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CALL TO ORDER 
  
ROLL CALL 
  
   Ms. Julie LaBonte (Chair) 

Ms. Muriel Hall 
Mr. Larry Potashnick 
Ms. Marjorie Richter 
Mr. AJ Wang 
Ms. Rhonda O’Brien 
Mr. Thomas Buelter 
 
Mr. Carl Lumley, City Attorney 
Mr. Jason Jaggi, Director of Community Development 
Ms. Bethany L. Moore, City Planner 
Ms. Megan Waller, Administrative Supervisor/Recording Secretary 

      
ACCEPTANCE OF THE AGENDA 
  
APPROVAL OF MINUTES 
  
 1. December 5, 2022 Planning and Zoning Commission Draft Meeting 

Minutes 
   
PUBLIC COMMENT 
An opportunity for members of the public to address the Planning and Zoning 
Commission regarding issues or concerns not already on the agenda for this meeting. 
Those wishing to speak will be asked to limit comments to three minutes and to 
complete a speaker card. 
  
UNFINISHED BUSINESS 
  
 1. PUBLIC HEARING Application #22-031: A Conditional Use Permit with 

Associated Site Development Plan for A New Chick Fil A Restaurant with 
Drive Through Services Located at 12398 Olive Boulevard 

  
Joe Vavrina, of HR Green, Inc, on behalf of Gershman Commercial Real Estate, 
has submitted an application for a Conditional Use Permit with associated site 
development plan for a new freestanding Chick Fil A restaurant with a drive-
through, located at 12398 Olive Boulevard in the "PC" Planned Commercial zoning 
district. The project would include the construction of a new 4,700 square foot 
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building with drive through lanes consisting of 74 indoor seats and 24 outside 
seats at the corner of Olive Boulevard and Tempo Drive where the existing TGI 
Friday's building is located in the Westgate Center development. This item was 
continued from the November 21, 2022 and December 5, 2022 meetings. 

   
NEW BUSINESS 
  
 1. PUBLIC HEARING Application #22-034: Text Amendment to Modify Table 

A: Permitted and Conditional Uses of the Zoning Ordinance to Allow 
NAICS Use Code 624110, Child and Youth Services, in the “GC” General 
Commercial District 

  
David Hutkin, of Hutkin Properties Group, on behalf of Metro Creve Coeur LLC, 
property owner, has submitted a Text Amendment application to revise Table A: 
Permitted and Conditional Uses of the Zoning Ordinance, Chapter 405, to allow 
Child and Youth Services, NAICS Use Code 624110, as a permitted use within the 
“GC”-General Commercial District. This industry comprises of establishments 
primarily engaged in providing nonresidential social assistance services for 
children and youth. These establishments provide for the welfare of children in 
such areas as adoption and foster care, drug prevention, life skills training, and 
positive social development. If approved, Foster and Adoptive Care Coalition of 
Greater St. Louis intends to purchase and occupy the building located at 1100 N. 
Lindbergh Boulevard, Creve Coeur, MO 63132, within the GC-General 
Commercial District. 

   
 2. PUBLIC HEARING Application #22-036: An Amendment to the Master 

Sign Plan for the CityPlace Campus to Allow Additional Signage on 
CityPlace 1, 2, and 4 

  
Gina Lee, of Redico, has submitted an application to amend the Master Sign Plan 
for the CityPlace campus located along Olive Boulevard in the "CB" Core Business 
Zoning District pursuant to Section 405950(J) Master Sign Plans. The amendment 
would allow for additional signage on CityPlace 1, 2, and 4 not previously allowed 
under Ordinance 5562 last approved on January 8, 2017. Master Sign Plans allow 
the City Council the flexibility to approve additional signs for planned 
developments and large residentially zoned institutional campus developments of 
three or more buildings with a minimum of 10 acres, subject to certain 
requirements and conditions. 
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WORK AGENDA 
  
DEPARTMENT REPORTS 
  
ADJOURNMENT 
  
 
 
Pursuant to Section 610.022 RSMo., the Planning and Zoning Commission could, 
at any time during the meeting, vote to close the public meeting and move to 
closed session to discuss matters relating to litigation, legal actions and/or 
communications from the City Attorney as provided under Section 610.021(1) 
RSMo. and/or personnel matters under Section 610.021(13) RSMo. And/or 
employee matters under Section 610.021(3) RSMo. and/or real estate matters 
under Section 610.021(2) or other matters as permitted by Chapter 610. 
 
 
 Posted by:  
 Date/Time posted:  
 
 
 
 
 
 
If you need special accommodations to attend a meeting, services may be 
arranged by contacting the Office of the City Administrator in advance. 
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CALL TO ORDER

The meeting was called to order at 6:02 PM. 

ROLL CALL

Ms. Julie LaBonte (Chair)
Ms. Muriel Hall (arrived after vote on item 1 of unfinished business)
Mr. Larry Potashnick
Ms. Marjorie Richter
Mr. AJ Wang (Vice Chair)
Ms. Rhonda O’Brien
Mr. Thomas Buelter 

The following staff were also present:

Mr. Carl Lumley, City Attorney
Mr. Jason Jaggi, Director of Community Development
Ms. Bethany L. Moore, City Planner
Ms. Megan Waller, Administrative Supervisor/Recording Secretary

ACCEPTANCE OF THE AGENDA

Mr. Potashnick made a motion to approve the agenda. Mr. Buelter seconded. All in 
favor. 

APPROVAL OF THE MINUTES 

1. November 21, 2022 Planning and Zoning Commission Draft Meeting 
Minutes 

Mr. Wang made a motion to approve the November 21, 2022 meeting minutes. Mr. 
Buelter seconded. All in favor. 

PUBLIC COMMENT

None
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UNFINISHED BUSINESS

1. PUBLIC HEARING #22-031: A Conditional Use Permit with Associated Site 
Development Plan for a New Chick Fil A with Drive Through Services 
Located at 12398 Olive Boulevard

Mr. Wang made a motion to continue the hearing to the December 21st meeting. Mr. 
Potashnick seconded. All in favor. 

Ms. Hall arrived.

2. PUBLIC HEARING #22-027: Conditional Use Permit for A 9,044 Square Foot 
Mexican Barrel House Restaurant Located at 1085 North Mason Road

Those speaking to the request were sworn in.

Mr. Stewart MacGregor, 2190 S Mason Rd #202, St. Louis, MO 63131, updated the 
commission that the applicant is comfortable with reducing seating if the cross-parking 
agreement does not go through.

Mr. MacGregor presented Smokey Ash siding and Bedrock siding colors as alternative 
color options for the exterior of the building.

Ms. Bethany Moore, City Planner, stated that staff prefers the Bedrock color siding with 
the stone proposed for the building. Mr. MacGregor agreed.

Ms. Moore stated that the maximum capacity of indoor seats shall be 198 or a cross 
parking agreement for seven additional parking spaces must be obtained to allow 220 
indoor seats.

Ms. Hall asked about the color of the roof. Mr. MacGregor stated that the roof is in 
serviceable condition and will remain the existing red color.

RESULT: Passed
MOVER: AJ Wang
SECONDER: Larry Potashnick
AYES: AJ Wang, Julie LaBonte, Thomas Buelter, Rhonda O’Brien, Marjorie 
Richter, Larry Potashnick 
NAYS: None
ABSENT: Muriel Hall
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Mr. Potashnick asked staff if these repairs will bring the site and building up to 
commercial standards. Mr. Jaggi stated that staff believes the proposed changes with 
outlined conditions will greatly improve the site.

Mr. Wang thanked Mr. MacGregor for his willingness to negotiate the exterior color 
scheme.

Mr. Carl Lumley, City Attorney, offered the exhibits to the record.

Mr. Potashnick made a motion to recommend approval of the conditional use permit to 
City Council subject to the conditions outlined in the draft ordinance with the added 
condition that the applicant shall use the Bedrock color selection for the exterior of the 
building. Mr. Wang seconded. All in favor.

NEW BUSINESS

1. PUBLIC HEARING #22-035: Conditional Use Permit for A 11,200 Square 
Foot Foss Swim School With Associated Minor Site Plan Located Within 
Bellerive Plaza at 12760 Olive Boulevard

Those speaking to the request were sworn in.

Mr. Craig O'Halloran, 6545 Flying Cloud Dr. Suite 201, Eden Prairie, MN, stated that the 
school is proposed in Bellerive Plaza in an existing 11,200sqft space previously part of 
the Schnucks store.

Mr. O'Halloran presented a video of the Foss Swim School brand.

Mr. O'Halloran stated that instructors must be 18 years or older and complete 70 hours 
of training before getting into the water.

Mr. O'Halloran stated that classes are purchased in 9-15 week packages with an 
assigned instructor.

RESULT: Passed
MOVER: Larry Potashnick 
SECONDER: AJ Wang
AYES: AJ Wang, Julie LaBonte, Thomas Buelter, Rhonda O’Brien, Marjorie 
Richter, Larry Potashnick, Murial Hall 
NAYS: None
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Mr. O'Halloran stated that the schools are used for teaching only and cannot be rented 
or used for events.

Mr. O'Halloran stated that the applicant hopes to update the facade to identify the Foss 
swim school.

Mr. O'Halloran presented the proposed floor plan of the interior of the building.

Mr. O'Halloran stated that there are two viewing areas for parents to participate in their 
child's lessons and there are private, individual changing areas and restrooms.

Ms. O'Brien asked how the water is treated. Mr. O'Halloran stated that the pools are 
chlorinated and use a secondary UV sanitation system.

Mr. Buelter asked who performs the pool maintenance. Mr. O'Halloran stated that there 
is a facilities manager and other managers in the area who are certified pool operator 
certified. He also explained that the chemicals are supplied by a 3rd party vendor, and 
they are stored in a contained environment.

Ms. Bethany Moore, City Planner, stated that the proposed space was previously part of 
the existing Schnuck's in Bellerive Plaza in the general commercial zoning district.

Ms. Moore stated that the facade of the building will be remodeled to match the existing 
materials of the strip center.

Ms. LaBonte asked if there will be any work done to the back of the building. Ms. Moore 
stated there will not.

Ms. Moore stated that the center including the proposed use will have a surplus of 
parking as 56 spaces are required and there are 90 additional spaces on site.

Ms. Moore stated that the proposed hours of operation are 9 AM - 8 PM Monday, 
Tuesday, Thursday, 3:30 PM - 8 PM Wednesday and Friday, and 8 AM - 5 PM Saturday 
and Sunday.

Ms. LaBonte had concerns about the delivery of chemicals. Ms. Moore stated that 
currently deliveries occur at the back of the building for Schnuck's. Mr. O'Halloran 
confirmed that deliveries will occur in the back.

Mr. Buelter asked where the trash enclosure will be. Mr. O'Halloran stated that the trash 
enclosure is currently located at the back of the building and will remain.

Mr. Lumley offered the exhibits into the record.
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Mr. Potashnick made a motion to recommend approval of the conditional use permit 
with associated minor site plan subject to the conditions outlined in the draft ordinance. 
Mr. Wang seconded. All in favor.

WORK AGENDA 

None

DEPARTMENT REPORTS

Mr. Jason Jaggi, Director of Community Development, stated that the Chick-Fil-A 
application is on the agenda for the December 19th meeting as well as an application 
for a text amendment to allow adoption service agencies in the GC zoning district and a 
master sign plan application for CityPlace.

Mr. Jaggi reminded the commission that the January 3rd meeting has been canceled.

Mr. Jaggi commended Mr. Buelter and Ms. O'Brien for completing their Chancellor's 
Certificate in Planning and Zoning program. The Commission agreed and commended 
Ms. Waller as well for completing the program.

Mr. Jaggi stated that there will be a joint meeting with the City Council in the new year to 
look at the comprehensive plan and potential capital improvement projects.

Ms. LaBonte asked if there has been an update on the Bayer west campus. Mr. Jaggi 
stated that there has been a buyer that has had a few preliminary conversations with 
City Staff, but no applications have been turned in at this time.

Ms. LaBonte suggested looking at the development of the east Olive corridor. Mr. Jaggi 
stated that this is a topic that could be considered during the joint session with City 
Council.

RESULT: Passed
MOVER: Larry Potashnick 
SECONDER: AJ Wang
AYES: AJ Wang, Julie LaBonte, Thomas Buelter, Rhonda O’Brien, Marjorie 
Richter, Larry Potashnick, Murial Hall 
NAYS: None
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ADJOURNMENT

Mr. Wang made a motion to adjourn. Mr. Buelter seconded. All in favor. 

The meeting adjourned at 6:57 PM.

Submitted By:

                                                                

Recording Secretary Chair
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APPLICATION TO PLANNING AND ZONING COMMISSION
#22-031: A CONDITIONAL USE PERMIT WITH ASSOCIATED SITE 

DEVELOPMENT PLAN FOR A NEW CHICK FIL A RESTAURANT WITH DRIVE 
THROUGH SERVICES LOCATED AT 12398 OLIVE BOULEVARD

FOR THE MEETING OF: Monday, December 19, 2022

LOCATION:  12398 Olive Boulevard, zoned PC-Planned Commercial District

Key Issues:
 Does the request further 

the goals and/or 
implement the 
Comprehensive Plan?

 Is the request consistent 
with the required findings 
for a conditional use 
permit?

 Does the request follow 
the Design Guidelines?REQUEST:  Joe Vavrina, of HR Green, Inc, on behalf of Gershman Commercial 

Real Estate, has submitted an application for a Conditional Use Permit with 
associated site development plan for a new freestanding Chick Fil A restaurant with 
a drive-through, located at 12398 Olive Boulevard in the "PC" Planned Commercial 
zoning district. The project would include the construction of a new 4,700 square 
foot building with drive through lanes consisting of 74 indoor seats and 24 outside 
seats at the corner of Olive Boulevard and Tempo Drive where the existing TGI 
Friday's building is located in the Westgate Center development. 

Creve Coeur 2030 Plan 
References
 Mixed Use District
 Design Guidelines

ADDITIONAL INFORMATION:  
Under Section 405.210, Table A of the Zoning Code, Limited-Service Restaurants 
(NAICS 722513) require the issuance of a conditional use permit subject to the 
recommendation of the Planning and Zoning Commission and approval of the City 
Council.  In addition, all drive through restaurants are subject to the conditional use 
requirements of Section 405.470.A.14. of the Zoning Code. This application was 
continued from the November 21 and December 5, 2022 meeting agendas.

Zoning Code References
 Section 405.350: PC-

Planned Commercial 
District

 Section 405.470: 
Conditional Uses

 Section 1080: Site 
Concept, Site 
Development and Minor 
Site Plan Approval

APPLICANT: Joe Vavrina
HR Green, Inc
1391 Corporate Drive, Suite 203
McHenry, IL 60050

PROPERTY 
OWNER:

Bruce J. Brophy
Gershman Commercial Real Estate
150 N. Meramec, Suite 500
St. Louis, MO 63105

REPORT PREPARED BY:      Bethany L. Moore, City Planner          
DATE:  12/15/2022
ATTACHMENTS: Applicant’s Materials received November 14, 2022 and December 13, 2022

Traffic Impact Study and related correspondence and Acoustic Study

of
city CREVE COEUR

300 North New Ballas Road     Creve Coeur, Missouri 63141

(314) 432-6000    Fax (314) 872-2539  

www.crevecoeurmo.gov
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Planning and Zoning Commission Application #22-031: Chick-fil-a CUP and SDP
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BACKGROUND
The Planning and Zoning Commission continued this item at the November 21st and December 5th meetings 
to allow the applicant additional time to address staff concerns. Because this is the first review of the 
proposal by the Commission with many elements to consider and provide further direction, staff has not 
prepared suggested conditions of approval.  After applicant and staff presentations, consideration of public 
comments and deliberations by the Commission, staff will prepare suggested conditions and a draft 
ordinance for review at a subsequent meeting.

PROPOSAL
The Applicants are seeking approval for a conditional use permit as required under NAICS 722513 
Limited-Service Restaurants and an associated site development plan for a new 4,704 square foot building 
with drive through lanes for a Chick-fil-a restaurant. The project is located at the southeast corner of 
Olive Boulevard and Tempo Drive at 12398 Olive Boulevard and the leased area is 1.02 acres within the 
7.11 acre Westgate Centre development. There is an existing T.G.I. Friday’s restaurant building and 
associated parking lot that will be demolished in order for Chick-fil-a to redevelop the site. Chick-fil-a is 
proposing a new single story 4,704 square foot free-standing restaurant with 74 indoor seats and 24 
outdoor seats, dual drive-thru facility with free-standing canopies, parking lot, and associated utilities. 
The new building is positioned similar to the T.G.I. Friday’s restaurant in the corner of the shopping 
center area near the corner of Olive Boulevard and Tempo Boulevard but is a little over half the size of 
the existing building. The positioning of the Chick-fil-building on the site helps to maintain as much of 
the existing Westgate Centre parking lot as possible along the south and east sides of the site;  provide the 
maximum number of parking stalls while promoting efficient traffic circulation; provide a sufficiently 
long drive-thru lane to promote efficient restaurant operations; and to provide adequate visibility to the 
new store to attract potential new customers that are traveling along Olive Boulevard and within the 
shopping mall development.

Figure 1: Proposed Site Plan
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Figure 2: North and South Elevations

Figure 4: East and West Elevations

Figure 3: Material Samples
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Figure 4: Proposed Landscape Plan
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LAND USE AND ZONING OF SURROUNDING PROPERTIES
The adjacent zoning and land uses are as follows:

DIRECTION USE ZONED SEPARATED BY

North Commercial GC-General Commercial District Olive Boulevard

South Commercial PC-Planned Commercial District N/A

East Commercial PC-Planned Commercial District N/A

West Commercial/Multi-Family 
Residential

MX-Mixed Use District/AR-Attached 
Single-Family Residential

Tempo Drive

COMPREHENSIVE PLAN REVIEW
The subject property is included in the Mixed-Use (MU) District Place Type of the Creve Coeur 2030 Plan. 
The Mixed-Use District supports the development of a variety of medium-density commercial, retail, office, 
dining, community services, and multi-family residential on large development sites with centralized 
parking lots. These land uses are supported through primarily vehicular access with improved walkability; 
pedestrian connections within developments, to neighboring commercial properties, and to adjacent 
neighborhoods: and beautifully landscaped streets. The plan recommends that redevelopments along West 
Olive and in large commercial properties in the Mixed-Use District emphasize shared parking lots, 
landscape treatments, public site amenities such as outdoor dining, and pedestrian connectivity through the 
sites and to the primary streets, including Olive Boulevard. 

The Chick-fil-a proposal offers many of the items called for in the Creve Coeur 2030 comprehensive plan. 
The project is redeveloping an aging outlot building in largely the same footprint but reducing the site 
coverage by replacing some paving with landscaped areas. A large outdoor dining area with 24 seats is 
included in the site plan surrounded by a large landscaped area for vibrancy and to serve as a buffer between 
the stacking lanes and the dining area. Parking requirements no longer apply to outdoor dining amenities 
in order to promote them in the city. The project includes differentiated pedestrian connections from the 
parking lot, through the site and connecting to sidewalks along Tempo Drive out to Olive Boulevard. One 
of the requirements of the CUP for drive throughs that include stacking lanes between the building and the 
primary street is to include dense landscaping to screen the areas from the street. This requirement also 
fulfills the recommendations of the comprehensive plan for extensive landscaping along the streetscape in 
order to promote vibrancy. More landscaping was requested between the building and Olive Boulevard 
project in order to fully comply with the Zoning Code requirement and comprehensive plan 
recommendations. The applicant has revised the landscaping plan to accommodate this request and provide 
additional landscaping to buffer the drive through lane from Olive Boulevard.

DESIGN GUIDELINES REVIEW
Site Design
The Design Guidelines call for the size, design and orientation of new buildings to be sensitive to existing 
developments and surrounding uses. Phased projects should have design continuity in order to attain 
visual completeness (p.4). Much attention should be paid to the streetscape and the pedestrian experience 
in new developments such as walkability, pedestrian connectivity, hidden utility areas, and landscaping 
(p.4-5). High quality, pedestrian scale and walkable areas are the objective. Site and building design 
should address pedestrian needs and develop creative approaches to improving pedestrian interest, access 
and enjoyment. Plazas, courtyards, landscaping, public art and similar amenities or public assembly areas 
that are accessible and visible from the street are strongly encouraged. In order to emphasize conflict 
points and improve pedestrian safety and visibility, the use of textured or tinted materials for pedestrian 
crossings should be utilized where pedestrian circulation paths cross a vehicular route (p.6). The proposed 
sidewalks connecting the parking lot to the building and the building to Olive Boulevard meet the 
recommendations of the Design Guidelines and offer an amenity that was not available with the existing 
development. The pedestrian access through the stacking lanes needs to be differentiated with materials 
that meet the recommendations of the Design Guidelines.  In addition, the design of the building should 
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express a stronger connection to the existing shopping center building than is currently proposed and will 
be discussed in detail in the next section.

Figure 5: Close-up of the site plan showing the pedestrian and sidewalk connections through the site to Tempo 
Drive and the outdoor dining area to be differentiated with a colored material.

Building Design and Materials
The City’s Design Guidelines recommend a diversity of high-quality architectural design.  Building design 
should incorporate a clear, interesting and well-articulated design concept and defined outdoor spaces 
should be incorporated into the building design. (p. 7-8) Further, Architectural design should be compatible 
with the developing character of the neighborhood or surrounding area. Design Compatibility includes 
complementary building style, form, size color and materials. (p. 9). Materials should have good 
architectural character, be durable, and be selected for their compatibility with adjoining buildings and 
properties. Natural, traditional building materials are encouraged.  A preference should be given toward 
“Green” building materials that can be recycled. Highly reflective and/or synthetic materials are 
discouraged. Material or color changes at the outside corners of structures that give the impression of 
“thinness” and artificiality of the material are discouraged. Inconsistent adornment and frequent changes in 
material should be avoided (p. 9 and 10). Varied and interesting building facades are key to creating a 
"pedestrian oriented" place. All elevations should receive equal design consideration as the primary 
elevation. Rear and side facades should be designed with similar architectural detailing and materials to be 
compatible with the principal facades of the building. Multiple buildings on the same site are to be designed 
to create a cohesive visual relationship between the buildings (p.8-9). Services and trash or utility areas 
should be positioned to minimize view and visual impact. Building equipment and utilities are to be located, 
designed and/or screened to minimize visual impact on public streets, surface parking lots and neighboring 
properties (p.10).

The main exterior material for the Chick-fil-a restaurant building is brick. The building will feature two 
colors of brick, dark brown on the water table and midway up the recessed portions of the building, and 
light brown on the upper portions and tower elements of the building. The color of the brick does not appear 
to be similar to the brick on the existing shopping center building and no clear connection with the rest of 
the shopping center is made. Although the age and architectural design of the existing shopping center 
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building make it difficult to reflect in a new building, some connection must be made in order to visually 
connect the two buildings together to reflect the continuity of the development per the Design Guidelines. 
Staff recommended bring in the color of the brick from the existing shopping center into the new building 
in order to create a connection but this has not been clearly demonstrated by the applicant. Decorative 
elements are simple and include bands of brick soldier courses at the water table, just above midpoint, and 
roofline. The north elevation that faces Olive Boulevard is proposed to have four brick decorative elements 
in a herring-bone design that do not correspond with the rest of the building or the existing building on the 
site. Staff suggests removing these elements in favor of a more large-scale architectural feature. The metal 
elements such as coping, window frames and canopy structure will all be a dark colored metal adding to 
the overall appearance of the building’s simple and modern design. The north elevation, the Olive facing 
elevation, is plain and does not reflect its importance as the street facing façade along one of Creve Coeur’s 
most important streets. Staff have suggested options to the applicant in order to help enhance the Olive 
Boulevard façade to create a sense of importance. Functionally, this façade serves as the back of house for 
the restaurant as it is not the main entrance which faces the parking lot. This façade should be given more 
attention in terms of decorative elements, varying roof heights and articulation, and significant architectural 
features. The Planning and Zoning Commission should discuss the design of the Olive Boulevard facing 
façade due to the significance of Olive Boulevard to Creve Coeur and its connection with the existing 
building on site in order to provide further direction to the applicant for elevation revisions. These concerns 
have been discussed with the applicant and staff expects revised elevations to be presented at the meeting. 
Further comments from staff and the Commission on any revisions to the elevations presented at the 
meeting should be given and may need to be presented at a subsequent meeting to allow for a full review.

Figure 6: North elevation facing Olive Boulevard.

6
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The building includes two metal canopies, one attached and one free standing, to serve as protection from 
the elements for customers who are ordering their food and employees who will be taking and passing out 
orders. The canopies were originally proposed as simple, light, metal structures that are able to easily 
disappear into the site. Although their lightness makes them likely to disappear, from an architectural 
connection stand point, it also makes them appear to be drive through elements that are stuck on the building 
with no connection to the overall design which is something that should be avoided. Staff have asked for 
renderings showing these elements more integrated into the overall design and the applicant has supplied 
renderings showing brick columns of the same material, color, height, and design as the water table 
elements to improve the design.  

All rooftop equipment should be screened with appropriate material.  The rooftop units appear to be 
sufficiently screened from view by matching the height of the proposed units.  The trash enclosure is 
located behind the building and will be far enough back from Olive Boulevard to not be noticeable. 
Landscaping is provided on all three sides in order to screen the structure. The enclosure will be the same 
dark brown brick as the building and the gate will be a dark metal in the color Midnight Bronze.

Landscaping
The City’s Design Guidelines strongly encourage high quality landscaping that accentuates the building 
and site, and softens the effects of the parking area.  All landscaping plans should exhibit a clear design 
concept.  The building should be incorporated into the landscape design; and there should be a 
consistency of design throughout a development. Parking areas are to be enhanced with landscaped 
spaces containing trees, tree groupings, and shrubbery or other landscape enhancements, including berms. 
Landscaped areas are to be maximized and balanced throughout the site. Tree and shrub plantings should 
be grouped together to create strong accent points with the site plan. Existing landscape elements should 
be incorporated into landscape plans. Mature trees, tree groupings and rock outcroppings should be 
considered as part of the design scheme. (p.15)

Figure 8: Close-up of the site plan showing the trash enclosure with detail. Material matches building. 

Figure 7: Examples of articulated façades with other Chick Fil A designs.

6
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Overall, the Landscape plan shows significant landscaping throughout the site with a variety of plant 
materials and adequate screening of the parking lot and drive through services along Tempo Drive. As 
this project is part of the overall Westgate Centre, staff asked for new landscaping along Tempo Drive to 
buffer the parking lot and headlight glare from the road in order to fill in the existing bare areas. The 
proposed landscaping along Tempo is a mix of shrubs, evergreen shrubs, grasses and two Willow Oak 
trees to create a diverse buffer with more street trees per staff’s request. An existing utility line prevented 
the installation of additional trees along Tempo Drive. The required amount of street trees for the 
proposed development area is 4 along Tempo Drive and 6 have been provided. A mix of evergreen shrubs 
and evergreen trees have been provided between Tempo Drive and the Chick-fil-a drive through pick up 
window in order to screen the service area from the road. The patio features a large landscaped area 
between the seating and the drive through lanes, a buffer of shrubs and upright evergreens around the 
columns of the canopy, and landscaping at the base of the building in order to provide a welcoming 
environment for diners. The trash enclosure is adequately screened with landscaping on all three sides and 
adequate landscaping is provided between the drive through lanes and the entrance lane to the shopping 
center from Olive Boulevard in form of fountain grass and shrubs. Two landscaping islands are provided 
in the existing parking lot to replace the landscaping islands that will be removed for the project and also 
serve to guide customers into the drive through lanes. Staff asked for one tree to be placed in each 
proposed drive through island in order to comply with the requirements of Section 405.540 (F)(4) and the 
applicant complied with Japanese Zelkova. Additional landscaping was provided in front of the building 
in order to screen the drive through lane in compliance with Section 405.470 which requires designated 
stacking lanes that pass between the building and the primary street frontage to be screened in the form of 
dense landscaping. The buffer features a mix of Eastern Redbud and Snowdrift Crabapple trees as well as 
shrubs, evergreen shrubs and grasses. Upon review of the proposed plant material, staff determined that 
the Firepower Heavenly Bamboo is listed as an invasive species by the Missouri Department of 
Conservation and should be removed from the landscape plan and replaced with a non-invasive evergreen 
shrub 3-4 feet in height. A final landscaping plan can be submitted along with the building permits to 
address these deficiencies. 

Zoning Review
This proposal will be the first project to be reviewed under the new drive through requirements approved 
under Ordinances 5806 and 5807 in October 2022. As there are several requirements that must be met 
under these ordinances, staff has decided to list out the criteria and the compliance of the project with 
each requirement. 

Section 405.470(A)(14)(e). Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" 
Districts that do not abut single family residential uses or multifamily uses in any zoning district other 
than the "CB" District and drive-thru services on sites located on one (1) or more lots totaling ten (10) 
acres or more in the "MX", "GC", "CB", "PO", "PC" and "LI" Districts that abut single family residential 
uses or multifamily uses in any zoning district other than the "CB" District are subject to the following: 

Per the new definition of “abut” provided in the ordinance, having a shared property line and not 
separated by a street, this project does not abut residential zoning as it is separated from it by 
Tempo Drive.

1. Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service windows 
and two (2) order facilities in a coordinated development located on one (1) or more lots totaling three (3) 
or more acres, with shared access and two (2) or more buildings (including the proposed drive-thru), one 
(1) of which shall have no less than ten thousand (10,000) square feet of gross floor area. All buildings 
shall be designed with similar use of materials and design elements such that the buildings are 
aesthetically complementary to each other. 

The proposed Chick-fil-a will be placed as an out-lot building within the existing 7-acre Westgate 
Centre development which includes an existing 34,415 square foot building. The drive through 
facility will feature two service areas on the west façade for delivery orders to drive through 
customers and two order board facilities on the east façade for accepting orders. As noted in the 
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Design Guidelines review, the design of the existing shopping center building and the new 
building do not appear to be aesthetically complementary to each other and staff encourages the 
Planning and Zoning Commission to discuss the proposed designs.  Criterion is partially met, 
pending further discussion on the design elements.

2. For drive-thru restaurants on sites located on one (1) or more lots totaling ten (10) acres or more, the 
drive-thru order facility and service window shall be no less than two hundred (200) feet from any 
property line of any single-family residential use and no less than fifty (50) feet from any property line of 
any multifamily uses in any zoning district other than the "CB" District. 

Does not apply to this proposal.

3. The drive-thru order facility and service window shall only be on or adjacent to a wall not facing the 
primary street frontage. If adjacent to a non-primary street, the drive-thru order facility and service 
window shall provide visual screening in the form of dense landscaping as deemed appropriate by the 
City Council. 

The drive-thru order facility and service window do not face the primary Olive Boulevard street 
frontage. The service windows are adjacent to a non-primary street along Tempo Drive and 
dense, evergreen trees and hedges have been provided to serve as screening.  Criterion met.

4. The drive-thru restaurant shall have pedestrian-oriented site features. Such features include, but are not 
limited to, the following: landscaped planting areas adjacent to the building, outdoor seating areas, and 
pedestrian connections within the site. Unenclosed outdoor seating areas shall not require additional off-
street parking. 

The project includes all three mentioned pedestrian-oriented site features. Criterion met.

5. If the drive-thru restaurant is freestanding, it shall have no less than two thousand (2,000) square feet of 
gross floor area (area under roof) and a minimum of fifty-five (55) indoor seats for customers. 

The project includes a free-standing 4,704 square foot building with 74 indoor seats. Criterion 
met.

6. Any service areas, including, but not limited to, trash receptacles, compactors, outdoor cooking or 
refrigeration equipment must be fully screened. 

The trash enclosure is behind the building line and will be fully screened with a brick wall of the 
same material as the building and a dark metal gate. There will also be landscaping on the three 
sides not used for trash access. Criterion met.

7. The designated stacking lane shall be no less than one-hundred ninety (190) feet long (approximately 
ten (10) cars), excluding the space adjoining a service window, which shall be no less than nine (9) feet 
wide by nineteen (19) feet long. 

The two stacking lanes plus overflow lane that are proposed hold 44 cars and are well over 190 
feet long including the space adjoining a service window which is also 25 feet wide when 
measured across both lanes. Criterion met.

8. The entrance to the designated stacking lane shall be no less than fifty (50) feet from the nearest point 
on the property line across the nearest vehicular entrance. 

The entrance to the designated stacking lanes for the driveway is greater than 50 feet from all 
three points of entry into the complex. Criterion met.
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9. If the designated stacking lane crosses between the building and primary street frontage, it shall be 
screened in the form of dense landscaping as deemed appropriate by the City Council. 

Chick-fil-a is proposing that the stacking lanes wrap around the building between the building 
and the primary street frontage along Olive Boulevard due to the nature of drive through 
restaurants and the location of the leased space. Screening in the form of a variety of plant 
material to form a dense landscaping buffer has been provided and staff is mostly supportive of 
the proposed landscaping buffer with a few exceptions. Staff has requested that the invasive 
species proposed be removed from the plan and the replacement of additional evergreen shrubs to 
grow to 3-4 feet in height be provided. Criterion partially met subject to further revisions to the 
landscape plan.

10. A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the City 
Council, that the required drive-thru facilities shall not interfere with site circulation or be hazardous to 
motorists or pedestrians entering, exiting or passing by the site and that traffic impacts are otherwise 
properly mitigated. 

A traffic study has been provided by the applicant and reviewed by the City’s traffic consultant 
and the Missouri Department of Transportation. Olive Boulevard is a state route and MoDOT has 
jurisdiction.  Due to the results of the traffic study, the City’s consultant and MoDOT requested 
additional remediation from the applicant in order to address the concerns outlined in the study. 
The applicant has submitted additional information about the traffic concerns and the City’s 
traffic consultant has reviewed and commented on revisions. The Missouri Department of 
Transportation has not provided their final concurrence based on the latest revisions at the time of 
this staff report. Additional discussion of the Traffic Study is provided below in the “Traffic 
Study” section.  Criterion partially met; pending final review.

11. The order facility shall utilize automatic volume control which adjusts outbound volume based on the 
outdoor ambient noise level. 

The technology within the ordering stations compensates for the ambient sound using an 
Automatic Volume Control (AVC) system. Criterion met.

12. An acoustical study shall be submitted demonstrating that the order facility and service windows will 
not increase ambient sound levels at the property lines above the average Monday to Friday midday level. 

The applicant has submitted an acoustical study completed by McClure Engineering. The study 
concluded that the sound level from the speaker system will be below the average Monday to 
Friday midday levels and will have minimal impact on the ambient sound levels in the area. 
Criterion met.

