the St Louis area.

Mission Statement
To provide a unique interactive day care experience for each patticipant that will improve their quality of life, as well as their entire family

Keys to Success
Why Senior Helpers Town Square STL will be successful are as follows:

o

Successful track record of Senior Helpers along with the exclusive staffing arrangement with the location to provide top performing staff

o

CEO has successfully launched 3 prior franchise brands all in the healthcare space

o

Local franchise owner in STL has 25 years business experience, having led major operations and teams successfully for both Fortune 500 and slai t
up enterprises with related hiring, goal setting, budgeting etc.

o

Strategic Alliance with the George G. Glenner Foundation provides 35 years of experience in Adult Day Care

o

Local franchise owner has 25 years experience in Advertising and Marketing with tracks in media buying for digitalffV, targeting with data,
and currently holds position with NY/LA-based production company that specializes in driving digital/social engagement

o

Personal connection - Michael's mother is a singer and church director and she routinely sang at Alzheimer's nursing homes and always
shared how a patient that didn 't know their own children would laugh and sing every word to eve1y very old song she sang to them - that
impact always stuck with me and resonated with the concept of Town Square - music will be a major part of the programming in St Louis

3
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Description of Business
Senior Helpers Town Square provides a fresh and w1ique alternative to existing Ault Day Care facilities by allowing
participants an opportunity to take a step back in time through our reminiscent therapy facility set in the 1950s/ 1960s.
Each facility is modeled in an age gone by with vignettes of store fronts/shops depicting a town square consisting of
many key businesses and shops that would've been found in a town center. These vignettes will be stocked with photos,
memorabilia and vintage items, true to the St Louis marke~ that will give participants an opportunity to tap into tl1eir
long-term memory through conversations, games and companionship.

Company Ownership/Legal Entity
This is a franchise opportw1ity operated by Senior Helpers Town Square Franchising, LLC. based upon the successfol
ope1ations and 35 years of setvice provided by the George C. Glenner foundation for Alzheimer's Family Centers based
in Chula Vista, CA. Glenner, over a considerable time and with considerable effort, developed a system relating to the
establishment and operation of adult day care and supp01t services utilizing the Glenner Intellectual Property (the
"Glenn er System"). The Glenner System includes providing high-quality adult day care and support services to families
affected by Alzheimer's or dementia, other forms of memory impainnent diseases, other chronic illnesses, and seniors
who will benefit from their experience in an establishment operated as TOWN SQUARE® (the "Center"). The Center
will consist of several storefronts and stations made lo resemble a town in the 50"s to ernty 60"s where paiticipants will be
able to do socialize, eat, get a check-up and participate in many activities, utilizing reminiscence therapy as part of the
adult day care and support services.

The Saint Louis location will be owned and operated by Michael Finn. Michael will be involved in the day to day of the
business while continuing to work remotely for Pilot NYC, a NY/LA based adve1tising enterprise for which he is d1iving
new business development. Our Saint Louis ownership will ultimately n·ansition to an LLC formal , owned by Michael Finn.
Michael has 25 years business management expetience across companies such as Viacom, Univision, and Dish Network,
managing IOO's of individuals and hundredo of millions of dollars in revenue, all based in the advertising and marketing
industries.

Location
A current search is underway in the St Louis area for the appropriate real estate by Newmal'k Knight Frank, a global
real estate firm secuied by the franchisor. Work has been done to identify the demographics that will best drive success
including analysis of population, elder population, and income. The optimum location for a Town Square would be a
large square shaped retail space with a minimum 10,000 square feet in a high traffic area. The location would also have to
be located on the first floor to accommodate participant pick- up and drop-off as well as have easy ingress/egress for
large buses. The facility will also need to accommodate parking for a minimum of25 spaces.

4

March 11, 2020 Planning and Zoning Commission Packet

Page 63 of 89

A new commercial real estate climate has opened the possibilities for many such buildings that have been vacated
recently by big box retailers such as Rite-Aid, Toys-R-Vs, HH Gregg and Walgreens. Light-industrial buildings also
work well for this space as they are typically a shell with high ceilings to accommodate lhe interior build-out but must
also meet minimum requirements.

