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AGENDA 

PLANNING AND ZONING COMMISSION MEETING 

CITY OF CREVE COEUR, MISSOURI 

MONDAY, SEPTEMBER 19, 2011 

7:00 PM 

 

1. ROLL CALL 
 
Mr. Michael Barton 
Mr. Gary Eberhardt 
Mr. James Faron 
Mr. Ken Howard 
Ms. Cynthia Kramer 
Mr. Tim Madden 
Mr. Jim Schnarr 
Mr. Carl Lumley, City Attorney 
Mr. Paul Langdon, AICP, Director of Community Development 
Ms. Whitney Kelly, AICP, City Planner 
Ms. Julie Lowery, Recording Secretary 
 
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 confidential or privileged communications with the City Attorneys as 
provided under Section 610.021(1)RSMO or other matters as permitted by Chapter 610. 
 
Reports, documents, plans, and related materials are available for examination at the Creve Coeur 
Government Center, 300 North New Ballas Road, prior to the meeting. 

Special disabled service may be arranged by contacting the Office of the City Administrator in 
advance. 

 
 
2. ADDITIONS TO – ACCEPTANCE OF THE AGENDA 
 
3. APPROVAL OF MINUTES 
 

A. Draft Minutes of August 15, 2011 Meeting. 
 

4. 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 provide their name and address for the public record. 
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PLANNING AND ZONING COMISSION  -  AGENDA Monday, September 19, 2011 
 

 
  

 
5. UNFINISHED BUSINESS 
 
 None 

 
6.  NEW BUSINESS 
 

A. Public Hearing 
Application #11-023: Request for approval of a text amendment to Section 405.470(8)(d)to 
allow Drive-Thru Service for Restaurants on lots of one acre or more and at least one-half 
mile distance from any similar use, where a lot of three acres or more is the only current 
requirement. 
Applicant/Agent: Bill Biermann, Agent for 

Creve Coeur Real Estate Venture IV, LLC 
721 Emerson Suite 100 
Creve Coeur, MO 63141 

 
B. PUBLIC HEARING POSTPONED 

Application #11-019:  Text Amendment to Section 405.930 of the Sign Regulations regarding 
Billboards to comply with the State of Missouri Statutes.  
Applicant/Agent: Paul Langdon 

Director of Community Development 
City of Creve Coeur 

 
C. Application #11-024: Request for minor site development plan approval for the Donald 

Danforth Plant Science Center Greenhouse C expansion. 
Applicant/Agent: Howard Beittenmiller 

Director of Facilities 
Donald Danforth Plant Science Center 
975 Warson Road 
Creve Coeur, MO 63132 

 
7. WORK AGENDA 
 

A. Comprehensive Plan Review of Former Belle Maison Subdivision - See request letter from 
Gabe Grossberg, President & CEO of Delmar Gardens Enterprises. 

 
8. OTHER BUSINESS 
 

A. Planning Division Report 
• Future public hearing: Application #11-026: Used auto sales in the “LI” Light Industrial 

District 
• UMSL Chancellor's Certificate in Planning and Zoning - See attached brochure. 

 
B. City Attorney Report 

 
9. ADJOURNMENT 
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CITY OF CREVE COEUR - MINUTES 
 PLANNING AND ZONING COMMISSION MEETING 

MONDAY, AUGUST 15, 2011 
7:00 P.M. 

 
 
 
 

A public hearing and regular meeting of the Planning and Zoning Commission of the City of 
Creve Coeur, Missouri was held on Monday, August 15, 2011, at the Creve Coeur Government 
Center, 300 North New Ballas Road.  Chair Tim Madden called the meeting to order at 7:00 p.m. 
 
   
MEMBERS PRESENT: Mr. Timothy Madden, Chair 

Mr. Gary Eberhardt 
Mr. James Faron 
Ms. Cynthia Kramer 
Mr. Ken Howard 

 
OTHERS PRESENT:  Mr. Carl Lumley, City Attorney 

Mr. Paul Langdon, Director of Community Development 
Ms. Whitney Kelly, City Planner 
Ms. Julie Lowery, Recording Secretary 

 
 
2. ADDITIONS TO – ACCEPTANCE OF THE AGENDA 

 
The Agenda was accepted as written. 
 