Lighting
Due to the location of the project on a corner development site setback from Olive Boulevard, the 
likelihood for light spillage onto adjacent properties is not a concern but the light levels along Tempo 
Drive are considered. The submitted photometric plan shows that the light spillage onto Tempo Drive will 
be mostly less than 1 foot candle of illumination except at the Tempo entrance to the site where the 
illumination reaches 2 foot candles of illumination. The area of spillage is very minimal and does not 
extend very far onto the right of way. Staff is requesting this area be reevaluated in order to reduce the 
condition. A condition of approval has been added requiring the applicant to submit a final photometric 
plan. Lighting will be downcast and shielded in compliance with Section 405.680.  The Applicant is 
proposing the use of LED flush mounted canopy luminaries for the canopy in a low-voltage option. The 
parking lot lighting is showing a mounting height of 27 feet, where Section 405.680(B)(3) has a 
maximum mounting height of 24 feet in non-residential districts. A condition of approval has been added 
to address the light pole heights. Section 405.680, Lighting, of the Zoning Code, and Section 205.810 of 
the Parking Ordinance requires a minimum of not less than an average of one (1) foot-candle of 
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illumination for a parking lot where the applicant is showing an average of 2.6 FC. The building lighting 
proposed is also shielded and will shine directly on the intended surface on site. 

Figure 9: Applicant's Photometric Plan

Figure 10: Applicants Proposed light fixtures (exterior wall mounted lighting on left, flush mounted canopy lighting in center, 
parking lot lighting on right)

Sidewalks
Section 405.730, requires a clear and safe pedestrian access between the building’s main entrance and the 
public sidewalk, and designed to avoid conflict. In order to emphasize conflict points and improve 
pedestrian safety and visibility, the use of textured or tinted materials for pedestrian crossings shall be 
utilized where pedestrian circulation paths cross a vehicular route as determined by the Planning and 
Zoning Commission. All sidewalks shall be a minimum of 6 feet or 8 feet in width if used as a curb stop. 
The new sidewalk was designed to comply with these regulations. The side walk is 6 feet wide along the 
building and connects to pedestrian access on the northern boundary of the project connecting the 
building to the sidewalk system along Olive Boulevard via Tempo Drive’s sidewalk. The proposed 
pedestrian walkway has to cross the drive through lanes in order to connect the main entrance to the 
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sidewalks along Tempo and Olive. The pedestrian walk through the drive through lanes is shown on the 
plans as being differentiated with crosswalk markings. After discussion with the applicant, the applicant 
informed staff that the pedestrian connections would be cast in a tinted material in order to better stand 
out; however, these updates are not shown on the plans. 

Parking
The proposal provides for sufficient parking on site to meet City code. The existing onsite parking 
includes 419 parking stalls shared for the entire Westgate Centre commercial complex. Under the new 
requirements for drive through restaurants, Ordinances 5806 and 5807, outdoor seating no longer requires 
parking spaces in order to encourage these types of dining amenities in Creve Coeur. The 74 indoor seats 
proposed along with the 4,704 square foot size of the restaurant means that 44 parking stalls are required 
for this use. The proposal requires 49 existing parking stalls to be removed in order to accommodate the 
new Chick-fil-a building and drive through lanes. The remaining parking stalls total 370 when the 
required parking for the existing and proposed uses requires 337 when the 15% reduction for shopping 
centers is removed. There is an existing parking stall surplus of 33 spaces. 

Tenant Address Use Size (sq. ft.) Parking Regulations # of 
spaces

Santa Fe Bistro

12316

Restaurant

5,190 +400 sq. ft. patio 
addition

(+150 indoor seats, 40 
outdoor seats)

1/3 seats in C.U.P., 1/8 
outdoor seats, + 1/250 

sq. ft. 
78

Jon Thomas Salon 12320 Hair Salon 3,450 4/1000 sq. ft. 14

Land Home Financial 12324 Office 1,840 4/1000 sq. ft. 8

Bella Chic 12328 Retail 1,160 4/1000 sq. ft. 5

Boom Pilates
12330 Sports and 

recreation 
instruction

1,200 1/150 sq. ft. 8

Vacant 12332 Retail 1,200 4/1000 sq. ft. 5

Dentistry 12334 Office 2,330 4/1000 sq. ft. 10

La Bonne Bouchee
12344-46

Cafe/Bakery 6,615 (+108 indoor seats, 
34 outdoor seats)

1/3 seats in C.U.P., 1/8 
outdoor seats, + 1/250 

sq. ft.
67

Birkenstocks and 
More

12350 Retail 1,400 4/1000 sq. ft. 6

Belsono Hearing 12352 Retail 1,000 4/1000 sq. ft. 4

Vacant 12354 Retail 3,560 4/1000 sq. ft. 14
Barry Hyatt Custom 

Jewelers
12360 Retail 1,200 4/1000 sq. ft. 5

Massage 12362 Office 1,200 4/1000 sq. ft. 5

Global Quesadilla 12364 Restaurant 3,000 
(+108 indoor seats)

1/3 seats in C.U.P., + 
1/250 sq. ft. 48

Proactive Chiropractic 12370 Office 2,100 4/1000 sq. ft. 9

Midwest Dizziness 12372-80 Health Services 2,100 4/1000 sq. ft. 9
SSM Physical 

Therapy
12382 Office 2,465 4/1000 sq. ft. 10

Alloy Training
12384 Sports and 

recreation 
instruction

1,600 1/150 sq. ft. 11

Ichiban Restaurant 12388 Restaurant 1,542
 (+ indoor 40 seats)

1/3 seats in C.U.P., + 
1/250 sq. ft. 20
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Kumon Math & 
Reading

12390 Other educational 
services 1,586 1/300 sq. ft. 6

Midwest Eye Health 12392 Office 2,750 4/1000 sq. ft. 11

Proposed Chick-fil-a
12398 Restaurant 

(out lot building)

4,704
(+74 indoor seats, 24 

outdoor)

1/3 seats in C.U.P.,+ 
1/250 sq. ft. 44

Sub-total: 397

Minus 15% Reduction:    60

Total # of Parking Spaces Required: 337
Total Available On-site: 370

Signs
All signs are reviewed under a separate permit at Staff level in conformance with the Sign Regulations.  
No approval of the project constitutes approval of any signs shown. An existing monument sign is located 
on the property for Westgate Centre and no additional monument sign will be permitted per Section 
405.950. A maximum of two attached signs are permitted for this project per Section 405.950(B)(2).

Traffic Study
A traffic study has been provided by the applicant and reviewed by the City’s traffic consultant and the 
Missouri Department of Transportation.  The traffic study was prepared by the applicant’s traffic engineer 
in consultation with MoDOT, the City’s Public Works Department, Planning staff and the City’s 
contracted traffic engineering consultant.  

As many know, Chick Fil A is a popular restaurant chain that generates a lot of activity to their locations.  
Careful review of the traffic impacts are necessary to understand the impacts at this location and to 
identify the appropriate mitigation measures for any increases that could affect the roadway system.  In 
brief, the traffic study reveals that the proposed Chick Fil A will generate additional traffic over existing 
(baseline) conditions at certain times of the day.  The primary impacts involve the adjacent Olive/Tempo 
intersection.  However, the study reviewed other traffic impacts along Olive and the adjacent intersections 
to the west and east.  The mitigation measures that are proposed to offset the traffic volumes involve 
signal timing changes on Olive and physical intersection improvements at Olive and Tempo.  
Specifically, on northbound Tempo at Olive, an additional left turn lane is proposed to reduce queuing 
which will allow more cars to move through the intersection.  To accommodate this additional turn lane, 
the removal of the landscaped median on Olive is necessary.  Restriping on southbound Tempo near the 
first entrance into Chick Fil A is also proposed to improve existing conditions for motorists accessing the 
site.  

In summary, comparing the Existing Conditions with the Built Conditions (including the proposed 
mitigation measures) at the Olive/Tempo intersection, the Level of Service (LOS) is the same or better 
during all peak periods, except for two.  The Queuing (expressed in feet) are reduced or are similar to 
existing conditions with the exception of some peak periods, notably within the 95th percentile.  Please 
refer to the City’s traffic consultant memo from the Lochmueller Group dated December 15, 2022 for 
additional information.  Mr. Kyle Evans, the City’s consulting traffic engineer, will present his findings at 
the meeting and will be available to answer any questions.

As noted previously, MoDOT requested additional information from the applicant’s traffic engineer and 
has not yet provided their concurrence on these revisions.  Staff expects to receive this information in 
time for the next P&Z meeting on January 19th.

Acoustical Study
The applicant has submitted an acoustical study completed by McClure Engineering. The report 
concluded that the sound level for both day and night operation with the Automatic Volume Control 
(AVC) will be less than 45 dBA at the nearest property line at all times. Based on the manufacturer’s data 
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the sound level contribution from the order station with the AVC activated is calculated to be 40 dBA at 
the apartments, which are 400 feet from the ordering boards, and 42 dBA at the nearest store front which 
is 300 feet away from the ordering boards. These sound levels will be far below the current typical 
ambient sound levels.  While the sound levels will typically be somewhere between 60 and 84 dBA at 1’ 
from the order station, the data and calculations show the ordering stations sound levels will be less than 
ambient sound levels at this site. McClure Engineering reported that the sound from the ordering station 
and drive-thru is well below the ambient traffic sound in this area and recommended that no further 
remediation is required.  These findings appear to satisfy the conditional use requirements for drive-
through restaurants not abutting residential uses.

SUMMARY AND RECOMMENDATION

The materials submitted for the Conditional Use Permit and Site Development Plan are overall consistent 
with the City’s Comprehensive Plan, the Design Guidelines, and the Zoning Code with the following 
exceptions noted within this report.  Staff has provided the following suggestions for specific areas for 
further discussion with the applicant at the meeting: 

 Understanding of The Traffic Impact Study results, proposed mitigation by the applicant, and 
expected conditions after mitigation measures are implemented.  The City’s consulting traffic 
engineer will be present at the meeting to assist the Commission in its review.  In addition, final 
MoDOT review comments have not been received whcin may require futher review.

 If the proposed landscaping between the drive through lanes and Olive Boulevard is satisfactory 
to serve as a buffer per Section 405.470(14)(e)(9).

 The proposed elevations for the new building along Olive Boulevard and its overall connection to 
the existing shopping center building on site per the Design Guidelines and conditional user 
requirements for drive throughs.

Staff recommends that the Commission provide feedback on these issues to the applicant as well as any 
comments received by the public.  Based on the direction given to staff and the applicant, any revisions to 
the plans can be made and submitted for further consideration at the January 17th meeting.  

ACTION 

An appropriate motion to continue this agenda item until the next meeting would be as follows:

“I move to continue the public hearing and application #22-031 to the January 17th, 2023 
Planning and Zoning Commission meeting.”     

APPENDIX 1: COMPREHENSIVE PLAN 
Included and attached by reference.  See body of report for specific excerpts.

APPENDIX 2:  ZONING CODE 
Included and attached by reference.  See body of report for specific excerpts.
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APPENDIX 3:  AERIAL MAP
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APPENDIX 4:  SITE PHOTOGRAPHS

Description: Apron 
at Tempo Drive 
access to the site in 
need of repair.

Description: Existing 
lanes on Tempo 
Drive at Olive 
Boulevard 
intersection.

Description: Existing 
building on site. 
Former 
T.G.I.Friday’s 
Restaurant.   
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Description: Existing 
signage for the 
shopping center. 

Description: Existing 
building to be 
demolished.
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TREE PRESERVATION
PLAN

CHICK FIL A - CREVE COEUR, MO

11/7/2022

TREE SURVEY

TAG #
DBH

(INCHES) SPECIES CONDITION** ACTION REASON

1 15.0 QUERCUS PHELLOW / WILLOW OAK A PRESERVE -

2 18.0 QUERCUS PHELLOW / WILLOW OAK A PRESERVE -

3 8.0 GLEDITSIA TRIACANTHOS / HONEY LOCUST A PRESERVE -

4 36.0 ROBINIA PSEUDOACACIA / BLACK LOCUST A PRESERVE -

5 36.0 ROBINIA PSEUDOACACIA / BLACK LOCUST A PRESERVE -

6 10.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A PRESERVE -

7 12.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A PRESERVE -

8 15.0 QUERCUS PHELLOW / WILLOW OAK A REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

9 24.0 PINUS SYLVESTRIS / SCOTCH PINE C REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

10 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

11 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE IN FUTURE PAVMENT

12 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE IN FUTURE PAVMENT

13 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE IN FUTURE PAVMENT

14 6.0 PHOTINIA GLABRA / JAPANESE PHOTINIA A REMOVE IN FUTURE PAVMENT

15 6.0 PHOTINIA GLABRA / JAPANESE PHOTINIA A REMOVE IN FUTURE PAVMENT

16 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A REMOVE IN FUTURE PAVMENT

17 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A REMOVE IN FUTURE PAVMENT

18 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

19 6.0 QUERCUS PHELLOW / WILLOW OAK A PRESERVE -

KEY:

* AGE:   S - Semi-Mature (young trees over 5m high)       M - Mature (approximately 40-50 years old)       O - Over-Mature (die-back of branches, dead wood, etc.)

** CONDITION:   A - Good       B - Fair       C - Poor       D - Dead
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TREES CODE BOTANICAL / COMMON NAME SIZE QTY

CC Cercis canadensis / Eastern Redbud 3" Cal. 1

MS Malus x 'Snowdrift' / Snowdrift Crabapple 3" Cal. 4

QP Quercus phellos / Willow Oak 3" Cal. 4

ZV Zelkova serrata 'Village Green' / Village Green Japanese Zelkova 3" Cal. 2

EVERGREEN TREES CODE BOTANICAL / COMMON NAME SIZE QTY

JS Juniperus chinensis 'Spartan' / Spartan Juniper 6` Ht. 13

SHRUBS CODE BOTANICAL / COMMON NAME SIZE QTY

BC Berberis thunbergii 'Crimson Pygmy' / Crimson Pygmy Japanese Barberry 5 gal. 43

RO Rosa x 'Knock Out' / Knock Out Rose 5 gal. 5

SM Spiraea x bumalda 'Goldmound' / Gold Mound Spirea 5 gal. 3

EVERGREEN SHRUB CODE BOTANICAL / COMMON NAME SIZE QTY

JC Juniperus conferta 'Blue Pacific' / Blue Pacific Shore Juniper 5 gal. 37

LB Liriope muscari 'Big Blue' / Big Blue Lilyturf 1 gal. 32

NP Nandina domestica 'Firepower' / Firepower Heavenly Bamboo 5 gal. 24

PO Prunus laurocerasus 'Otto Luyken' / Otto Luyken English Laurel 5 gal. 27

GRASSES CODE BOTANICAL / COMMON NAME SIZE QTY

PV Panicum virgatum / Switch Grass 1 gal. 12

PH Pennisetum alopecuroides `Hameln` / Hameln Fountain Grass 1 gal. 82

PERENNIALS CODE BOTANICAL / COMMON NAME SIZE QTY

DL Hemerocallis x 'Stella de Oro' / Stella de Oro Daylily 1 gal. 65

≈

JWK-HRG
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LANDSCAPE DETAILS

JTK
JFR

RUBBER HOSE TREE COLLARS
SNUG AROUND TRUNK AT TREE
CROTCH
NO. 12 GAUGE WIRE WITH HOSE
TO PROTECT TRUNK.  AVOID
TIGHT GUY WIRES TO ALLOW
NATURAL SWAY.
3

8" x 3" ZINC-PLATED
TURNBUCKLE (1 PER WIRE)

MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO TRUNK.  DO NOT
PLACE MULCH DIRECTLY
AGAINST TRUNK.

PLANTING MIX (SEE SPECS.)
SATURATE WITH WATER AND
TAMP TO ELIMINATE VOIDS
1

2" DIAMETER THIN WALL P.V.C.
TUBING (WHITE) 48" MIN.
LENGTH.  1 REQUIRED/EACH
GUY.

SET TOP OF ROOT BALL 2"
ABOVE SURROUNDING FINISH
GRADE.  BUILD 4" HT. SAUCER
AROUND PLANTING PIT WITH
TOPSOIL.

REMOVE CONTAINER OR TOP
THIRD OF BURLAP WRAP FROM
B&B TREES & REMOVE ALL
TWINE FROM ROOT BALL.
AFTER SETTING IN HOLE, CUT
AWAY TOP & SIDES OF WIRE
BASKET, IF ANY.

SCARIFY SUBGRADE/SIDES OF
PLANT PIT

DUCKBILL EARTH ANCHOR
SYSTEM.  SIZE BASED ON
TREE SIZE.

TOPSOIL

UNDISTURBED
SOIL
SET ROOTBALL ON COMPACTED
OR UNDISTURBED SUBGRADE

PRUNE UP TO 13
OF BRANCHES, RETAINING
THE NATURAL SHAPE OF THE
TREE

NEVER CUT LEADER

*REFER TO "TYP. GUYING
DETAIL" FOR ALL OTHER
GUYING NOTES

TREE WRAP, AS NEEDED
DEPENDANT UPON SPECIES
SEE SPECS FOR DETAILS

24"-30" MIN.

TREE PIT TO BE TWO (2) TIMES
 THE WIDTH OF ROOT BALL

6"

NO. 12 GAUGE WIRE WITH HOSE
TO PROTECT TRUNK.  AVOID
TIGHT GUY WIRES TO ALLOW
NATURAL SWAY.
3

8" x 3" ZINC-PLATED
TURNBUCKLE (1 PER WIRE)

MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO TRUNK.  DO NOT
PLACE MULCH DIRECTLY
AGAINST TRUNK.

PLANTING MIX (SEE SPECS.)
SATURATE WITH WATER AND
TAMP TO ELIMINATE VOIDS
1

2" DIAMETER THIN WALL P.V.C.
TUBING (WHITE) 48" MIN.
LENGTH.  1 REQUIRED/EACH
GUY.

SET TOP OF ROOT BALL 2"
ABOVE SURROUNDING FINISH
GRADE.  BUILD 4" HT. SAUCER
AROUND PLANTING PIT WITH
TOPSOIL.

REMOVE CONTAINER OR TOP
THIRD OF BURLAP WRAP FROM
B&B TREES & REMOVE ALL
TWINE FROM ROOT BALL.
AFTER SETTING IN HOLE, CUT
AWAY TOP & SIDES OF WIRE
BASKET, IF ANY.

SCARIFY SUBGRADE/SIDES OF
PLANT PIT

DUCKBILL EARTH ANCHOR
SYSTEM.  SIZE BASED ON
TREE SIZE.

TOPSOIL

UNDISTURBED
SOIL
SET ROOTBALL ON COMPACTED
OR UNDISTURBED SUBGRADE

*REFER TO "TYP. GUYING
DETAIL" FOR ALL OTHER
GUYING NOTES

PROTECT LEADER BRANCHES
FROM BREAKAGE.  NEVER CUT
LEADER.

RUBBER HOSE TREE COLLARS
SNUG AROUND TRUNK 13
HEIGHT OF TREE

24"-30" MIN.

TREE PIT TO BE TWO (2) TIMES
 THE WIDTH OF ROOT BALL

6"

EQUAL SPACING BETWEEN ALL
PLANTS
EDGE OF PLANTING BED

TYPICAL STAGGERED ROWS

*WHEN PLANTING MASSES OF
SHRUBS, GROUNDCOVER,
PERENNIALS, AND ANNUALS, THIS
DIAGRAM SHALL BE FOLLOWED. SET PLANTS AT SAME LEVEL AS

GROWN IN CONTAINER
MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO PLANT STEM.  DO
NOT PLACE MULCH DIRECTLY
AGAINST PLANT STEM.

PREPARE ENTIRE PLANTING
BED TO A 6" MINIMUM DEPTH
WITH PLANTING MIX (SEE
SPECS.)

SPADE EDGE WHERE BED
AREAS ARE ADJACENT TO TURF

FINISH GRADE

TOPSOIL

UNDISTURBED SOIL

2"-3"

6" MIN.

SPACING PER
 PLANTING PLAN

4" SPADE EDGE

LIMIT PRUNING TO DEAD AND
BROKEN BRANCHES
REMOVE CONTAINER OR TOP
THIRD OF BURLAP WRAP FROM
B&B SHRUBS & REMOVE ALL
TWINE FROM ROOT BALL.
PRUNE DAMAGED OR
DESICCATED ROOTS.

SET ROOTBALL ON COMPACTED
OR UNDISTURBED SUBGRADE

SCARIFY ENTIRE SHRUB BED
TO A MINIMUM DEPTH OF 12"

UNDISTURBED SOIL

PREPARE ENTIRE PLANTING
BED TO A 12" MINIMUM DEPTH
WITH PLANTING MIX (SEE
SPECS.)
SATURATE WITH WATER AND
TAMP TO ELIMINATE VOIDS.

MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO TRUNK.  DO NOT
PLACE MULCH DIRECTLY
AGAINST TRUNK.

SET TOP OF ROOTBALL LEVEL
TO SURROUNDING FINISH
GRADE
SPADE EDGE WHERE BED
AREAS ARE ADJACENT TO TURF

FINISH GRADE

TOPSOIL

2"-3"

SPACING PER
 PLANTING PLAN

SHRUB PIT TO
 BE TWO (2)
 TIMES THE
 WIDTH OF

 ROOT BALL

4" SPADE EDGE

’

“ ” 

THREE SECTIONS OF RUBBER
HOSE PER TREE

GALV. GUY WIRE WITH CLAMPS

TURNBUCKLE
DUCKBILL ANCHOR

THREE GUY WIRES PER
TREE

NEATLY SECURE WITH
CLAMPS

TWO SECTIONS OF RUBBER
HOSE PER TREE

GALV. GUY WIRE WITH CLAMPS

TURNBUCKLE
DUCKBILL ANCHOR

NEATLY SECURE WITH
CLAMPS

TWO GUY WIRES PER
TREE

STAKING DETAIL GUYING DETAIL

GUYING STANDARDS
·

·

·

·

·

·

*APPLIES TO SINGLE TRUNK DECIDUOUS TREES GREATER THAN 3" CAL. & EVERGREEN TREES GREATER THAN 8' HT.

120°

NORTH

STAKING DETAIL GUYING DETAIL

*APPLIES TO SINGLE TRUNK DECIDUOUS TREES 3" CAL. AND LESS & EVERGREEN TREES 8' HT. AND LESS

180°

NORTH

GUYING STANDARDS
·

·

·

·

·

·

180°

120°

120°

TURF SIDE PLANTING BED SIDE

Mulch as defined in the Landscape
Specifications.  Hold Mulch 4" from tree trunk
and shrub stems

Shovel Cut Bed Edge at 45 degree angle,
6" deep

Finished grade at bedline

Topsoil as defined in the Landscape
Specifications.

Native soils subgrade
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 November 15, 2022 
Via email: jvavrina@hrgreen.com 
 
Mr. Joseph Vavrina 
1391 Corporate Drive, Suite 203 
McHenry, IL  60050 
 Re: Chick-fil-A Drive Thru Sound Study 
  McClure Project:  104275.000  
 
Dear Mr. Vavrina: 
 
McClure has reviewed the site plans, project information and the typical sound pressure levels emitted from 
the proposed Chick-fil-A drive-thru ordering station and operations.  Background sound level data and 
acoustical models have been assembled using manufacture data to find the estimated acoustical impact a 
new drive-thru with a speaker system will have on the surrounding area. Based on this information and 
measured sound levels on the proposed project site, the sound level from the speaker system will be below 
the Creve Coeur Zoning Ordinance No. 5400 sound control code for both day and night operation and will 
have minimal impact on the ambient sound levels in this area.  The technology within the ordering stations 
compensates for the ambient sound resulting in sound levels like two people having a conversation in the 
parking lot. 
 
Background sound levels from traffic noise on Route 340 (Olive Boulevard) are high at this intersection. 
The average daytime sound level is in the range of 60 to 65 dBA near the ordering stations.  
 
Calculations and Sound Level Measurements 
 
The proposed site plan provided by HR Green® dated 5/24/2022, indicates the approximate distance to the 
nearest residential property is 400 feet southwest from the ordering stations. The nearest store front in the 
Westgate Centre is 300 feet. The sound data provided by the order station manufacturer, HME Electronics, 
includes maximum sound levels as well as sound levels with the Automatic Volume Control (AVC) system 
activated. There will be two ordering stations, and both will be equipped with the AVC system.   
 
Because of the high ambient sound levels, the worst case is calculated to be 58 dBA at the Cove West 
Apartment complex. This is based on a two-speaker system with a maximum output of 86.5 dBA near the 
order stations.  The ordering stations will employ AVC and could operate as high as 75 to 80 dBA at the 
ordering stations when the ambient sound level is between 60 and 65 dBA.  
 
Based on the manufacturer’s data the sound level contribution from the order station with the AVC activated 
is calculated to be 40 dBA at the apartments and 42 dBA at the nearest store front. These sound levels will 
be far below the current typical ambient sound levels.  While the sound levels will typically be somewhere 
in between 60 and 84 dBA at 1’ from the order station, the data and calculations show the ordering stations 
sound levels will be less than ambient sound levels at this site. Sound maps for this project site with each 
scenario are provided in Attachment A. 
 
The following results are provided: 

1) Map 1 – Road Noise Only 
2) Map 2 – Drive-thru Speakers only 
3) Map 3 – Speaker and Road Noise 
4) Map 4 – Drive-thru cars and Road Noise 
5) Map 5 – Drive-thru Speakers plus Cars and Road Noise 
6) Map 6 – Drive-thru Speaker and Cars – No Background 
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Mr. Joseph Vavrina 
November 15, 2022 
Page 2 of 11 

The Creve Coeur sound code (Ordinance No. 5400) states that the sound level will not exceed 60 dBA at 
the property line. The sound emitted by the order station is less than 45 dBA at the nearest property line at 
all times.     
 
Noise Monitoring Data and Results 
 
A SVANTek Model 307 Sound Level Meters (SLM) was used for the sound measurements. The SLMs 
recorded and stored the following A-weighted quantities for each one-hour increment of the measurement 
period: (1) energy equivalent sound level [Leq], (2) the maximum sound level [Lmax], (3) the sound level 
exceeded 10% of the time [L10] and (4) the sound level exceeded 90% of the time [L90]. All measurements 
were A-weighted per ANSI S1.4 and were designated as decibels (dBA). 
 
Figure 1 is the site map showing the sound level monitor locations.  
 

Figure 1- Ariel view of Site Plan with SLM Locations 
 
The data collected has been plotted into one chart for each location and are shown in Figure 2 and 3. 
 

Approximate location 

of the ordering Stations. 
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Figure 2 – Loc 1 Sound Data 

 

 
Figure 3 – Loc 2 Sound Data 

 
These charts also summarize the energy equivalent sound levels (Leq) for Saturday November 5th from 
6:00 AM to 10:00 PM (gray shaded area). Sound level monitor Location 1 was setup near Olive Boulevard 
approximately 100 feet northwest of the ordering stations, Location 2 in the center of the proposed site for 
Chick-fil-A parking lot on the south side of the site away from Olive Boulevard. The monitor was placed 
approximately 300 feet from the Core West Apartments to the monitor location for three full days (Saturday, 
Sunday, and Monday). 
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The monitors measured all sounds, including but not limited to sound from aircraft overflights, the nearby 
roadways, nature sounds (insects) and rooftop mechanical equipment. However, the majority of the sound 
is from road noise from Olive Boulevard. This is reflected in part of the noise patterns shown in the data. 
The sound levels were very consistent over the noise monitoring period.  
 
All the sound in the area of our study is considered background noise. Background noise at the site was 
determined by monitoring A-weighted sound levels at the site for a period of three days.  The average one-
hour daytime Leq data was used to establish the current background sound levels for this site.  The nominal 
Leq day-time and night-time background sound level in the area ranged from 65 dBA during the day-time 
hours and as low 45 in the late night hours 2am and 5 am). 
   
Conclusions 
 
The background sound level is controlled by traffic sound based on site observations and measured data 
rather than the ordering stations. From our measurements, the sound data indicated the Automatic Volume 
Control (AVC) will functions as designed since the ordering station level blends in with the traffic and other 
ambient sounds. 
 
The calculated sound levels at the southwest property line will be at or below 45 dBA without background 
sound levels. Sound from the ordering stations will be below Creve Coeur sound code and will not have 
any significant impact on the ambient sound in the area.  The technology within the order station 
compensates for the ambient sound resulting in sound levels similar to two people having a conversation 
in the parking lot.  The property line of the apartments will experience sound levels from the ordering stations 
to be less than 40 dBA. As a reference, conversational speech levels are typically 55 to 65 dBA. 
 
Recommendations 
 
The sound from the ordering station and drive-thru is less than the Creve Coeur sound code requires and 
is well below the ambient traffic sound in this area.  No further remediation is required.   
 
Please contact me if you have any questions. 
 
 Sincerely, 

    
 Gary Brown, ASA, INCE 
 
 
GPB:rmbn 
 
Attachments: Attachment A: Sound Maps 1 thru 6 
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Attachment A 
Sound Maps 
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Map 1 – Road Noise Only 
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Map 2 – Drive-thru Speakers only 
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Map 3 – Speaker and Road Noise 
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Map 4 – Drive-thru cars and Road Noise 
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Map 5 – Drive-thru Speakers plus Cars and Road Noise 
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Map 6 – Drive-thru Speaker and Cars – No Background 
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  1391 Corporate Drive | Suite 203   

   McHenry, IL 60050 

   Main 815.385.1778 + Fax 713.965.0044 

 H R G R E E N . C O M  

 

 

November 14, 2022 
 
 
City of Creve Coeur 
Bethany L. Moore, City Planner 
300 North New Ballas Road 
Creve Coeur, MO 63141 
 
RE:     Chick-fil-A – 12398 Olive Blvd. 

Response to Review Comments – Application #22031 Conditional Use Permit 
 HR Green Project No.:  211634 
 
Dear Ms. Moore: 
 
Please see below our responses to the comments provided in the letter dated October 20, 2022.  Responses to 
each comment are shown in bold following the comment. 
 
Landscape Plan: 

1. Please provide the location of all trees, existing and proposed, on the site clearly marked as such 
including species, size, and condition as is required per Section 405.540(D). 
RESPONSE:  Existing and proposed plant information further detailed. 
 

2. Please provide additional evergreens as the predominant plant material to screen the service window and 
drive though lanes. 
RESPONSE: Additional Laurel and Juniper placed along service window and drive-through lanes. 
 

3. Please provide landscaped areas with additional plantings adjacent to the building in fulfillment with the 
requirements of the Conditional Use Permit. 
RESPONSE: As discussed foundation plantings have been added on the east side of the building.  
A mixture of perennials and grasses have been proposed in this area. 
 

4. Please provide any missing street trees to fulfill the requirements of Section 405.540(F)(1), 1 per 30 feet, 
and clearly mark them on the plan as such. 
RESPONSE: Street trees labeled.  Note street trees could be added along Tempo south of the 
access point due to an existing storm sewer pipe that runs under the grass strip. 
 

5. Please provide additional plantings to screen headlights along Tempo frontage. 
RESPONSE: Firepower Heavenly Bamboo placed to block headlights coming from drive-through 
lane. 
 

6. Please provide additional landscaping adjacent to the outdoor dining area to provide a more welcoming 
environment. 
RESPONSE:  Additional and diversified plants placed adjacent to the outdoor dining area. 

 
Site Development Plans: 

1. Please provide an additional sheet with existing conditions. 
RESPONSE: Additional existing conditions sheet added. 
 

2. Please include adjacent roadway details on the site plans. 
RESPONSE:  Details have been added to the plans depicting the layout of Tempo.  

Page 54 of 189



   City of Creve Coeur 

Chick-fil-A – Response to Review Comments 

HR Green Project No.:  211634 

November 14, 2022 

Page 2 of 4 

 


 

  

 
3. Please provide an additional site plan sheet to show the entire shopping center with the proposed 

improvements. 
RESPONSE:  Exhibit included showing the inclusion of the proposed development within the 
overall development. 
 

4. Please provide an existing parking count for the entire center along with a list of tenant spaces and uses. 
Please also provide a proposed parking count for comparison. Is there a shared parking easement or 
agreement in place for Chick-fil-a’s use? The parking for Chick-fil-A relies on a shared parking 
arrangement with the rest of the center and parking requirements are considered together. 
RESPONSE:  Overall parking exhibit included with the submittal that notes the various existing 
tenant spaces with parking count as well as a proposed parking count for comparison.  Per the 
lease CFA will have shared parking rights with the rest of the center.  
 

5. Per Section 405.730, internal sidewalks need to be a minimum of 6-feet in width. 
RESPONSE: Sidewalks widened to 6’. 
 

6. Please provide site coverage calculations, existing and proposed, for the entire site. 
RESPONSE: Site coverage exhibit included showing existing coverages as well as proposed 
coverages post CFA development. 
 

7. Please widen the pedestrian crosswalk to 6 feet minimum through the drive through lanes and provide a 
change in material for greater visibility. 
RESPONSE:  Plans revised accordingly. 
 

8. The apron off of Tempo Drive is cracked and needs to be replaced. Please provide a note on the plans. 
RESPONSE:  Note added to the plans. 
 

9. Please verify the ownership and maintenance of the landscaped median on Tempo Drive. 
RESPONSE:  We’ve reached out to ownership and provided the maintenance agreement furnished 
by the City for review.  Ownership responded and noted they believe the agreement is still in force 
and the medians on Tempo and Cove Creek are to be maintained by the two apartment 
complexes.  Cove West Apartments (Cove Property) is to maintain the Tempo median.  Waterfront 
Crossing (Apartments) is to maintain the Cross Creek median strip.  Both apartment complexes 
are owned by Summerset Partners. 

 
Building Elevations: 

1. The elevation facing Olive Boulevard appears from the street as the rear of the building and needs 
additional articulation and design elements to provide greater interest from the primary street. Please 
refer to Design Guidelines Chapter 2, C1 and C3. 

RESPONSE: CDA Response:  The elevation facing Olive Boulevard has been adjusted to 

accommodate the following design elements: 

i. Raised parapets creating a tower element 

ii. Brick detailing at the upper tower band 

iii. Brick wall to screen the electrical MDP + CT cabinet   

iv. Addition of spandrel glazing to create more interest from Olive Boulevard 
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2. The Design Guidelines also recommend that the design of buildings be unique to Creve Coeur and not be 
designed to have a “corporate” style. Please refer to Design Guidelines Chapter 2, C6. 

RESPONSE: The design of the building has been adjusted to be unique to Creve Coeur, while still 

maintaining overall Chick-fil-A brand identity by implementing the following design 

elements: 

v. Utilizing brick colors that compliment the existing shopping center design 

vi. Implementing spandrel glazing to provide additional visual interest 

vii. Adding brick canopy wraps to help connect the canopy to the building 

design 

viii. Raising parapets to create tower elements initiated by the Olive Boulevard 

elevation 

ix. Unique brick detailing included on the Olive Boulevard elevation to 

increase visual interest  

 
 

3. Please provide specific information as to how the design and materials are compatible with the shopping 
center. Provide information to the specific coordination of the existing shopping center building to the new 
Chick-fil-A building per Chapter 3, C4 of the Design Guidelines.  