While optimal, it is not necessaiy lo be near a senior living facility but would help being in already identified target areas.
lnterior
Our interior space is the most c1itical element for our p1esentation and design. The shape of the space works best in the
closest shape to a square as possible, as we are mimicking a point in time centered around a Town Square. The ceiling
height should be at least 15' in height to allow for facades of each vignette. Each vignette will be stylized in its era
(cwTently the 1950's) to 1epresent many popular storefronts that existed. The storefronts to be included: City Hall,
Theater, Diner, Libra1y, Museum, Sports Pub, Salon, Small House, Clinic, Newsstand, Garage, and Paik,
Hours ofOperation
Core Service Hours of Operations are as follow Monday: 9:00am- 5:00pm
Tuesday: 9:00am- 5:00pm
Wednesday: 9:00am5:00pm
Thursday: 9:00am- 5:00pm
Friday: 9:00am- 5:00pm
Saturday hours are possible as
well as Extended hours of
care are available for an
additional fee between the
hours of7-9:00 am and 57:00pm
The facility may also function in the evenings and weekends as a Social Event center with the ability to host corporate
functions, outings and other celebrations.

Products and Services
We offer an immersive experience for the participant in a safe and secure setting that is reminiscent of a time gone by.
The setting is a Town Square set in the I950's which uses, Reminiscence Therapy, a type of therapy that utilizes tangible
prompts from a person's past to elicit memories, improve mood, reduced agitation and improve sleep quality. We have a
strategic partnership with the Senior Helpers franchise system to staff each Town Square with caregivers that are
certified to handle not only Alzheimer's and Dementia patients but our nonmal aging population.
We'll be utilizing a 1:7 (caregiver to participant ratio) to help participants move through the 14 vignettes located within
our Town Square. We offer a full day program as well as half day program. Each participant will spend time in 3 vignettes
during each day part and work with caregivers on activities that elicit memories as well as thought provoking
conversations. Each vignette will have its own curriculum and set of activities that will rotate daily, weekly and monthly
as to not be repetitive and continue to have participants to draw from the past and relatable experiences.

5
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Each participant is assessed upon admission and given a Gem Code based upon Teepa Snow, renowned Occupation
Therapist and leader in the field of Alzheimer's and Dementia Care. This Gem Code will allow caregivers to
appropriately divide the participants into smaller groups to help with transitions throughout the day and into each
vignette.

Suppliers
Site Selection - Newmark Knight Frank, the nation's largest commercial real estate brokerage. Newmark will lead search
for existing buildings on the market that meet our location ctiteria in St Louis
Construction - Franchise Flex Strategies will manage the entire buildout process including design, pennitting and
construction
Additional vendors/resources have been identified to assist franchisees with our day-to-day operations including but
not limited to financ ial management, marketing, health records, attendance and billing.

Corporate Management

PETER ROSS, CEO & CO-FOUNDER OF SENIOR HELPERS AND PRESIDENT of the HOME CARE
ASSOCIATION OF AMERICA(HCAOA)
Peter co-founded SH Franchising with Tony Bonacuse in 2002 and is the current CEO for Senior Helpers. He has led
the organization to become a national leader in non-medical in-home care for seniors. He also serves as the President of
the Home Care Association of America's board of directors. He has devoted his career lo helping in-home care excel
and to improve service at all levels.
ROBERT SHARKEY, CHIEF FINANCIAL OFFICER
Robert Sharkey ("Shaticey" for short) has held many high-level finance and operation roles in the past 15 years. Sharkey
joined Senior Helpers in 2013. Prior to joining, he spent l 0 years working in the healthcare arena across several business
lines including Medicare, ptivate duty nursing, and companion care. His expertise over the course of his career has been
working individually with the field offices and giving them the tools as weU as the financial insight on how to become a
more profitable and efficient operation.
CHUCK SULLIVAN, CHIEF MARKETING OFFICER
Chuck Sitllivan recently joined SH as the Chief Marketing Officer and he is passionate about helping seniors age
independently. Over the past 20 years, Chuck has held executive marketing and digital roles across a diverse group of