3. APPROVAL OF MINUTES 
 
 Draft Minutes of July 18, 2011 

Mr. Eberhardt moved approval of the draft minutes as written.  Ms. Kramer seconded the 
motion which carried unanimously. 
 

4. PUBLIC COMMENT 
 
None        
 

5. UNFINISHED BUSINESS 
 
 None 
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6. NEW BUSINESS 
 

Start of Public Hearing 
 

A. Application #11-012: Amendment to the Conditional Use Permit Ordinance #1171 to 
allow exterior building improvements for the Weber Chevrolet located at 12015 Olive 
Boulevard. 

 
Applicant/Agent: Cliff Heitmann 
    Bax Engineering 

221 Point West Blvd. 
St. Charles, MO  63301 
 
Jay Schoessel 
SP Architects 
1115 Olivette Executive Parkway 
St. Louis, MO 63132 

 
Mr. Heitmann presented on the request to amend the conditional use permit for Weber 
Chevrolet’s showroom additions and exterior facade improvements to the existing structure.  
The proposal also includes landscaping which will be coordinated with the City of Creve 
Coeur where the planting is within the MoDOT right-of-way that is already maintained by 
the City.   
 
The building alterations include a new façade along the south elevation with a new entry 
element of aluminum composite material in “Chevrolet Blue”, a new overhead canopy 
addition finished with aluminum composite material in a platinum color and the accent band 
in “Chevrolet Blue”, and new windows. The façade treatment will wrap around the east and 
west elevations for the new area only, with a new accent wall in the same “Chevrolet Blue” 
material on the west. The showroom remodel will create an additional showroom space at 
both the east and west corners of the building. The addition will add 2,800 square feet to the 
existing 66,200 square foot building; for a total of 69,000 square feet. The stated purpose of 
the request will update the facility and bring Weber Chevrolet up to a new standard that will 
enhance the customer’s automobile sales and service experience and add to the community 
feeling of being new and up-to-date.  The applicant will also provide additional plantings 
into the greenspace at the entrance off of Orchard Lakes Drive along the east property line 
and fill in with low shrubs between existing trees along Olive Boulevard and at the 
southwest corner of the property long Olive Boulevard.     
 
Mr. Schoessel passed a handout of the proposed architectural changes to the Commission 
members.  Mr. Schoessel, like Mr. Heitmann, presented on the facade changes, however 
more in depth as to the material that will be used and the look of the facade after the 
modifications are made.   
 
Comments or questions from Commission members. Mr. Eberhardt asked what makes the 
design unique, and Mr. Schoessel stated that the only consistency with this location to any 
other GM facility is the entry way, every other feature is unique to this location.  Mr. 
Eberhardt then asked if GM agreed to all the proposals that were made in regards to the 
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building design changes and Mr. Schoessel responded they will not approve any changes 
until it is approved through the City of Creve Coeur but they indicated positive support for 
the design.  Mr. Faron asked how high the facade will be and Mr. Schoessel stated it will be 
10 or 12 feet higher than what is currently there.  Mr. Kramer asked about the durability of 
the material being used and the response was it has a very good life span.  
 
There being no further comments, the City Attorney, Mr. Lumley, presented the exhibits for 
the record and the public hearing was closed. 

 
Mr. Langdon stated that this location is one of the most visible corners in the city and the 
original prototype was not special or original and he feels Weber Chevrolet has made a good 
effort to change.  Mr. Langdon also spoke to the lighting issues that need to be addressed, as 
well as to the landscaping and to the cooperation of the Public Works to maintain portions 
of the space.  Finally, he discussed the maintenance issues that the applicant is already 
working to remedy, including having the dumpsters onsite enclosed with a material that 
might not be identical to the building, but would have to be appropriate given the other 
improvements on the site.   
 
Mr. Eberhardt requested clarifications of several ordinance conditions that appeared to be 
changed or deleted from the prior conditional use permit ordinance.  Mr. Langdon pointed 
out that several were now requirements of the Zoning Code anyway, but agreed that the 
hours of operation needed to be stated more clearly and that some acknowledgement of the 
legally pre-existing, but non-conforming auto-body shop had to be included. 
 

(This ends the Public Hearing; see verbatim transcript for further information) 
 
No comments and questions from the audience. 
 