RESPONSE:  The design of the building has included the following design elements to be 

consistent with the existing shopping center 

x. The use of complimentary brick colors to enhance the overall design of the 

shopping center. 

xi. The inclusion of bronze canopies, coping, and storefront which is compatible with 

what’s currently included within the shopping center. 

 
 

4. The proposed canopies are not architecturally integrated into the overall design of the building. Please 
provide elevations as an alternative that do architecturally integrate the canopies for reference per 
Chapter 3, A2 of the Design Guidelines. 

RESPONSE: Chick-fil-A has included column wraps to visually connect the canopy to the main 

building design.   

 
 

5.  The proposed freestanding screening fence should either be removed or integrated into the overall 
design of the Olive facing façade. 

RESPONSE: Chick-fil-A has revised the screen fence to be a solid CMU wall with brick veneer to 

match the overall building design.   

 
 
Additional Information: 

1. This item has been tentatively moved to the November 21, 2022 Planning and Zoning Commission 
meeting agenda or a later date in order to allow time for the applicant to provide additional materials 
requested and to allow staff time to review said materials. 
RESPONSE:  So noted. 
 

2. Additional comments will be provided after review of the TIS and comments received from the City’s traffic 
engineer consultant.  
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

 

  

RESPONSE:  TIS comments received from the City on November 11th.  TIS has been revised 
accordingly and included with this resubmittal.   
 

3. Please provide a sound study that is specific for this location and based on the proposed layout. Please 
refer to Section 405.470(14) for requirements.  
RESPONSE:  Study to be submitted to the City on November 15th for review/approval. 
 

 
If you have any questions, please contact us. 
 
Sincerely,  
 
HR GREEN, INC. 
 
 
 
Joseph Vavrina, PE, LEED AP 
Senior Project Manager – Land Development 
 
J:\2021\211634\Corr\ltr-110422-Comment Response Review #1-Conditional Use.docx 
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TREE PRESERVATION
PLAN

CHICK FIL A - CREVE COEUR, MO

11/7/2022

TREE SURVEY

TAG #
DBH

(INCHES) SPECIES CONDITION** ACTION REASON

1 15.0 QUERCUS PHELLOW / WILLOW OAK A PRESERVE -

2 18.0 QUERCUS PHELLOW / WILLOW OAK A PRESERVE -

3 8.0 GLEDITSIA TRIACANTHOS / HONEY LOCUST A PRESERVE -

4 36.0 ROBINIA PSEUDOACACIA / BLACK LOCUST A PRESERVE -

5 36.0 ROBINIA PSEUDOACACIA / BLACK LOCUST A PRESERVE -

6 10.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A PRESERVE -

7 12.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A PRESERVE -

8 15.0 QUERCUS PHELLOW / WILLOW OAK A REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

9 24.0 PINUS SYLVESTRIS / SCOTCH PINE C REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

10 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

11 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE IN FUTURE PAVMENT

12 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE IN FUTURE PAVMENT

13 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN B REMOVE IN FUTURE PAVMENT

14 6.0 PHOTINIA GLABRA / JAPANESE PHOTINIA A REMOVE IN FUTURE PAVMENT

15 6.0 PHOTINIA GLABRA / JAPANESE PHOTINIA A REMOVE IN FUTURE PAVMENT

16 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A REMOVE IN FUTURE PAVMENT

17 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A REMOVE IN FUTURE PAVMENT

18 6.0 CRATAEGUS CRUS-GALLI / COCKSPUR HAWTHORN A REMOVE DISTURBANCE IN CRITICAL ROOT ZONE

19 6.0 QUERCUS PHELLOW / WILLOW OAK A PRESERVE -

KEY:

* AGE:   S - Semi-Mature (young trees over 5m high)       M - Mature (approximately 40-50 years old)       O - Over-Mature (die-back of branches, dead wood, etc.)

** CONDITION:   A - Good       B - Fair       C - Poor       D - Dead
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TREES CODE BOTANICAL / COMMON NAME SIZE QTY

CC Cercis canadensis / Eastern Redbud 3" Cal. 2

MS Malus x 'Snowdrift' / Snowdrift Crabapple 3" Cal. 4

QP Quercus phellos / Willow Oak 3" Cal. 6

ZV Zelkova serrata 'Village Green' / Village Green Japanese Zelkova 3" Cal. 4

EVERGREEN TREES CODE BOTANICAL / COMMON NAME SIZE QTY

JS Juniperus chinensis 'Spartan' / Spartan Juniper 6` Ht. 22

SHRUBS CODE BOTANICAL / COMMON NAME SIZE QTY

BC Berberis thunbergii 'Crimson Pygmy' / Crimson Pygmy Japanese Barberry 5 gal. 43

RO Rosa x 'Knock Out' / Knock Out Rose 5 gal. 8

SM Spiraea x bumalda 'Goldmound' / Gold Mound Spirea 5 gal. 15

EVERGREEN SHRUB CODE BOTANICAL / COMMON NAME SIZE QTY

JC Juniperus conferta 'Blue Pacific' / Blue Pacific Shore Juniper 5 gal. 43

LB Liriope muscari 'Big Blue' / Big Blue Lilyturf 1 gal. 34

NP Nandina domestica 'Firepower' / Firepower Heavenly Bamboo 5 gal. 34

PO Prunus laurocerasus 'Otto Luyken' / Otto Luyken English Laurel 5 gal. 33

GRASSES CODE BOTANICAL / COMMON NAME SIZE QTY

PV Panicum virgatum / Switch Grass 1 gal. 19

PH Pennisetum alopecuroides `Hameln` / Hameln Fountain Grass 1 gal. 95

PERENNIALS CODE BOTANICAL / COMMON NAME SIZE QTY

DL Hemerocallis x 'Stella de Oro' / Stella de Oro Daylily 1 gal. 65

JWK-HRG

L-200

Information contained on this drawing and in all digital files
produced for above named project may not be reproduced in
any manner without express written or verbal consent from
authorized project representatives.

ENGINEER'S PROJECT #

PRINTED FOR

DATE

SHEET

SHEET NUMBER

DRAWN BY:

Chick-fil-A
5200 Buffington Road

Atlanta, Georgia
30349-2998

REVISION SCHEDULE

FSR#

C
H

IC
K

-F
IL

-A

211634

PRELIMINARY

05/24/2022

C
R

EV
E 

C
O

EU
R

 (M
O

)  
FS

U

PR
EL

IM
IN

A
R

Y

05161
NO. DATE DESCRIPTION

CHECKED BY:
MRJ
JFV

12
39

8 
O

LI
VE

 B
O

U
LE

VA
R

D
C

R
EV

E 
C

O
EU

R
, M

O
 6

31
41

LANDSCAPE PLAN

JTK
JFR

Page 60 of 189



L-300

Information contained on this drawing and in all digital files
produced for above named project may not be reproduced in
any manner without express written or verbal consent from
authorized project representatives.

ENGINEER'S PROJECT #

PRINTED FOR

DATE

SHEET

SHEET NUMBER

DRAWN BY:

Chick-fil-A
5200 Buffington Road

Atlanta, Georgia
30349-2998

REVISION SCHEDULE

FSR#

C
H

IC
K

-F
IL

-A

211634

PRELIMINARY

05/24/2022

C
R

EV
E 

C
O

EU
R

 (M
O

)  
FS

U

PR
EL

IM
IN

A
R

Y

05161
NO. DATE DESCRIPTION

CHECKED BY:
MRJ
JFV

12
39

8 
O

LI
VE

 B
O

U
LE

VA
R

D
C

R
EV

E 
C

O
EU

R
, M

O
 6

31
41

LANDSCAPE DETAILS

RUBBER HOSE TREE COLLARS
SNUG AROUND TRUNK AT TREE
CROTCH
NO. 12 GAUGE WIRE WITH HOSE
TO PROTECT TRUNK.  AVOID
TIGHT GUY WIRES TO ALLOW
NATURAL SWAY.
3

8" x 3" ZINC-PLATED
TURNBUCKLE (1 PER WIRE)

MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO TRUNK.  DO NOT
PLACE MULCH DIRECTLY
AGAINST TRUNK.

PLANTING MIX (SEE SPECS.)
SATURATE WITH WATER AND
TAMP TO ELIMINATE VOIDS
1

2" DIAMETER THIN WALL P.V.C.
TUBING (WHITE) 48" MIN.
LENGTH.  1 REQUIRED/EACH
GUY.

SET TOP OF ROOT BALL 2"
ABOVE SURROUNDING FINISH
GRADE.  BUILD 4" HT. SAUCER
AROUND PLANTING PIT WITH
TOPSOIL.

REMOVE CONTAINER OR TOP
THIRD OF BURLAP WRAP FROM
B&B TREES & REMOVE ALL
TWINE FROM ROOT BALL.
AFTER SETTING IN HOLE, CUT
AWAY TOP & SIDES OF WIRE
BASKET, IF ANY.

SCARIFY SUBGRADE/SIDES OF
PLANT PIT

DUCKBILL EARTH ANCHOR
SYSTEM.  SIZE BASED ON
TREE SIZE.

TOPSOIL

UNDISTURBED
SOIL
SET ROOTBALL ON COMPACTED
OR UNDISTURBED SUBGRADE

PRUNE UP TO 13
OF BRANCHES, RETAINING
THE NATURAL SHAPE OF THE
TREE

NEVER CUT LEADER

*REFER TO "TYP. GUYING
DETAIL" FOR ALL OTHER
GUYING NOTES

TREE WRAP, AS NEEDED
DEPENDANT UPON SPECIES
SEE SPECS FOR DETAILS

24"-30" MIN.

TREE PIT TO BE TWO (2) TIMES
 THE WIDTH OF ROOT BALL

6"

NO. 12 GAUGE WIRE WITH HOSE
TO PROTECT TRUNK.  AVOID
TIGHT GUY WIRES TO ALLOW
NATURAL SWAY.
3

8" x 3" ZINC-PLATED
TURNBUCKLE (1 PER WIRE)

MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO TRUNK.  DO NOT
PLACE MULCH DIRECTLY
AGAINST TRUNK.

PLANTING MIX (SEE SPECS.)
SATURATE WITH WATER AND
TAMP TO ELIMINATE VOIDS
1

2" DIAMETER THIN WALL P.V.C.
TUBING (WHITE) 48" MIN.
LENGTH.  1 REQUIRED/EACH
GUY.

SET TOP OF ROOT BALL 2"
ABOVE SURROUNDING FINISH
GRADE.  BUILD 4" HT. SAUCER
AROUND PLANTING PIT WITH
TOPSOIL.

REMOVE CONTAINER OR TOP
THIRD OF BURLAP WRAP FROM
B&B TREES & REMOVE ALL
TWINE FROM ROOT BALL.
AFTER SETTING IN HOLE, CUT
AWAY TOP & SIDES OF WIRE
BASKET, IF ANY.

SCARIFY SUBGRADE/SIDES OF
PLANT PIT

DUCKBILL EARTH ANCHOR
SYSTEM.  SIZE BASED ON
TREE SIZE.

TOPSOIL

UNDISTURBED
SOIL
SET ROOTBALL ON COMPACTED
OR UNDISTURBED SUBGRADE

*REFER TO "TYP. GUYING
DETAIL" FOR ALL OTHER
GUYING NOTES

PROTECT LEADER BRANCHES
FROM BREAKAGE.  NEVER CUT
LEADER.

RUBBER HOSE TREE COLLARS
SNUG AROUND TRUNK 13
HEIGHT OF TREE

24"-30" MIN.

TREE PIT TO BE TWO (2) TIMES
 THE WIDTH OF ROOT BALL

6"

EQUAL SPACING BETWEEN ALL
PLANTS
EDGE OF PLANTING BED

TYPICAL STAGGERED ROWS

*WHEN PLANTING MASSES OF
SHRUBS, GROUNDCOVER,
PERENNIALS, AND ANNUALS, THIS
DIAGRAM SHALL BE FOLLOWED. SET PLANTS AT SAME LEVEL AS

GROWN IN CONTAINER
MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO PLANT STEM.  DO
NOT PLACE MULCH DIRECTLY
AGAINST PLANT STEM.

PREPARE ENTIRE PLANTING
BED TO A 6" MINIMUM DEPTH
WITH PLANTING MIX (SEE
SPECS.)

SPADE EDGE WHERE BED
AREAS ARE ADJACENT TO TURF

FINISH GRADE

TOPSOIL

UNDISTURBED SOIL

2"-3"

6" MIN.

SPACING PER
 PLANTING PLAN

4" SPADE EDGE

LIMIT PRUNING TO DEAD AND
BROKEN BRANCHES
REMOVE CONTAINER OR TOP
THIRD OF BURLAP WRAP FROM
B&B SHRUBS & REMOVE ALL
TWINE FROM ROOT BALL.
PRUNE DAMAGED OR
DESICCATED ROOTS.

SET ROOTBALL ON COMPACTED
OR UNDISTURBED SUBGRADE

SCARIFY ENTIRE SHRUB BED
TO A MINIMUM DEPTH OF 12"

UNDISTURBED SOIL

PREPARE ENTIRE PLANTING
BED TO A 12" MINIMUM DEPTH
WITH PLANTING MIX (SEE
SPECS.)
SATURATE WITH WATER AND
TAMP TO ELIMINATE VOIDS.

MULCH - 3" MAX. DEPTH.  TAPER
MULCH TO TRUNK.  DO NOT
PLACE MULCH DIRECTLY
AGAINST TRUNK.

SET TOP OF ROOTBALL LEVEL
TO SURROUNDING FINISH
GRADE
SPADE EDGE WHERE BED
AREAS ARE ADJACENT TO TURF

FINISH GRADE

TOPSOIL

2"-3"

SPACING PER
 PLANTING PLAN

SHRUB PIT TO
 BE TWO (2)
 TIMES THE
 WIDTH OF

 ROOT BALL

4" SPADE EDGE’

“ ” 

THREE SECTIONS OF RUBBER
HOSE PER TREE

GALV. GUY WIRE WITH CLAMPS

TURNBUCKLE
DUCKBILL ANCHOR

THREE GUY WIRES PER
TREE

NEATLY SECURE WITH
CLAMPS

TWO SECTIONS OF RUBBER
HOSE PER TREE

GALV. GUY WIRE WITH CLAMPS

TURNBUCKLE
DUCKBILL ANCHOR

NEATLY SECURE WITH
CLAMPS

TWO GUY WIRES PER
TREE

STAKING DETAIL GUYING DETAIL

GUYING STANDARDS
·

·

·

·

·

·

*APPLIES TO SINGLE TRUNK DECIDUOUS TREES GREATER THAN 3" CAL. & EVERGREEN TREES GREATER THAN 8' HT.

120°

NORTH

STAKING DETAIL GUYING DETAIL

*APPLIES TO SINGLE TRUNK DECIDUOUS TREES 3" CAL. AND LESS & EVERGREEN TREES 8' HT. AND LESS

180°

NORTH

GUYING STANDARDS
·

·

·

·

·

·

180°

120°

120°

TURF SIDE PLANTING BED SIDE

Mulch as defined in the Landscape
Specifications.  Hold Mulch 4" from tree trunk
and shrub stems

Shovel Cut Bed Edge at 45 degree angle,
6" deep

Finished grade at bedline

Topsoil as defined in the Landscape
Specifications.

Native soils subgrade
JTK
JFR
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411 North 10th Street, Suite 200 

St. Louis, Missouri 63101 

 

MEMORANDUM 
 

 

 

As requested, Lochmueller staff have completed a review of the traffic impact study report submitted in 

association with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast quadrant of 

Olive Boulevard and Tempo Drive. The study was prepared by HR Green, Inc. and submitted in 

September 2022. 

 

It is our understanding from the report that the proposed Chick-fil-A will replace the TGI Friday’s 

currently occupying the site. Access to the site will be provided via the existing access drives. The 

primary access is located at the North Entrance on Tempo Drive and the secondary access is located at 

the South Entrance on Tempo Drive as well as a right-in, right-out access drive on Olive Boulevard. The 

proposed site area and site plan are shown in Figure 1 and Figure 4 of the report. 

 

The project involves the redevelopment of a 1.02-acre lot, which is currently occupied by a TGI Friday’s. 

The proposed Chick-fil-A will have an expected building footprint of 5,000 square-feet. Two drive-thru 

lanes are provided. There is one by-pass lane provided, however this lane terminates prematurely.  

 

The project is proposed to be completed in a single phase, with analysis completed for the 2022 Base 

Condition (2019 and 2022 Count Data), 2022 Build Conditions (2022 Base Volumes plus Additional Site-

Generated Trips), 2045 No-Build (2019 and 2022 Count Data plus an annual Background Growth Rate of 

0.5% along the through movements of Olive Boulevard), and 2045 Build (2045 Base Volumes plus 

Additional Site-Generated Trips). 

 

Given that traffic counts at some of the study intersections were counted in 2019 as opposed to 2022, 

the 2019 counts were grown by 0.5% annually to 2022. It should be noted that the peak hours were 

never stated in the report. It is our opinion that growing the 2019 counts by an annual growth rate of 

0.5% to 2022 is a valid approach.   

 

Per the provided Synchro reports, the following storage bays were incorrect: 

• Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

o Westbound left-turn lane should be 180 feet rather than 225 feet. 

• Olive Boulevard & Tempo Drive: 

o Eastbound left-turn lane should be 180 feet rather than 200 feet. 

• Olive Boulevard & Ross Avenue/ Questover Lane: 

o Westbound left-turn lane should be 200 feet rather than 250 feet. 

To: 

 

Jason Jaggi, AICP (City of Creve Coeur) 

Bethany Moore (City of Creve Coeur) 

 

From: Kyle Evans, PE, PTOE 

  

Date: October 18, 2022 

 

Subject: Chick-fil-A TIS Review 

Lochmueller Project #: 522-0072-01T 
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At the intersection of Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive, the westbound 

left-turn 95th percentile queue length exceeds the storage bay during the weekday AM, midday, and PM 

peak hours in the 2022 existing conditions. In addition, the southbound left-turn lane 95th percentile 

queue length exceeds the storage bay during the weekday midday and PM peak hours in the 2022 

existing conditions. At the intersection of Olive Boulevard and Ross Avenue/Questover Lane, the 

southbound left-turn 95th percentile queue length exceeds the storage bay during all peak hours in the 

2022 existing conditions. In addition, the eastbound left-turn 95th percentile queue length exceeds the 

storage bay during the weekday midday peak hour in the 2022 existing conditions. 

 

The peak hour factor for each approach was not calculated, rather a peak hour factor of 0.90 was 

assumed for each approach at each study intersection. However, we do not feel that the peak hour 

factors would significantly differ from the assumed values. 

 

As part of this study, HR Green utilized trip generation estimates based upon data provided from an 

average of two existing Chick-fil-A stores in Milwaukee from similar suburban land density and store 

characteristics to the proposed Chick-fil-A in Creve Coeur.  These rates were compared to the Institute 

of Transportation Engineer’s (ITE) Trip Generation Manual, Eleventh Edition for Land Use 934: Fast-Food 

Restaurant with Drive-Through Window. A comparison of the rates between ITE’s manual and the 

average counts from the two other Chick-fil-A stores showed that the counts provided showed a 

significant increase in the number of trips that were site generated. They decided to remain 

conservative for the purposes of the traffic impact evaluation and utilized the higher rates from the field 

data. Additionally, it should be noted that data from the other two stores was only provided for the PM 

and Saturday peak hours. The AM and weekday midday site generated trips were estimated using ITE’s 

time of day distribution values.  It is our opinion that this approach is a valid method.   

 

A pass-by rate of 40% was used for all time periods. Per the ITE Pass-By Rate Table provided in the TGM 

Appendices, an average pass-by rate of 50% is recommended for Land Use Code 934 during the AM 

peak hour and 55% is recommended during the PM peak hour. In addition, a 10% common trip 

reduction was applied to the site generated trips as it was assumed that some drivers would have more 

than one destination within the strip mall. Given that the pass-by percentage applied is conservative, it 

is our opinion that this approach is a valid method.   

 

The traffic impact study stated the site-generated traffic was assigned to the adjoining roadway network 

based on existing traffic patterns within the study area.  The traffic impact study assumed that 10% of 

the trips would originate from Tempo Drive to the north and 10% of trips would originate from Tempo 

Drive to the south. However, the average over all four peak hours is only about 8%. Therefore, it is our 

opinion that a total of 20% of site generated trips along Tempo Drive is too high and understates the 

traffic along Olive Boulevard. It is recommended that the site generated trips be revised to reflect 3% of 

trips originating from the north along Tempo Drive, 5% of trips originating from the south of Tempo 

Drive, 44% of trips originating from the west of Olive Boulevard, and 48% of trips originating from the 

east of Olive Boulevard.  

 

The site generated trips are shown in Figure 6 of the report. The site generated trips do not add up in 

Figure 6. For example, at the intersection of Olive Boulevard and Tempo Drive there are 22 vehicles 

making an eastbound right-turn, 30 vehicles making a westbound left-turn, and 7 vehicles making a 

southbound through. This should equal 59 vehicles heading southbound at Tempo Drive and the North 
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Entrance; however, 66 vehicles are shown in Figure 6. It is recommended that this figure be revisited 

when applying the new directional distribution.  

 

The 2022 Base and Build conditions Synchro input files and output information were reviewed to 

determine the impact of the development on the existing roadway network.  Based on the increase in 

trips and associated delays at the study intersections, the following improvements were suggested for 

the study area: 

• Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide a 

dedicated left-turn lane and shared through/right-turn lane. 

• Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for the 

northbound and southbound directions of Tempo Drive. 

• Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to provide 

protected and permitted left turn phasing for Tempo Drive. 

• Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, as well 

as re-optimize the intersection offsets for the same intersection and the neighboring signals on 

Olive Boulevard.  

 

We agree with the above stated proposed improvements.  

 

No southbound left turn lane was recommended along Tempo Drive at the North Entrance due to the 

expected minimal queue lengths and delays. Review of the MoDOT EPG for auxiliary lanes does show 

that the left turn volumes would warrant an auxiliary left turn lane during the weekday midday, 

weekday PM, and Saturday midday peak hours. However, the southbound approach at this intersection 

is approximately 22 feet. Therefore, should any queueing occur, southbound thru vehicles can easily 

navigate around the southbound left-turning vehicles.  

 

On page 17, 2026 is stated as the future year, when it should read 2045. It is recommended that the text 

be revised to read 2045 rather than 2026.  

 

The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. Land Use 

Code 934: Fast-Food Restaurant with Drive-Through Window was used for the analysis. The nearby 

shopping center was included as Land Use Code 820: Shopping center. We agree with the land uses 

chosen. Typically, the 85th percentile is used for calculating parking requirements. Rather, it appears that 

hourly distributions were used to calculate the required parking. It is our opinion that this approach is a 

valid method.   

 

Summary of TIS Review 

As requested, Lochmueller staff have completed a review of the traffic impact study report submitted in 

association with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast quadrant of 

Olive Boulevard and Tempo Drive. 

 

Below is a summary of comments from the traffic impact study review: 

 

1. No peak hours were specified in the report.  

2. Per the provided Synchro reports, the following storage bays were incorrect: 
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a. Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

i. Westbound left-turn lane should be 180 feet rather than 225 feet. 

b. Olive Boulevard & Tempo Drive: 

i. Eastbound left-turn lane should be 180 feet rather than 200 feet. 

c. Olive Boulevard & Ross Avenue/ Questover Lane: 

i. Westbound left-turn lane should be 200 feet rather than 250 feet. 

3. The following 95th percentile queues exceed the provided storage bays in the 2022 existing 

conditions:  

a. Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive,  

i. Westbound left-turn during the weekday AM, midday, and PM peak hours 

ii. Southbound left-turn during the weekday midday and PM peak hours 

b. Olive Boulevard and Ross Avenue/Questover Lane,  

i. Southbound left-turn during all peak hours 

ii. Eastbound left-turn during the weekday midday peak hour 

4. The peak hour factor for each approach was not calculated. Rather, a peak hour factor of 0.90 

was assumed for each approach at each study intersection. However, we do not feel that the 

peak hour factors would significantly differ from the assumed values.  

5. The study documented the existing trip generation associated with the average of two similar 

Chick-fil-A restaurants.  It was noted that the trip generation was much higher than what was 

presented from the ITE forecast.  The study stated they would utilize the more conservative 

numbers provided by the field data.  It is our opinion that utilizing the more conservative trip 

generation is the correct assumption for the study. 

6. A pass-by rate of 40% was used for all time periods. Given that the pass-by percentage applied is 

conservative, it is our opinion that this approach is a valid method.   

7. The directional distribution shown in Figure 5 has 20% of traffic originating to/from Tempo 

Drive. However, the average over all four peak hours is only about 8%. It is our opinion that the 

20% along Tempo Drive is too high.  

8. The site generated trips shown in Figure 6 do not add up correctly based on the site generated 

trips provided in Table 3 and the directional distribution shown in Figure 5.  

9. The following improvements were suggested for the study area: 

a. Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide 

a dedicated left-turn lane and shared through/right-turn lane. 

b. Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for 

the northbound and southbound directions of Tempo Drive. 

c. Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to 

provide protected and permitted left turn phasing for Tempo Drive. 

d. Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, 

as well as re-optimize the intersection offsets for the same intersection and the 

neighboring signals on Olive Boulevard.  

10. We agree with the above stated proposed improvements.  

11. No southbound left turn lane was recommended along Tempo Drive at the North Entrance due 

to the expected minimal queue lengths and delays. Review of the MoDOT EPG for auxiliary lanes 

does show that the left turn volumes would warrant an auxiliary left turn lane during several 

peak hours. However, the southbound approach at this intersection is approximately 22 feet. 

Therefore, should any queueing occur, southbound thru vehicles can easily navigate around the 

southbound left-turning vehicles.  

12. On page 17, 2026 is stated as the future year, when it should read 2045.  
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13. The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. 

agree with the land uses chosen. Typically, the 85th percentile is used for calculating parking 

requirements. Rather, it appears that hourly distributions were used to calculate the required 

parking. It is our opinion that this approach is a valid method.   

 

Below is a summary of recommendations from the traffic impact study review: 

 

14. It is recommended that the study peak hours be included within the body of the report.  

15. It is recommended that the storage bay lengths be adjusted to reflect the correct lengths.   

16. It is recommended that the site generated trips be revised to reflect 3% of trips originating from 

the north along Tempo Drive, 5% of trips originating from the south of Tempo Drive, 44% of trips 

originating from the west of Olive Boulevard, and 48% of trips originating from the east of Olive 

Boulevard.  

17. It is recommended that Figure 6 be revisited and corrected when applying the new directional 

distribution. 

18. It is recommended that the text on page 17 be revised to read 2045 rather than 2026.  

 

cc:    file 
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Introduction 

 A comprehensive review of a proposed Chick-fil-A restaurant was completed in an effort to estimate the traffic 

impacts of the development on nearby, connecting roadways. The site is located in Creve Coeur, Missouri, currently 

occupied by TGI Friday’s, at the intersection of Olive Boulevard and Tempo Drive in the Westgate Centre.  

This technical report will provide brief discussions on the existing conditions of the site and the expected traffic 

impacts associated with the proposed redevelopment, including: trip generation, parking lot demand, traffic 

assignment and distribution, and traffic analysis.  

FIGURE 1 – PROJECT LOCATION 

  

 

 

 

 

 

Development 

Site 
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Existing Conditions 

As part of overall site assessment, a description of the street network, existing land use, and traffic characteristics 

is provided in the following sections. 

FIGURE 2 – EXISTING ROADWAY NETWORK 

 

Existing Street Network 

The existing development site is the TGI Friday’s lot south of Olive Boulevard and east of Tempo Drive. Primary 

access to the development site is via the North Entrance on Tempo Drive, with secondary access via the South 

entrance on Tempo Drive and the Right-in, Right-out (RIRO) Entrance on Olive Boulevard. 

Olive Boulevard is an east/west principal arterial roadway which serves local and regional traffic in Creve Coeur. 

The road provides access to commercial and residential areas throughout Creve Coeur. The facility is primarily two 

lanes in each direction, with left turn lanes added at signalized intersections.  

Tempo Drive is a local road, running north/south in the study area. South of the commerical area at the signalized 

intersection with Olive Boulevard, Tempo Drive serves local residental traffic. There is one through lane in each 

direction in the study area. The lanes are separated by a raised median within the study area, with curb cuts allowing 

full access at the Northeast Access Drive. 

The signalized intersection approximately 1,100’ west of the Tempo Drive is the intersection of Olive Boulevard with 

Ross Avenue/Questover Lane. Ross Avenue is a major collector, running north of Olive Boulevard in the study 

area. Ross Avenue serves a mix of residential traffic as well as commercial traffic to the shopping center located in 

the northwest corner of the Olive Boulevard intersection. Questover Lane, a local road, continues south of Olive 

Boulevard. Questover Lane serves local residential traffic with one lane in each direction. At the Olive Boulevard 

intersection there is an added left turn lane in the northbound direction.  

Approximately 1,100’ east of Tempo Drive is the signalized intersection of Olive Boulevard with Cross Creek 

Drive/Woodcrest Executive Drive. Cross Creek Drive is a local road, continuing north from Olive Boulevard. Cross 

Creek Drive serves local residential traffic. There is one through lane in each direction in the study area. The lanes 

are separated by a raised median within the study area. Woodcrest Executive Drive is a local road, running south 
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of Olive Boulevard. Woodcrest Executive Drive serves as an access road to businesses and the Creve Coeur 

Shopping Center.  

Existing Traffic Volumes 

Peak hour turning movement counts were collected on Saturday August 20, 2022, from 11:00 am - 1:00 pm and on 

Tuesday August 23, 2022, from 6:45 am – 7:45 am, 11:00 am – 1:00 pm, and 4-6:00 pm for the following 

intersections:  

• Tempo Drive at North Entrance 

• Tempo Drive at South Entrance 

• Olive Boulevard at RIRO Access 

Peak hour turning movement counts were collected on Thursday October 3, 2019, from 6:30 am - 6:30 pm and on 

Saturday October 5, 2019, from 10:00 am – 4:00 pm following intersections:  

• Olive Boulevard at Questover Lane/Ross Avenue 

• Olive Bouelvard at Tempo Drive 

• Olive Boulevard at Cross Creek Drive/Woodcrest Executive Drive 

Four peak hours were considered for this study and are analyzed in each scenario: an AM, mid-day, and PM peak 

hour of a weekday, and a Saturday mid-day peak hour. Based on the observed counts, these peak hours were 

determined to be 6:45-7:45 am, 11:15 am – 12:15 pm, and 3:45-4:45 pm on a weekday, and from 12:00-1:00 pm 

on Saturday. 

Due to the existing traffic counts from the major intersections occurring in 2019, traffic volumes on through 

movements along Olive Boulevard were increased at an annual growth rate of 0.5%. After applying that growth rate 

for 3 years, a total of 1.5% increase in traffic volumes was applied to the through movements. Side roads are 

assumed to be fully developed and therefore the growth rate was not applied to turning movements on Olive 

Boulevard or any movements on side roads.  

The raw traffic count information is provided in Appendix A, and the resulting baseline 2022 peak hour traffic 

volumes are depicted in Figure 3.  
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Existing Traffic Operations 

The intersection capacity analysis was completed with Synchro software to measure the effectiveness of the 

intersections in terms of vehicle delay and expected queuing.  Analysis was completed at each of the intersections 

with existing traffic volumes and lane configurations during morning and evening peak hours of commuter traffic. 

Intersection Capacity Analysis…The study intersections were each analyzed to determine how they would 

operate, known as Level-of-Service (LOS).  LOS criteria are outlined in the 6th Edition of the Highway Capacity 

Manual (HCM) for signalized and unsignalized intersections. The HCM defines LOS as a measure of the quality of 

traffic flow.  There are six different levels of service for each facility type, each representing a range of operating 

conditions as indicated by amounts of average delay expected per entering vehicle. Each level of service is 

designated a letter from “A” to “F”, with “A” being the least congested (free flow condition) and “F” being the highest 

congestion (least desirable condition). LOS thresholds for stop controlled intersections differ from those with traffic 

signal control to reflect different driver expectations with respect to delay. 

Table 1 summarizes the criteria for both signalized and unsignalized intersections, as defined in the Highway 

Capacity Manual. LOS C, which is normally used for highway design, represents a roadway with volumes ranging 

from 70% to 80% of its capacity.  However, Level D is considered acceptable for peak period conditions in urban 

and suburban areas.  

TABLE 1: INTERSECTION LEVEL OF SERVICE 

Level of 
Service 
(LOS)* 

Average Control Delay 
(Seconds/vehicle) 

Signalized Intersection Two-Way Stop Control 
Intersection 

A ≤10 ≤10 

B >10 and ≤20 >10 and ≤15 

C >20 and ≤35 >15 and ≤25 

D >35 and ≤55 >25 and ≤35 

E >55 and ≤80 >35 and ≤50 

F >80 >50 

 

Source:  Transportation Research Board, Highway Capacity Manual, 2010. 

* LOS = F when volume to capacity ratio is greater than 1 

The delay values in this study were analyzed using Synchro methodology. Intersections are signalized where Olive 

Boulevard intersects with Questover Lane, Tempo Drive, and Cross Creek Drive. The North and South Entrances 

as well as the RIRO Entrance into the study area are stop-controlled. The estimated 95th percentile queues reported 

by Synchro were also reviewed to identify any operational deficiencies along the corridor in terms of available turn 

bay storage, or blockage of upstream intersections. It should be noted that the 95th percentile queue calculation 

represents the worst case scenario, and queues exceeding this value can be expected only five percent of the time.  

Existing signal timings were provided by MoDOT and used at signalized intersections. However, MoDOT also 

advised that a current construction project (J6S3255) will implement split phasing on Tempo Drive at Olive 

Boulevard. This phasing was implemented and optimized based on existing traffic counts in the baseline model, 

and in all other analysis scenarios.  

Olive Boulevard and Questover Lane/Ross Avenue…Traffic operations for this intersection indicate high delays for 

the eastbound left movement in the mid-day and PM peak hours. All other movements on Olive Boulevard operate 

at an acceptable level. The northbound and southbound approaches expereience high delays for left turns and 

through movements during the four peak hours. Overall, the intersection is analyzed as LOS B or C during all four 
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peaks. Queues are expected to exceed storage lengths for the southbound left (225’ storage) and eastbound left 

(180’ storage) movements during various peak hours. 

Olive Boulevard and Tempo Drive…Traffic analysis for this intersection shows high delays for the westbound left 

movment in the mid-day and PM peak hours. All other approaches on Olive Boulevard operate at an acceptable 

level. The northbound and southbound approaches expereience high delays for the left/through lanes during all 

peak hours. Overall, the intersection is analyzed as LOS C or better during all four peaks. Queues for the westbound 

left turn movement are expected to exceed the 300’ storage length during the PM peak hour under the proposed 

split phasing. 95th percentile queues for the northbound direction are also expected to stretch back through the 

North Entrance intersection (170’ distance) during the mid-day and PM weekday peak hours. 

Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive…Vehicles at this intersection expereience high 

delays for the eastbound and westbound left approach in all four peak hours. All other movements on Olive 

Boulevard operate at an acceptable level. The northbound and southbound lefts expereience high delays during 

the four peak hours. Overall, the intersection is analyzed as LOS B or better during all four peaks. 95th percentile 

queues are projected to exceed storage lengths for the westbound left (180’ storage) and southbound left (100’ 

storage) during several peak hours. 

Tempo Drive and North Entrance, South Entrance, and RIRO Access…All movements for these intersections were 

analzyed at LOS B or better for all four peaks.  

The Baseline traffic conditions for the aforementioned intersections during the peak hours are summarized in Table 

2A and 2B, with detailed Synchro outputs in Appendix B. The delay, LOS, and queuing information are shown for 

the critical movements at each intersection.  
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TABLE 2A: 2022 BASELINE CONDITIONS TRAFFIC OPERATIONS 
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TABLE 3B: 2022 BASELINE CONDITIONS TRAFFIC OPERATIONS 

 

Future Conditions 

Proposed Redevelopment 

The proposed redevelopment will be located on a 1.02 acre lot, currently occupied by TGI Friday’s.  The 

redevelopment will consist of a new Chick-fil-A restaurant, with a building footprint of about 5,000 square feet.  

Access to the proposed site will be via the existing North Access Drive on Olive Boulevard, the existing South  

Access Drive on Tempo Drive, and the existing RIRO Entrance on Olive Boulevard. Figure 4 depicts the proposed 

Chick-Fil-A restaurant, and the full site plan is included in Appendix C.  
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FIGURE 4 – PROPOSED SITE PLAN 

 

 

Traffic Projections 

Trip Generation…Additional traffic generated by the proposed redevelopment can typically be estimated by 

utilizing the 11th edition of the Institute of Transportation Engineers (ITE) Trip Generation Manual.  The tables in the 

ITE Trip Generation Manual estimate the ingress and egress traffic for both morning and evening peak traffic 

conditions for various types of land uses. However, the MoDOT and the City requested that existing data from 

Chick-fil-A restaurants be used, as this restaurant may generate trips at a higher rate than ITE predicts. The existing 

data is an average from two stores in the Milwaukee area, which represent a similar suburban land density and 

store characteristics as the proposed restaurant. The existing data, included in Appendix A, showed higher trip 

generation numbers than ITE, and therefore those more conservative numbers will be used in this study. It should 

be noted that the existing counts only included data from the PM and Saturday peak hours. The AM and mid-day 

peak hours were estimated using the ITE time of day distribution values included in the appendix of the Trip 

Generation Manual. For example, the ITE tables indicate that the PM peak hour represents about 7.4% of the daily 

trips for a fast food restaurant. That relationship was used to estimate the AM and mid-day trips for the restaurant, 

which represent 3.5% and 11.9% of daily trips, respectively. The trip generation comparison for the proposed 

development can be seen in Table 3.  
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TABLE 3: TRIP GENERATION ESTIMATE 

Land Use 
ITE 

Code 
Square 
Footage  

AM Mid-Day PM Saturday 

Peak Hour Peak Hour Peak Hour Peak Hour 

In Out In Out In Out In Out 

Fast Food 
Restaurant 
w/ Drive Thru 

934 5,000 115 110 135 120 85 80 140 135 

Existing CFA 
Data 

  82 73 279 258 162 140 240 225 

TOTAL TRIPS   82 73 279 258 162 140 240 225 

Pass-By Trip 
Reduction 
(40%) 

  30 27 103 95 60 52 88 83 

TOTAL NEW 

TRIPS 
  52 46 176 163 102 88 152 142 

Many new developments which consist of commercial, or retail land uses may consider the impacts of pass-by trips, 

or traffic which is already on the roadway network which will now patronize the new business.  These site trips 

would, therefore, not be considered “new” to the area.  For this development, it was assumed that pass-by trips 

would have a significant impact to the adjacent street network, as it is reasonable to expect motorists to stop at the 

proposed restaurant on their way to work or home.  The ITE Trip Generation Handbook recommends a reduction 

up to 40-50% for this type of restaurant. For this site, the pass-by reduction would apply to through vehicles on 

Olive Boulevard, and 40% of the site generated turning trips from Olive Boulevard was chosen as a conservative 

estimate.  

Developments that are placed in a mixed-use shopping center may also be subject to a reduction of site-generated 

traffic through common trips. Common trips are patrons of the restaurant that are also visiting other businesses 

within the shopping center. Those trips may be subtracted from the overall trip generation estimate. In this shopping 

center, MoDOT advised that a common trip reduction should not be used because several other businesses are 

also restaurants. Therefore, no common trip reduction was applied to this estimate. However, there are still several 

non-restaurant businesses within the strip mall that may result in common trips with the Chick-fil-A. Because of this, 

the proposed trip generation estimate results in a conservative analysis of the traffic impact of the restaurant. 

Traffic Distribution and Assignment… Traffic distribution to and from the proposed site will typically depend on 

the actual land use, population centers, employment centers, and major transportation corridors.  The development 

site is immediately surrounded by commercial and retail centers, with residential neighborhoods north and south of 

the site. Olive Boulevard is classified as an arterial route and provides good connectivity to the surrounding 

residential areas and most likely customers. A large portion of vehicles will likely use Olive Boulevard from either 

the eastbound or westbound directions.  Some residential customers from the north and south will likely access the 

site using Tempo Drive. The distribution of vehicles accessing or leaving the site from the north and south are also 

informed by the existing traffic patterns obtained in the turning movement counts.  
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FIGURE 5 – DIRECTIONAL DISTRIBUTION 

 

 

 

 

 

 

 

 

 

 

 

 

 

The site generated traffic was assigned to the adjacent street network, and the total distribution of the new site-

generated trips is estimated as shown in Figure 6, and the resulting 2022 Build volumes are in Figure 7. 
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Figure 7

2022 Build Traffic Volumes
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Intersection Improvements 

Some intersection improvements are recommended to maintain satisfactory operations and progression along 

Olive Boulevard, and to improve traffic flow on Tempo Drive. The north and south legs of Tempo Drive at Olive 

Boulevard have a shared left/through lane and a dedicated right lane. Based on the existing traffic counts and the 

projected site-generated traffic, there is an imbalance in the lane usage with this configuration. It is recommended 

that Tempo Drive be re-striped so that the north and south legs have a dedicated left turn lane and a shared 

right/through lane. The addition of the dedicated left turn lane allows for more efficient traffic distribution on 

Tempo Drive under the split signal phasing, which will help process the added northbound left-turning traffic 

leaving the development. 

To accompany the lane re-striping, advanced lane usage signing should be provided on both approaches of 

Tempo Drive to inform drivers of the new lane configuration. Some realignment of the through lane may be 

required in the northbound direction to ensure that the new northbound through/right turn lane is in line with the 

receiving lane on the north side of the intersection. 

The City also requested an evaluation of whether a southbound left turn lane entering the development site at the 

North Entrance drive would be required. Based on the analysis to follow, delays and queues for the southbound 

direction do not indicate that that delays or queues are expected to be excessively high for this movement. 

However, the turning volumes surpass MoDOT’s threshold for an auxiliary turn lane. Because the southbound 

pavement is 20’ wide at this location, it can be re-striped to two 10’ lanes to provide a southbound through and a 

southbound left turn lane into the restaurant.  

Build Traffic Operations 

The Build traffic operations for the study intersections during the peak hours are summarized in Table 4A and 4B, 

with detailed Synchro outputs in Appendix B. The operations results include the recommended lane configuration 

and phasing improvements. The Tempo Drive signal phasing and splits were re-optimized, and the corridor offsets 

were also re-optimized based on the new signal splits. The delay, LOS, and queuing information are shown for the 

critical movements at each intersection.  

Olive Boulevard and Questover Lane/Ross Avenue…The added development traffic is expected to have minor 

impacts at this intersection. Overall intersection delays are expected to increase up to 9% in the PM peak hour, and 

the overall intersection grade is predicted to remain at LOS C or better. The minor street approaches and the 

eastbound left are still expected to have high delays, though the difference between the no-build and build scenarios 

is minimal, as no additional traffic is projected for these movements. 

Olive Boulevard and Tempo Drive…The intersection is projected to operate at LOS D or better after the 

development and intersection improvements. The westbound left movement is expected to operate at LOS E or F 

during all peak hours. 95th percentile queues are expected to exceed 300’ storage length, as in the existing 

conditions, with a 35-55% increase in length during the mid-day and PM peak hours. After the lane configuration 

improvements to improve traffic balance and lane utilization, the added traffic on Tempo Drive is anticipated to 

result in delays that are only increased between 6-27% for the northbound and southbound left turning movements. 

Northbound queues are again expected to extend through the North Entrance intersection. If queues are too long, 

drivers leaving the site may elect to use the South Entrance intersection, which is not expected to be impacted by 

queueing, and will have excess capacity to serve vehicles. 

It should be noted that the northbound approach, southbound approach, and westbound left turns are the 

movements most impacted by the use of split phasing on Tempo Drive. While the proposed restaurant will likely 

have an effect on those movements, the current construction project to implement split phasing is expected to 

increase delays and queues for those movements prior to the construction of the restaurant. 
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Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive…Similar to the Questover Lane/Ross Avenue 

intersection, the added traffic is predicted to have minor impacts. The re-optimized offsets are expected to result in 

some minor improvements in overall delays, while the minor street movements and major street left turns are 

expected to remain near capacity. 

Tempo Drive and North Entrance, South Entrance, and RIRO Access…The eastbound approach of North Entrance 

at Tempo Drive is predicted to operate at LOS D during the mid-day peak and Saturday peaks, which have the 

heaviest projected traffic for the development. All other movements at the access intersections during all other peak 

hours are projected at LOS C or better with queues no longer than 2-3 vehicles long.   
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TABLE 4A: 2022 BUILD CONDITIONS TRAFFIC OPERATIONS 
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TABLE 4B: 2022 BUILD CONDITIONS TRAFFIC OPERATIONS 

 

Future Traffic Volumes 

It is reasonable to expect the existing background traffic volumes to increase due to area growth factors such as 

new development, population growth, and more drivers per average household.  For the purposes of this traffic 

engineering study, a, a 2045 no-build analysis and a 2045 build-out analysis will be completed. The 2045 no-build 

traffic volumes will account for the background traffic growth not attributed to the studied development. 

Projected traffic volumes were developed using the same method as the 2022 baseline volumes. Traffic volumes 

on through movements along Olive Boulevard were increased at an annual growth rate of 0.5%. After applying that 

growth rate for 23 additional years, a total of 12.2% increase in traffic volumes was applied to the through 

movements. Side roads are again assumed to be fully developed and therefore the growth rate was not applied to 

turning movements on Olive Boulevard or any movements on side roads.  

This study will expand on the baseline traffic analysis by reviewing the following traffic volume scenarios during the 

identified peak traffic hours: 

1. Future 2045 (No-Build) – This scenario will consider future traffic volumes without the impact of the 

proposed site generated trips (Figure 8). 

2. Future 2045 (Build) – This scenario will consider future traffic volumes with the impact of the proposed site 

generated trips and the proposed intersection improvements at Tempo Drive (Figure 9). 
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Figure 8

2045 No Build Traffic Volumes
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Future Traffic Operations 

Additional analysis was completed to provide an operational comparison between the future no-build traffic 

conditions, and the future conditions with the added site development traffic.   

Future 2045 (No-Build)… Intersection capacity and queueing analysis of this scenario will consider future traffic 

volumes and baseline lane configurations, without the impact of the proposed site generated trips. Future traffic 

signal phasing and splits will be re-optimized as needed based on traffic volumes. The cycle lengths for each peak 

hour were assumed to remain the same as the existing timings. Tables 5A and 5B show the critical movements at 

each intersection for the Future, No Build traffic volume scenario.  

Olive Boulevard and Questover Lane/Ross Avenue…The overall intersection is expected to operate with 2-6 added 

seconds of delay over the baseline analysis, while remaining at LOS C. The added delay is a result of the 

background traffic growth on Olive Boulevard. The same minor street and eastbound left movements are predicted 

to operate with high delays, as in the baseline analysis. 

Olive Boulevard and Tempo Drive…The intersection is projected to operate at LOS D or better during all peak 

hours. The westbound left movement and minor street movements are again expected to operate at LOS E or F 

during most peak hours. Westbound left queues and northbound queues again are predicted to exceed the existing 

storage length during the mid-day and PM peak hours. 

Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive…This intersection is predicted to operate at 

LOS C or better during all peak hours under the 2045 No-Build volumes.The eastbound and westbound lefts are 

expected to continue experiencing high delays, as are the northbound and southbound left-turning movements 

during some peak hours. 

Tempo Drive and North Entrance, South Entrance, and RIRO Access…All access intersection approaches are 

expected to operate at LOS B or better during all peak hours.   
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TABLE 5A: 2045 NO BUILD CONDITIONS TRAFFIC OPERATIONS 
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TABLE 5B: 2045 NO BUILD CONDITIONS TRAFFIC OPERATIONS 

 

Future 2045 (Build)… Intersection capacity and queueing analysis of this scenario will consider future traffic 

volumes, plus the Tempo Drive intersection lane configuration improvements, with the impact of the proposed site 

generated trips.  The timing plan at Tempo Drive was again re-optimized to accommodate the new lane 

configuration, and offsets among the three signalized intersection were optimized.  Tables 6A and 6B show the 

critical movements at each intersection for the 2045 Build scenario.  

Olive Boulevard and Questover Lane/Ross Avenue…The added development traffic is again expected to have 

minor impacts at this intersection. Overall intersection delays are expected to increase up to 11% in the AM peak 

hour, and the overall intersection grade is predicted to remain at LOS C or better. The minor street approaches and 

the eastbound left are still expected to have high delays, though the difference between the no-build and build 

scenarios is minimal, as no additional traffic is projected for these movements. 

Olive Boulevard and Tempo Drive…The intersection is projected to operate at LOS D or E during the mid-day, PM, 

and Saturday peak hours after the development and intersection improvements. The westbound left movement is 

expected to operate at LOS E or F during all peak hours, with 95th percentile queues again increasing by up to 55% 

during the mid-day and PM peak hours, and continuing to exceed the existing storage length. After the lane 

improvements, the added traffic on Tempo Drive is anticipated to result in delays that are increased by up to 43% 

over the No-Build analysis for the northbound and southbound left turning movements. 

Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive…Similar to the Questover Lane/Ross Avenue 

intersection, the added traffic is predicted to have minor impacts. The re-optimized offsets are expected to result in 

some minor improvements in overall delays, while the minor street movements and major street left turns are 

expected to remain near capacity. 

Tempo Drive and North Entrance, South Entrance, and RIRO Access…The eastbound approach of North Entrance 

at Tempo Drive is again predicted to operate at LOS D during the mid-day and Saturday peaks. All other movements 

at the access intersections during all other peak hours are projected at LOS C or better with queues no longer than 

2-3 vehicles long.   
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TABLE 6A: 2045 BUILD CONDITIONS TRAFFIC OPERATIONS 
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TABLE 6B: 2045 BUILD CONDITIONS TRAFFIC OPERATIONS 
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Parking Lot Capacity 

Because the proposed restaurant footprint will eliminate some of the existing parking spaces, and because the lot 

is shared among the various land uses, an evaluation of the parking lot capacity for the Westgate Centre was also 

conducted as part of the study. The combined projected parking demand for the shopping center and the proposed 

restaurant was compared to the number of available parking spaces after the development. There are approximately 

387 existing parking spaces in all the shared lot areas. After the improvements, the total number of parking spaces 

will be 343. 

Each of the land uses in the shopping center was considered for parking requirements, based on the Institute of 

Transportation Engineers (ITE) Parking Generation, 5th Edition. ITE provides either an average parking demand 

rate or a fitted curve equation based on their study data for peak parking demand by land use. ITE also provides 

data on the percentage of peak parking demand each hour, as experienced by each land use.  

Chick-fil-A falls under ITE Land Use Code 934 – Fast-Food Restaurant with Drive-Through Window. The proposed 

building is approximately 5,000 square feet (s.f.). 

The large building containing various businesses such as retail, office buildings, restaurants, and medical offices is 

approximately 48,500 s.f. To be conservative, this entire building was considered to be Land Use 820 – Shopping 

Center, as it has the highest parking rate of the retail and restaurant land uses.  

Parking demands for each land use were calculated and summed for the Westgate Centre. A mid-day peak hour 

and an evening peak hour were considered for both weekday and Saturday demand, as these are the peak demand 

times for both land uses. A weekday morning peak hour was not analyzed because of the relatively low demand for 

the shopping center. To be conservative, the highest mid-day rate (11:00am-2:00pm) and highest evening rate 

(4:00-7:00pm) were used, even if the peak hours did not line up exactly among the land uses. The peak period 

parking demands for each Lot are summarized in Table 7.  

TABLE 7 – ITE PARKING REQUIREMENTS 

Land Use 
Building 

Size (s.f.) 

ITE 

Land 

Use 

Code 

ITE Parking Requirements 

Weekday Saturday 

Mid-Day  Evening  Mid-Day  Evening  

Chick-fil-A 5,000 934 43 27 46 32 

Shopping Center 48,500 820 172 148 174 150 

Lot Total 53,500 - 215 175 220 182 

 

According to ITE parking rates, the highest parking demand is projected to be 220 vehicles during the Saturday 

mid-day peak period. Compared to the 343 available parking spaces, the overall parking utilization is predicted to 

be 64%. The analysis indicates that the parking supply is expected to be adequate for the development plans based 

on ITE code. The additional 36% of unutilized parking supply will likely aid in traffic circulation, as available parking 

spaces reduce the amount of time vehicles must spend driving through the lot, searching for a parking space.  
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Conclusion and Recommendations 
A comprehensive review was completed to estimate the impacts to the adjacent street network associated with the 

proposed Chick-fil-A development plans.  This traffic review consisted of existing traffic data, trip generation and 

traffic assignment, intersection operation levels-of-service, and parking demand.  Analysis was completed for four 

volume scenarios: existing (or baseline), baseline plus site (build), future (no build), and future plus site (build).  

Each scenario was reviewed during the morning, mid-day, and evening peak hours of a weekday, and the mid-day 

Saturday peak hour. 

The proposed development will be a 5,000 square foot restaurant located in a vacant lot. Access to the site will be 

via two existing full access intersections on Tempo Drive and one right-in, right-out entrance on Olive Boulevard.  

For the purposes of this traffic engineering study, a design year of 2045 was considered.  Baseline 2022 volumes 

were based on existing traffic volumes.  Future 2045 traffic volumes were derived using a 0.5% annual growth rate 

on Olive Boulevard. The 2022 and 2045 build analyses considered the addition of the development traffic on top of 

normal background traffic growth.  

The following intersection improvements are recommended to ensure the efficient operation of the Olive Boulevard 

corridor after construction: 

• Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide a dedicated left 

turn lane and a shared through/right lane 

• Add intersection lane control signage to both approaches of Tempo Drive at Olive Boulevard to inform 

drivers of the lane configuration 

• Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, as well as re-

optimize the intersection offsets for the same intersection and the neighboring signals on Olive Boulevard 

• Re-stripe southbound Tempo Drive between Olive Boulevard and North Entrance to provide a dedicated 

left turn lane entering the development site 

The addition of site traffic will likely add delay to several of the major intersection movements at Tempo Drive and 

Olive Boulevard. However, the analysis indicates the study intersections are predicted to maintain similar levels of 

service as the existing condition with these proposed improvements. The construction project currently underway 

at that intersection will implement split phasing on the minor street approaches, which is expected to increase delays 

and queues prior to construction of the restaurant. 

Additionally, the projected parking lot demand for the proposed development and the existing Westgate Centre 

was studied. The analysis indicates that the proposed parking supply is expected to be greater than the proposed 

demand. Up to 64% utilization of the parking lot is projected, leaving ample space for vehicles to park.
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Appendix C – Proposed Site Plan 
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411 North 10th Street, Suite 200 

St. Louis, Missouri 63101 

 

MEMORANDUM 
 

 

 

As requested, Lochmueller staff have completed a review of the traffic impact study report submitted in 

association with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast quadrant of 

Olive Boulevard and Tempo Drive. The study was prepared by HR Green, Inc. and submitted in 

September 2022. 

 

Executive Summary 

 

Below is a summary of comments from the traffic impact study review: 

 

1. No peak hours were specified in the report.  

2. Per the provided Synchro reports, the following storage bays were incorrect: 

a. Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

i. Westbound left-turn lane should be 180 feet rather than 225 feet. 

b. Olive Boulevard & Tempo Drive: 

i. Eastbound left-turn lane should be 180 feet rather than 200 feet. 

c. Olive Boulevard & Ross Avenue/ Questover Lane: 

i. Westbound left-turn lane should be 200 feet rather than 250 feet. 

3. The following 95th percentile queues exceed the provided storage bays in the 2022 existing 

conditions:  

a. Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive,  

i. Westbound left-turn during the weekday AM, midday, and PM peak hours 

ii. Southbound left-turn during the weekday midday and PM peak hours 

b. Olive Boulevard and Ross Avenue/Questover Lane,  

i. Southbound left-turn during all peak hours 

ii. Eastbound left-turn during the weekday midday peak hour 

c. Olive Boulevard and Tempo Drive, 

i. Northbound left-turn during the weekday midday, PM, and Saturday peak 

hours  

4. On page 15, the report mentions that after the lane and phasing improvements, the added 

traffic on Tempo Drive is anticipated to results in delays that are increased by up to 50% for the 

northbound and southbound left turning movements.”  The text does not indicate that the 

anticipated 95th percentile queue lengths for northbound traffic will exceed the available 

To: 

 

Jason Jaggi, AICP (City of Creve Coeur) 

Bethany Moore (City of Creve Coeur) 

 

From: Kyle Evans, PE, PTOE 

  

Date: November 4, 2022 

 

Subject: Chick-fil-A TIS Review 

Lochmueller Project #: 522-0072-01T 
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storage distance between Olive Boulevard and the north entrance.  This could lead to vehicles 

backing up within the Chick-Fil-A parking lot or utilizing the south access as a means of egress. 

5. The peak hour factor for each approach was not calculated. Rather, a peak hour factor of 0.90 

was assumed for each approach at each study intersection. However, we do not feel that the 

peak hour factors would significantly differ from the assumed values.  

6. The study documented the existing trip generation associated with the average of two similar 

Chick-fil-A restaurants in the Milwaukee, WI area.  It was noted that the trip generation was 

much higher than what was presented from the ITE forecast.  The study stated they would 

utilize the more conservative numbers provided by the field data.  It is our opinion that utilizing 

the more conservative trip generation is the correct assumption for the study. 

7. A pass-by rate of 40% was used for all time periods. Given that the pass-by percentage applied is 

conservative, it is our opinion that this approach is a valid method.   

8. The directional distribution shown in Figure 5 has 20% of traffic originating to/from Tempo 

Drive. However, the average over all four peak hours is only about 8%. It is our opinion that the 

20% along Tempo Drive is too high. Which could lead to a reduction in actual demand along 

Olive Boulevard which could impact the operations of the westbound left turn lane at Tempo 

Drive further. 

9. The site generated trips shown in Figure 6 do not add up correctly based on the site generated 

trips provided in Table 3 and the directional distribution shown in Figure 5.  

10. The following improvements were suggested for the study area: 

a. Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide 

a dedicated left-turn lane and shared through/right-turn lane. 

b. Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for 

the northbound and southbound directions of Tempo Drive. 

c. Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to 

provide protected and permitted left turn phasing for Tempo Drive. 

d. Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, 

as well as re-optimize the intersection offsets for the same intersection and the 

neighboring signals on Olive Boulevard.  

11. We agree with the above stated proposed improvements, with the addition that the approaches 

for Tempo Drive should have additional lane usage signage installed.  

12. No southbound left turn lane was recommended along Tempo Drive at the North Entrance due 

to the expected minimal queue lengths and delays. However, review of the MoDOT EPG for 

auxiliary lanes does show that the left turn volumes would warrant an auxiliary left turn lane 

during several peak hours. It is suggested that the segment of Tempo Drive between Olive 

Boulevard and the north entrance be restriped as two (2) eleven-foot lanes with a through lane 

and dedicated southbound left turn lane.  In addition to the striping, lane usage signs should be 

provided.  

13. On page 17, 2026 is stated as the future year, when it should read 2045.  

14. The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. 

agree with the land uses chosen. Typically, the 85th percentile is used for calculating parking 

requirements. Rather, it appears that hourly distributions were used to calculate the required 

parking. It is our opinion that this approach is a valid method.   

 

Below is a summary of recommendations from the traffic impact study review: 

 

15. It is recommended that the study peak hours be included within the body of the report.  
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16. It is recommended that the storage bay lengths be adjusted to reflect the correct lengths.   

17. It is recommended that the site generated trips be revised to reflect 3% of trips originating from 

the north along Tempo Drive, 5% of trips originating from the south of Tempo Drive, 44% of trips 

originating from the west of Olive Boulevard, and 48% of trips originating from the east of Olive 

Boulevard.  

18. It is recommended that Figure 6 be revisited and corrected when applying the new directional 

distribution. 

19. It is recommended that the text on page 17 be revised to read 2045 rather than 2026.  

20. It is recommended to add lane usage signage for the northbound and southbound approaches 

along Tempo Drive to inform drivers of the revised lane assignments 

21. It is recommended to re-stripe southbound Tempo Drive between Olive Boulevard and the 

north entrance as a two-lane segment with a dedicated left turn lane.  Lane usage signage and 

appropriate pavement markings should also be included. 

 

TIS Review Documentation 

 

It is our understanding from the report that the proposed Chick-fil-A will replace the TGI Friday’s 

currently occupying the site. Access to the site will be provided via the existing access drives. The 

primary access is located at the North Entrance on Tempo Drive and the secondary access is located at 

the South Entrance on Tempo Drive as well as a right-in, right-out access drive on Olive Boulevard. The 

proposed site area and site plan are shown in Figure 1 and Figure 4 of the report. 

 

The project involves the redevelopment of a 1.02-acre lot, which is currently occupied by a TGI Friday’s. 

The proposed Chick-fil-A will have an expected building footprint of 5,000 square-feet. Two drive-thru 

lanes are provided. There is one by-pass lane provided, however this lane terminates prematurely.  

 

The project is proposed to be completed in a single phase, with analysis completed for the 2022 Base 

Condition (2019 and 2022 Count Data), 2022 Build Conditions (2022 Base Volumes plus Additional Site-

Generated Trips), 2045 No-Build (2019 and 2022 Count Data plus an annual Background Growth Rate of 

0.5% along the through movements of Olive Boulevard), and 2045 Build (2045 Base Volumes plus 

Additional Site-Generated Trips). 

 

Given that traffic counts at some of the study intersections were counted in 2019 as opposed to 2022, 

the 2019 counts were grown by 0.5% annually to 2022. It should be noted that the peak hours were 

never stated in the report. It is our opinion that growing the 2019 counts by an annual growth rate of 

0.5% to 2022 is a valid approach.   

 

Per the provided Synchro reports, the following storage bays were incorrect: 

• Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

o Westbound left-turn lane should be 180 feet rather than 225 feet. 

• Olive Boulevard & Tempo Drive: 

o Eastbound left-turn lane should be 180 feet rather than 200 feet. 

• Olive Boulevard & Ross Avenue/ Questover Lane: 

o Westbound left-turn lane should be 200 feet rather than 250 feet. 

 

At the intersection of Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive, the westbound 

left-turn 95th percentile queue length exceeds the storage bay during the weekday AM, midday, and PM 
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peak hours in the 2022 existing conditions. In addition, the southbound left-turn lane 95th percentile 

queue length exceeds the storage bay during the weekday midday and PM peak hours in the 2022 

existing conditions. At the intersection of Olive Boulevard and Ross Avenue/Questover Lane, the 

southbound left-turn 95th percentile queue length exceeds the storage bay during all peak hours in the 

2022 existing conditions. In addition, the eastbound left-turn 95th percentile queue length exceeds the 

storage bay during the weekday midday peak hour in the 2022 existing conditions. 

 

The peak hour factor for each approach was not calculated, rather a peak hour factor of 0.90 was 

assumed for each approach at each study intersection. However, we do not feel that the peak hour 

factors would significantly differ from the assumed values. 

 

As part of this study, HR Green utilized trip generation estimates based upon data provided from an 

average of two existing Chick-fil-A stores in Milwaukee from similar suburban land density and store 

characteristics to the proposed Chick-fil-A in Creve Coeur.  These rates were compared to the Institute 

of Transportation Engineer’s (ITE) Trip Generation Manual, Eleventh Edition for Land Use 934: Fast-Food 

Restaurant with Drive-Through Window. A comparison of the rates between ITE’s manual and the 

average counts from the two other Chick-fil-A stores showed that the counts provided showed a 

significant increase in the number of trips that were site generated. They decided to remain 

conservative for the purposes of the traffic impact evaluation and utilized the higher rates from the field 

data. Additionally, it should be noted that data from the other two stores was only provided for the PM 

and Saturday peak hours. The AM and weekday midday site generated trips were estimated using ITE’s 

time of day distribution values.  It is our opinion that this approach is a valid method.   

 

A pass-by rate of 40% was used for all time periods. Per the ITE Pass-By Rate Table provided in the TGM 

Appendices, an average pass-by rate of 50% is recommended for Land Use Code 934 during the AM 

peak hour and 55% is recommended during the PM peak hour. In addition, a 10% common trip 

reduction was applied to the site generated trips as it was assumed that some drivers would have more 

than one destination within the strip mall. Given that the pass-by percentage applied is conservative, it 

is our opinion that this approach is a valid method.   

 

The traffic impact study stated the site-generated traffic was assigned to the adjoining roadway network 

based on existing traffic patterns within the study area.  The traffic impact study assumed that 10% of 

the trips would originate from Tempo Drive to the north and 10% of trips would originate from Tempo 

Drive to the south. However, the average over all four peak hours is only about 8%. Therefore, it is our 

opinion that a total of 20% of site generated trips along Tempo Drive is too high and understates the 

traffic along Olive Boulevard. It is recommended that the site generated trips be revised to reflect 3% of 

trips originating from the north along Tempo Drive, 5% of trips originating from the south of Tempo 

Drive, 44% of trips originating from the west of Olive Boulevard, and 48% of trips originating from the 

east of Olive Boulevard.  

 

The site generated trips are shown in Figure 6 of the report. The site generated trips do not add up in 

Figure 6. For example, at the intersection of Olive Boulevard and Tempo Drive there are 22 vehicles 

making an eastbound right-turn, 30 vehicles making a westbound left-turn, and 7 vehicles making a 

southbound through. This should equal 59 vehicles heading southbound at Tempo Drive and the North 

Entrance; however, 66 vehicles are shown in Figure 6. It is recommended that this figure be revisited 

when applying the new directional distribution.  
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The 2022 Base and Build conditions Synchro input files and output information were reviewed to 

determine the impact of the development on the existing roadway network.  Based on the increase in 

trips and associated delays at the study intersections, the following improvements were suggested for 

the study area: 

• Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide a 

dedicated left-turn lane and shared through/right-turn lane. 

• Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for the 

northbound and southbound directions of Tempo Drive. 

• Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to provide 

protected and permitted left turn phasing for Tempo Drive. 

• Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, as well 

as re-optimize the intersection offsets for the same intersection and the neighboring signals on 

Olive Boulevard.  

 

In addition to the above statements, we recommend that the approaches for Tempo Drive should have 

additional lane usage signage installed to inform drivers of the revised lane assignments. 

 

No southbound left turn lane was recommended along Tempo Drive at the North Entrance due to the 

expected minimal queue lengths and delays. 1. However, review of the MoDOT EPG for auxiliary lanes 

does show that the left turn volumes would warrant an auxiliary left turn lane during several peak hours. 

It is suggested that the segment of Tempo Drive between Olive Boulevard and the north entrance be 

restriped as two (2) eleven-foot lanes with a through lane and dedicated southbound left turn lane.  In 

addition to the striping, lane usage signage should be provided. 

 

On page 17, 2026 is stated as the future year, when it should read 2045. It is recommended that the text 

be revised to read 2045 rather than 2026.  

 

The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. Land Use 

Code 934: Fast-Food Restaurant with Drive-Through Window was used for the analysis. The nearby 

shopping center was included as Land Use Code 820: Shopping center. We agree with the land uses 

chosen. Typically, the 85th percentile is used for calculating parking requirements. Rather, it appears that 

hourly distributions were used to calculate the required parking. It is our opinion that this approach is a 

valid method.   

 

Summary of TIS Review 

As requested, Lochmueller staff have completed a review of the traffic impact study report submitted in 

association with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast quadrant of 

Olive Boulevard and Tempo Drive. 

 

Below is a summary of comments from the traffic impact study review: 

 

1. No peak hours were specified in the report.  

2. Per the provided Synchro reports, the following storage bays were incorrect: 

a. Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

i. Westbound left-turn lane should be 180 feet rather than 225 feet. 
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b. Olive Boulevard & Tempo Drive: 

i. Eastbound left-turn lane should be 180 feet rather than 200 feet. 

c. Olive Boulevard & Ross Avenue/ Questover Lane: 

i. Westbound left-turn lane should be 200 feet rather than 250 feet. 

3. The following 95th percentile queues exceed the provided storage bays in the 2022 existing 

conditions:  

a. Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive,  

i. Westbound left-turn during the weekday AM, midday, and PM peak hours 

ii. Southbound left-turn during the weekday midday and PM peak hours 

b. Olive Boulevard and Ross Avenue/Questover Lane,  

i. Southbound left-turn during all peak hours 

ii. Eastbound left-turn during the weekday midday peak hour 

4. On page 15, the report mentions that after the lane and phasing improvements, the added 

traffic on Tempo Drive is anticipated to results in delays that are increased by up to 50% for the 

northbound and southbound left turning movements.”  The text does not indicate that the 

anticipated 95th percentile queue lengths for northbound traffic will exceed the available 

storage distance between Olive Boulevard and the north entrance.  This could lead to vehicles 

backing up within the Chick-Fil-A parking lot or utilizing the south access as a means of egress. 

5. The peak hour factor for each approach was not calculated. Rather, a peak hour factor of 0.90 

was assumed for each approach at each study intersection. However, we do not feel that the 

peak hour factors would significantly differ from the assumed values.  

6. The study documented the existing trip generation associated with the average of two similar 

Chick-fil-A restaurants.  It was noted that the trip generation was much higher than what was 

presented from the ITE forecast.  The study stated they would utilize the more conservative 

numbers provided by the field data.  It is our opinion that utilizing the more conservative trip 

generation is the correct assumption for the study. 

7. A pass-by rate of 40% was used for all time periods. Given that the pass-by percentage applied is 

conservative, it is our opinion that this approach is a valid method.   