6
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companies including Ford, Chrysler, Hilton Worldwide, and K 12. He has a strong track record of delivering
transfonnative marketing that enables brands and franchise owners to generate large increases in revenue, awareness.
and customer satisfaction.
GREG WHITE, VICE PRESIDENT OF FRANCHISE DEVELOPMENT
Greg joins the Senior Helpers - Town Square team in 2018. He works closely with franchise candidates to guide them
through the discovery and orientation process and provide a !borough overview and guidance of how to become a
Town Square franchisee.
CHRISTINA CHARTRAND. VICE PRESIDENT OFTRAINING
Christina has been the VP of Training for SH Franchising for more than nine years. She has over 25 years of training
and teaching experience, piimarily with franchise organizations. Christina has created numerons training programs on a
vruiety of topics for families, employees, managers, and business owners, including our award-winning Senior Gems®
and Parkinson's Care programs.
MIKE CHUMLEY, VICE PRESIDENT OF INFORMATION TECHNOLOGY
Mike brings ove1 20 years of experience in IT and business management to Senior Helpers. His focus has been driving
business growth and process improvements by providing sound technology solutions. He is a specialist in the areas of
business process re-enginee1ing, capital project management, software-system design, multi-vendor system integration,
and resource planning

MICHAEL FINN, PRESIDENT OF TOWN SQUARE SAINT LOUIS
Michael is a 25 year veteran of the media industry in NYC, having held senior positions with such companies as Dish
Network, MTV Networks, and Univision while also leading smaller start up companies such as BrightLine TV, of which
he was President for 3 years. Michael's experience has many layers that will translate to success including P&L
responsibility of $500M at Dish Network, managing teams of up to IOO persons, and building high-perfonning sales
teams, with a core focus on the customer, and a communication style that can connect with anyone.
Financial Management (attached separately)
Financial proforma of Town Square Saint Louis was projected for first 2 yeru·s of operations and Start-Up Costs assume
projected costs over 1" 9 months of operations. Assumptions included opening at 40% occupancy with a consideration
for pre-opening marketing to drive enrollment. Final profmma was based solely on operating as an Adult Day Care
model with a I:7 caregiver to participant ratio with additional revenue opportunities such as night and weekend events
including but not limited to corporate events, parties and date-night.

7
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Marke ting
Market A11alvs1.<
The Adult Day Care market is large and growing, with strong revenue growth and low volatility. Demand for indusuy
services has grown steadily over the past 5 years. Between 2012- 2017 the revenue CAGR was 5.2% 1. Total industry
revenue is approximately S8.5 billion today and forecasted to grow to Sl 1.1 billion by 2023'. Revenue volatility is below
average indicating that revenue flows are largely stable and predictable.
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Over 80% of Adult Day Care facility participants attend full days and 46% attend five days per week '. The average daily
capacity of adult day senrices is 62 participants'.
Estimates of industry size vary. The US Government estimated that there were 4,800 adult day services centers in the US
as of 2014 and these facilities served an average of 282,000 participants daily'. !BIS World estimated that the1e were
11 ,268 facilities operating in the US in 2014. Currently, IBIS World estimates that there are more than 15,000 adult day
service centers (2018) and these centers employ approximately 204,000 people.
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Source: IBIS World, Adult Day Care in the US. Feb 2018

Adult Day Care fucilities serve seniors with Chronic Diseases and Alzheimer's or other forms of Dementia. Because
they are available during working hours, they help family caregivers remain in the workforce. In some cases, they also
provide a lower cost alternative to full-time in-home care, allowing families to afford desired care for a longer period.

Growth in the Adult Day Care Industry is the result of several factors, including an aging US population, a desire by
seniors and their family members to stay in their home (and not be placed into a ha ditional long-term care facility such
as a nursing home), and the need for lower cost alternatives to full-time in-home care or institutionalization.
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The Adult Day Care market is segmented based on type of care provided. There are three primary segments: l. Social,
Medical and 3. Social+ Medical. SH Town Square is a "Social+ Medical" model I.
l.

Social Model (33%): Adult day care centers using the social model provide supe1vision and socialization through
therapeutic group activities such as discussion groups, ar1s and crafts, games and dancing, or services such as
memory simulation exercises. Nearly all centers using this model provide lunch, and some offer transportation,
which is offered at 63.0% of all adult day care centers. Most of these programs are private pay.