There being no further comments, the motion was made by Mr. Howard to recommend 
approval of the Conditional Use Permit Ordinance for the new showroom addition and 
landscape plans, subject to the conditions contained in the draft ordinance attached to the 
staff report dated August 15, 2011.  Ms. Kramer seconded the motion with the resultant vote 
as follows:   
 

Mr. Faron –  aye    Mr. Eberhardt – aye  Chair – aye    
Ms. Kramer – aye   Mr. Howard – aye 

 
 
B. Application #11-022: Application requesting a boundary adjustment for the property 

located at 296 S. Graeser Road. 
 

Applicant/Agent: Gordon Phillips 
296 S. Graeser Road 
Creve Coeur, MO  63141 

 
Ms. Kelly, City Planner, presented the request for the boundary adjustment at the southeast 
corner between Mr. Phillips property and his neighbor’s property.  The applicant also 
indicated that the purpose is to allow additional play space for 53 Villa Coublay.   
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No comments and questions from the audience. 
 
There were no comments or questions from Commission members.     
 
There being no comments, the motion was made by Ms. Kramer to approve the 296 S. 
Graeser boundary adjustment attached to the staff report on application #11-022, dated 
August 15, 3.22, subject to the condition that a final drawing be prepared for signature and 
recording.  Mr. Faron seconded the motion with the resultant vote as follows: 

 
Mr. Faron –  aye    Mr. Eberhardt – aye  Chair – aye    
Ms. Kramer – aye   Mr. Howard – aye 

 
7. WORK AGENDA 

 
A. Ethics and function of the Planning and Zoning Commission 

 
City Attorney, Carl Lumley, presented and went over the ethics and functions of the 
Planning and Zoning Commission, and the Code of Conduct.   
 

8. OTHER BUSINESS  
 
A. Planning Division Report 

 
Mr. Langdon stated that Weber Chevrolet, after the vote at this meeting, will be moving 
forward to City Council. 
 
Mr. Langdon also stated that there may not be a first meeting in September, due to lack of 
agenda items.  The meeting date would be Tuesday, September 6, 2011, due to the Labor 
Day holiday, if it occurs. 
 

B. City Attorney Report 
 
None 
 

9. ADJOURNMENT 
 

There being no further business to come before the Planning and Zoning Commission, upon 
motion being made and duly seconded, the meeting was adjourned at 8:25 p.m. 
 
 

_______________________________ 
Timothy Madden, Chair 

 
 

_______________________________ 
Julie Lowery, Recording Secretary 
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Planning and Zoning Commission  Application #11-023: TA Drive-Thru Restaurants 
September 19, 2011  Page 2 
 
INTRODUCTION 
Bill Biermann, on behalf of Creve Coeur Real Estate Venture IV, LLC, owner of 11015 Olive 
Boulevard, has submitted a request to revise Section 405.470 to allow for drive-thru service for 
restaurants on sites of not less than one acre and located no closer than one-half (1/2) mile from 
another restaurant with drive-thru service.  Current requirements limit drive-thru services for 
restaurants on sites of not less than three acres.  Currently, the City has one drive-thru restaurant 
(McDonald’s) located at 11521 Olive Boulevard. 
 
DISCUSSION 
The Applicant states that the current requirement effectively prohibits any such facilities within 
the city due to the historical development patterns, where parcels meeting the three acre 
minimum are virtually impossible to find.  Therefore, the Applicant, in recognition of the City’s 
desire to limit drive-thru restaurants facilities, has proposed that the limitation be based upon 
proximity to other drive-thru facilities, instead of the acreage requirement.  
 
Developers within the City have invested in sit-down eat-in restaurants that add to the character 
of the city.  The lessening of those standards could significantly impact the type of future 
development within all of the commercial areas particularly along Olive Boulevard and 
Lindbergh Boulevards.  It is unlikely that drive-thru restaurants would generate significant new 
revenue, but draw upon the existing market, of which the City provides enough opportunity and 
supply with the current regulations.  Below is a map of the number of drive-thru restaurants that 
could occur based on the ½ mile distance from the current McDonald’s facility in CB, GC, and 
PC Commercial Districts  (15 total).  
 