8. The directional distribution shown in Figure 5 has 20% of traffic originating to/from Tempo 

Drive. However, the average over all four peak hours is only about 8%. It is our opinion that the 

20% along Tempo Drive is too high.  

9. The site generated trips shown in Figure 6 do not add up correctly based on the site generated 

trips provided in Table 3 and the directional distribution shown in Figure 5.  

10. The following improvements were suggested for the study area: 

a. Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide 

a dedicated left-turn lane and shared through/right-turn lane. 

b. Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for 

the northbound and southbound directions of Tempo Drive. 

c. Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to 

provide protected and permitted left turn phasing for Tempo Drive. 

d. Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, 

as well as re-optimize the intersection offsets for the same intersection and the 

neighboring signals on Olive Boulevard.  

11. We agree with the above stated proposed improvements with the addition that the approaches 

for Tempo Drive should have additional lane usage signage installed.  

12. No southbound left turn lane was recommended along Tempo Drive at the North Entrance due 

to the expected minimal queue lengths and delays. However, review of the MoDOT EPG for 
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auxiliary lanes does show that the left turn volumes would warrant an auxiliary left turn lane 

during several peak hours. It is suggested that the segment of Tempo Drive between Olive 

Boulevard and the north entrance be restriped as two (2) eleven-foot lanes with a through lane 

and dedicated southbound left turn lane.  In addition to the striping, lane usage signs should be 

provided.  

13. On page 17, 2026 is stated as the future year, when it should read 2045.  

14. The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. 

agree with the land uses chosen. Typically, the 85th percentile is used for calculating parking 

requirements. Rather, it appears that hourly distributions were used to calculate the required 

parking. It is our opinion that this approach is a valid method.   

 

Below is a summary of recommendations from the traffic impact study review: 

 

15. It is recommended that the study peak hours be included within the body of the report.  

16. It is recommended that the storage bay lengths be adjusted to reflect the correct lengths.   

17. It is recommended that the site generated trips be revised to reflect 3% of trips originating from 

the north along Tempo Drive, 5% of trips originating from the south of Tempo Drive, 44% of trips 

originating from the west of Olive Boulevard, and 48% of trips originating from the east of Olive 

Boulevard.  

18. It is recommended that Figure 6 be revisited and corrected when applying the new directional 

distribution. 

19. It is recommended that the text on page 17 be revised to read 2045 rather than 2026.  

20. It is recommended to add lane usage signage for the northbound and southbound approaches 

along Tempo Drive to inform drivers of the revised lane assignments 

21. It is recommended to re-stripe southbound Tempo Drive between Olive Boulevard and the 

north entrance as a two-lane segment with a dedicated left turn lane.  Lane usage signage and 

appropriate pavement markings should also be included. 

 

 

cc:    file 
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Our mission is to provide a world-class transportation system that is safe, 
innovative, reliable and dedicated to a prosperous Missouri. 
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314.275.1500 

Fax: 573.522.6475 

1.888.ASK MODOT (275.6636) 

St. Louis District 

Thomas K. Blair, P.E., District Engineer 

 

November 7, 2022 

 

Mr. Dan Shane, P.E., PTOE 

Senior Project Manager – Transportation 

HR Green  

16020 Swingley Ridge Road  

Suite 205 

Chesterfield, MO 63017 

<<Transmitted via e-mail>> 

 

 

Dear Mr. Shane: 

 

MoDOT Traffic has reviewed HR Green’s traffic impact study for the redevelopment proposal 

for a Chick-fil-A restaurant near the intersection of MO-340 & Tempo Drive in Creve Coeur, 

Missouri and offers the following comments. 

 

• MoDOT does not support the installation of flashing yellow arrows on the northbound 

and southbound approaches at MO-340 & Tempo due to sight distance concerns.  

MoDOT is going to implement split phasing with J6S3255, which is currently in the 

construction phase.  Please update the TIS accordingly.   

• MoDOT does not believe a common trip reduction is appropriate since most other 

services within the strip mall are restaurants as well.  If a common trip reduction is to be 

used, NCHRP 684 must be consulted as per MoDOT EPG 905.3.4.8 

• MoDOT concurs that traffic signal timing will have to be updated.     

 

Thank you for the opportunity to review the traffic impact study.  If you have any questions 

regarding our comments, please contact me at joseph.mulnik@modot.mo.gov or by phone at 

314-343-8475. 

 

Sincerely, 

 

 
 

Joe Mulnik 

Senior Traffic Studies Specialist 

 

CC: Mr. Ryan Pearcy – AE SL 

 Mr. Rob Meyer – TR SL 

 Mr. Jay-Jay Braden – TR SL  
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Dear Mr. Shane: 

 

MoDOT Traffic has reviewed HR Green’s traffic impact study for the redevelopment proposal 

for a Chick-fil-A restaurant near the intersection of MO-340 & Tempo Drive in Creve Coeur, 

Missouri and offers the following comments. 

 

• MoDOT does not support the installation of flashing yellow arrows on the northbound 

and southbound approaches at MO-340 & Tempo due to sight distance concerns.  

MoDOT is going to implement split phasing with J6S3255, which is currently in the 

construction phase.  Please update the TIS accordingly.   

• MoDOT does not believe a common trip reduction is appropriate since most other 

services within the strip mall are restaurants as well.  If a common trip reduction is to be 

used, NCHRP 684 must be consulted as per MoDOT EPG 905.3.4.8 

• MoDOT concurs that traffic signal timing will have to be updated.     

 

Thank you for the opportunity to review the traffic impact study.  If you have any questions 

regarding our comments, please contact me at joseph.mulnik@modot.mo.gov or by phone at 

314-343-8475. 

 

Sincerely, 

 

 
 

Joe Mulnik 

Senior Traffic Studies Specialist 

 

CC: Mr. Ryan Pearcy – AE SL 

 Mr. Rob Meyer – TR SL 

 Mr. Jay-Jay Braden – TR SL  
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 � 1391 Corporate Drive | Suite 203   

   McHenry, IL 60050 

   Main 815.385.1778 + Fax 713.965.0044 

� H R G R E E N . C O M  

 

 

November 14, 2022 
 
 
City of Creve Coeur 
Bethany L. Moore, City Planner 
300 North New Ballas Road 
Creve Coeur, MO 63141 
 
RE:     Chick-fil-A – 12398 Olive Blvd. 

Response to TIS Review Comments – Application #22031 Conditional Use Permit 
 HR Green Project No.:  211634 
 
Dear Ms. Moore: 
 
Please see below our responses to the recommendations provided in the letter dated November 4, 2022.  
Responses to each comment are shown in bold following the comment. 
 
TIS Review: 

 
1.  It is recommended that the study peak hours be included within the body of the report.  

RESPONSE:  Observed peak hour time periods have been added to the Existing Traffic Volumes 
section of the report. 
 

2. It is recommended that the storage bay lengths be adjusted to reflect the correct lengths.   
RESPONSE: The Synchro file was provided by MoDOT, and existing signal timing and geometric 
data was not adjusted within the file. However, the storage lengths are now noted in the existing 
traffic operations section of the report, where analyzed queues exceeded the storage lengths 
outlined in the comment letter. 
 

3. It is recommended that the site generated trips be revised to reflect 3% of trips originating from  
the north along Tempo Drive, 5% of trips originating from the south of Tempo Drive, 44% of trips  
originating from the west of Olive Boulevard, and 48% of trips originating from the east of Olive  
Boulevard.   
RESPONSE: Site-generated trips have been revised using this provided directional distribution. 
Note that there is still significant residential population north and south of Olive Boulevard that 
may drive more traffic than recommended. This distribution will result in a more conservative 
analysis. 
 

4. It is recommended that Figure 6 be revisited and corrected when applying the new directional  
distribution.  
RESPONSE: Figure 6 has been updated. 
 

5. It is recommended that the text on page 17 be revised to read 2045 rather than 2026.   
RESPONSE: Text has been revised. 
 

6. It is recommended to add lane usage signage for the northbound and southbound approaches  
along Tempo Drive to inform drivers of the revised lane assignments  
RESPONSE:  Recommendation for intersection lane use signage has been added to the text of the 
report and the conclusion. 
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7. It is recommended to re-stripe southbound Tempo Drive between Olive Boulevard and the  
north entrance as a two-lane segment with a dedicated left turn lane.  Lane usage signage and  
appropriate pavement markings should also be included. 
RESPONSE:  Recommendation for re-striping to include a dedicated southbound left turn lane at 
North Entrance has been added to the text of the report and the conclusion. 
 

 
Additionally, MoDOT provided comments on the TIS in a letter dated November 7, 2022.  Responses to each 
comment are shown in bold following the comment. 
 

1. MoDOT does not support the installation of flashing yellow arrows on the northbound and southbound 
approaches at MO-340 & Tempo due to sight distance concerns.  MoDOT is going to implement split 
phasing with J6S3255, which is currently in the construction phase.  Please update the TIS accordingly. 
RESPONSE: Revised split phasing plan has been incorporated into the TIS, and is being used for 
all analysis scenarios. Recommendation to use protected/permitted phasing with flashing yellow 
arrows on Tempo Drive has been removed. 
 

2. MoDOT does not believe a common trip reduction is appropriate since most other services within the strip 
mall are restaurants as well.  If a common trip reduction is to be used, NCHRP 684 must be consulted as 
per MoDOT EPG 905.3.4.8  
RESPONSE:  Common trip reduction has been eliminated from the trip generation estimates to 
provide a more conservative analysis. There is still potential for some common trips, given that 
the current shopping center has several medical offices, retail stores, and service businesses. 
However, eliminating all potential common trips provides the most conservative analysis. 
 

3. MoDOT concurs that traffic signal timing will have to be updated.  
RESPONSE:  Noted. Signal timing re-optimization was again included for the build analyses 
 

If you have any questions, please contact us. 
 
Sincerely,  
 
HR GREEN, INC. 

 
Ted Yelton, PE, PTOE 
Project Engineer 
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411 North 10th Street, Suite 200 

St. Louis, Missouri 63101 

 

MEMORANDUM 
 

 

 

As requested, Lochmueller staff have completed a review of the revised traffic impact study report 

submitted in association with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast 

quadrant of Olive Boulevard and Tempo Drive. The study was prepared by HR Green, Inc. and submitted 

in November 2022. 

 

Executive Summary 

 

Below is a summary of the original comments from the traffic impact study review and a follow-up with 

regards to the revised documentation: 

 

1. No peak hours were specified in the original report. The revised documentation does document 

the specific peak hours for each of the scenarios that were analyzed. 

2. Per the originally provided Synchro reports, the following storage bays were incorrect.  The 

revised documentation and Synchro analysis print outs show that these items have been 

addressed: 

a. Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

i. Westbound left-turn lane should be 180 feet rather than 225 feet. 

b. Olive Boulevard & Tempo Drive: 

i. Eastbound left-turn lane should be 180 feet rather than 200 feet. 

c. Olive Boulevard & Ross Avenue/ Questover Lane: 

i. Westbound left-turn lane should be 200 feet rather than 250 feet. 

3. Per the revisions made as part of the comments from the City of Creve Coeur and the Missouri 

Department of Transportation the results show that these conditions still existing in the 

revised analysis.  In many instances, the queue lengths became greater as part of the 

revisions. The following 95th percentile queues exceed the provided storage bays in the 2022 

existing conditions:  

a. Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive,  

i. Westbound left-turn during the weekday AM, midday, and PM peak hours 

ii. Southbound left-turn during the weekday midday and PM peak hours 

b. Olive Boulevard and Ross Avenue/Questover Lane,  

i. Southbound left-turn during all peak hours 

ii. Eastbound left-turn during the weekday midday peak hour 

c. Olive Boulevard and Tempo Drive, 

To: 

 

Jason Jaggi, AICP (City of Creve Coeur) 

Bethany Moore (City of Creve Coeur) 

 

From: Kyle Evans, PE, PTOE 

  

Date: November 16, 2022 

 

Subject: Chick-fil-A TIS Review 

Lochmueller Project #: 522-0072-01T 
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i. Northbound left-turn during the weekday midday, PM, and Saturday peak 

hours  

4. In the original submittal, it stated on page 15, that after the lane and phasing improvements, the 

added traffic on Tempo Drive is anticipated to results in delays that are increased by up to 50% 

for the northbound and southbound left turning movements.”  The text does not indicate that 

the anticipated 95th percentile queue lengths for northbound traffic will exceed the available 

storage distance between Olive Boulevard and the north entrance.  This could lead to vehicles 

backing up within the Chick-Fil-A parking lot or utilizing the south access as a means of egress.  

The revised documentation states that delays are only increased between 6-27%.  This change is 

based on the fact that MoDOT is implementing split phase operations as part of an upcoming 

project and required that the split phasing for north/south operations remain in place.  These 

changes led to increased delays for the existing baseline conditions.  The revisions that were 

requested based on trip distribution have increased queue lengths.  During the Baseline 

Conditions 2022 (Build), the queue lengths for westbound left turning vehicles along Olive 

Boulevard are 407’ and 445’ respectively during the weekday mid-day and weekday PM peak 

scenarios.  These queue lengths will extend beyond the existing median opening allowing 

eastbound left turns into the existing commercial development on the north side of Olive 

Boulevard.   

 
 

 With respect to the anticipated queues related to the northbound traffic along Tempo Drive.  

The conditions reported for the Baseline Conditions 2022 (No Build) show queue lengths during 

the mid-day and PM peak hours that have 95th – percentile queue lengths of 183’, which just 

extend to the north access.  For the Baseline Conditions 2022 (Build) scenario, these queue 

lengths increase to 348’ during the mid-day peak, 278’ during the PM peak and 291’ during the 

Saturday mid-day peak.  Additionally, during the weekday mid-day peak, the 50th – percentile 

queue length is 182’.  Which suggests that during the mid-day peak, the back of the queue will 

consistently be right at the north access to the study location.  The 95th percentile queue lengths 

will extend past the north entrance, and if drivers do not choose to leave an opening at the 

north access, southbound left turning drivers will not have the ability to turn into the property. 

  

5. The peak hour factor for each approach was not calculated. Rather, a peak hour factor of 0.90 

was assumed for each approach at each study intersection. However, we do not feel that the 

peak hour factors would significantly differ from the assumed values. For the revised 

documentation, this factor was not revised. 
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6. The study documented the existing trip generation associated with the average of two similar 

Chick-fil-A restaurants in the Milwaukee, WI area.  It was noted that the trip generation was 

much higher than what was presented from the ITE forecast.  The study stated they would 

utilize the more conservative numbers provided by the field data.  It is our opinion that utilizing 

the more conservative trip generation is the correct assumption for the study.  This item 

remains the same for the revised documentation. 

7. A pass-by rate of 40% was used for all time periods. Given that the pass-by percentage applied is 

conservative, it is our opinion that this approach is a valid method. This item remains the same 

for the revised documentation.   

8. The directional distribution shown in Figure 5 has 20% of traffic originating to/from Tempo 

Drive. However, the average over all four peak hours is only about 8%. It is our opinion that the 

20% along Tempo Drive is too high. Which could lead to a reduction in actual demand along 

Olive Boulevard which could impact the operations of the westbound left turn lane at Tempo 

Drive further. The analysis was revised based on this suggestion and the Synchro analysis re-

done based on the new trip assignment and distribution. 

9. The site generated trips shown in Figure 6 do not add up correctly based on the site generated 

trips provided in Table 3 and the directional distribution shown in Figure 5. This item has been 

corrected in the revised documentation. 

10. The following improvements were suggested for the study area: 

a. Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide 

a dedicated left-turn lane and shared through/right-turn lane.  

b. Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for 

the northbound and southbound directions of Tempo Drive. This item was removed per 

MoDOT response. 

c. Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to 

provide protected and permitted left turn phasing for Tempo Drive. This item was 

removed per MoDOT response. 

d. Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, 

as well as re-optimize the intersection offsets for the same intersection and the 

neighboring signals on Olive Boulevard.  

11. We agree with the above stated proposed improvements, with the addition that the approaches 

for Tempo Drive should have additional lane usage signage installed.  The item related to 

additional signage was documented in the revised document. 

12. No southbound left turn lane was recommended along Tempo Drive at the North Entrance due 

to the expected minimal queue lengths and delays. However, review of the MoDOT EPG for 

auxiliary lanes does show that the left turn volumes would warrant an auxiliary left turn lane 

during several peak hours. It is suggested that the segment of Tempo Drive between Olive 

Boulevard and the north entrance be restriped as two (2) eleven-foot lanes with a through lane 

and dedicated southbound left turn lane.  In addition to the striping, lane usage signs should be 

provided. This item has been added to the proposed improvements in the revised 

documentation. 

13. On page 17, 2026 is stated as the future year, when it should read 2045. Item has been revised. 

14. The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. 

agree with the land uses chosen. Typically, the 85th percentile is used for calculating parking 

requirements. Rather, it appears that hourly distributions were used to calculate the required 

parking. It is our opinion that this approach is a valid method.  This item remains the same for 

the revised documentation. 
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Below is a summary of recommendations from the traffic impact study review: 

 

15. It is recommended that the study peak hours be included within the body of the report. 

Completed 

16. It is recommended that the storage bay lengths be adjusted to reflect the correct lengths.  

Corrected 

17. It is recommended that the site generated trips be revised to reflect 3% of trips originating from 

the north along Tempo Drive, 5% of trips originating from the south of Tempo Drive, 44% of trips 

originating from the west of Olive Boulevard, and 48% of trips originating from the east of Olive 

Boulevard.  

Revisions made as requested 

18. It is recommended that Figure 6 be revisited and corrected when applying the new directional 

distribution. 

Figure 6 has been revised accordingly. 

19. It is recommended that the text on page 17 be revised to read 2045 rather than 2026. 

Revised  

20. It is recommended to add lane usage signage for the northbound and southbound approaches 

along Tempo Drive to inform drivers of the revised lane assignments. 

This recommendation has been addressed 

21. It is recommended to re-stripe southbound Tempo Drive between Olive Boulevard and the 

north entrance as a two-lane segment with a dedicated left turn lane.  Lane usage signage and 

appropriate pavement markings should also be included. 

This recommendation has been addressed 

22. Additional review of the proposed Future conditions show additional queuing issues related to 

the westbound and northbound left movements at the intersection of Olive Boulevard and 

Tempo Drive.  During the mid-day, PM peak and Saturday mid-day peak the westbound left 

experiences queue lengths greater than 300’ which extend beyond the available storage and 

back into the through lane.  In the No-Build scenario, that occurs during the PM peak hour only.  

In the mid-day and PM peaks, the anticipated maximum queue lengths are 442’ and 447’ 

respectively and will block off the existing eastbound left turn access.  For the northbound left 

turns, the anticipated queue lengths are 372’, 290’, and 305’ during the mid-day, PM peak and 

Saturday mid-day peak.  During all three of these analysis periods this queue length will block 

entrance into the property unless drivers stop prior to the entrance and allow southbound left 

vehicles to enter. The corresponding existing queue lengths during those time periods are 194’, 

192’ and 151’ respectively. 

 

TIS Review Documentation 

 

It is our understanding from the report that the proposed Chick-fil-A will replace the TGI Friday’s 

currently occupying the site. Access to the site will be provided via the existing access drives. The 

primary access is located at the North Entrance on Tempo Drive and the secondary access is located at 

the South Entrance on Tempo Drive as well as a right-in, right-out access drive on Olive Boulevard. The 

proposed site area and site plan are shown in Figure 1, Figure 2 and Figure 4 of the report. 
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The project involves the redevelopment of a 1.02-acre lot, which is currently occupied by a TGI Friday’s. 

The proposed Chick-fil-A will have an expected building footprint of 5,000 square-feet. Two drive-thru 

lanes are provided. There is one by-pass lane provided, however this lane terminates prematurely.  

 

The project is proposed to be completed in a single phase, with analysis completed for the 2022 Base 

Condition (2019 and 2022 Count Data), 2022 Build Conditions (2022 Base Volumes plus Additional Site-

Generated Trips), 2045 No-Build (2019 and 2022 Count Data plus an annual Background Growth Rate of 

0.5% along the through movements of Olive Boulevard), and 2045 Build (2045 Base Volumes plus 

Additional Site-Generated Trips). 

 

Given that traffic counts at some of the study intersections were counted in 2019 as opposed to 2022, 

the 2019 counts were grown by 0.5% annually to 2022. The documented peak hours, as per the report, 

are 6:45-7:45 am, 11:15 am - 12:15 pm, and 3:45 – 4:45 pm on a weekday, and from 12:00 – 1:00 pm on 

Saturday. It is our opinion that growing the 2019 counts by an annual growth rate of 0.5% to 2022 is a 

valid approach.   

 

At the intersection of Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive, the westbound 

left-turn 95th percentile queue length exceeds the storage bay during the weekday AM, midday, and PM 

peak hours in the 2022 existing conditions. In addition, the southbound left-turn lane 95th percentile 

queue length exceeds the storage bay during the weekday midday and PM peak hours in the 2022 

existing conditions. At the intersection of Olive Boulevard and Ross Avenue/Questover Lane, the 

southbound left-turn 95th percentile queue length exceeds the storage bay during all peak hours in the 

2022 existing conditions. In addition, the eastbound left-turn 95th percentile queue length exceeds the 

storage bay during the weekday midday peak hour in the 2022 existing conditions. 

 

The peak hour factor for each approach was not calculated, rather a peak hour factor of 0.90 was 

assumed for each approach at each study intersection. However, we do not feel that the peak hour 

factors would significantly differ from the assumed values. 

 

As part of this study, HR Green utilized trip generation estimates based upon data provided from an 

average of two existing Chick-fil-A stores in Milwaukee from similar suburban land density and store 

characteristics to the proposed Chick-fil-A in Creve Coeur.  These rates were compared to the Institute 

of Transportation Engineer’s (ITE) Trip Generation Manual, Eleventh Edition for Land Use 934: Fast-Food 

Restaurant with Drive-Through Window. A comparison of the rates between ITE’s manual and the 

average counts from the two other Chick-fil-A stores showed that the counts provided showed a 

significant increase in the number of trips that were site generated. They decided to remain 

conservative for the purposes of the traffic impact evaluation and utilized the higher rates from the field 

data. Additionally, it should be noted that data from the other two stores was only provided for the PM 

and Saturday peak hours. The AM and weekday midday site generated trips were estimated using ITE’s 

time of day distribution values.  It is our opinion that this approach is a valid method.   

 

A pass-by rate of 40% was used for all time periods. Per the ITE Pass-By Rate Table provided in the TGM 

Appendices, an average pass-by rate of 50% is recommended for Land Use Code 934 during the AM 

peak hour and 55% is recommended during the PM peak hour. Given that the pass-by percentage 

applied is conservative, it is our opinion that this approach is a valid method.   
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The traffic impact study stated the site-generated traffic was assigned to the adjoining roadway network 

based on existing traffic patterns within the study area.  The traffic impact study assumed that 3% of the 

trips would originate from Tempo Drive to the north and 5% of trips would originate from Tempo Drive 

to the south. The directional distribution also applies 44% of trips originating from the west of Olive 

Boulevard, and 48% of trips originating from the east of Olive Boulevard.  This distribution matches the 

calculated averages as per the background data collected for the study.  

 

The site generated trips are shown in Figure 6 of the report along with the 2022 Build Traffic Volumes in 

Figure 7. 

 

The 2022 Base and Build conditions Synchro input files and output information were reviewed to 

determine the impact of the development on the existing roadway network.  Based on the increase in 

trips and associated delays at the study intersections, the following improvements were suggested for 

the study area: 

• Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide a 

dedicated left-turn lane and shared through/right-turn lane. 

• Advanced lane usage signing should be provided on both approaches of Tempo Drive to inform 

drivers of the new lane configuration. 

• Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, as well 

as re-optimize the intersection offsets for the same intersection and the neighboring signals on 

Olive Boulevard.  

• Re-stripe the section of Tempo Drive south of Olive Boulevard between Olive and the North site 

entrance to provide a through lane and a dedicated southbound left turn lane. 

 

The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. Land Use 

Code 934: Fast-Food Restaurant with Drive-Through Window was used for the analysis. The nearby 

shopping center was included as Land Use Code 820: Shopping center. We agree with the land uses 

chosen. Typically, the 85th percentile is used for calculating parking requirements. Rather, it appears that 

hourly distributions were used to calculate the required parking. It is our opinion that this approach is a 

valid method.   

 

Summary of TIS Review 

As requested, Lochmueller staff have completed a review of the traffic impact study report submitted in 

association with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast quadrant of 

Olive Boulevard and Tempo Drive. 

 

Below is a summary of comments from the traffic impact study review: 

 

1. No peak hours were specified in the original report. The revised documentation does document 

the specific peak hours for each of the scenarios that were analyzed. 

2. Per the originally provided Synchro reports, the following storage bays were incorrect.  The 

revised documentation and Synchro analysis print outs show that these items have been 

addressed: 

a. Olive Boulevard & Cross Creek Drive/Woodcrest Executive Drive: 

i. Westbound left-turn lane should be 180 feet rather than 225 feet. 
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b. Olive Boulevard & Tempo Drive: 

i. Eastbound left-turn lane should be 180 feet rather than 200 feet. 

c. Olive Boulevard & Ross Avenue/ Questover Lane: 

i. Westbound left-turn lane should be 200 feet rather than 250 feet. 

3. Per the revisions made as part of the comments from the City of Creve Coeur and the Missouri 

Department of Transportation the results show that these conditions still existing in the 

revised analysis.  In many instances, the queue lengths became greater as part of the 

revisions. The following 95th percentile queues exceed the provided storage bays in the 2022 

existing conditions:  

d. Olive Boulevard and Cross Creek Drive/Woodcrest Executive Drive,  

i. Westbound left-turn during the weekday AM, midday, and PM peak hours 

ii. Southbound left-turn during the weekday midday and PM peak hours 

e. Olive Boulevard and Ross Avenue/Questover Lane,  

i. Southbound left-turn during all peak hours 

ii. Eastbound left-turn during the weekday midday peak hour 

f. Olive Boulevard and Tempo Drive, 

i. Northbound left-turn during the weekday midday, PM, and Saturday peak 

hours  

4. In the original submittal, it stated on page 15, that after the lane and phasing improvements, the 

added traffic on Tempo Drive is anticipated to results in delays that are increased by up to 50% 

for the northbound and southbound left turning movements.”  The text does not indicate that 

the anticipated 95th percentile queue lengths for northbound traffic will exceed the available 

storage distance between Olive Boulevard and the north entrance.  This could lead to vehicles 

backing up within the Chick-Fil-A parking lot or utilizing the south access as a means of egress.  

The revised documentation states that delays are only increased between 6-27%.  This change is 

based on the fact that MoDOT is implementing split phase operations as part of an upcoming 

project and required that the split phasing for north/south operations remain in place.  These 

changes led to increased delays for the existing baseline conditions.  The revisions that were 

requested based on trip distribution have increased queue lengths.  During the Baseline 

Conditions 2022 (Build), the queue lengths for westbound left turning vehicles along Olive 

Boulevard are 407’ and 445’ respectively during the weekday mid-day and weekday PM peak 

scenarios.  These queue lengths will extend beyond the existing median opening allowing 

eastbound left turns into the existing commercial development on the north side of Olive 

Boulevard.   
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 With respect to the anticipated queues related to the northbound traffic along Tempo Drive.  

The conditions reported for the Baseline Conditions 2022 (No Build) show queue lengths during 

the mid-day and PM peak hours that have 95th – percentile queue lengths of 183’, which just 

extend to the north access.  For the Baseline Conditions 2022 (Build) scenario, these queue 

lengths increase to 348’ during the mid-day peak, 278’ during the PM peak and 291’ during the 

Saturday mid-day peak.  Additionally, during the weekday mid-day peak, the 50th – percentile 

queue length is 182’.  Which suggests that during the mid-day peak, the back of the queue will 

consistently be right at the north access to the study location.  The 95th percentile queue lengths 

will extend past the north entrance, and if drivers do not choose to leave an opening at the 

north access, southbound left turning drivers will not have the ability to turn into the property. 

  

5. The peak hour factor for each approach was not calculated. Rather, a peak hour factor of 0.90 

was assumed for each approach at each study intersection. However, we do not feel that the 

peak hour factors would significantly differ from the assumed values. For the revised 

documentation, this factor was not revised. 

6. The study documented the existing trip generation associated with the average of two similar 

Chick-fil-A restaurants in the Milwaukee, WI area.  It was noted that the trip generation was 

much higher than what was presented from the ITE forecast.  The study stated they would 

utilize the more conservative numbers provided by the field data.  It is our opinion that utilizing 

the more conservative trip generation is the correct assumption for the study.  This item 

remains the same for the revised documentation. 

7. A pass-by rate of 40% was used for all time periods. Given that the pass-by percentage applied is 

conservative, it is our opinion that this approach is a valid method. This item remains the same 

for the revised documentation.   

8. The directional distribution shown in Figure 5 has 20% of traffic originating to/from Tempo 

Drive. However, the average over all four peak hours is only about 8%. It is our opinion that the 

20% along Tempo Drive is too high. Which could lead to a reduction in actual demand along 

Olive Boulevard which could impact the operations of the westbound left turn lane at Tempo 

Drive further. The analysis was revised based on this suggestion and the Synchro analysis re-

done based on the new trip assignment and distribution. 

9. The site generated trips shown in Figure 6 do not add up correctly based on the site generated 

trips provided in Table 3 and the directional distribution shown in Figure 5. This item has been 

corrected in the revised documentation. 

10. The following improvements were suggested for the study area: 

g. Re-stripe the north and south approaches of Tempo Drive at Olive Boulevard to provide 

a dedicated left-turn lane and shared through/right-turn lane.  

h. Provide four section flashing yellow arrow signal heads on exiting traffic signal poles for 

the northbound and southbound directions of Tempo Drive. This item was removed per 

MoDOT response. 

i. Revise the traffic signal phasing at the Olive Boulevard at Tempo Drive intersection to 

provide protected and permitted left turn phasing for Tempo Drive. This item was 

removed per MoDOT response. 

j. Re-optimize the traffic signal splits for the Olive Boulevard at Tempo Drive intersection, 

as well as re-optimize the intersection offsets for the same intersection and the 

neighboring signals on Olive Boulevard.  
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11. We agree with the above stated proposed improvements, with the addition that the approaches 

for Tempo Drive should have additional lane usage signage installed.  The item related to 

additional signage was documented in the revised document. 

12. No southbound left turn lane was recommended along Tempo Drive at the North Entrance due 

to the expected minimal queue lengths and delays. However, review of the MoDOT EPG for 

auxiliary lanes does show that the left turn volumes would warrant an auxiliary left turn lane 

during several peak hours. It is suggested that the segment of Tempo Drive between Olive 

Boulevard and the north entrance be restriped as two (2) eleven-foot lanes with a through lane 

and dedicated southbound left turn lane.  In addition to the striping, lane usage signs should be 

provided. This item has been added to the proposed improvements in the revised 

documentation. 

13. On page 17, 2026 is stated as the future year, when it should read 2045. Item has been revised. 

14. The parking lot capacity analysis was performed using the ITE Parking Generation, 5th Edition. 

agree with the land uses chosen. Typically, the 85th percentile is used for calculating parking 

requirements. Rather, it appears that hourly distributions were used to calculate the required 

parking. It is our opinion that this approach is a valid method.  This item remains the same for 

the revised documentation. 

 

Below is a summary of recommendations from the traffic impact study review: 

 

15. It is recommended that the study peak hours be included within the body of the report. 

Completed 

16. It is recommended that the storage bay lengths be adjusted to reflect the correct lengths.  

Corrected 

17. It is recommended that the site generated trips be revised to reflect 3% of trips originating from 

the north along Tempo Drive, 5% of trips originating from the south of Tempo Drive, 44% of trips 

originating from the west of Olive Boulevard, and 48% of trips originating from the east of Olive 

Boulevard.  

Revisions made as requested 

18. It is recommended that Figure 6 be revisited and corrected when applying the new directional 

distribution. 

Figure 6 has been revised accordingly. 

19. It is recommended that the text on page 17 be revised to read 2045 rather than 2026. 

Revised  

20. It is recommended to add lane usage signage for the northbound and southbound approaches 

along Tempo Drive to inform drivers of the revised lane assignments. 

This recommendation has been addressed 

21. It is recommended to re-stripe southbound Tempo Drive between Olive Boulevard and the 

north entrance as a two-lane segment with a dedicated left turn lane.  Lane usage signage and 

appropriate pavement markings should also be included. 

This recommendation has been addressed 

22. Additional review of the proposed Future conditions show additional queuing issues related to 

the westbound and northbound left movements at the intersection of Olive Boulevard and 

Tempo Drive.  During the mid-day, PM peak and Saturday mid-day peak the westbound left 

experiences queue lengths greater than 300’ which extend beyond the available storage and 

back into the through lane.  In the No-Build scenario, that occurs during the PM peak hour only.  

In the mid-day and PM peaks, the anticipated maximum queue lengths are 442’ and 447’ 
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respectively and will block off the existing eastbound left turn access.  For the northbound left 

turns, the anticipated queue lengths are 372’, 290’, and 305’ during the mid-day, PM peak and 

Saturday mid-day peak.  During all three of these analysis periods this queue length will block 

entrance into the property unless drivers stop prior to the entrance and allow southbound left 

vehicles to enter. The corresponding existing queue lengths during those time periods are 194’, 

192’ and 151’ respectively. 

 

 

cc:    file 
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411 North 10th Street, Suite 200 

St. Louis, Missouri 63101 

 

MEMORANDUM 
 

 

 

As requested, Lochmueller Group staff have completed a review of the revised Synchro files associated 

with the proposed Chick-fil-A, located in Creve Coeur, Missouri in the southeast quadrant of Olive 

Boulevard and Tempo Drive. The original study was prepared by HR Green, Inc. and submitted in 

September 2022 and a subsequent revision to the report was submitted in November of 2022 to 

address City and MoDOT comments.  

 

It is our understanding that these subsequent revisions are based in part on City concerns regarding 

queuing and operations of traffic along the northbound Tempo Drive approach for vehicles exiting the 

study location and westbound operations for vehicles turning left onto Tempo Drive for entering the 

study location.  A drawing of the proposed revisions to the Tempo Drive northbound approach are 

provided on the following page. It is also our understanding, that as of the date of this memo, there 

have been no review comments received from MoDOT regarding these latest revisions. 

 

Since Lochmueller Group was only provided with the Synchro analysis files and not a revised document, 

we created intersection operations reports for the AM, Mid-day, PM and Saturday Mid-Day peak hours 

looking at LOS, delay and queuing outputs. 

