




Petition Number: SUE-25-01

Public Hearing Date: January 6, 2025

Owner: SG MF Rockwood Investors LLC

3843 West Chester Pike, Newtown Square, PA 19073

Petitioner: Caravel Autism Health

1575 Allouez Avenue, Green Bay, Wisconsin 54311

Project Name: Caravel Autism Health

Requested Action: SUE-25-01 Special Use Exception, submitted by SG MF

Rockwood Investors LLC for Caravel Autism Health for a

nursery, pre-kindergarten, day care/play school with front yard

parking at 265 Steamboat Lane.

[per Appendix A, Article XIV, Section 1 (12) & (14)]

Location: 265 Steamboat Lane

Existing Zoning: R-4 Planned Multiple Dwelling District

Surrounding Zoning: R-1 Single Family Residential District to the north

R-2 Single Family Residential District to the east and west

R-4 Planned Multiple Dwelling District to the south

Project Description: Nursery, pre-kindergarten, day care/play school with front yard

parking in an existing structure previously occupied by a similar

facility.



Figure 1 - Aerial view of the site and surrounding properties. Source: St Louis County

Figure 2 - Street view of the development



Project description:
This Petition is for a Special Use Exception for a nursery, pre-kindergarten, day care/play school

with front yard parking at 265 Steamboat Lane. The property is located on the southwest corner of

Steamboat Lane and Kehrs Mill Road. The property is currently zoned R-4, Planned Multiple

Dwelling District. Surrounding properties are zoned R-1, Single Family Residential to the north,

R-2, Single Family Residential to the east and west and R-4 to the south.

The Petitioner is proposing to operate a school facility on the property, dedicated to children with

autism. Caravel’s mission and services have been described to staff as:

“Caravel Autism Health specializes in the evaluation, diagnosis and development for children on

the autism spectrum. Their focus is on providing early, data-driven interventions to reshape a

child’s development. As part of their process, Caravel reviews a wide range of developmental

information, including medical history, medications, and early childhood milestones. Their staff

works closely with parents and caregivers to understand a child’s needs, focusing on language,

sensory tolerance and motor skills. Operationally, their team engages in direct observation and

interaction with each child in a classroom or 1 on 1 review style to determine what motivates them,

ultimately providing insight into individualized plans typically through the Applied Behavior Analysis

(ABA) style learning. Children are dropped off and spend anywhere from 2 to 8 hours a day at the

clinic for 1 or more days per week.”

History:
● In 1975, Ordinance #1203 was approved by the Board of Aldermen to permit the operation

of a KinderCare Day Care Center.

● In 2002, Ordinance #3172 was approved by the Board of Aldermen to allow the operation

of Howard Park School. The mission statement for Howard Park Early Childhood Center

was:

“Howard Park Early Childhood Center is dedicated to meeting the individual needs of

infants and young children and their families, with specific attention to children with mild to

severe developmental delays. Our mission is to provide all children, regardless of their

ability, with a strong foundation to learn, grow, and become as independent as possible.”

● Howard Park School vacated the property in October 2023, causing the Special Use

Exception to expire. To allow the Petitioner to operate in the building, a new Special Use

Exception must be considered during a public hearing before the Planning & Zoning

Commission and subsequently approved by the Board of Aldermen.



Staff analysis:
This Petition seeks a Special Use Exception to re-establish a nursery, pre-kindergarten, daycare,

or play school at 265 Steamboat Lane, as outlined in Appendix A, Article XIV, Section 1(12).

Additionally, a Special Use Exception is requested for front yard parking along a public

right-of-way. This is required under Appendix A, Article XIV, Section 1(14), which requires Special

Use Exception approval for parking within any front yard. Currently, there are six (6) parking

spaces located in the front yard along Steamboat Lane.

The property is part of an existing development, and certain site conditions do not fully comply with

the requirements outlined in the referenced subsection. This includes the number of required

off-street parking spaces. Currently there are six (6) parking spaces in front of the building. The

current requirement states:

“School, except high school and college, one parking space for each ten seats in the auditorium or

main assembly room, or one space for each classroom, whichever is greater.”

The building is 4,753 square feet which would require twenty-one (21) parking spaces. There

appears to be cross access to the south, where there are several parking spaces, along with a

sidewalk, leading to the school. As part of an existing development, the non-compliant conditions

are classified as legally non-conforming. Staff is not aware of any complaints against or issues with

the previous tenants or site conditions. Any future changes to the site will be required to adhere to

current standards.

When reviewing a Special Use Exception, the Planning & Zoning Commission and Board of

Aldermen shall determine whether such exception:

a. Will substantially increase traffic hazards or congestion.

A new tenant in this existing development will naturally result in an increase in traffic. However, it is

important to note that this is an existing development that was previously used for the same use as

is proposed by this Petition.

b. Will adversely affect the character of the neighborhood.

The proposed development should not adversely affect the character of the neighborhood. It is

situated within an established development designated as “Mixed Residential” in the City's

Comprehensive Plan.

c. Will adversely affect the general welfare of the community.

The proposed development should not adversely affect the welfare of the community.



d. Will overtax public utilities.

The proposed development should not overtax public utilities.

e. Will adversely affect public safety and health.

The proposed development should not adversely affect public safety and health.

f. Is consistent with good planning practice.

Approval of this Special Use Exception would reestablish a use that was approved for the site at

the time this development was platted in 1975. It therefore, should be considered consistent with

good planning practice.

g. Can be operated in a manner that is not detrimental to the permitted developments and

uses in the district.

The proposed development should not be detrimental to the permitted developments and uses in

the district.

h. Can be developed and operated in a manner that is visually compatible with the permitted

uses in the surrounding area.

The proposed development should be operated in a manner that is visually compatible with the

permitted uses in the surrounding area.

Staff recommendation:
This Petition requests a Special Use Exception to establish a nursery, pre-kindergarten, or day

care/play school with front yard parking at 265 Steamboat Lane. The facility would utilize an

existing building to conduct activities previously approved by the City. Staff recommends approval

of this Petition, subject to all standard conditions, including an additional condition that all drop-off

and pick-up activities must occur on-site and outside of the public right-of-way.















PUBLIC HEARING

Notice is hereby given that on Monday, January 6, 2025 at

7:00 pm, a Public Hearing will be held by the Planning & Zoning

Commission in the City Government Center Board Room at 1

Government Center, Ballwin, Missouri 63011. The Commission

will consider the following Petition:

SUE-25-01 - Petition for a Special Use Exception for a

nursery, prekindergarten/day care school with front

yard parking at 265 Steamboat Lane.

Additional information on this Petition is available at the City

Government Center or by calling 636-227-2243.
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