 
 
(Note: The applicant has submitted a Conditional Use Permit application for a Chick-fil-A and 
Bank at 11015 Olive Boulevard, which is just over ½ mile from McDonald’s.  Should the 
applicant proceed with the Conditional Use Permit, this would adjust the number of facilities 
based on the distance requirement.  However, if the application is withdrawn or is denied and the 
text amendment proceeds, the above scenario could still occur.)   
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Staff recently surveyed a similar commercial corridor (Manchester Road) that does not have 
similar restrictions on drive-thru restaurants and found that, in a distance approximately 
equivalent to that of Olive Boulevard through Creve Coeur, a total of 20 drive-thru restaurants 
existed.  Thus, it is reasonable to assume that the above scenario could realistically occur should 
the proposed text amendment be approved.   
 
Comprehensive Plan Analysis 
The Comprehensive Plan outlines several goals and strategies regarding community health and 
connectivity to the surrounding neighborhoods by providing pedestrian amenities, creating a 
“green-line” park along Olive Boulevard, improving community image and identity by 
maintaining the compatibility of existing commercial development areas with the surrounding 
single-family neighborhoods through quality of development that creates a “sense of place” and 
maintains the City’s strong low-density residential image and character.    Drive-thru restaurants 
are in direct opposition to the promotion of pedestrian activity and are inconsistent with the 
surrounding neighborhoods.  The need to include a looping traffic lane for a drive-thru causes 
auto-oriented developments to functionally divide themselves from neighborhoods and 
surrounding commercial developments.  Further, the high level of moving vehicles on the site 
poses high conflicts with any pedestrian activity along the commercial corridors.  The type of use 
relies heavily on corporate architecture and signage to capture the automotive traffic, tends to 
focus traffic congestion in the area, and offers limited landscaping due to the amount of coverage 
necessary to accommodate drive-thru features. 
 

The aerial photo (at left) of the 
existing McDonald’s facility 
on Olive Boulevard, for 
example, illustrates the limited 
pedestrian amenities, isolated 
site layout, and minimal 
landscaping versus the 
hardscape necessary to 
accommodate the drive-thru 
traffic.  
 
Whereas, these factors could 
be mitigated when integrated 
as part of a larger 
development, where parking is 
shared and architecture is 
coordinated, which is the 
intent of the three acre 
requirement.   
 

 
 
It should be noted that limits on drive-thru services do not preclude the operation of a restaurant, 
which can be permitted by conditional use permit in the “PC”, “CB”, and “GC” Districts.   
 
 

Photo taken from St. Louis Co. website  
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Design Guidelines Analysis 
The relevant Design Guidelines include:   
 

Chapter 1 for Site Layout 
B.  Streetscape/Pedestrian Orientation  

1.   High quality, pedestrian scale and walkable area are the objective.  Site 
and building design should address needs pedestrian needs and develop 
creative approaches to improving pedestrian interest, access and 
enjoyment. 

2.  Avoid spatial gaps and interruptions along the “streetscape” caused by 
parking or other non-pedestrian elements, such as building gaps, 
driveways and service entries.  Continuous pedestrian activity is strongly 
encouraged. 

C.  Pedestrian and Vehicular Circulation 
4. Circulation systems should be designed to avoid conflicts between 

vehicular, bicycle and pedestrian traffic.  Pedestrian circulation should 
take precedence over vehicular circulation.  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. 

5.  Pedestrian linkages between uses in commercial development should be  
 provided and emphasized.  
 

 Chapter 2 Buildings 
 A. General Architectural Guidelines 

4. In commercial retail areas, two (2) to three (3) story, multi-use buildings 
 are encouraged; one (1) story, single use buildings are strongly 
 discouraged. 

 
The combination of a high ratio of pavement to building, and the stand-alone nature of these 
facilities is in opposition to these recommendations. While Staff recognizes that single-use 
buildings are found all along Olive Boulevard that also provide drive-thru services, such as 
banks and pharmacies, it is  the parking and circulation needed for drive-thru services at 
restaurants that tend to overwhelm the site, in relation to the scale of the building, that are not 
typical to those other uses.  Therefore, it is in the public’s best interest to limit drive-thru 
restaurants in order to meet with the goals and objectives of the Comprehensive Plan and Design 
Guidelines.   
 