 

The tables on Page 3 highlight the results between the existing conditions and the 2025 Build conditions 

with regards to the proposed mitigation strategies.  It documents the results for operations (based on 

LOS and delay in seconds) and reports queuing for the 50th-percentile (average queue) and 95th-

percentile (maximum queue). The results reported in the Build Conditions table, are highlighted green 

for the movements which are improved over existing and red in the instances where delays/LOS have 

gotten worse. As shown, there are additional delays associated with the westbound left turning 

movements during the AM Peak and the Saturday Mid-day peak, but neither one of those reaches a LOS 

F.  Under the queuing column, items highlighted in red represent the scenarios in which the analyzed 

queue length has exceeded the available storage length for the westbound left turn lane. 

 

 

 

 

 

 

 

To: 

 

Jason Jaggi, AICP (City of Creve Coeur) 

Bethany Moore (City of Creve Coeur) 

 

From: Kyle Evans, PE, PTOE 

  

Date: December 15, 2022 

 

Subject: Chick-fil-A TIS Review 

Lochmueller Project #: 522-0072-01T 
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The results from the tables show that during the PM and Saturday peaks, the queues associated with 

the westbound through movements will be the largest factor of the operations of the westbound left 

turns.  This is due to mainline through capacity and peak hour volumes approaching the theoretical 

capacity for a two-lane roadway.  These results also show that the queuing associated with the mainline 

will impact drivers’ abilities to utilize the left turn lane as through movement queues will extend beyond 

the entrance to the left turn lane.  Without additional mainline capacity, adding a second turn lane 

would not have a significant impact on the left turn operations. 

 

SUMMARY OF FINDINGS 

 

The modification of the northbound Tempo Drive approach and construction of a second left turn lane 

will have a significant impact on traffic operations with regards to vehicles exiting the study location.  

This will reduce delays and greatly reduce the queue lengths associated with this movement.  The 

highest peak demand (Mid-Day scenario) results related to the previous submittal showed an average 

queue length that was approximately 180-feet and a maximum queue length greater than 300-feet.  The 

addition of a second left turn lane reduces these queue lengths to 89-feet and 170-feet respectively.  

These documented queue lengths will not impact operations at the north entrance to the site.   

 

Based on the results of the Synchro operations during the PM peak and Saturday peaks when through 

volumes along Olive Boulevard are higher, left turn lane accessibility will be impacted due to the queues.  

In the existing condition the average PM peak queue length already impacts drivers’ ability to access the 

left turn lane.  The construction of a second left turn lane for westbound traffic would not produce the 

desired effect of reduced delays and shorter queues at this location as through operations would still be 

the governing factor. 

 

Based on the information provided, Lochmueller Group recommends the following: 

 

1. The design engineer should review the layout of the channelization island in the southwest 

quadrant and verify it does not lead to any driver path issues with regards to the new striping 

for Southbound Tempo Drive.   

2. Install appropriate signing and pavement marking for the modifications to the south leg of 

Tempo Drive. 
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3. The revised pedestrian crossing on the south side of Olive Boulevard should be reviewed.  Is 

there a reason the crossing isn’t tied to the channelization island on the southwest quadrant 

versus crossing all the way to the corner? Previous layout had a refuge island in the center for 

pedestrians to stop, if needed. 

4. The removal of the median on the south leg will lead to the removal of the second ped pole 

signal for southbound traffic.  These improvements could be an opportunity to update the signal 

to include mast arm poles for northbound and southbound traffic.  Especially with the revised 

geometrics for the northbound approach. 

5. Review of the autoturn documentation that was submitted shows issues related to a WB-67 

vehicle making the outermost northbound left turning movement and the eastbound to 

southbound right turn.  With the existing channelization island in the southwest quadrant, it is 

suggested that an autoturn layout be completed for the westbound to southbound left turn. 
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https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1751400110274191777%7Cmsg-f%3A17514001102741… 1/2

Jason Jaggi <jjaggi@crevecoeurmo.gov>

FW: Chick-fil-A at Tempo and Olive
1 message

Mark Perkins <mperkins@crevecoeurmo.gov> Mon, Dec 5, 2022 at 12:34 PM
To: Jason Jaggi <jjaggi@crevecoeurmo.gov>

Fyi,

 

From: Sari Neudorf <sneudorf@crevecoeurmo.gov>
Sent: Friday, December 2, 2022 4:48 PM
To: Mark Perkins <mperkins@crevecoeurmo.gov>
Subject: Fwd: Chick-fil-A at Tempo and Olive

 

Hi Mark,

Received this and wanted to forward to you. 

Have a spectacular weekend. 

Sari 

 

---------- Forwarded message ---------
From: Clare Quatmann <larryquatmann@gmail.com>
Date: Fri, Dec 2, 2022 at 3:38 PM
Subject: Chick-fil-A at Tempo and Olive
To: <dhoffman@crececoeurmo.gov>, <sneudorf@crevecoeurmo.gov>

Dear David and Sari,

I just received the latest newsletter from Creve Coeur and was surprised to read of the pending consideration for a Chick-
Fil-A Drive through restaurant at Olive and Tempo.  Hopefully you have experienced the traffic backup that occurs near
these restraints at lunch and dinner time.  My personal experience relates more to the restaurant in the Chesterfield
Valley.  The traffic back ups all all too common.  While there are ways to get around the traffic in Chesterfield, I can not
envision any simple solution for the corner of of Olive and Tempo.  i believe this will create a traffic problem of significant
proportion and will disrupt Olive street traffic significantly at meal times.  Additionally, i thought there was a Creve Coeur
moratorium on drive-thru restaurants.
As a longtime citizen of Creve Coeur who lives at 12664 Villa Hill Lane just off of Mason Road I want to express my
concerns for the location of this facility.  I am not opposed to the restaurant itself but am opposed to the traffic problems it
will create on Olive which is a street on which i commute several times per day.

Please accept my opinion when considering this location for a busy Drive thru restaurant.  if you need further proof of my
concerns, i would recommend that you look at the traffic situation around the Chick-Fil-A Chesterfield location during busy
lunch and dinner hours.

Sincerely:  Edmund (Larry) Quatmann
                  12664 Villa Hill Ln, Creve Coeur, MO.

--

Sari Neudorf
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11/21/22, 9:05 AM Creve Coeur Mail - Conditional Use Permit #22-031 - public comment

https://mail.google.com/mail/u/0/?ik=e62bdd4681&view=pt&search=all&permthid=thread-f%3A1749962362943072645&simpl=msg-f%3A1749962362… 1/2

Bethany Moore <blmoore@crevecoeurmo.gov>

Conditional Use Permit #22-031 - public comment

2 messages

Steve Raskin <sraskin@cordoganclark.com> Sat, Nov 19, 2022 at 3:42 PM
To: "blmoore@crevecoeurmo.gov" <blmoore@crevecoeurmo.gov>, "dhoffman@crevecoeurmo.gov"
<dhoffman@crevecoeurmo.gov>, "sneudorf@crevecoeurmo.gov" <sneudorf@crevecoeurmo.gov>
Cc: "mroark1138@gmail.com" <mroark1138@gmail.com>, "mdavecampbell9009@gmail.com"
<mdavecampbell9009@gmail.com>, "jjaggi@crevecoeurmo.gov" <jjaggi@crevecoeurmo.gov>,
"rhoffman@crevecoeurmo.gov" <rhoffman@crevecoeurmo.gov>

November 18, 2022 

  
Attn: Ms. Bethany Moore, City Planner, blmoore@crevecoeurmo.gov 
David Hoffman, Ward 3, dhoffman@crevecoeurmo.gov  
Sari Neudorf, Ward 3, sneudorf@crevecoeurmo.gov  
City of Creve Coeur 
300 N New Ballas Road 
Creve Coeur, MO 63141 
 
Re: Application to Planning and Zoning Commission 
Conditional Use Permit #22-031 
DEVELOPMENT PLAN FOR A NEW CHICK FIL A RESTAURANT WITH DRIVE 
THROUGH SERVICES LOCATED AT 12398 OLIVE BOULEVARD 
 

Ms. Moore,

My name is Steve Raskin and my family and I have lived at 1017 Fashion Square for nearly 30 years.  Our home is less
than one-third of a mile from the existing TGI Fridays. 
I am writing to voice my opposition to the proposed developed
of a new Chick Fil A restaurant at 12398 Olive Blvd. 
 
There are several factors to be considered as part of this development which will adversely affect our community. 

1.      Building
Elevation – We recognize the value of branding to an enterprise such as CFA, however, the
palette of building materials and colors is incompatible with the existing facilities at this location. 
A quick
review of the building elevations at the Olive Blvd/Tempo intersection shows a consistent blend of red brick
masonry, sloped shingle roofs and neutral color palettes. 
The proposed CFA elevations show flat roofs and
tan bricks with no regard to the existing adjacent developments aesthetics. 

2.      Noise
Concerns –Neither the HME Whitepaper dated 5/24/2010 nor the McClure Engineering report
dated 11/15/22 take into account the elevation of the TGI Fridays site relative to the lower surrounding
residential communities. 
The combination of concrete parking at the project location and concrete roadways
creates a complex refraction of sound waves that increases substantially in the residential areas to the north. 
The increased hours of operation starting at 6am through 10:30pm will increase noise level both day and
night and be a nuisance to our community. 

3.      Traffic – The additional traffic which
will be generated as part of this development will create a safety
issue at an already congested intersection at Olive and Tempo Dr. 
The current drive and turn lanes at this
intersection cannot accommodate this added traffic resulting for a new fast-food restaurant with three drive-
thru lanes and both inside and outside dining. 
In addition, there is already a serious concern of vehicles
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11/21/22, 9:05 AM Creve Coeur Mail - Conditional Use Permit #22-031 - public comment

https://mail.google.com/mail/u/0/?ik=e62bdd4681&view=pt&search=all&permthid=thread-f%3A1749962362943072645&simpl=msg-f%3A1749962362… 2/2

traveling north on Tempo Dr. to Impact Dr. to Ross Avenue and back to Olive Blvd in an effort to avoid traffic
delays through the Huntington Subdivision where we live. 
This proposed development will significantly
increase the number of vehicles traveling through these residential streets with no sidewalks and limited
lighting creating a significant safety concern. 

The MoDOT letter dated 11/7/22 provided by Mr. Shane expressed further concerns regarding signalization. 
This letter references a traffic impact study prepared by the developer HR Green which is not included as part
of this permit submittal which should be made public for review and comment. 

My family and I have been life-long residents in this community and have raised our children who attended local
schools. 
This proposed CFA development of another national chain fast food restaurant does not add to the quality of
life in our community while at the same time creating significant sound, traffic and safety concerns. 
We respectfully
ask that the Planning and Zoning Commission reject this CFA Conditional Use Permit. 

Sincerely, Lori and Steve Raskin, AIA 

Cc:         Wayne Lewis, Huntington Subdivision Director,
mroark1138@gmail.com 
Dave Campbell, Huntington Subdivision Director, mdavecampbell9009@gmail.com 
Piper Cason, Huntington Subdivision Director 
Jason Jaggi, City of Creve Coeur Director of Community Development, jjaggi@crevecoeurmo.gov 
Robert Hoffman, City of Creve Coeur Mayor, rhoffman@crevecoeurmo.gov 
 
 

 

 

 

Bethany Moore <blmoore@crevecoeurmo.gov> Mon, Nov 21, 2022 at 9:04 AM
To: Steve Raskin <sraskin@cordoganclark.com>
Cc: "dhoffman@crevecoeurmo.gov" <dhoffman@crevecoeurmo.gov>, "sneudorf@crevecoeurmo.gov"
<sneudorf@crevecoeurmo.gov>, "mroark1138@gmail.com" <mroark1138@gmail.com>, "mdavecampbell9009@gmail.com"
<mdavecampbell9009@gmail.com>, "jjaggi@crevecoeurmo.gov" <jjaggi@crevecoeurmo.gov>,
"rhoffman@crevecoeurmo.gov" <rhoffman@crevecoeurmo.gov>

Mr. Raskin,
Thank you for your comment. I will add it to our file and make sure it is included in our packet for the commissioners. The
Chick-Fil-A project has been tentatively moved to the Dec. 5th meeting in order to give staff more time to review additional
requested materials. Please continue to check the "Current Planning Projects" page on our website for updates. If you
would like to make a comment at the meeting please attend in person at the Creve Coeur Government Center at 6pm in
the Council Chambers. Thank you! 
[Quoted text hidden]
-- 

Bethany L. Moore
City Planner
City of Creve Coeur
300 North New Ballas Rd
Creve Coeur, MO 63141
314-442-2087

www.crevecoeurmo.gov
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Bethany Moore <blmoore@crevecoeurmo.gov>

Application No 22-031 RE Chik-Fil-A at Tempo/Olive

2 messages

Manors at Questover HOA <manorsatquestoverhoa@gmail.com> Mon, Nov 21, 2022 at 10:05 AM
To: "blmoore@crevecoeurmo.gov" <blmoore@crevecoeurmo.gov>
Cc: David Hoffman <dhoffman@crevecoeurmo.gov>

Dear Planning and Zoning Commission,
With respect to the matter referenced above, our primary concern is increased "turn-
around" traffic on Questover Manor Court. This would essentially involve west-bound
traffic on Olive, which misses the left turn into Tempo, and which then turns left on
Questover Lane. Questover Manor Court is a private street with 16 townhome units.
Currently, we see approximately 4-8 "turn-around" vehicles each day on our street. 
Any steps you might take to assist with what we believe may be an increase in traffic,
would be appreciated. Thank you for your attention to this.
Sincerely,
Bill Spieler
Trustee
Manors at Questover HOA
manorsatquestoverhoa@gmail.com

Bethany Moore <blmoore@crevecoeurmo.gov> Mon, Nov 21, 2022 at 10:19 AM
To: Manors at Questover HOA <manorsatquestoverhoa@gmail.com>
Cc: David Hoffman <dhoffman@crevecoeurmo.gov>

Bill,
Thank you for the comment! I will add it to our file and make sure the commission receives it in their packet. Chick-fil-a
has been tentatively moved to the December 5th meeting in order to give staff more time to review additional requested
information. Please check our "Current Planning Projects" page on our city website for updates. You can also give a
comment in person at the meeting. They are held at 6pm in the Council Chambers of the Creve Coeur Government
Center. Thanks!
[Quoted text hidden]
-- 

Bethany L. Moore
City Planner
City of Creve Coeur
300 North New Ballas Rd
Creve Coeur, MO 63141
314-442-2087

www.crevecoeurmo.gov
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APPLICATION TO PLANNING AND ZONING COMMISSION
#22-034: TEXT AMENDMENT TO MODIFY TABLE A: PERMITTED AND 
CONDITIONAL USES OF THE ZONING ORDINANCE TO ALLOW NAICS 

USE CODE 624110, CHILD AND YOUTH SERVICES, IN THE “GC” 
GENERAL COMMERCIAL DISTRICT

FOR THE MEETING OF: Monday, December 19, 2022, 6:00 P.M.

LOCATION: GC-General Commercial District, city-wide

Key Issues:
 Are the changes consistent 

with the purposes of the 
Zoning Code?

 Are the changes consistent 
with the objectives and 
strategies of the 
Comprehensive Plan?

REQUEST: David Hutkin, of Hutkin Properties Group, on behalf of Metro Creve 
Coeur LLC, property owner, has submitted a Text Amendment application to 
revise Table A: Permitted and Conditional Uses of the Zoning Ordinance, 
Chapter 405, to allow Child and Youth Services, NAICS Use Code 624110, as a 
permitted use within the “GC”-General Commercial District. This industry 
comprises of establishments primarily engaged in providing nonresidential social 
assistance services for children and youth. These establishments provide for the 
welfare of children in such areas as adoption and foster care, drug prevention, 
life skills training, and positive social development. If approved, Foster and 
Adoptive Care Coalition of Greater St. Louis intends to purchase and occupy the 
building located at 1100 N. Lindbergh Boulevard, Creve Coeur, MO 63132, 
within the GC-General Commercial District.

Zoning Code References
 Section 405.360 “GC” 

General Commercial District
 Section 405.450 Permitted 

Uses 

ADDITIONAL INFORMATION: Text Amendments to the Zoning Ordinance 
require a public hearing and review by the Planning and Zoning Commission 
with final approval by the City Council.

APPLICANT: David Hutkin
Hutkin Properties Group
10829 Olive Boulevard
St. Louis, MO 63141

REPORT PREPARED BY: Bethany L. Moore, City Planner
DATE: December 12, 2022
ATTACHMENTS:  Draft Ordinance

CREVE COEUR
300 North New Ballas Road     Creve Coeur, Missouri 63141

(314) 432-6000    Fax (314) 872-2539    Relay MO 1-800-735-2966
www.creve-coeur.org

of
city
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Planning and Zoning Commission Application #22-034: Child and Youth Services Text Amendment
December 19, 2022 Page 2

BACKGROUND AND REQUEST 
NAICS 624110, Child and Youth Services, comprises establishments primarily engaged in providing 
nonresidential social assistance services for children and youth. These establishments provide for the 
welfare of children in such areas as adoption and foster care, drug prevention, life skills training, and 
positive social development. Examples of this type of use include adoption agencies, non-recreational 
youth centers, child guidance and youth self-help organizations and foster care placement services. 

The Applicant, Hutkin Properties Group, has signed a letter of intent with Foster Care Coalition of 
Greater St. Louis, Inc for Foster and Adoptive Care Coalition (FACC) to purchase and occupy the 
property at 1100 N. Lindbergh Boulevard within the “GC” district. FACC is a not-for profit that provides 
non-residential services directed towards finding families for children in foster care and supporting 
families that care for the foster children. FACC has outgrown their current location in Brentwood and is 
looking to occupy the property at 1100 N. Lindbergh. FACC would primarily use the property for office 
space, training and meeting rooms. This use is similar to other uses permitted in “GC” such as NAICS 
624190 Other Individual and Family Services and NAICS 813319 Other Social Advocacy Organizations 
which are both permitted uses in GC. 

Table A of the City’s permitted and conditional uses list Child and Youth Services, as a permitted use in 
the PH-Planned Hospital, CB-Core Business and LI-Light Industrial Districts. As the applicants have 
indicated, similar uses, like those mentioned above, are Permitted in GC. Applicants are seeking to 
include the use as a Permitted use in the GC District.  If approved, they would then occupy the space at 
1100 N. Lindbergh Boulevard.

COMPREHENSIVE PLAN REVIEW
Properties zoned “GC”General Commercial District fall within several Community Place Type Districts 
as identified in the Creve Coeur 2030 Comprehensive Plan. GC-zoned properties are located within the 
Mixed-Use District (MU), Neighborhood Commercial District (NC), and Mixed-Use Innovation Campus 
District (MUIC) Community Place Types (p. 58-59).  Community Place Types represent the geographic 
framework for the plan to guide the appropriate physical development within specific areas of the City 
(p.54).  

The MU District and the MUIC District hold the majority of the “GC” districts with only a very small 
area being included in the NC district. The Mixed-Use District supports the development of a 
variety of medium-density commercial, retail, office, dining, community services, and multi-
family residential on large development sites with centralized parking lots and the Mixed-Use 

Figure 1: Zoning Map section showing GC-General Commercial District properties, highlighted in light blue and yellow.
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Planning and Zoning Commission Application #22-034: Child and Youth Services Text Amendment
December 19, 2022 Page 3

Innovation Campus District is intended for the development of specialized office, laboratory, 
institutional, and research buildings for high-tech and biotech industries, supported by vibrant, 
ground floor mixed-use development, multi-family housing, and other community amenities. 
The current proposal is considered a community service use and, as such, is supported by the 
Comprehensive Plan recommendations within the Mixed-Use District Place Type. The properties 
along North Lindbergh, north of Olive Boulevard, located within the MUIC Place Type and are 
zoned GC; however, this area functions as a transitional area within the GC District from the LI-
Light Industrial zoning to the east with a broad range of uses from distribution, auto dealers, 
offices and storage.    

Figure 2: Community Place Type Districts map, Creve Coeur 2030 comprehensive plan.
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Planning and Zoning Commission Application #22-034: Child and Youth Services Text Amendment
December 19, 2022 Page 4

ZONING REVIEW
The “GC” General Commercial district is intended to accommodate by site development plan approval 
convenience retail shopping and services and offices which are freestanding or part of small scale planned 
commercial developments and which are compatible in scale and intensity of use with adjacent residential 
uses. Staff reviewed the existing list of permitted uses for “GC,” in Table A, and compared the Permitted 
and Conditional uses in the district to the proposed use. There are several uses that are permitted uses in 
“GC” that are a similar use to the proposed Child and Youth Services.  
The similar uses of “Services for the Elderly and Persons with Disabilities” and “Other Individual and 
Family Services” are both Permitted uses in CB and GC while “Child and Youth Services” is only 
Permitted in “CB.” Given the similarities to the uses and the districts, it does not appear that a zoning 
conflict would arise from allowing Child and Youth Services as a permitted use in “GC” and that it would 
be a compatible use for the district as a permitted use and it will not be dissimilar or disruptive to the 
existing uses.

If approved, Table A (permitted and conditional uses) would be revised as follows: 

  ZONING DISTRICTS
Use Code 2012 NAICS Title A B C D AR HE PH PO RO MX PC GC CB LI

6241100 Child and Youth Services P P P P

CONCLUSION AND ACTION
The proposed use, Child and Youth Services, would be an appropriate addition to the list of Permitted and 
Conditional uses allowed in the “GC” District based on the currently allowed uses in the district and 
review of the districts where NAICS 624110 is currently allowed as a permitted use.

MOTION
If the Planning and Zoning Commission believes the proposed change to Table A for the “GC”-General 
Commercial District is appropriate, the following would be a suitable motion for this application: 

“I move to recommend approval of the text amendment to modify the list of Permitted and 
Conditional Uses in Table A for the “GC”-General Commercial District to allow NAICS 624110, 
Child and Youth Services as shown on the attached draft ordinance as part of Application 22-034 
at the meeting of December 19, 2022.”

APPENDIX 1: COMPREHENSIVE PLAN 

Included and attached by reference.  See body of report for specific excerpts.

APPENDIX 2:  ZONING CODE
Included and attached by reference.  See body of report for specific excerpts.
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BILL NO. ___    __ ORDINANCE NO. ________

1

AN ORDINANCE AMENDING TABLE A: PERMITTED AND CONDITIONAL USES OF THE 
ZONING CODE OF THE CITY OF CREVE COEUR, MISSOURI TO ALLOW FOR CHILD AND 

YOUTH SERVICES (NAICS 624110) AS A PERMITTED USE IN THE GC-GENERAL 
COMMERCIAL DISTRICT

WHEREAS, an application by David Hutkin, of Hutkin Properties, owner of 1100 N. Lindbergh 
Boulevard, was submitted for a text amendment to the zoning code to allow Child and Youth 
Services (NAICS 624110) as a permitted use in the GC-General Commercial District; and

WHEREAS, such uses are not currently allowed within the GC General Commercial District; and,

WHEREAS, a public hearing was held by the Creve Coeur Planning and Zoning Commission on 
Monday, December 19, 2022, beginning at 6:00 p.m. or immediately following the close of the 
previous public hearing, and, 

WHEREAS, notice of publication for said public hearing had been previously published at least 
15 days prior to the hearing, in the St. Louis Countian, a newspaper of general circulation in the 
City of Creve Coeur; and,

WHEREAS, the Planning and Zoning Commission reviewed and, by a ____ vote, recommended 
approval of the conditional use permit, subject to the conditions contained herein, at its meeting 
on December 19, 2022; and,

WHEREAS, all parties desiring to be heard, either for or against said application, were given an 
opportunity to be heard, and a copy of the proposed ordinance has been made available for public 
inspection prior to its consideration by the Council; and this Bill having been read by title in open 
meeting two times before final passage by the City Council, and

WHEREAS, the City Council being fully informed finds that amending the City Code of Ordinances 
would be in harmony with and bear a substantial relation to the public welfare, health, safety, 
comfort and convenience of the citizens of the City of Creve Coeur and in the public interest;

NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, Missouri as 
follows:

Section 1: The following individual line item in Section 405.210 Table A Permitted and Conditional 
Uses shall be amended to read as follows, while all other parts of Table A shall remain unchanged:

Chapter 405, Table A, Permitted and Conditional Uses
P=Permitted Use; C=Conditional Use Permit Required

  ZONING DISTRICTS
Use Code 2012 NAICS Title A B C D AR HE PH PO RO MX PC GC CB LI

624110 Child and Youth Services P P P P

Section 2:  This ordinance shall become effective in accordance with Section 3.11 (g) of the City 
Charter.
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BILL NO. ___    __ ORDINANCE NO. ________

2

ADOPTED THIS ____ DAY OF ____________________, 2023.

__________________________
JOSEPH MARTINICH

     PRESIDENT OF CITY COUNCIL

APPROVED THIS ____ DAY OF ___________________, 2023.

_______________________
       DR. ROBERT 

HOFFMAN
                    MAYOR

ATTEST:

____________________________
KELLIE HENKE
CITY CLERK
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DocuSign Envelope lD: 38F56D19{24D.4996-9027-D53CgE2E03C8

HUTKIN PROPERTIES GROUP, L.L.C.

November 2, 2022

By E-NIail: jj agi@crevecoeurmo.gov

Jason W. Jaggi, AICP
Director of Community Development
City of Creve Coeur, Missouri
300 North New Ballas Road
Creve Coeur, MO 63 141

Re: Text Amendment Application of Metro Creve Coeur, LLC regarding property
located at I100 N. Lindbergh Blvd., Creve Coeur, MO, seeking to designate
Child and Youth Services (Use Code 6241 l0) as a Permitted Use in the General
Commercial Zoning District to enable Foster and Adoptive Care Coalition to
acqute and occupy the property

Dear Mr. Jaggr

This lener accompanies the Text Amendment Application of Metro Creve Coeur, LLC (Metro
Creve Coeur) regarding the properry that Metro Creve Coeur owns at I 100 N. Lindbergh Blvd (Property).
The Property consists of an approximately 3.3 acre parcel improved by an approximately 54,180 square
foot office building.

Metro Creve Coeur signed a letter of intent with Foster Care Coalition of Greater St. Louis, lnc.,
d,/b/a Foster and Adoptive Care Coalition (FACC), providing for FACC to purchase and occupy the
Property. EACC is a not-for-profit corporation that provides non-residential services directed toward
finding families for children in foster care and supporting the foster/adoptive/guardianship families u,ho

care for the foster children.r FACC'S current facility is located at 1750 South Brentwood Blvd. in
Brentwood, MO, which it has happily occupied since May of20l0. FACC has outgrown its cunent facility,
which is why it seeks to acquire and occupy I 100 N. Lindbergh Blvd.

Thc Propeny is located in Creve Coeur's General Commercial Zoning District. FACC's primary
actirities fall under Use Code 6241l0-Child and Youth Services ofthe Crere Coeur Zoning Code. which
is defined by NAICS as "establishments primarily engaged in providing nonresidential social assistance

services for children and youth. These establishments provide for the welfare of children in such areas as

adoption and foster care, drug prevention, life skills training, and positive social development."r Use Code

6241 lO-Child and Youth Services is neither a permitted nor conditional use within the General Commercial

Zoning District.

10E29 OliYe Blvd., Suite 200
St. Louis' Missouri 63!41

Telephone: (314) 872-9140 Facsimitet (314) 872-9001

RECEIVED
Nov 02 2022

PLANNING DEPT
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Jason W. Japgi, AICP
November 2, 2022
Page 2

Currently, FACC cmploys a staffof 94 people and expects to grow to approximately 160 people within 5
years. FACC would primarily use the Propeffy for offrce space lor its staff. training and meeting roorns for
families uho takc on the responsibility of foster children, and operating its resale store. As mentioned
above. no one would be houscd at FACC's facility. FACC's uses are the same t)?es of activities (i.e.,
office. training and meetings) as other not-for profit organizations, whose uses are permitted uses in the
General Commercial Zoning District, albeit for different segments of the population. For example,
organizations that fall under Use Code 62419O-Other Individual and Family Servicesr, and under Use Code
813319 Othcr Social Advocacy Organizationsa, are Permitted Uses within the General Commercial Zoning
District, when their activitics for zoning purposes are essentially the same (i.e., office, raining, and
meetings) as FACC.

Thcre are other non-residential, social service organizations that operale in close proximity to
FACC; namely, (i) National Council of Jewish Women located at 295 N. Lindbagh, (ii) The American Red
Cross located adjacent to the Property at 10195 Corporate Square, and (iii) Presbyterian Children's Home
& Services and Every Chitd's Hope, both located at 1220 N. Lindbergh Blvd. (and which provide social,
psychological, and educational services to chil&en and families). Accordingly, FACC's occupancy of l100
N. Lindbergh would be consistent with the curent character ofthe area ofthe General Commercial Zoning
District in which the Propoty is located.

For the above reasons. Metro Creve Coeur respectfi.rlly submits that the text of Creve Coeur's
Zoning Ordinancc should be amended to allow not-for-profit organizations like FACC, whose activities fall
under Use Code 624110-Child and Youth Services, to operate in the Ceneral Commercial Zoning District
as a permitted use.

Very truly yours,

l,ffi;,[*
'm'JiffSlYliit?i.

RECEIVED
Nov 02 202

PLANNING DEPT

Footnotes
1 As a source of fiuding for ils missioo, FACC also operates a resale store at its faciliry.2 FACC'S secondary use actilities. its resale store, would be a peruritted use in tbe General Commercial

Zoning Districr under 45331o-Used Merchandise Stores.
I Use Code 62419o-Otho hrdividual and Family Sewices is defined by NAICS as "establishments primarily

engaged in proliding nonresidential individual and family social assisrance (except those specifically directed toward chii&en, the
elderly. penons diagnosed with intellectual or development disabiliries, or persons with disabilities';).a Use Code 8133lg-Other Social Advocacy organizations is defined by NAICS as .,establishmeDrs primadly
engaged in social advocacy (except human rights and ervironmenral protection, conservations. and wildlife preservations).,,

DocuSign Envelope lD: 38F56D19-c24D-4996-9027-D53CgE2E03C8
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ZONING ORDINANCE

405 Attachment 1

City of Creve Coeur

TABLE A
PERMITTED AND CONDITIONAL USES

[Ord. No. 5300, 4-22-2013; Ord. No. 5325 §1, 8-26-2013; Ord. No. 5431 §§17 -– 18, 7-27-2015; Ord. No. 5631, 3-25-2019; Ord. No.
5637, 4-22-2019; Ord. No. 5648, 8-26-2019; Ord. No. 5708, 8-10-2020; Ord. No. 5717, 9-29-2020]

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

CC111419 Medical Marijuana Cultivation Facility, inside a 
building or greenhouse as defined under Section 
405.120

C C

221121 Electric Bulk Power Transmission and Control C
221122 Electric Power Distribution C C C C C C C C C C C C C C
221310 Water Supply and Irrigation Systems C C
221320 Sewage Treatment Facilities C
236115 New Single-Family Housing Construction (except 

For-Sale Builders)
C

236116 New Multi-Family Housing Construction (except For-
Sale Builders)

C

236117 New Housing For-Sale Builders C
236118 Residential Remodelers C
236210 Industrial Building Construction C
236220 Commercial and Institutional Building Construction C
237110 Water and Sewer Line and Related Structures 

Construction
C

237120 Oil and Gas Pipeline and Related Structures 
Construction

C

237130 Power and Communication Line and Related 
Structures Construction

C

237210 Land Subdivision C
237310 Highway, Street, and Bridge Construction 

(Management Office Only)
P P

405 Attachment 1:1 Supp 39, Sep 2020
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

238150 Glass and Glazing Contractors C
238210 Electrical Contractors and Other Wiring Installation 

Contractors
C

238220 Plumbing, Heating, and Air-Conditioning Contractors C
238310 Drywall and Insulation Contractors C
238320 Painting and Wall Covering Contractors C
238330 Flooring Contractors C
238340 Tile and Terrazzo Contractors C
238350 Finish Carpentry Contractors C
238390 Other Building Finishing Contractors C
238990 All Other Specialty Trade Contractors C
311351 Chocolate and Confectionery Manufacturing from 

Cacao Beans
P

311352 Confectionary Manufacturing from Purchased 
Chocolate

P P P P P

311340 Non-Chocolate Confectionary Manufacturing P P P P
311811 Retail Bakeries P P P P P
311812 Commercial Bakeries P
311813 Frozen Cakes, Pies, and Other Pastries Manufacturing P
311821 Cookie and Cracker Manufacturing P
311824 Dry Pasta, Dough, and Flour Mixes Manufacturing 

from Purchased Flour
C

311830 Tortilla Manufacturing C
311911 Roasted Nuts and Peanut Butter Manufacturing P
311919 Other Snack Food Manufacturing P
311920 Coffee and Tea Manufacturing P
311942 Spice and Extract Manufacturing C
312111 Soft Drink Manufacturing P
312112 Bottled Water Manufacturing P
312113 Ice Manufacturing C
312120 Breweries C
312130 Wineries C
312140 Distilleries C
313220 Narrow Fabric Mills and Schiffii Machine 

Embroidery
P

313310 Textile and Fabric Finishing Mills P

405 Attachment 1:2 Supp 39, Sep 2020
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

313320 Fabric Coating Mills P
314120 Curtain and Linen Mills P
314910 Textile Bag and Canvas Mills P
314999 All Other Miscellaneous Textile Product Mills C
315210 Cut and Sew Apparel Contractors P
315220 Men’s and Boys’ Cut and Sew Apparel Manufacturing P
315240 Women’s, Girls’, and Infants’ Cut and Sew Apparel 

Manufacturing
P

315280 Other Cut and Sew Apparel Manufacturing P
315990 Apparel Accessories and Other Apparel 

Manufacturing
P

316210 Footwear Manufacturing P
316992 Woman’s Handbag and Purse Manufacturing P
316998 All Other Leather Good and Allied Product 

Manufacturing
P

321211 Hardwood Veneer and Plywood Manufacturing C
321212 Softwood Veneer and Plywood Manufacturing C
321213 Engineered Wood Member (except Truss) 

Manufacturing
C

321214 Truss Manufacturing C
321219 Reconstituted Wood Product Manufacturing C
321911 Wood Window and Door Manufacturing C
321912 Cut Stock, Re-sawing Lumber, and Planning C
321918 Other Millwork (including Flooring) C
321920 Wood Container and Pallet Manufacturing C
321991 Manufactured Home (Mobile Home) Manufacturing C
321992 Prefabricated Wood Building Manufacturing C
321999 All Other Miscellaneous Wood Product 

Manufacturing
C

322211 Corrugated and Solid Fiber Box Manufacturing C
322212 Folding Paperboard Box Manufacturing P
322219 Other Paperboard Container Manufacturing P
322220 Paper Bag and Coated and Treated Paper 