2.

Medical (23%): Medical model adult day care centers are designed for individuals with medical problems (including
dementia) who may require one or more of the following services: monitoring, nursing care, social work,
occupational therapy, physical therapy, nutritional counseling, or recreatioual therapy, in addition to socialization.

3.

Social + Medical (44%): Adult day care centers that use a combination of the social and medical model provide
supervision and socialization through therapeutic group activities, as well as medical services such as monitming,
nursing care, social work, occupational therapy, physical therapy, nutritional c01mseling, or recreational therapy. The
number of adult day care centers using a combined social and medical model has increased at the fastest rate. SH
Town Square will follow the Social + Medical Model.

Adult Daov C<1re

Mari~!

Sf:!grnents

Competition
The industry is highly fragmented, with the top four organizations accounting for less than 5% of total revenue. No
single company generates more than 3% of industry revenue I. Key players include Audax Group and Easter Seals (nonprofit). The majority of industry operatol's are relatively small companies. Currently, only 33.0% of centers have two or
more locations, which represents a decrease compared to 2002, according to the 2010 MetLife National Study of Adult
Day Services. Industly operators have increasingly been opening large one-site establishments rather than multiple
locations. Known competitors include the foUowing:

9
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The Saint Louis area has Senior day care providers in-market, but lhrough visits to many, we have determined that
they operate almost universally in a manner that is much more "institutional" in nature VS the Town Square model,
thus we are not be a verse to being within similar zip codes to competitors, as we believe we will stand out and be
well received as a potential day care option for current families in need. Below is a heat map that shows elder
population overlaid with current day care facilities.
We will be targetin_g the Chesterfield Missouri and surrounding area as potential location. This area has also been
identified as top performing by the local Senior Helpers Franchisee.
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Pricing
Industry µricing varies by location but we anticipate that the retail pricing of services at SH Town Square St Louis
will be:
Full-<:lay:

595

Y, day:

565

Special Events*:

TBD

*Pricing direction from Senior Hel}XIS and Town Square Oiula 011pomte. oorrbinOO with mruket pricing stais.
**Special Events will be 1mique and individually-priced activities selected by each owner, that align closely with the
1950's-1960's themes. Illustrative examples include items such as the follo\\ing: 'Weel<erxl MovieBirgewilllFrankie Avalon
ru1d Annette Ftu1icello", "Conceit in u-e Park with American Bondstand" or hosbing oflhe Classic Cru·cJub Ouistmas party or Chamber of
Conunerce events.

Advertising and Promotion in Saint Louis
[n STL, on an ongoing basis, we will utilize SEO and Social media outreach to target digitally with promotion and
messaging, but we will also utilize other avenues:
Launch event- as part of the pre-launch, the STL market will be working directly with.franchisor's PR agency to
build buzz and attendance at venue's opening, including attendance ofpoliticians, Alzheimer's-related orgs, and
VIPs, and given the media-friendly nature of the facility, local press outreach as well
Given the sales experience of owner/Michael Finn, there will be months of sales push to related organizations in
the St Louis area prior to open, as well as on-going after launch
There will be hard-hat tours given to interested parties during the last few months of construction, to help d1·ive
interest and pre-opening registrations offamilies.

II
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Advertising :md Promotion
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City of Ellisville

Memo
To:

Chairman Boggs and~
e· bers of the Planning and Zoning Commission

From: Ada Hood, City Plan
Meeting
Date: March 11, 2020
Re:

Petition of Dane and Irina Carlson, d/b/a Salty Spa, LLC for Text Amendments to Title IV,
Land Use, Chapter 400: Zoning Regulations, of the Municipal Code of the City of Ellisville,
Missouri, pertaining to massage parlor/massage therapy definitions and regulations.