Zoning Analysis 
As discussed earlier, Section 405.470(8)(d) limits drive-thru service for restaurants on not less 
than three acres.  While the three acre requirement is intended to limit the number of drive-thru 
restaurants, it does not represent a prohibition.  The requirement was intended to limit such uses 
to larger development projects where traffic issues could be mitigated and architecture could be 
coordinated.  In other words, it does limit free standing, stand-alone facilities.  Several 
developments within the City have been identified as potential sites for freestanding drive-thru 
restaurants, including the recently rezoned property at 13150 Olive Boulevard and the project 
commonly referred to as “The Ones”, which meet with the three acre minimum requirement.  
Any number of older commercial development sites could seek redevelopment opportunities that 
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incorporate drive-thru restaurant options.  The McDonald’s was approved as part of the larger 
CityPlace development, for example.   
 
The Zoning Code outlines certain requirements that should be considered when considering a 
text amendment.  

 
Section 405.1060  ZONING CHANGES AND TEXT AMENDMENTS  
(E) Standards.  

Zoning regulations should be changed if the public welfare is not served by the 
zoning or if the public interest served by the zoning is greatly outweighed by the 
detriment to private interests.  In making this determination, the City should consider 
the adaptability of the subject property to its zoned use and the effect of zoning on 
property value in assessing private detriment.  The character of the neighborhood, 
the zoning and uses of nearby property, and the detrimental effect that a change in 
zoning would have on other property in the area are relevant to the determination of 
public benefit.  

 
Based on the discussion above regarding the goals and objective within the Comprehensive Plan 
in regard to Community Health and Connectivity, Community Image and Identity, impacts on 
the surrounding neighborhoods, and the site layout, the proposed amendment would not rise to 
the level of promoting the public welfare or public interest over the private interest. Further, the 
fact that there is still opportunities for such development, even under the current ordinance, 
suggest that any detriment to private interest does not greatly outweigh the public interest.  
Therefore, Staff cannot support the proposed text amendment. If the members of the 
Commission are interested in relaxing the standards for drive-thru restaurants, Staff suggest a 
dialogue with the applicant to amend the proposal in a manner that reduces the potential number 
of sites for such uses.   
 
CONCLUSION  
The principal question before the Commission is: Are the Commission Member’s open to 
changes to the Zoning Code to allow for additional drive-thru restaurants?  If so, Staff request 
guidance on the scope of the change, that is: 

• What districts should be included?  
• What lot size is appropriate?  
• What distance is appropriate? 

 
If the Commission Members are satisfied with the current regulations, they should vote against 
the requested amendment, or continue the matter to allow the applicant an opportunity to amend 
the request in light of the preceding analysis.  
 
MOTION 
If the Commission members wish to consider further requirements on drive-thru facilities, the 
following is an example of an appropriate motion for this application:  
 

“I move to continue Application #11-023, to the meeting of October 3, 2011 to allow the 
applicant time to address the concerns of the members of the Planning Commission and 
work with staff for further revisions that meet with the Comprehensive Plan.” 
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If the Commission members wish to proceed with an action on the proposed text amendment, the 
following is an example of an appropriate motion for this application: 
 

“I move to recommend approval of a text amendment to Section 405.470(8)(d) to allow 
drive-thru service for restaurants on sites of not less than one (1) acre and no closer than 
one-half (1/2) mile from another restaurant with drive-thru service within the “PC” 
Planned Commercial District, “GC” General Commercial District, and “CB” Core 
Business District, as described in the staff report on application #11-023, dated 
September 19, 2011.” 

  
 

 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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Langdon. Paul

From: Langdon. Paul
Sent: Thursday, September 15, 2011 5:22 PM
To: Langdon. Paul
Subject: FW: [mayor-council] Change in zoning laws {01}

 

From: mayor-council@ci.creve-coeur.mo.us [mailto:mayor-council@ci.creve-coeur.mo.us] On Behalf Of Tom Loew 
Sent: Thursday, September 15, 2011 3:23 PM 
To: Mayor-Council 
Subject: [mayor-council] Change in zoning laws {01} 

I am unable to attend the zoning meeting on 09/19.  Please record my strong opposition to reducing the size of the 
required lot size for fast food restaurants in Creve Coeur.  We are overrun as it is.  Thank you 
 
Thomas A. Loew 
#26 Broadview Farm Road 
Creve Coeur, MO 63141 
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Langdon. Paul

From: Langdon. Paul
Sent: Thursday, September 15, 2011 5:20 PM
To: Langdon. Paul
Subject: FW: [mayor-council] Fast Food Proposal {01}