Manufacturing
C

322230 Stationery Product Manufacturing C
322291 Sanitary Paper Product Manufacturing C

405 Attachment 1:3 Supp 39, Sep 2020
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

322299 All Other Converted Paper Product Manufacturing C
323111 Commercial Printing (except Screen and Books) P
323113 Commercial Screen Printing P
323117 Books Printing P
323120 Support Activities for Printing P
325220 Artificial and Synthetic Fibers and Filaments C C
325411 Medicinal and Botanical Manufacturing C C
325412 Pharmaceutical Preparation Manufacturing C C
325413 In-Vitro Diagnostic Substance Manufacturing C C
325414 Biological Product (except Diagnostic) Manufacturing C C
CC325415 Medical Marijuana Manufacturing Facility, entirely 

within an enclosed building as defined under Section 
405.120

C C

325991 Custom Compounding of Purchased Resins P
325992 Photographic Film, Paper, Plate, and Chemical 

Manufacturing
P

325998 All Other Miscellaneous Chemical Product and 
Preparation Manufacturing

P

326111 Plastics Bag and Pouch Manufacturing C
326112 Plastics Packaging Film and Sheet (including 

Laminated) Manufacturing
C

326113 Unlaminated Plastics Film and Sheet (except 
Packaging) Manufacturing

P

326121 Unlaminated Plastics Profile Shape Manufacturing P
326122 Plastics Pipe and Pipe Fitting Manufacturing P
326130 Laminated Plastics Plate, Sheet (except Packaging), 

and Shape Manufacturing
P

326140 Polystyrene Foam Product Manufacturing P
326150 Urethane and Other Foam Product (except 

Polystyrene) Manufacturing
P

326160 Plastics Bottle Manufacturing P
326191 Plastics Plumbing Fixture Manufacturing P
326199 All Other Plastics Product Manufacturing P
326212 Tire Retreading C
326291 Rubber Product Manufacturing for Mechanical Use P
326299 All Other Rubber Product Manufacturing P

405 Attachment 1:4 Supp 39, Sep 2020
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

327110 Pottery, Ceramics, and Plumbing Fixture 
Manufacturing

P

327211 Flat Glass Manufacturing P
327212 Other Pressed and Blown Glass and Glassware 

Manufacturing
P

327213 Glass Container Manufacturing P
327215 Glass Product Manufacturing Made of Purchased 

Glass
P

332114 Custom Roll Forming P
332117 Powder Metallurgy Part Manufacturing P
332215 Metal Kitchen Cookware, Utensil, Cutlery, and 

Flatware (except Precious) Manufacturing
P

332216 Saw Blade and Handtool Manufacturing P
332311 Prefabricated Metal Building and Component 

Manufacturing
P

332312 Fabricated Structural Metal Manufacturing P
332313 Plate Work Manufacturing P
332321 Metal Window and Door Manufacturing P
332322 Sheet Metal Work Manufacturing P
332323 Ornamental and Architectural Metal Work 

Manufacturing
P

332410 Power Boiler and Heat Exchanger Manufacturing P
332420 Metal Tank (Heavy Gauge) Manufacturing P
332431 Metal Can Manufacturing P
332439 Other Metal Container Manufacturing P
332510 Hardware Manufacturing P
332613 Spring Manufacturing P
332618 Other Fabricated Wire Product Manufacturing P
332710 Machine Shops P
332721 Precision Turned Product Manufacturing P
332722 Bolt, Nut, Screw, Rivet, and Washer Manufacturing P
332812 Metal Coating, Engraving (except Jewelry and 

Silverware), and Allied Services to Manufacturers
P

332813 Electroplating, Plating, Polishing, Anodizing, and 
Coloring

P

332911 Industrial Valve Manufacturing P

405 Attachment 1:5 Supp 39, Sep 2020
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

332912 Fluid Power Valve and Hose Fitting Manufacturing C
332913 Plumbing Fixture Fitting and Trim Manufacturing P
332919 Other Metal Valve and Pipe Fitting Manufacturing P
332991 Ball and Roller Bearing Manufacturing P
332992 Small Arms Ammunition Manufacturing C
332993 Ammunition (except Small Arms) Manufacturing C
332994 Small Arms, Ordnance, and Ordnance Accessories 

Manufacturing
C

332996 Fabricated Pipe and Pipe Fitting Manufacturing P
332999 All Other Miscellaneous Fabricated Metal Product 

Manufacturing
C

333111 Farm Machinery and Equipment Manufacturing C
333112 Lawn and Garden Tractor and Home Lawn and 

Garden Equipment Manufacturing
C

333120 Construction Machinery Manufacturing P
333131 Mining Machinery and Equipment Manufacturing P
333132 Oil and Gas Field Machinery and Equipment 

Manufacturing
P

333241 Food Product Machinery Manufacturing P
333242 Semi-Conductor Machinery Manufacturing P
333243 Sawmill, Woodworking, and Paper Machinery 

Manufacturing
P

333244 Printing Machinery and Equipment Manufacturing P
333249 Other Industrial Machinery Manufacturing P
333314 Optical Instrument and Lens Manufacturing P
333316 Photographic and Photocopying Equipment 

Manufacturing
P

333318 Other Commercial and Service Industry Machinery 
Manufacturing

P

333413 Industrial and Commercial Fan and Blower and Air 
Purification Equipment Manufacturing

P

333414 Heating Equipment (except Warm Air Furnaces) 
Manufacturing

P

333415 Air-Conditioning and Warm Air Heating Equipment 
and Commercial and Industrial Refrigeration 
Equipment Manufacturing

P

405 Attachment 1:6 Supp 39, Sep 2020
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

333511 Industrial Mold Manufacturing C
333514 Special Die and Tool, Die Set, Jig, and Fixture 

Manufacturing
P

333515 Cutting Tool and Machine Tool Accessory 
Manufacturing

P

333517 Machine Tool Manufacturing P
333519 Rolling Mill and Other Metalworking Machinery 

Manufacturing
P

333611 Turbine and Turbine Generator Set Units 
Manufacturing

P

333612 Speed Changer, Industrial High-Speed Drive, and 
Gear Manufacturing

P

333613 Mechanical Power Transmission Equipment 
Manufacturing

P

333618 Other Engine Equipment Manufacturing P
333911 Pump and Pumping Equipment Manufacturing P
333912 Air and Gas Compressor Manufacturing P
333913 Measuring and Dispensing Pump Manufacturing P
333921 Elevator and Moving Stairway Manufacturing P
333922 Conveyor and Conveying Equipment Manufacturing P
333923 Overhead Traveling Crane, Hoist, and Monorail 

System Manufacturing
P

333924 Industrial Truck, Tractor, Trailer, and Stacker 
Machinery Manufacturing

P

333991 Power-Driven Handtool Manufacturing C
333992 Welding and Soldering Equipment Manufacturing P
333993 Packaging Machinery Manufacturing P
333994 Industrial Process Furnace and Oven Manufacturing P
333995 Fluid Power Cylinder and Actuator Manufacturing P
333996 Fluid Power Pump and Motor Manufacturing P
333997 Scale and Balance Manufacturing P
333999 All Other Miscellaneous General Purpose Machinery 

Manufacturing
C

334111 Electronic Computer Manufacturing P
334112 Computer Storage Device Manufacturing P
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

334118 Computer Terminal and Other Computer Peripheral 
Equipment Manufacturing

P

334210 Telephone Apparatus Manufacturing P
334220 Radio and Television Broadcasting and Wireless 

Communications Equipment Manufacturing
P

334290 Other Communications Equipment Manufacturing P
334310 Audio and Video Equipment Manufacturing P
334412 Bare Printed Circuit Board Manufacturing P
334413 Semi-Conductor and Related Device Manufacturing P
334416 Capacitor, Resistor, Coil, Transformer, and Other 

Inductor Manufacturing
P

334417 Electronic Connector Manufacturing P
334418 Printed Circuit Assembly (Electronic Assembly) 

Manufacturing
P

334419 Other Electronic Component Manufacturing P
334510 Electromedical and Electrotherapeutic Apparatus 

Manufacturing
C P

334511 Search, Detection, Navigation, Guidance, 
Aeronautical, and Nautical System and Instrument 
Manufacturing

P

334512 Automatic Environmental Control Manufacturing for 
Residential, Commercial, and Appliance Use

P

334513 Instruments and Related Products Manufacturing for 
Measuring, Displaying, and Controlling Industrial 
Process Variables

P

334514 Totalizing Fluid Meter and Counting Device 
Manufacturing

P

334515 Instrument Manufacturing for Measuring and Testing 
Electricity and Electrical Signals

P

334516 Analytical Laboratory Instrument Manufacturing C P
334517 Irradiation Apparatus Manufacturing P
334519 Other Measuring and Controlling Device 

Manufacturing
P

334613 Blank Magnetic and Optical Recoding Media 
Manufacturing

P

405 Attachment 1:8 Supp 39, Sep 2020
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

334614 Software and Other Pre-Recorded Compact Disc, 
Tape, and Record Reproducing

P P P P

335110 Electric Lamp Bulb and Part Manufacturing P
335121 Residential Electric Lighting Fixture Manufacturing P
335122 Commercial, Industrial, and Institutional Electric 

Lighting Fixture Manufacturing
P

335129 Other Lighting Equipment Manufacturing P
335210 Small Electrical Appliance Manufacturing P
335221 Household Cooking Appliance Manufacturing P
335222 Household Refrigerator and Home Freezer 

Manufacturing
P

335224 Household Laundry Equipment Manufacturing P
335228 Other Major Household Appliance Manufacturing P
335311 Power, Distribution, and Specialty Transformer 

Manufacturing
P

335312 Motor and Generator Manufacturing P
335313 Switchgear and Switchboard Apparatus 

Manufacturing
P

335314 Relay and Industrial Control Manufacturing P
335911 Storage Battery Manufacturing P
335912 Primary Battery Manufacturing P
335932 Non-Current-Carrying Wiring Device Manufacturing P
335991 Carbon and Graphite Product Manufacturing P
335999 All Other Miscellaneous Electrical Equipment and 

Component Manufacturing
P

336111 Automobile Manufacturing C
336112 Light Truck and Utility Vehicle Manufacturing C
336120 Heavy Duty Truck Manufacturing C
336211 Motor Vehicle Body Manufacturing C
336212 Truck Trailer Manufacturing C
336213 Motor Home Manufacturing C
336214 Travel Trailer and Camper Manufacturing C
336310 Motor Vehicle Gasoline Engine and Engine Parts 

Manufacturing
C

336320 Motor Vehicle Electrical and Electronic Equipment 
Manufacturing

P
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

336330 Motor Vehicle Steering and Suspension Components 
(except Spring) Manufacturing

C

336340 Motor Vehicle Brake System Manufacturing C
336350 Motor Vehicle Transmission and Power Train Parts 

Manufacturing
C

336360 Motor Vehicle Seating and Interior Trim 
Manufacturing

P

336390 Other Motor Vehicle Parts Manufacturing C
336411 Aircraft Manufacturing C
336412 Aircraft Engine and Engine Parts Manufacturing C
336413 Other Aircraft Parts and Auxillary Equipment 

Manufacturing
P

336414 Guided Missile and Space Vehicle Manufacturing C
336415 Guided Missile and Space Vehicle Propulsion Unit 

and Propulsion Unit Parts Manufacturing
C

336419 Other Guided Missile and Space Vehicle Parts and 
Auxiliary Equipment Manufacturing

C

336510 Railroad Rolling Stock Manufacturing C
336611 Ship Building and Repairing C
336612 Boat Building C
336991 Motorcycle, Bicycle, and Parts Manufacturing C
336992 Military Armored Vehicle, Tank and Tank 

Component Manufacturing
C

336999 All Other Transportation Equipment Manufacturing C
337110 Wood Kitchen Cabinet and Countertop Manufacturing C
337121 Upholstered Household Furniture Manufacturing C
337122 Non-Upholstered Wood Household Furniture 

Manufacturing
C

337124 Metal Household Furniture Manufacturing C
337125 Household Furniture (except Wood and Metal) 

Manufacturing
C

337127 Institutional Furniture Manufacturing C
337211 Wood Office Furniture Manufacturing C
337212 Custom Architectural Woodwork and Millwork 

Manufacturing
C

337214 Office Furniture (except Wood) Manufacturing C
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

337215 Showcase, Partition, Shelving, and Locker 
Manufacturing

C

337910 Mattress Manufacturing C
337920 Blind and Shade Manufacturing P
339112 Surgical and Medical Instrument Manufacturing P
339113 Surgical Appliance and Supplies Manufacturing C C C P
339114 Dental Equipment and Supplies Manufacturing C P
339115 Ophthalmic Goods Manufacturing C P
339116 Dental Laboratories P C C P
339910 Jewelry and Silverware Manufacturing P
339920 Sporting and Athletic Goods Manufacturing P
339930 Doll, Toy, and Game Manufacturing P
339940 Office Supplies (except Paper) Manufacturing P
339950 Sign Manufacturing C C C C C
339991 Gasket, Packing, and Sealing Device Manufacturing P
339992 Musical Instrument Manufacturing P
339993 Fastener, Button, Needle, and Pin Manufacturing P
339994 Broom, Brush, and Mop Manufacturing P
339995 Burial Casket Manufacturing P
339999 All Other Miscellaneous Manufacturing C
423110 Automobile and Other Motor Vehicle Merchant 

Wholesalers
C

423120 Motor Vehicle Supplies and New Parts Merchant 
Wholesalers

P

423130 Tire and Tube Merchant Wholesalers C
423140 Motor Vehicle Parts (Used) Merchant Wholesalers C
423210 Furniture Merchant Wholesalers P
423220 Home Furnishing Merchant Wholesalers P
423310 Lumber, Plywood, Millwork, and Wood Panel 

Merchant Wholesalers
P

423320 Brick, Stone, and Related Construction Material 
Merchant Wholesalers

P

423330 Roofing, Siding, and Insulation Material Merchant 
Wholesalers

P

423390 Other Construction Material Merchant Wholesalers P
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

423410 Photographic Equipment and Supplies Merchant 
Wholesalers

P

423420 Office Equipment Merchant Wholesalers P
423430 Computer and Computer Peripheral Equipment and 

Software Merchant Wholesalers
P

423440 Other Commercial Equipment Merchant Wholesalers P
423450 Medical, Dental, and Hospital Equipment and 

Supplies Merchant Wholesalers
P

423460 Ophthalmic Goods Merchant Wholesalers P
423490 Other Professional Equipment and Supplies Merchant 

Wholesalers
P

423510 Metal Service Centers and Other Metal Merchant 
Wholesalers

P

423520 Coal and Other Mineral and Ore Merchant 
Wholesalers

P

423610 Electrical Apparatus and Equipment, Wiring Supplies,
and Related Equipment Merchant Wholesalers

P

423620 Household Appliances, Electric Housewares, and 
Consumer Electronics Merchant Wholesalers

P

423690 Other Electronic Parts and Equipment Merchant 
Wholesalers

P

423710 Hardware Merchant Wholesalers P
423720 Plumbing and Heating Equipment and Supplies 

(Hydronics) Merchant Wholesalers
P

423730 Warm Air Heating and Air-Conditioning Equipment 
and Supplies Merchant Wholesalers

P

423740 Refrigeration Equipment and Supplies Merchant 
Wholesalers

P

423810 Construction and Mining (except Oil Well) Machinery
and Equipment Merchant Wholesalers

P

423820 Farm and Garden Machinery and Equipment 
Merchant Wholesalers

P

423830 Industrial Machinery and Equipment Merchant 
Wholesalers

P

423840 Industrial Supplies Merchant Wholesalers P
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423850 Service Establishment Equipment and Supplies 
Merchant Wholesalers

P

423860 Transportation Equipment and Supplies (except Motor
Vehicle) Merchant Wholesalers

P

423910 Sporting and Recreational Goods and Supplies 
Merchant Wholesalers

P

423920 Toy and Hobby Goods and Supplies Merchant 
Wholesalers

P

423930 Recyclable Material Merchant Wholesalers P
423940 Jewelry, Watch, Precious Stone, and Precious Metal 

Merchant Wholesalers
P

423990 Other Miscellaneous Durable Goods Merchant 
Wholesalers

P

424110 Printing and Writing Paper Merchant Wholesalers P
424120 Stationary and Office Supplies Merchant Wholesalers P
424130 Industrial and Personal Service Paper Merchant 

Wholesalers
P

424210 Drugs and Druggists’ Sundries Merchant Wholesalers C P
424310 Place Goods, Notions, and Other Dry Goods Merchant

Wholesalers
P

424320 Men’s and Boys’ Clothing and Furnishings Merchant 
Wholesalers

P

424330 Women’s, Children’s, and Infants’ Clothing and 
Accessories Merchant Wholesalers

P

424340 Footwear Merchant Wholesalers P
424410 General Line Grocery Merchant Wholesalers P
424420 Packaged Frozen Food Merchant Wholesalers P
424430 Dairy Product (except Dried or Canned) Merchant 

Wholesalers
P

424440 Poultry and Poultry Product Merchant Wholesalers P
424450 Confectionery Merchant Wholesalers P
424460 Fish and Seafood Merchant Wholesalers P
424470 Meat and Meat Product Merchant Wholesalers P
424480 Fresh Fruit and Vegetable Merchant Wholesalers P
424490 Other Grocery and Related Products Merchant 

Wholesalers
P
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424510 Grain and Field Bean Merchant Wholesalers P
424520 Livestock Merchant Wholesalers P
424610 Plastics Materials and Basic Forms and Shapes 

Merchant Wholesalers
P

424690 Other Chemical and Allied Products Merchant 
Wholesalers

C

424810 Beer and Ale Merchant Wholesalers P
424820 Wine and Distilled Alcoholic Beverage Merchant 

Wholesalers
P

424910 Farm Supplies Merchant Wholesalers P
424920 Book, Periodical, and Newspaper Merchant 

Wholesalers
P

424930 Flower, Nursery Stock, and Florists’ Supplies 
Merchant Wholesalers

P

424940 Tobacco and Tobacco Product Merchant Wholesalers P
424950 Paint, Varnish, and Supplies Merchant Wholesalers P
424990 Other Miscellaneous Non-Durable Goods Merchant 

Wholesalers
P

425110 Business to Business Electronic Markets P P P P P P
425120 Wholesale Trade Agents and Brokers P P P P
441110 New Car Dealers C C C
441120 Used Car Dealers C
441210 Recreational Vehicle Dealers C
441222 Boat Dealers C C C C
441228 Motorcycle, ATV, and All Other Motor Vehicle 

Dealers
C

441310 Automotive Parts and Accessories Stores C C C C C
441320 Tire Dealers C C
CC442100 All Drive-in and Drive-Through Services (excluding 

Food Services)
C C C C C

442110 Furniture Stores P P P P C
442210 Floor Covering Stores P P P P C
442291 Window Treatment Stores P P P P P
442299 All Other Home Furnishings Stores C C P P P
443141 Household Appliance Stores C C P P P
443142 Electronics Stores P P P P P
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444110 Home Centers C C C P
444120 Paint and Wallpaper Stores C P P P P
444130 Hardware Stores P P P P P
444190 Other Building Material Dealers C C C P
444210 Outdoor Power Equipment Stores C C C P P
444220 Nursery, Garden Center, and Farm Supply Stores C C P
445110 Supermarkets and Other Grocery (except 

Convenience) Stores
C P P P P

445120 Convenience Stores C C C C C C
445210 Meat Markets P P P P P
445220 Fish and Seafood Markets P
445230 Fruit and Vegetable Markets P P P P P
445291 Baked Goods Stores P P P P P
445292 Confectionery and Nut Stores P P P P P
445299 All Other Specialty Food Stores P P P P P
445310 Beer, Wine, and Liquor Stores P P P P P
446110 Pharmacies and Drug Stores P P P P P P P
446120 Cosmetics, Beauty Supplies, and Perfume Stores P P P P P
446130 Optical Goods Stores P P P P P
446191 Food (Health) Supplement Stores P P P P P P
446199 All Other Health and Personal Care Stores P P P P P
447110 Gasoline Stations with Convenience Stores C C C C C
447190 Other Gasoline Stations C C C C
448110 Men’s Clothing Stores P P P P C
448120 Women’s Clothing Stores P P P P C
448130 Children’s and Infants’ Clothing Stores P P P P C
448140 Family Clothing Stores P P P P C
448150 Clothing Accessories Stores P P P P C
448190 Other Clothing Stores P P P P P
448210 Shoe Stores P P P P P
448310 Jewelry Stores P P P P C
448320 Luggage and Leather Goods Stores P P P P C
451110 Sporting Goods Stores (except those exclusively 

engaged in the sale of firearms and ammunition)
C C P P P

451120 Hobby, Toy, and Game Stores P P P P P
451130 Sewing, Needlework, and Piece Goods Stores P P P P P
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451140 Musical Instrument and Supplies Stores P P P P P
451211 Book Stores P P P P P
451212 News Dealers and Newsstands P P P P P P
452111 Department Stores (except Discount Department 

Stores)
C C C C P

452112 Discount Department Stores C C C C P
452910 Warehouse Clubs and Supercenters C C C P
452990 All Other General Merchandise Stores C C C C C P
453110 Florists P P P P P P
453210 Office Supplies and Stationery Stores P P P P P P P
453220 Gift, Novelty, and Souvenir Stores P P P P P P
453310 Used Merchandise Stores (No building materials, 

outside sales, exchange or drop-off of used goods)
P P P P P

453910 Pet and Pet Supplies Stores P P P P P
453920 Art Dealers P P P P P
453930 Manufactured (Mobile) Home Dealers C
453991 Tobacco Stores P P P P P
453998 All Other Miscellaneous Store Retailers (except 

auction houses, pool and hot tub sales/supplies and 
cemetery memorial dealers)

P P P P P

CC453999 Medical Marijuana Dispensary Facility, as defined 
under Section 405.120

P P P P P P P

454111 Electronic Shopping P P P P P
454112 Electronic Auctions P P
454113 Mail-Order Houses P
454210 Vending Machine Operators P
454310 Fuel Dealers C
454390 Other Direct Selling Establishments P P P
481112 Scheduled Freight Air Transportation P
481219 Other Non-Scheduled Air Transportation P P
484110 General Freight Trucking, Local C
484121 General Freight Trucking, Long-Distance, Truckload C
484122 General Freight Trucking, Long-Distance, Less Than 

Truckload
C

484210 Used Household and Office Goods Moving C
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484220 Specialized Freight (except Used Goods) Trucking, 
Local

C

484230 Specialized Freight (except Used Goods) Trucking, 
Long-Distance

C

485111 Mixed Mode Transit Systems C
485112 Commuter Rail Systems C
485113 Bus and Other Motor Vehicle Transit Systems C
486119 Other Urban Transit Systems P
485210 Interurban and Rural Bus Transportation C C C
485310 Taxi Service C
485320 Limousine Service P
485410 School and Employee Bus Transportation C
485510 Charter Bus Industry C C
485991 Special Needs Transportation C C
485999 All Other Transit and Ground Passenger 

Transportation
C C

486110 Pipeline Transportation of Crude Oil C
486210 Pipeline Transportation of Natural Gas C
486910 Pipeline Transportation of Refined Petroleum 

Products
C

486990 All Other Pipeline Transportation C
488190 Other Support Activities for Air Transportation P
488410 Motor Vehicle Towing C
488490 Other Support Activities for Road Transportation C
488510 Freight Transportation Arrangement P
488991 Packing and Crating P
488999 All Other Support Activities for Transportation P
491110 Postal Service P P P P P
492110 Couriers and Express Delivery Services P
492210 Local Messengers and Local Delivery P
493110 General Warehousing and Storage C
493120 Refrigerated Warehousing and Storage C
511110 Newspaper Publishers P P P P P
511120 Periodical Publishers P P P P P P
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511130 Book Publishers P P P P P
511140 Directory and Mailing List Publishers P P P P P
511191 Greeting Card Publishers P P P P P
511199 All Other Publishers P P P P P
511210 Software Publishers P P P P P P P
512110 Motion Picture and Video Production C C C P
512120 Motion Picture and Video Distribution P P P P
512131 Motion Picture Theaters (except Drive-Ins) C C C
512191 Teleproduction and Other Postproduction Services P P
512199 Other Motion Picture and Video Industries P P
512210 Record Production P P P P P
512220 Integrated Record Production/Distribution P
512230 Music Publishers P P P P P
512240 Sound Recording Studios C C C C P
512290 Other Sound Recording Industries C C C C P
515111 Radio Networks C C C C C
515112 Radio Stations C C C C C
515120 Television Broadcasting C C C C C
515210 Cable and Other Subscription Programming C C C C C
517110 Wired Telecommunications Carriers C C C C C
517210 Wireless Telecommunications Carriers Incl. 

Freestanding Antenna Facilities (except Satellite)
C C C C C C C C C C C C C C

517410 Satellite Telecommunication C C C C
517911 Telecommunications Resellers C P P P
517919 All Other Telecommunications C C C
517929 Roof-Mounted Communication Equipment C C C C C C C C C C
518210 Data Processing, Hosting, and Related Services P P P P P
519110 News Syndicates P P P P
519120 Libraries and Archives P P P P P P P P
519130 Internet Publishing and Broadcasting and Web Search 

Portals
P P P P P P P

519190 All Other Information Services P P P P P
521110 Monetary Authorities-Central Bank P P P P
522110 Commercial Banking C C C C C C C
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522120 Savings Institutions C C C C C C C
522130 Credit Unions C C C C C C C
522190 Other Depository Credit Intermediation C C C C
522210 Credit Card Issuing P P P P P
522220 Sales Financing P P P P P P
522291 Consumer Landing P P P P P P
522292 Real Estate Credit P P P P P P
522293 International Trade Financing P P P P P P
522294 Secondary Market Financing P P P P P P
522298 All Other Non-Depository Credit Intermediation (Incl.

Pawnshops)
522310 Mortgage and Non-Mortgage Loan Brokers P P P
522320 Financial Transactions Processing, Reserve, and 

Clearinghouse Activities
P P P P

523110 Investment Banking and Securities Dealing P P P P
523120 Securities Brokerage P P P P P
523130 Commodity Contracts Dealing P P P P
523140 Commodity Contracts Brokerage P P P P
523210 Securities and Commodity Exchanges P P P P P
523910 Miscellaneous Intermediation P P P
523920 Portfolio Management P P P P P
523930 Investment Advice P P P P P
523991 Trust, Fiduciary, and Custody Activities P P P P
523999 Miscellaneous Financial Investment Activities P P P P
524113 Direct Life Insurance Carriers P P P P
524114 Direct Health and Medical Insurance Carriers P P P P
524126 Direct Property and Casualty Insurance Carriers P P P P
524127 Direct Title Insurance Carriers P P P P
524128 Other Direct Insurance (except Life, Health, and 

Medical) Carriers
P P P P

524130 Reinsurance Carriers P P P P
524210 Insurance Agencies and Brokerages P P P P P
524291 Claims Adjusting C C C C C C
524292 Third Party Administration of Insurance and Pension 

Funds
P P P P
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524298 All Other Insurance Related Activities P P P P
525110 Pension Funds P P P P
525120 Health and Welfare Funds P P P P
525190 Other Insurance Funds P P P P
525910 Open-End Investment Funds P P P P
525920 Trusts, Estates, and Agency Accounts P P P P
525990 Other Financial Vehicles P P P P
531110 Lessors of Residential Buildings and Dwellings P P P P
531120 Lessors of Non-Residential Buildings (except 

Miniwarehouses)
P P P P P

531190 Lessors of Other Real Estate Property P P P P
531210 Offices of Real Estate Agents and Brokers P P P P P
531311 Residential Property Managers P P P P
531312 Non-Residential Property Managers P P P P
531320 Offices of Real Estate Appraisers P P P P
531390 Other Activities Related to Real Estate P P P P
532111 Passenger Car Rental C C C
532112 Passenger Car Leasing C C C
532120 Truck, Utility Trailer, and RV (Recreational Vehicle) 

Rental and Leasing
C C C

532210 Consumer Electronics and Appliances Rental C C C C C
532220 Formal Wear and Costume Rental P P P P C
532230 Video Tape and Disc Rental P P P P C
532291 Home Health Equipment Rental P P P P C
532292 Recreational Goods Rental P P P P P
532299 All Other Consumer Goods Rental C C C C
532310 General Rental Centers C C C C C
532411 Commercial Air, Rail, and Water Transportation 

Equipment Rental and Leasing
P

532412 Construction, Mining, and Forestry Machinery and 
Equipment Rental and Leasing

C

532420 Office Machinery and Equipment Rental and Leasing P P P P
532490 Other Commercial and Industrial Machinery and 

Equipment Rental and Leasing
P

533110 Lessors of Non-Financial Intangible Assets (except 
Copyrighted Works)

P P P

405 Attachment 1:20 Supp 39, Sep 2020

Page 155 of 189



ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

541110 Offices of Lawyers P P P P P
541120 Offices of Notaries P P P P P
541191 Title Abstract and Settlement Offices P P P P P P
541199 All Other Legal Services P P P P
541211 Offices of Certified Public Accountants P P P P P
541213 Tax Preparation Services P P P P P
541214 Payroll Services P P P P P
541219 Other Accounting Services P P P P P
541310 Architectural Services P P P P P
541320 Landscape Architectural Services P P P P
541330 Engineering Services P P P P P
541340 Drafting Services P P P P P
541350 Building Inspection Services P P P P P
541360 Geophysical Surveying and Mapping Services P P P P P
541370 Surveying and Mapping (except Geophysical) 

Services
P P P P P

541380 Testing Laboratories P P P P P P
CC541381 Medical Marijuana Testing Facility, as defined under 

Section 405.120
P P

541410 Interior Design Services P P P P
541420 Industrial Design Services P P P P P
541430 Graphic Design Services P P P P P
541490 Other Specialized Design Services P P P P P
541511 Custom Computer Programming Services P P P P P
541512 Computer Systems Design Services P P P P P
541513 Computer Facilities Management Services P P P P P P
541519 Other Computer Related Services P P P P P
541611 Administrative Management and General 

Management Consulting Services
P P P P

541612 Human Resources Consulting Services P P P P
541613 Marketing Consulting Services P P P P P P
541614 Process, Physical Distribution, and Logistics 

Consulting Services
P P P P

541618 Other Management Consulting Services P P P P P
541620 Environmental Consulting Services P P P P P P
541690 Other Scientific and Technical Consulting Services P P P P P P
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541711 Research and Development in Biotechnology P P P
541712 Research and Development in the Physical, 

Engineering, and Life Sciences (except 
Biotechnology)

P P P

541720 Research and Development in the Social Sciences and 
Humanities

P P P

541810 Advertising Agencies P P P P P
541820 Public Relations Agencies P P P P P
541830 Media Buying Agencies P P P P P
541840 Media Representatives P P P P P
541850 Outdoor Advertising P P P P P
541860 Direct Mail Advertising P P P P
541870 Advertising Material Distribution Services P P P P P
541890 Other Services Related to Advertising P P P P P
541910 Marketing Research and Public Opinion Polling P P P P P
541921 Photography Studios, Portrait P P P P P
541922 Commercial Photography P P P P
541930 Translation and Interpretation Services P P P P
541940 Veterinary Services P P P P P
541990 All Other Professional, Scientific, and Technical 

Services
P P P P P

551111 Offices of Bank Holding Companies P P P P P P
551112 Offices of Other Holding Companies P P P P P P
551114 Corporate, Subsidiary, and Regional Managing 

Offices
P P P P P P

CC561100 Business Enterprise Center (as defined in Chapter 
405.120, Definition of Terms)

P

561110 Office Administrative Services P P P P P
561210 Facilities Support Services P
561311 Employment Placement Agencies P C C C P
561312 Executive Search Services P P P P P
561320 Temporary Help Services P P P P P
561330 Professional Employer Organizations P P P P C
561410 Document Preparation Services P P P P P P
561421 Telephone Answering Service C C C P
561422 Telemarketing Bureaus and Other Contact Centers C C C C
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561431 Private Mail Centers P P P P C
561439 Other Business Service Centers (including Copy 

Shops)
P P P P P P

561440 Collection Agencies P P P P P
561450 Credit Bureaus P P P P P
561491 Repossession Services C
561492 Court Reporting and Stenotype Services P P P P P
561499 All Other Business Support Services P P P P P P
561510 Travel Agencies P P P P P P
561520 Tour Operators P P P P
561591 Convention and Visitors Bureaus P P P P
561599 All Other Travel Arrangement and Reservation 

Services
P P P P P

561611 Investigation Services P P P P P
561612 Security Guards and Patrol Services C
561613 Armored Car Services C
561621 Security Systems Services (except Locksmiths) C C C C P
561622 Locksmiths P P P P P
561710 Exterminating and Pest Control Services P
561730 Landscaping Services C
561740 Carpet and Upholstery Cleaning Services P
561790 Other Services to Buildings and Dwellings P
561910 Packaging and Labeling Services C C C P
561920 Convention and Trade Show Organizers P P P P
561990 All Other Support Services C C C C P
562998 All Other Miscellaneous Waste Management Services C
611110 Elementary and Secondary Schools C C C C C P
611210 Junior Colleges P C C C C C C
611310 Colleges, Universities, and Professional Schools P P C C C C C C C
611410 Business and Secretarial Schools C C C C C
611420 Computer Training C C C C C
611430 Professional and Management Development C C C C C
611511 Cosmetology and Barber Schools C C C C
611513 Apprenticeship Training P P P P P
611519 Other Technical and Trade Schools C C C
611610 Fine Arts Schools C C C P
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611620 Sports and Recreation Instruction C C C P
611630 Language Schools P P P
611691 Exam Preparation and Tutoring P P P P P P
611692 Automobile Driving Schools C C C C
611699 All Other Miscellaneous Schools and Instruction P P P P P
611710 Educational Support Services P P P P P
621111 Offices of Physicians (except Mental Health 

Specialists)
P P P P P P P

621112 Offices of Physicians, Mental Health Specialists P P P P P P P
621210 Offices of Dentists P P P P P P P
621310 Offices of Chiropractors P P P P P P P
621320 Offices of Optometrists P P P P P P P
621330 Offices of Mental Health Practioners (except 

Physicians)
P P P P P P P

621340 Offices of Physical, Occupational and Speech 
Therapists, and Audiologists

P P P P P P P

621391 Offices of Podiatrists P P P P P P P
621399 Offices of All Other Miscellaneous Health 

Practitioners
P P P P P P P

621410 Family Planning Centers P C C C C C
621420 Outpatient Mental Health and Substance Abuse 

Centers
P C

621491 HMO Medical Centers P P P P P P
621492 Kidney Dialysis Centers P P P P P P
621493 Freestanding Ambulatory Surgical and Emergency 

Centers
P P P P P P

621498 All Other Outpatient Care Centers P C P
621511 Medical Laboratories P C P P
621512 Diagnostic Imaging Centers P C P P
621610 Home Health Care Services P P P P P
621910 Ambulance Services C P
621991 Blood and Organ Banks P P
621999 All Other Miscellaneous Ambulatory Health Care 

Services
P C C

622110 General Medical and Surgical Hospitals P
622210 Psychiatric and Substance Abuse Hospitals P P
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622310 Specialty (except Psychiatric and Substance Abuse) 
Hospitals