SUMMARY
The applicant is requesting to amend the definition of Massage Parlor or Shop, as follows;

MASSAGE PARLOR OR SHOP
An establishment which has a fixed place of business having a source of income
or compensation which is derived from the practice of any method of pressure on
or friction against or stroking, kneading, rubbing, tapping, pounding, vibrating or
stimulation of external parts of the human body with the hands or with the aid of
any mechanical electric apparatus or appliances, with or without such
supplementary aids as rubbing alcohol, liniments, antiseptics, oils, powders,
creams, lotion, ointment, or other similar preparations commonly used in the
practice of massage under such circumstances that is reasonably expected, that
the person to whom the treatment is provided or some person on his/her behalf
will pay money or give any other consideration or gratuity, provided that this term
shall not include any establishment meeting the definition of "massage therapy
services," as defined in this Section. Notwithstanding anything to the contrary, no
mechanical electric apparatus or appliances referenced immediately above shall
be barred when used in a business that is not offering manual massage.
The applicant currently operates a halotherapy business offering salt sessions, ultrared sauna and
an oxygen bar. They want to install a self-start body compression machine, possibly more
machines in the future, for their customers. This type of use does not meet the high standards of
our definition of a 'Massage Therapy Services. '

MASSAGE THERAPY SERVICES

1 Weis Avenue· Ellisville, Missouri· 63011
(636) 227-9660 V/TDD • FAX: (636) 227-9486
www.ellisville.mo.us
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Any method of massage that is administered or supervised by a medical or
chiropractic practitioner or is administered by a professional physical or massage
therapist licensed by the State of Missouri.
Salty Spa does not have a medical or chiropractic practitioner, nor a licensed cosmetologist, nor a
professional physical or massage therapist licensed by the State of Missouri as part of their
operation. Therefore, their business cannot offer any massage services, including via
appliance/machine.

IMPACT
As proposed, the text amendment will allow any business to offer massage services via
appliances/machines to their customers. In other words, if the use is not a lawful massage therapy
service use operated by licensed professionals, then they may offer self-start massage/compression
appliances and machines for their customers to use. The proposed text amendment allows these types
of massage/compression machines in any business by right and not subject to any zoning review or
approval.
The applicant cites the need for the text amendment to allow the blood pressure machines used in the
pharmacies and grocery stores. However, blood pressure machines are commonly used in the practice
of massage. Therefore, the types of machines described by the applicant in their letter do fall under the
definition of 'Massage Parlor or Shop' and are allowed without any text amendment.

RECOMMENDATION
Staff recommends the Planning and Zoning Commission holds a public hearing as required and
determines if the proposed text amendment is appropriate.

• Page2
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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

Rd. Ellis.ville MO 6~oll
1
Project Description: C/ori{i'c.af.ion o£ 'Massa@! Par/or or Shop Ord. Mo '.;22.2. §I,
1
ProjectName: Tex{
klNle.bd~ehi
PropertyAddress:

l5'Cf25 /\10hche5fe,-

1- 15 - 201s

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.
NameandTitleofAPPLICANT:

Do11~ $ lrino...

Address: l)q2.~ Mo.nc~e~ier
Phone Number:

{6 36)

2.2.0 y I

R~

El\i~viile

s--

Email

0

C..a..r!so11 1 t~e
MO

o\vvie.r::.

of 5.olfy

Spg..V"'

b'.W/I

coritact@St ISa 1-bj~pci' co Vl1

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

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

Name of Property Owner(s) - if different than above: __&~-'~X~Y'1
~0~1,..._~~~P~t:
~-~-3__l~L~C______
Address:

87 Qo

Phone Number:

w P.:>nan._M=°'~w_r~A~11~e.=---"-*~I

O,__..o.......
o--=
S~)'_~
c-~~'c..,,..Q,'-'--'@H--'D~~'~l...~__._.6~D~6~6~
)

( <11:0) t.io8 '!;7 Ob

Email

-£r-€oL sp. .·. . . /~=---'=-'-"'"'-'-'--'--'~r
.
~
. C
=O~h'\~-

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

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

PART B: SITE DESCRIPTION
Legal Address of Property:JQ11~
Lot No.: SWf~

# /40

Ma~c.heder R~ El/jsv-i /le

Block No.:

Current Use of Site:

::;a If:- a.~ d

Proposed Use of Site:

eActJii., ~

Locator No. :

eil.A i ldilrl8 Un; t-

# 413601

Current Zoning: _ _ _ __ _ __ __

0 xu qe VI
ittf

t~ e Co.. /J\/
I

I~@ O.jr C.O"'- \Jf~~sloi.