From: mayor-council@ci.creve-coeur.mo.us [mailto:mayor-council@ci.creve-coeur.mo.us] On Behalf Of 
bobedith1@charter.net 
Sent: Thursday, September 15, 2011 5:15 PM 
To: Mayor-Council 
Subject: [mayor-council] Fast Food Proposal {01} 

We are against the rezoning to allow a fast food restaurant in the old Walgreens building 
Robert  and Edith Prywitch 
12203 Sommerton Ct 
St. Louis Mo. 63141 
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Langdon. Paul

From: Louis Rubin [rubinlb@sbcglobal.net]
Sent: Thursday, September 15, 2011 7:57 PM
To: Langdon. Paul
Subject: Oppose proposed Zoning Chages

Mr. Langdon: 
 
Just a note to express my opposition to the proposed zoning change, which as I understand it – 
would reduce the size of a lot that could be used for a fast food location. 
 
Zoning of this type is simply not in the best interests of the residents of Creve Coeur, but rather to the 
developers who favor it. 
 
We do not need for this City’s major streets to become another Manchester Road. 
 
Thanks for your consideration. 
 
Louis Rubin 
178 South Mason Road 
Creve Coeur Missouri 63141 
 

18



19
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INTRODUCTION 
Howard Beittenmiller, Director of Facilities for the Donald Danforth Plant Science Center, has 
submitted a request for site development plan approval for a 38,654 square-foot greenhouse 
expansion.  The property is located at 975 N. Warson Road, north of Olive Boulevard and west 
of N. Warson Road, and is currently zoned “RO” Research and Office Park District. The “RO” 
district is intended for the development of large-scale office parks which include extensive 
laboratories and other similar scientific research facilities. 
 
The new Greenhouse C will be located just north of the existing Greenhouse B, south of the 
service drive on campus, outside of view from the public right-of-way and residential uses.  
Greenhouse C will have a basement under a portion of the above grade greenhouses. The 
eastern two greenhouses, labeled “GH10-C” and “GH11-C” on sheet SDP-3, will be inground 
soil beds and thus will not have the basement built under them. The western end 
of the above grade greenhouses, labeled as “Future GH1-, 2-, and 3-C” on sheet SDP-3, 
will be completed at a future date, however, the basement will be constructed under them 
at this time.  The proposed Greenhouse C required the relocation of the hazardous waste storage 
facility to the building service court. 
 

 
Close up of south Greenhouse C building elevations from Sheet SDP-5 of Applicants Materials 
 

 
Close up of detailed view of the project site from Sheet SDP-4 of Applicants Materials. 
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BACKGROUND 
The Donald Danforth Plant Science Center (PSC) opened in 2001 and is a not-for-profit research 
institute working to enhance the nutritional content of plants to improve human health, increase 
agricultural production to create a sustainable food supply, and provide scientific ideas and 
technologies that contribute to the economic growth of the St. Louis region and of the State of 
Missouri.  The “RO” district is intended for the development of large-scale office parks which 
include extensive laboratories and other similar scientific research facilities.  The Planning and 
Zoning Commission approved the original PSC Site Concept Plan on July 19, 1999, that 
included Greenhouse A. 
 
In June of 2007, the Planning and Zoning Commission approved the construction of the existing 
15,305 square foot Greenhouse B adjacent to the PSC, and the construction of the 112,100 
square foot four-story laboratory/office BRDG building located north of the greenhouses.  The 
approved site concept plan also indicated a possible third greenhouse in this area.  Therefore, this 
request fits within that concept plan. 
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED SEPARATED BY 

North Warson Village 
Apartments 

“AR” Attached Single Family 
Residential 

N/A 

South St. Paul’s Evangelical 
Church; and Monsanto 
East campus 

 Church-“GC” General 
Commercial District;  “RO” 
Research and Office Park 
District 

Olive Boulevard 

East Single residences  City of Olivette, Single Family 
Residential 

N. Warson Road 

West Missouri American Water 
Company 

“GC” General Commercial 
District 

NA 

 
COMPREHENSIVE PLAN REVIEW 
The PSC campus is located in the Commerce Center Action Area portion of the city, which is 
located on the east end of the city, roughly between Lindbergh Boulevard and Warson Road.   
The area is comprised of multiple uses, including research laboratories, professional offices, light 
industrial, limited manufacturing, office/warehouse, and similar uses.  Unlike other commercial 
sectors of Creve Coeur, the Commerce Center area is primarily a place to work.  The Residential 
Preservation and Economic Development goals and objectives for the area include encouraging 
the creation and growth of land uses related to the life science and biotech sector.  The plan also 
emphasizes light industrial office uses, particularly those oriented to life sciences and 
biotechnology, as dominant land users (page 70).  The proposed expansion of the greenhouse for 
the PSC meets with this objective. 
 