P

623110 Nursing Care Facilities (Skilled Nursing Facilities) C C C C C
623210 Residential Intellectual and Developmental Disability 

Facilities (Subject to 405.450.B)
P P P P P C C P

623220 Residential Mental Health and Substance Abuse 
Facilities

P C

623311 Continuing Care Retirement Communities C C C C C
623312 Assisted Living Facilities for the Elderly C C C C C
623990 Other Residential Care Facilities (Subject to 

405.450.B), excluding boot/disciplinary camps and 
halfway group homes

P P P P P C C C C C

624110 Child and Youth Services P P P
624120 Services for the Elderly and Persons with Disabilities C P C P P P
624190 Other Individual and Family Services P P P P P P
624210 Community Food Services C C P
624221 Temporary Shelters C C C C
624229 Other Community Housing Services C C P
624230 Emergency and Other Relief Services C C C
624310 Vocational Rehabilitation Services P C
624410 Child Day Care Services C C C C C C C C C C C C C C
711110 Theater Companies and Dinner Theaters C C C C C C C
711120 Dance Companies C C C C
711130 Musical Groups and Artists C C C C
711190 Other Performing Arts Companies C C C C
711211 Sports Teams and Clubs C C C C
711212 Racetracks C
711219 Other Spectator Sports C C C C
711310 Promoters of Performing Arts, Sports, and Similar 

Events with Facilities
C C C C C

711320 Promoters of Performing Arts, Sports, and Similar 
Events without Facilities

P P P P

711410 Agents and Managers for Artists, Athletes, 
Entertainers, and Other Public Figures

P P P P P

711510 Independent Artists, Writers, and Performers C C C C
712110 Museums C C C
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712120 Historical Sites C C C C C C C C C C C C C
712130 Zoos and Botanical Gardens C C C
712190 Nature Parks and Other Similar Institutions C C C C C C C C
713110 Amusement and Theme Parks C C C
713120 Amusement Arcades C C C C
713290 Other Gambling Industries C C C C
713910 Golf Courses and Country Clubs C C C C C
713940 Fitness and Recreational Sports Centers C C C C C C C P P P P
713950 Bowling Centers C C C
713990 All Other Amusement and Recreation Industries 

(except gun and shooting clubs)
C C C C C C C C P

721110 Hotels (except Casino Hotels) and Motels C C C C C
CC721130 Sexually-Oriented Businesses (subject to Article VIII-

A of Chapter 405)
P

721310 Rooming and Boarding Houses C C
722310 Food Service Contractors C C C C
722320 Caterers C C C C
722330 Mobile Food Services C C C C C
722410 Drinking Places (Alcoholic Beverages) C C C C C
722511 Full-Service Restaurants C C C C C C
722513 Limited-Service Restaurants C C C C C C
722514 Cafeterias, Grill Buffets, and Buffets C C C C C C C
722515 Snack and Non-Alcoholic Beverage Bars C C C C C C C
811111 General Automotive Repair C C
811112 Automotive Exhaust System Repair C C
811113 Automotive Transmission Repair C C
811118 Other Automotive Mechanical and Electrical Repair 

and Maintenance
C C

811121 Automotive Body, Paint, and Interior Repair and 
Maintenance

C

811122 Automotive Glass Replacement Shops C C
811191 Automotive Oil Change and Lubrication Shops C C C
811192 Car Washes C C
811198 All Other Automotive Repair and Maintenance C C
811211 Consumer Electronics Repair and Maintenance C C C C

405 Attachment 1:26 Supp 39, Sep 2020
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

811212 Computer and Office Machine Repair and 
Maintenance

P P P P P P

811213 Communication Equipment Repair and Maintenance P
811219 Other Electronic and Precision Equipment Repair and 

Maintenance
P P

811310 Commercial and Industrial Machinery and Equipment 
(except Automotive and Electronic) Repair and 
Maintenance

P

811411 Home and Garden Equipment Repair and 
Maintenance

P

811412 Appliance Repair and Maintenance P P
811420 Re-upholstery and Furniture Repair C P
811430 Footwear and Leather Goods Repair P P P P
811490 Other Personal and Household Goods Repair and 

Maintenance
C

812111 Barber Shops P P P P P
812112 Beauty Salons P P P P C
812113 Nail Salons P P P P C
812191 Diet and Weight Reducing Centers C C P P C
812199 Other Personal Care Services (except escort services, 

massage parlors, steam baths, tattoo parlors, 
permanent makeup salons and Turkish baths)

P P P P P

812210 Funeral Homes and Funeral Services C C C C C C
812220 Cemeteries not associated with a place of worship and

all Crematories
C C C

812320 Dry Cleaning and Laundry Services (except Coin-
Operated) provided that facility (1) Meets all fire code
regulations, and (2) Has a valid permit from the St. 
Louis County Air Pollution Control Program

P P P P

812331 Linen Supply P
812332 Industrial Launderers P
812910 Pet Care (except Veterinary) including only Pet Spas 

(as defined in Section 405, 120) Services
P P P P

812921 Photofinishing Laboratories (except One-Hour) P
812922 One-Hour Photofinishing P P P P
812930 Parking Lots and Garages C C P

405 Attachment 1:27 Supp 39, Sep 2020
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CREVE COEUR CITY CODE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

812990 All Other Personal Services C C C C C
813110 Religious Organizations, Incl. Retreat Houses C C C C C C C C C C C C C C
813211 Grantmaking Foundations P P P P P P
813212 Voluntary Health Organizations P P P P
813219 Other Grantmaking and Giving Services P P P P
813311 Human Rights Organizations P P P P
813312 Environment, Conservation and Wildlife 

Organizations
C C C C C P P P P

813319 Other Social Advocacy Organizations C C C C C P P P P P
813410 Civic and Social Organizations C C C C C P P P C
813910 Business Associations C C C C C P P P P
813920 Professional Organizations P P P P C
813930 Labor Unions and Similar Labor Organizations P P P P C
813940 Political Organizations P P P P P
813990 Other Similar Organizations (except Business, 

Professional, Labor, and Political Organizations)
C C C C C P P P P P

814110 Private Households, Single-Family Residential P P P P P
CC814111 Attached Single-Family Residential (townhouses or 

duplexes)
P

CC814120 Low-Density Multifamily Residential (up to 6 single 
family units per acre)

C

CC814130 Medium-Density Multifamily Residential (up to 20 
single family units per acre)

P

CC814140 High-Density Multifamily Residential (more than 20 
single family units per acre)

C

921110 Executive Offices P P P P P C
921120 Legislative Bodies P P P P P
921130 Public Finance Activities P P P P P
921140 Executive and Legislative Offices, Combined P P P P P P
921190 Other General Government Support P P P P P P
922110 Courts P P P P
922120 Police Protection P P P P P P P P
922130 Legal Counsel and Prosecution P P P P P
922160 Fire Protection P P P P P P
922190 Other Justice, Public Order, and Safety Activities C C C C C C P
923110 Administration of Education Programs P P P P P P

405 Attachment 1:28 Supp 39, Sep 2020
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ZONING ORDINANCE

P = Permitted Use; C = Conditional Use Permit Required
Use
Code 2012 NAICS Title

Zoning Districts
A B C D AR HE PH PO RO MX PC GC CB LI

923120 Administration of Public Health Programs P P P P P
923130 Administration of Human Resources Programs 

(except Education, Public Health, and Veterans’ 
Affairs Programs)

P P P P P

923140 Administration of Veterans’ Affairs P P P P P
924110 Administration of Air and Water Resource and Solid 

Waste Management Programs
P P P P

924120 Administration of Conservation Programs P P P P
925110 Administration of Housing Programs P P P P
925120 Administration of Urban Planning and Community 

and Rural Development
P P P P

926110 Administration of General Economic Programs P P P P
926120 Regulation and Administration of Transportation 

Programs
P P P P

926130 Regulation and Administration of Communications, 
Electric, Gas, and Other Utilities

P P P P

926140 Regulation of Agricultural Marketing and 
Commodities

P P P P P

926150 Regulation, Licensing, and Inspection of 
Miscellaneous Commercial Sectors

P P P P P

927110 Space Research and Technology P P P P P
928110 National Security P P P P P
928120 International Affairs P P P P P

405 Attachment 1:29 Supp 39, Sep 2020
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APPLICATION TO PLANNING AND ZONING COMMISSION
#22-036: AN AMENDMENT TO THE MASTER SIGN PLAN FOR THE CITYPLACE 

CAMPUS TO ALLOW ADDITIONAL SIGNAGE ON CITYPLACE 1, 2, AND 4

FOR THE MEETING OF: Monday, December 19, 2022, 6:00 P.M.
LOCATION:  CityPlace Campus, Zoned “CB” Core Business District

Key Issues:
 Does the request further 

the goals and/or 
implement the 
Comprehensive Plan?

 Does the request follow 
the Design Guidelines?

 Does the request meet 
with the intent of the 
City’s Sign Regulations?

REQUEST:  Gina Lee, of Redico, has submitted an application to amend the Master 
Sign Plan for the CityPlace campus located along Olive Boulevard in the "CB" Core 
Business Zoning District pursuant to Section 405950(J) Master Sign Plans. The 
amendment would allow for additional signage on CityPlace 1, 2, and 4 not 
previously allowed under Ordinance 5562 last approved on January 8, 2017. Master 
Sign Plans allow the City Council the flexibility to approve additional signs for 
planned developments and large residentially zoned institutional campus 
developments of three or more buildings with a minimum of 10 acres, subject to 
certain requirements and conditions.

Creve Coeur 2030 Plan 
References
 MU-Mixed Use District
 Design Guidelines

ADDITIONAL INFORMATION: Section 405.950(J) Master Sign Plans provides for the 
flexibility to approve additional signs for planned developments and large 
residentially zoned institutional campus developments of three or more buildings with 
a minimum of ten acres, subject to certain requirements and conditions. The primary 
expectations for any master sign plan are that it will increase public convenience by 
providing better direction information and that the signs will do so with a well-
designed, coordinated appearance throughout the campus.

Zoning Code References
 Section 405.370: “CB”-

Core Business District
 Section 405.950: Signs in 

Non-Residential Districts
 Section 405.955: Master 

Signage Plans

APPLICANT: Gina Lee
Redico
2 CityPlace Drive, Ste 460
Creve Coeur, MO 63141

APPLICANT’S 
REPRESENTATIVE:

Deanna Kuhlmann-Leavitt
Kuhlmann Leavitt, Inc.
7400 Pershing Avenue
St. Louis, MO 63130

REPORT PREPARED BY: Bethany L. Moore, City Planner          
DATE: 12/13/2022
ATTACHMENTS: Applicant’s Materials received 12/2/22, Draft Ordinance

of
city CREVE COEUR

300 North New Ballas Road     Creve Coeur, Missouri 63141

(314) 432-6000    Fax (314) 872-2539  

www.crevecoeurmo.gov
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BACKGROUND AND MASTER SIGN PLAN PROPOSAL
The CityPlace Campus originally received approval for a Master Sign Plan in 1999, and the plan was 
amended with Ordinance 2193, approved in 2002; Ordinance 4059 in 2006; Ordinance 5169 in 2011; 
Ordinance 5346, in 2013, with the development of the former Fresh Market site; Ordinance 5386, in 2014 
which provided for additional wall signs; Ordinance 5454, in 2016 which revised the plan for the entire 
campus, and Ordinance 5562, approved on January 8, 2018, that provided for real estate sign.

The applicant is seeking to add additional signage to CityPlace 1, 2, and 4 in order to attract larger tenants 
for the office space provided. The proposal includes the addition of two primary tenant attached signs on 
each building, one per street facing façade. The size of each sign is limited to what is allowed per Zoning 
Code for attached signs for multi-floor office buildings. Under the current master sign plan each building 
addressed as part of this project is allowed an entrance sign and a multi-tenant monument sign in order to 
create an overall cohesive campus signage design. The proposal would allow for tenants to display their 
names in a more visible and prominent location on the building and not just on monument signs. The 
applicant has stated that this type of signage allowance has been requested from several existing tenants 
and will also help to attract prospective tenants to the buildings. CityPlace 3 and CityPlace 7 have both 
previously been granted approval for more than one attached primary tenant sign. 

Figure 1: Site Plan for CityPlace campus signage. Proposed signage highlighted in bright pink.
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Building Signs

The sign plan amendment proposes six new wall signs, two each for CityPlace 1, 2, and 4. Each sign will 
be on a street facing façade, one per façade, and will be limited in size to the square footage allowed for 
multi-tenant office buildings per Section 405.950 (D)(2). The proposed signage is to allow primary 
tenants of the buildings to display their names on the building in a more visible way than the monument 
signs currently allow. CityPlace 1 would be allowed two signs not to exceed 70 square feet each, 
CityPlace2 would be allowed two signs not to exceed 70 square feet each and CityPlace 4 would be 
allowed two signs not to exceed 60 square feet each. The signs would be individual, dimensional channel 
letters in silver or white and may be internally illuminated.

 

Figure 2: CityPlace 1 with proposed attached sign locations.

Figure 3: CityPlace 2 with proposed attached sign locations.
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Figure 4: CityPlace 4 with proposed attached sign locations.

LAND USE AND ZONING OF SURROUNDING PROPERTIES
The adjacent zoning and land uses are as follows:

DIRECTION USE ZONED SEPARATED BY

North Multi-Family Residential Unincorporated St. Louis County N. New Ballas 
Road

South Commercial “CB” Core Business Olive Boulevard

East Commercial “CB” Core Business Craig Road

West Commercial “CB” Core Business Rude De La Banque 
East

COMPREHENSIVE PLAN REVIEW
The CityPlace Campus is within the Central Business District (CBD) Place Type of the Creve Coeur 
2030 Plan, that is designed to create an intense, urban thoroughfare setting along Olive Boulevard on 
large development parcels, where signage recommendations for primary and secondary streets states that 
wall signage is preferred; however consideration should be given to allow monument sign for multi-
tenant, multi-use developments on larger properties at the primary entrance to the shared parking facility. 
(p.77)
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The Design Guidelines offer further recommendations in reviewing signs, by recommending that sign 
plans include a consistency of materials, siting, and design.  Specifically, all signs are to be architecturally 
integrated and complement their surroundings in terms of size, shape, color, texture and lighting.  Signs 
are to complement the overall design of the building and are not to be designed to be in visual 
competition with other signs in the area.  New signs proposed for existing buildings should provide a 
compatible appearance with other building signage.  Where no sign program exists, there should be an 
attempt to bring in a unifying element (such as size). (p 17). 

The proposed signs will be in the same style and materials as the existing signage on the CityPlace 
Campus. CityPlace 3 and CityPlace 7 already have attached signage similar to what is proposed for 
CityPlace 1, 2, and 4, which is limited in size by what is allowed per the Zoning Code for multi-tenant 
office buildings. Therefore, Staff finds that the proposed signage is in keeping with the Design Guidelines 
and the Comprehensive Plan and should not have a negative impact to the adjacent properties. 

ZONING CODE REVIEW 
All signs within the City are regulated under Article VIII of the Zoning Ordinance.  The purpose of the 
Sign Regulations is to encourage the effective use of signs as a means of communication, to maintain and 
enhance the aesthetic appearance of the City and to facilitate and improve pedestrian and vehicular traffic 
safety, and to lessen confusion and visual clutter caused by a proliferation of signs competing for 
attention.

Under general standards of Signs in Non-Residential Districts, wall signs are allowed for multi-floor 
buildings under Section 405.950(D) which provides for each freestanding, single or multi-tenant office 
building of three (3) or more floors of leasable space to have one (1) attached sign affixed parallel to the 
building, with a sign area of up to fifty (50) square feet for a three-story building, with an additional ten 
(10) square feet of sign area allowed for each additional floor over three (3), up to a maximum of one 
hundred fifty (150) square feet. One (1) additional attached sign may be permitted, subject to the same 
size limitations, where the building faces two (2) or more public streets and is not separated from the 
streets by any other building. Therefore, CityPlace 1 and 2 would be allowed signage not to exceed 70 
square feet, and CityPlace 4 would be allowed signage not to exceed 60 square feet. CityPlace is proposed 
to have two façade signs, each on a separate façade, but both facing Cityplace Drive. Staff is not 
concerned that the two signs are facing the same street as the building is on a corner and on separate 
facades essentially appearing as if they were facing two separate street when Cityplace Drive actually 
curves around the building. 
   
Section 405.955 Master Sign Plans provides that with the intent to allow flexibility in the design of 
planned developments and large campus developments allows for deviation from the sign regulations on 
large campuses in order to provide for a more consistent program as to ensure convenience to the visitor, 
user or occupant of the development while not adding to street clutter or otherwise detracting from the 
planned nature of the development. All signs are to be in scale and harmonious with the development and 
provide an overall design theme throughout the campus in a comprehensive manner.   

The proposed Master Sign Plan amendment is largely consistent with the intent of the Sign Regulations 
provision for master sign plans. All of the proposed signs will follow the same style and design approved 
for previous primary tenant attached signs and are mostly limited to the interior of the campus with a few 
exceptions. Staff encourages the Planning and Zoning Commission to discuss the need for additional 
signage when existing campus signage is already provided.
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FORM OF THE DRAFT ORDINANCE
Should the Commission find CityPlace’s Master Sign Plan amendment reasonable, attached is a draft 
ordinance that contains the following conditions: 

 Ordinance 5454 as amended by Ordinance 5562 shall be amended to allow for the additional 
signage for CityPlace 1, 2, and 4 on the CityPlace campus as proposed in the Applicant’s 
Materials submitted November 17, 2022 and December 2nd, 2022.

 The Applicant shall submit sign permit applications for the proposed signage.
 The Applicant shall follow the Master Signage Plan received December 2, 2022 and as amended, 

for all new or altered signage on the campus, as approved by the City of Creve Coeur.  The 
location, size, shape, color, type, and design of each sign shall not substantively depart from the 
Master Sign Plan, unless approved by the City of Creve Coeur.

CONCLUSION AND ACTION
If the Planning and Zoning Commission finds that the Master Sign Plan amendment proposal for the 
CityPlace Campus is consistent with the purpose and requirements of Article VIII, a recommendation to 
the City Council for approval is necessary. Action on the proposal will come in the form of a 
recommendation of approval, approval with conditions, or denial.  The following is an example of an 
appropriate motion for this application: 

“I move to recommend approval of the Master Signage Plan amendment for the CityPlace Campus, 
submitted with Application #22-036, subject to the conditions contained in the draft ordinance 
attached to the staff report for the meeting of December 19, 2022” (conditions may be added, 
eliminated, or modified by separate motion).

APPENDIX 1: COMPREHENSIVE PLAN AND DESIGN GUIDELINES
Included and attached by reference.  

APPENDIX 2:  ZONING CODE
Included and attached by reference.  
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Aerial Photo
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KUHLMANN LE AVITT, INC.KLI
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Campus, Tenant & Directional Signage

FacadesMonuments Entries

Campus ID

1

Facades

Primary Tenant

2

Existing Campus Monument sign with stainless 
steel or white logotypes, both sides; externally  
illuminated; stud mount logotype flush to  
monument face; filler/adhesive as required by  
conditions; no fasteners visible on face of letters; 
sign fabricator responsible for engineering of all  
elements including stud diameter, length and 
quantity to sufficiently attach letters to monument 
surface and to be as vandal proof as possible.

Sign type to consist of brushed aluminum with 
backlit letters, halo lit or unlit depending on  
location and use;  letters to be no thinner than 2” 
deep and no thicker than 8” deep; internally lit  
letters to be faced with iridescent, translucent  
material for daylight conditions but should appear 
as “soft white” illumination at night; exact  
specifications for the aforementioned material 
will be determined when construction documents 
are prepared; sign fabricator to be responsible for 
engineering of all structural support and anchoring/
filler/adhesive of mounted elements as needed to 
meet windload and weight requirements; all  
fasteners to be invisible to viewer.

Sign type to consist of polished stainless numerals 
mounted to top of entry doors with CityPlace logo 
mounted below on door face; sign fabricator to be 
responsible for engineering of all structural support 
and anchoring/filler/adhesive of mounted elements 
as needed to meet windload and weight require-
ments; all fasteners to be invisible to viewer.

Signs consist of internally illuminated dimensional 
letters or halo lit letters mounted to building faces; 
letters to be no thinner than 3” deep and no thicker 
than 8” deep; internally lit letters to be faced with 
iridescent, translucent material for daylight  
conditions but should appear as “soft white”  
illumination at night; halo lit letters should appear 
as “soft white” illumination at night; exact  
specifications for the aforementioned material 
will be determined when construction documents 
are prepared; sign fabricator to be responsible for 
engineering of all structural support and anchoring/
filler/adhesive of mounted elements as needed to 
meet windload and weight requirements; all  
fasteners to be invisible to viewer.
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Campus, Tenant & Directional Signage

Facades Monuments

Single Tenant Retail

4

Monuments Cubes Buildings

Multi-Tenant

3

Existing Campus Monument sign with stainless 
steel logotype, both sides; stud mount logotype 
flush to monument face; filler/adhesive as required 
by conditions; no fasteners visible on face of letters; 
sign fabricator responsible for engineering of all  
elements including stud diameter, length and 
quantity to sufficiently attach letters to monument 
surface and to be as vandal proof as possible; 
tenant logos to be computer cut adhesive backed 
white vinyl.

Sign consists of 8’ – 0” x 8’ – 0” x 8’ – 0” backpainted 
tempered glass cube, paint color black; top of cube 
to be other material to be determined; cube mounts 
onto a recessed 5” ht visible concrete base/footing; 
sign fabricator to be responsible for all internal 
structural support, substrate and footing as needed 
to meet windload and weight requirements; internal 
support must be concealed from view, all fasteners 
to be invisible to viewer; logos to be  
computer cut adhesive backed white vinyl.

1/8” thick painted aluminum metal panel flush 
mounted to building face; changeable metal sign 
panels with cut vinyl graphics applied to face; filler/
adhesive as required by conditions; no fasteners 
visible on face of panels; sign fabricator  
responsible for engineering of all elements  
including stud diameter, length and quantity to  
sufficiently attach letters to building surface and  
to be as vandal proof as possible

Signs consist of internally illuminated dimensional letters or halo lit letters mounted to building faces; letters  
to be no thinner than 3” deep and no thicker than 8” deep; internally lit letters to be faced with iridescent,  
translucent material for daylight conditions; halo lit letters should appear as “soft white” illumination at night;  
exact specifications for the aforementioned material will be determined when construction documents are  
prepared; sign fabricator to be responsible for engineering of all structural support and anchoring/filler/adhesive 
of mounted elements as needed to meet windload and weight requirements; all fasteners to be invisible to viewer.

Monument signs (structure and graphics) should 
be designed to compliment the architecture of the 
building they are identifying; graphics should be 
flush mounted or pin mounted to monument face; 
graphics may be internally illuminated, halo lit or 
externally illuminated; filler/adhesive as required 
by conditions; no fasteners visible on face of letters; 
sign fabricator responsible for engineering of all  
elements including stud diameter, length and 
quantity to sufficiently attach letters to monument 
surface and to be as vandal proof as possible.
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Campus, Tenant & Directional Signage

Plinths

Directional

Cubes Secondary Posts & Panels

6

Type on Rail Facades

Multi-Tenant Retail

5

Signs consist of internally illuminated dimensional letters or 
unlit letters mounted to a raceway on the canopy; letters to be 
no thinner than 2” deep and no thicker than 8” deep; internally 
lit letters to be faced with iridescent, translucent material  
for daylight conditions but should appear as “soft white”  
illumination at night; exact specifications for the aforemen-
tioned material will be determined when construction  
documents are prepared; sign fabricator to be responsible  
for engineering of all structural support and anchoring/filler/
adhesive of mounted elements as needed to meet windload 
and weight requirements; all fasteners to be invisible to viewer.

Signs consist of internally illuminated dimensional letters or halo lit letters mounted to building faces; 
letters to be no thinner than 2” deep and no thicker than 8” deep; internally lit letters to be faced with 
iridescent, translucent material for daylight conditions but should appear as “soft white” illumination 
at night; halo lit letters should appear as “soft white” illumination at night; exact specifications for  
the aforementioned material will be determined when construction documents are prepared; sign 
fabricator to be responsible for engineering of all structural support and anchoring/filler/adhesive  
of mounted elements as needed to meet windload and weight requirements; all fasteners to be  
invisible to viewer.

Sign to be fabricated from 1/8” thick aluminum; 
plinth to be painted, color black; messages (arrows 
and letters) to be computer cut adhesive backed 
reflective vinyl, color white; plinth to be mounted 
to concrete base; sign fabricator to be responsible 
for engineering of all internal structural support, 
substrate and footing as needed to meet windload 
and weight requirements; internal support must be 
concealed from view, all fasteners to be invisible to 
viewer.

Sign consisting of 3’ -0” x 3’ – 0” x 3’ -0” cube 
fabricated from 1/8” thick aluminum; cube to be 
painted, color black; messages (arrows and letters) 
to be computer cut adhesive backed reflective vinyl, 
color white; logo to be non-reflective vinyl; cube to 
be mounted to concrete base; sign fabricator to be 
responsible for engineering of all internal structural 
support,substrate and footing as needed to meet 
windload and weight requirements; internal support 
must be concealed from view, all fasteners to be 
invisible to viewer.

Panels to be 1/8’ painted aluminum; CityPlace  
campus signs to be painted, color black; stand 
alone retail tenant signs may be painted a color 
that compliments the tenants primary signage; 
panel may be two-sided as needed; graphics to be 
computer cut adhesive backed vinyl; post to be 2” 
square aluminum tube, painted to match panel;  
sign to be direct buried in concrete footing as  
needed to meet windload and weight requirements; 
sign fabricator to be responsible for engineering  
all structural support, footing and fasteners as 
needed to meet windload requirements.
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Campus, Tenant & Directional Signage 

1. Campus ID
	 Monuments
	 Facades
	 Entries

2. Primary Tenant
	 Facades

3. Multi-Tenant
	 Monuments
	 Cubes
	 Buildings

4. Single Tenant Retail
	 Facades
	 Monuments

5. Multi-Tenant Retail
	 Type on Rail
	 Facades

6. Directional
	 Plinths
	 Cubes
	 Secondary Post & Panel
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Proposed and Current Campus, Tenant & Directional Signage 

2. Primary Tenant
	 Facades
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Proposed Future Primary Tenant Building Signage_CityPlace 1

= �Proposed location for future primary tenant signage. Sign size not to exceed 70 square feet and must consist of individual, dimensional  
channel letters, silver or white in color.  Signs may be internally illuminated.
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Proposed Future Primary Tenant Building Signage_CityPlace 2

= �Proposed location for future primary tenant signage. Sign size not to exceed 70 square feet and must consist of individual, dimensional  
channel letters, silver or white in color.  Signs may be internally illuminated.
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Proposed Future Primary Tenant Building Signage_CityPlace 4

= �Proposed location for future primary tenant signage. Sign size not to exceed 60 square feet and must consist of individual, dimensional  
channel letters, silver or white in color.  Signs may be internally illuminated.
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Approved Future Primary Tenant Building Signage_CityPlace 5

= �Approved proposed location for future primary tenant signage. Sign size not to exceed 50 square feet and must consist of individual,  
dimensional channel letters, silver or white in color.  Signs may be internally illuminated.
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Retail Facade Signage_West Retail

West Facing
Future 

Tenant/Signage 
Opportunity

[ South facing ]

= Indicates allowable sign locations. Signs must not interfere with the vertical columns.

+

* = �Ground floor retail signage allowance must be in compliance with prevailing Creve Ceour ordinances (1 square foot per lineal foot of  
front facade or as may be amended.

= �The tenant in this corner unit may elect to put signage on the West face of their space. They may use no more than 49% of their total  
allowable signage as explained above (*) for this secondary sign. The square footage used for this sign will be deducted from their  
total signage allowance. 

Tenant/Signage Tenant/Signage Tenant/Signage Tenant/Signage Tenant/Signage Tenant/Signage 
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Retail Facade Signage

[ South facing - Courtyard Elevation ]

 Tenant/Signage 
Opportunities

 Tenant/Signage 
Opportunities

 Tenant/Signage 
Opportunities

[ Courtyard ]

[ East Retail Plan View ]

^ = �Where available, tenants may elect to split their total allowable signage as explained above (*). They may use no more than 10 square feet.  
The square footage used for this sign will be deducted from their total signage allowance. 

= Indicates allowable sign locations. Signs must not interfere with the vertical columns.

* = �Ground floor retail signage allowance must be in compliance with prevailing Creve Ceour ordinances (1 square foot per lineal foot of  
front facade or as may be amended.

 Tenant/Signage 
Opportunities

 Tenant/Signage 
Opportunities

 Tenant/Signage 
Opportunities

 Tenant/Signage 
Opportunities
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Retail Facade Signage

[ East Retail Southwest Corner ]

14sq.ft.

[ South facing ]

[West facing ]

Future 
Tenant/Signage 
Opportunities

= Indicates allowable sign locations. Signs must not interfere with the vertical columns.

* = �Ground floor retail signage allowance must be in compliance with prevailing Creve Ceour ordinances (1 square foot per lineal foot of  
front facade or as may be amended.
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Retail Facade Signage_East Retail

[ South facing ]

Tenant/Signage Tenant/Signage Tenant/Signage Tenant/Signage Tenant/Signage Tenant/Signage 

    

    

^ = �Where available, tenants may elect to split their total allowable signage as explained above (*). They may use no more than 10 square feet.  
The square footage used for this sign will be deducted from their total signage allowance. 

= Indicates allowable sign locations. Signs must not interfere with the vertical columns.

* = �Ground floor retail signage allowance must be in compliance with prevailing Creve Ceour ordinances (1 square foot per lineal foot of  
front facade or as may be amended.
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Retail Facade Signage_East Retail

[ East Retail Plan View ]

Tenant/Signage 

Tenant/Signage 

Tenant/Signage 

^ = �Where available, tenants may elect to split their total allowable signage as explained above (*). They may use no more than 10 square feet.  
The square footage used for this sign will be deducted from their total signage allowance. 

* = �Ground floor retail signage allowance must be in compliance with prevailing Creve Ceour ordinances (1 square foot per lineal foot of  
front facade or as may be amended.
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BILL NO.            ORDINANCE NO. ________

1

AN ORDINANCE AUTHORIZING A SECOND AMENDMENT TO ORDINANCE NUMBER 5454 
CITYPLACE MASTER SIGN PLAN AND AUTHORIZING ADDITIONAL SIGNAGE FOR 

CITYPLACE 1, 2, AND 4 ON THE CITYPLACE CAMPUS

WHEREAS, an application was submitted by Gina Lee, of Redico, on behalf of CityPlace, for a 
second amendment to the Master Sign Plan for the CityPlace campus as authorized in Ordinance 
Number 5454 and amended by Ordinance Number 5562, in the CB-Core Business Zoning District 
to allow for additional signage for CityPlace 1, 2, and 4; and

WHEREAS, City Council approved Ordinance Number 5454 on January 25, 2016 authorizing as 
an alternative to what would otherwise be allowed, a comprehensive plan of signage for the 
CityPlace Campus pursuant to Section 405.950.J of the City of Creve Coeur’s Code of 
Ordinances; and

WHEREAS, City Council approved Ordinance Number 5562 on January 8, 2018 authorizing an 
amendment to Ordinance Number 5524 to allow a real estate sign; and

WHEREAS, all new or altered signage on the campus shall not substantively depart from the 
Master Sign Plan, unless approved by the City of Creve Coeur based upon the recommendation 
of the Planning and Zoning Commission; and

WHEREAS, the Planning and Zoning Commission of the City of Creve Coeur, Missouri, held a 
public hearing thereon at the Creve Coeur Government Center on December 19, 2022, beginning 
at 6:00 p.m., or immediately following the close of the previous public hearing; and,

WHEREAS, the Planning and Zoning Commission reviewed and, by a vote of _____ 
recommended approval of the subject amendment at its meeting on December 19, 2022; and 

WHEREAS, notice of said public hearing had previously been published at least 15 days prior to 
the hearing in the St. Louis Countian, a newspaper of general circulation in the City of Creve 
Coeur and otherwise posted and published in accordance with the Zoning Ordinance; and

WHEREAS, all persons who presented themselves at said meeting and desiring to be heard were 
given an opportunity to be heard and a copy of the proposed ordinance has been made available 
for public inspection prior to its consideration by the City Council; and this Bill having been read 
by title in open meeting two times before final passage by the City Council; and

WHEREAS, the City Council being fully informed finds that approving the application would be in 
harmony with and bear a substantial relation to the public welfare, health, safety, comfort, and 
convenience of the citizens of the City of Creve Coeur and in the public interest.

NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, Missouri as 
follows:

Section 1:  Ordinance No. 5454 is hereby amended to authorize additional signage for 
CityPlace 1, 2, and 4 on the CityPlace campus as proposed in the Applicant’s Materials 
submitted November 17, 2022 and December 2, 2022. The Applicant shall submit sign permit 
applications with structural engineering information showing that it meets with the Building Code 
for wind and show loads for the proposed signage. The Applicant shall follow the Master 
Signage Plan approved January 25, 2016, as amended by Ordinance Number 5562 and as 
amended herein, for all new or altered signage on the campus, as approved by the City of 
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2

Creve Coeur. The location, size, shape, color, type, and design of each sign shall not 
substantively depart from the Master Sign Plan, unless approved by the City of Creve Coeur. All 
other conditions of Ordinance No. 5424 shall remain in effect.

Section 2: A Master Sign Plan amendment attached hereto as Exhibit 1 is authorized for the 
CityPlace Campus Pursuant to Section 405.950.6 in the "CB" Core Business Commercial zoning 
district whose legal description is as follows:

 "Lots 1, 3, 4, 5, 6, 8, 9 and 10 of CityPlace Subdivision as shown on the plat thereof 
recorded at Plat Book 355, Pages 43-46 of the Real Property Records for St. Louis County, 
Missouri; and also Adjusted Lot 2 of CityPlace Plat Two as shown on the plat thereof 
recorded at Plat Book 358, Page 313-314 of the Real Property Records for St. Louis 
County, Missouri; and also, Lot 11A of CityPlace Subdivision Plat Two as shown on the 
plat thereof recorded at Plat Book 358, Page 33 of the Real Property Records for St. Louis 
County, Missouri; and .also, Units 1 & 2 of CityPlace Condominium created pursuant to 
that certain Declaration of Condominium dated April 14, 1988 and recorded at Book 8297, 
Page 734 of the Real Property Records for St. Louis County, Missouri.”

Section 3:  This ordinance shall become effective in accordance with Section 3.11 (g) of the City 
Charter.

ADOPTED THIS ____ DAY OF ____________________, 2023.

JOSEPH MARTINICH
PRESIDENT OF CITY COUNCIL

APPROVED THIS ____ DAY OF ___________________, 2023.

DR. ROBERT HOFFMAN
MAYOR

ATTEST:

KELLIE HENKE
CITY CLERK
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