<1

S0fVlc.e_

Revised: June 27, 2018
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PART C: APPLICATIONS FILED (Check the applications you will submit. A Letter addressed to the City
must bt: submitted. The lettt:r should completely describe who, what, why, where, when, etc.

!

Conditional Use Permit
Site Plan
Architectural Review

' · Other: _ _ _ _ __

Rezoning

i" i

w

Text Amendment
Planned Denlopment
11 Variance to the Boanl of
Adjustment

Subdivision Plat

n Lot Consolidation Plat
rr

Bo11od1ry Adjustment

!!

Condominium Plat

Plat

PART D: AllTHORIZATION (FULL LEGAL NAME IS REQUIRED)
Signature ofApplicant (Required}:.

~_

-~-·-·-._Date: _@2./?_5'/zozo

Titieflnrere~·t i11 Property.:·__ ...::!~~:-__~~~~#~~~~;f-8~=--~------::-:---:--

-A==:;;t:ll'-Y~~=s--i"'=-1~--Vat •: _.J~

Title/lntere.~t in Property::_~~~~m.s...¥-...JLJ:.._-=l-::a.~-~~::r:.....c.....~1CA~-p;i...=i""'-L.........:;~
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City of Ellisville
One Weis A venue
Ellisville, MO 63011
(636) 227-9660 FAX: (636) 227-9486

(-C e 'fi j CA-v-- 2 SI "U.1 2{>
Def·~~

~ti \o~3

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

PropertyAddress:

15qz5 Mavicke.s.·kr RJ. Ellis.Ville MO 6~01\

Iba

5~
~fO; L LC.
Project Name: led A11,,., eV1J.1Mevi.{

Appl ican t:

to

Ma.ssa~e Par/01

PART A: REZONING (LOT AND ZONING INFORMATION)
Existing No. of Lots: _ _ _ Lot Size(s): _ _ _ _ Proposed No. of Lots: _ _ _ Lot Size(s): _ _ _ _ __
Existing zoning

Proposed Zoning: - - - - -- - -- -- - - - - - -

PART B: TEXT AMENDMENT
An establishment which has a fixed place of business having a source of income or compensation which is derived from the practice of any
Existing Text: method of pressure on or friction against or stroking, kneading, rubbing, tapping, pounding, vibrating or stimulation of external parts of the
human body with the hands or with the aid of any mechanical electric apparatus or appliances, with or without such supplementary aids as
- - - -- - rubbing alcohol, liniments, antiseptics, oils, powders, creams, lotion, ointment, or other similar preparations commonly used in the practice of
- - - - - - massage under such circumstances that is reasonably expected, that the person to whom the treatment is provided or some person on his/her
behalf will pay money or give any other consideration or gratuity, provided that this term shall not include any establishment meeting the
- - - -- - definition of "massage therapy services," as defined in this Secti,.m.- - - - - - -- - - -- - - - - 7-15-2015]
p ropose d T ext: [Ord No, 3222 *I,
·
An establishment which has a fixed place of business hav ing a source of income or compensation which is derived from the practice of any
·mcU1od ofpre·ssurc on or rrlction against or stroking, kneading, rnbbmg, tapping, pounding, vibrating or stimulation of external part of t he
hum~ n body with the hands or with ll1e aid of any mechanical clcclric.apparatus or appliances, with or w11hou1 such supplementary aids as
rubbing alcohol, liniment " antiseptics, oils. powders , creams, louon, ointment, oroiher simi lar preparations commonly used in the tiractice of
massage under s uch ci rcum stances that is reasona bly expected, that the person to whom the treatment 1s provided or some person on his/her
behalf will pay money or give any other consideration or gratt1ity, prov ided that this terin shall not include any (:$tablishment meeting Uie
dcfin1uon of"mass&ge therapy services," as defined in this eotion. Notwithstanding a71ything to the contrary, no mechan ical electric apparatus or
appliances referenced immediately above shall be barred when used in a business that is not offering manual massage.
[Ord. No. 3222 §I, 7-15-2015] _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

PART C: COMPREHENSIVE PLAN
Explain how the proposed rezoning/text amendment is consistent with the Comprehensive Plan.
Massage Parlor current definition by the City is too broad. If taken literally the current definition covers every possible example of"pressure on
or friction against or stroking, kneading, rubbing, tapping pounding, vibrating or stimulation of external parts of the human body" by any device
in any context and could potentially affect a blood pressure machine at a grocery store, pet grooming, hair salon, even the use of a toilet or hand
sanitzer can be considered a massage parlor under this definition. By adding the sentence: "Notwithstanding anything to the contrary, no
mechanical electric apparatus or appliances referenced immediately above shall be barred when used in a business that is not offering manual
massage"

Revised: February 14, 2019
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PART D: COST/BENEFIT DATA (ALL INFORMATION PROVIDED WILL BECOME A MATTER OF PUBLIC RECORD)
Quantity

Description

Proposed

Existing
Property value:

NIA

Property tax to the City :

N /A

Property tax to the School District:

/AA1 IA

tJ
Property tax to the Fire District:
Adjacent propet1y values:

rJ / /1
Retail sales tax generated:

ti //t

Maintenance cost to the City

rJ

/It

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

H°' \o~ ~era.rel (so\+

# similar businesses already existing in the City:

+krrl~~ )

Does the project compete with other existing uses in
the City:

To what degree (qualitative and quantitative) :

IV /~

No
Will project result in loss of retail sales tax revenue
from other businesses in the City?

Project potential Joss:

1\J 0

0

PART E: CRITERIA
It shall be the responsibility of the applicant lo clearly establish that the following criteria are met: (Respond Yes or
No).
J',LQ_

rV 0
_Afs2_

fV O

a. Will the character of the neighborhood be negatively affected?
b. Will traffic conditions be negatively affected?
c. Will the change increase fire hazards?
d. Will public utility facilities be negatively affected?

l!!S2_ e. Will other matters pertaining to the public health, safety and general welfare of the community be
negatively affected?

PART F: ENVIRONMENTAL STATEMENT
Will the proposed request will not adversely impact the environment?:_ __ --'-N'-"0"---- - - - -- - 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 repo11/study with this application.

Revised: February 14, 2019
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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@cllisville. mo.us or via phone 636-2279660.

2.

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

3.

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

4.

To initiate the process, please submit one copy of the application forms and nine (9) copies of the plans for
'staff review.' This initial submittal must be made a minimum of thirty (30) days prior to the Planning and
Zoning Commission meeting date. In the case of high traffic uses, where a traffic impact study will be
required, the submittal should be made at least f011y-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 deficienci es 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 I I or 8 Y2 x 14 in size.

5.

The Planning and Zoning Commission shall hold a public hearing. The Planning and Zoning Commission
will consider the request and make a recommendation to the Council within sixty (60) days of official
submission to the Commission unless said time period is extended by mutual agreement in writing. The
failure of the Commission to act within sixty (60) days after the date of official submission to it shall be
deemed approved . The "date of official submission" shall mean the date of the first (I st) 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

_y__

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

__L

Letter addressed to the City Council describing the request (who, what, where, when, why, etc)
Additional information to be placed on or submitted with the application/site plan beyond the requirements
listed below may be requested by the Council and/or the City Planner. The Council and/or the City Planner
may also waive the submission requirement for any of the same.

For Zone Change:

Revised: February 14, 2019
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NATALIA McKINSTRY, LLC
Attorney at Law
1000 A Geyer A venue
St. Louis, MO 63104
(314) 621-8006 - phone
(314) 241-1304 - facsimile
E-mail: rnckinstrylaw@yahoo.com
(314) 368-2182 cell
February 24, 2020
George B. Restovich, Esq.
Restovich & Associates, LLC
214 North Clay, Suite 210
Kirkwood, MO 63122
BY EMAIL ONLY TO: george@restovichlawstl.com
Re: My Client Salty Spa LLCtrext Amendment to "Massage Parlor or Shop"
Dear Mr. Restovich:
The undersigned and this firm represent Salty Spa LLC, Dane Carlson and Irina Carlson in
connection with their application to the City of Ellisville for the text amendment of the "Massage
Parlor or Shop," Ord. No. 3222 §1, 7-15-2015. This is to amend my letter in compliance with the
letter from the City of Ellisville dated as of February 19, 2020.
We revised that one sentence which my clients are seeking to add at the end of the "Massage
Parlor or Shop" section. The emphasis is on clarification of the existing definition which, as argued
below, should not apply to the businesses that may use the mechanical devices or apparatus
commonly used in the practice of massage, but whose business does not offer manual massage.
The existing text is as follows:
"An establishment which has a fixed place of business having a source of income or
compensation which is derived from the practice of any method of pressure on or friction against or
stroking, kneading, rubbing, tapping, pounding, vibrating or stimulation of external parts of the
human body with the hands or with the aid of any mechanical electric apparatus or appliances, with
or without such supplementary aids as rubbing alcohol, liniments, antiseptics, oils, powders,
creams, lotion, ointment, or other similar preparations commonly used in the practice of massage
under such circumstances that is reasonably expected, that the person to whom the treatment is
provided or some person on his/her behalf will pay money or give any other consideration or
gratuity, provided that this term shall not include any establishment meeting the definition of
'massage therapy services,' as defined in this Section."
[Ord. No. 3222 §1, 7-15-2015]
The proposed amended text is as follows:
"An establishment which has a fixed place of business having a source of income or
compensation which is derived from the practice of any method of pressure on or friction against or
stroking, kneading, rubbing, tapping, pounding, vibrating or stimulation of external parts of the
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human body with the hands or with the aid of any mechanical electric apparatus or appliances, with
or without such supplementary aids as rubbing alcohol, liniments, antiseptics, oils, powders,
creams, lotion, ointment, or other similar preparations commonly used in the practice of massage
under such circumstances that is reasonably expected, that the person tow horn the treatment is
provided or some person on his/her behalf will pay money or give any other consideration or
gratuity, provided that this term shall not include any establishment meeting the definition of
'massage therapy services,' as defined in this Section. Notwithstanding anything to the contrary, no
mechanical electric apparatus or appliances referenced immediately above, commonly used in the
practice of massage, shaU be barred when used in a business that is not offering manual massage."
(Ord. No. 3222 §1, 7-15-2015] [Emphasis added-NDM]
The existing definition of "Massage Parlor or Shop" needs to be corrected by clarification.
Otherwise, from its plain language, virtually everyJllflil salon with self-use vibrating and massaging
chairs commonly used for pedicure would be deemed a "massage parlor" instead of a nail salon;
any gym or sports facility offering a self-administered leg massager would be a "massage parlor."
A business like Salty Spa LLC offers halotherapy (salt sessions), ultrared sauna and oxygen
bar. It seeks to introduce other relaxation techniques beneficial for health, such as leg compression
therapy with salt and oxygen, including self-start leg air compressors, arm compressors or
massaging reclining beds. These devices are simple in use and are routinely used in sports and a
variety of businesses that do not offer manual massage. There is no touching/body contact
involved, in anything Salty Spa LLC is offering now or in the use of these devices.
The current definition of the Massage Parlor literally covers every possible example of
"pressure on or friction against or stroking, kneading, rubbing, tapping, pounding, vibrating or
stimulation of external parts of the human body" in such contexts as:
use of massaging inserts on the backs of the office chairs in any office;
use of leg/arm compressors, massagers and other muscle relaxation devices in the sport
facilities which are not offering any manual massage; or
use of massaging chairs at waiting rooms, in doctor's offices, or in pedicure/nail salons.
There is clear benefit to the City of Ellisville from this text amendment. By contrast, an
overbroad, overly expansive definition may renderthe City Code unenforceable if a low-abiding
entity in good faith cannot comply therewith.
My clients will deliver the text amendment application in time to be considered at the next
Council meeting. Please consider this revised letter included in their amended application. I am
available to discuss this matter with you and answer any questions you may have prior thereto.
Thank you for your consideration. Please do not hesitate to contact me with any concerns.
Sincerely,

(;?~
Natalia D. McKinstry
cc: Salty Spa LLC, Irina Carlson, Dane Carlson
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