ZONING REVIEW 
Per the stated purpose in Section 405.330, the “RO” Research and Office Park District is 
intended to provide, by site concept and site development plan approval, for the planned 
development of large-scale office parks which include extensive laboratories and other similar 
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scientific research facilities.  All development within the “RO” District requires Planning and 
Zoning Commission approval, to wit: 
 

Section 405.330(D) Site Concept and Site Development Plan Required.  Site Concept and 
site development plan approval by the Planning and Zoning Commission shall be 
required for all proposed developments within the “RO” District as provided for in 
Section 405.1080 

 
The proposed 38,654 square-foot Greenhouse C is a permitted use and situated near the other 
greenhouses, out of sight of any residential units and from the public right-of-way. The total site 
area of the PSC is 40.3 acres.  The maximum site coverage allowed in the “RO” District is 60%.  
The proposed Greenhouse C will increase the site coverage for the campus to 29%, well within 
the required limits. 
 
The proposed project will not increase the need for parking as the greenhouse is considered a 
support space and the parking has been accounted for within the existing building and laboratory 
area. (Parking required is one space per 400 square feet of laboratory space.  The total number of 
parking spaces available on site is 574.  The total parking required is 428 spaces; thus, 146 
surplus parking spaces are available on site.) 
 
The applicant has provided a lighting study that indicates that, at 100 feet from the greenhouse, 
lighting illumination will be between 1.8 and 2.6 foot candles.  The Greenhouse C is 
approximately 607 feet from Mason Road.    The residential property bordering to the north of 
the PSC is 549.47 feet from the proposed Greenhouse C.  The areas to the north, east and west of 
the greenhouses are landscaped and have berms that shield the greenhouses from view.  The 
existing 4-story BRDG building to the north will also provide shielding of the greenhouses to the 
north.  The lighting study indicates that illumination at the property boundaries will be 0 foot 
candles, and therefore should not have an impact on the residents.   
 
CONCLUSION 
The proposed Greenhouse C expansion meets with the applicable Zoning District regulations and 
the goals and objectives Comprehensive Plan.    
 
ACTION 
The motion for the site development plan shown in the enclosed Applicant’s Materials will be in 
the form of approval, approval with conditions, denial or deferral.  Action by the City Council is 
not required. 
 
MOTION 
The following is an example motion for this application: 
 
“I move to approve the site development plan for the Greenhouse C for the Danforth Plant 
Science Center at 975 N. Mason Road submitted with Application #11-024, as presented to the 
Planning and Zoning Commission on September 19, 2011” (conditions may be added, 
eliminated, or modified by preceding motion). 
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Planning and Zoning Commission  Application #11-024.Danforth Greenhouse C Expansion 
September 19, 2011  Page 5 
 
 
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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Planning and Zoning Commission  Application #11-024.Danforth Greenhouse C Expansion 
September 19, 2011  Page 7 
 
 
APPENDIX 4:  SITE PHOTOGRAPHS Photo Date: 09/01/2011  
  

 
Description:  View of 
the area for the 
proposed Greenhouse C 
looking northeast along 
the service road with 
the existing Haz. Mat 
facility that will be 
relocated, and the 
existing BRDG 
building in the 
background. 

 
Description: View 
looking east from the 
service road of the area 
for the proposed 
Greenhouse C, with a 
view of the existing 
Greenhouses A & B. 

 Description:  Another 
view of the area 
looking south east form 
the curve in the service 
road. 
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Planning and Zoning Commission  Application #11-024.Danforth Greenhouse C Expansion 
September 19, 2011  Page 8 
 

 

Description:  View of 
the area looking west. 

 
Description: View 
looking northwest from 
the service road of the 
landscaping that blocks 
views of the 
greenhouses from the 
north and west property 
line. 

 Description: View 
looking north from the 
service road. 
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4800 Hinan Drive,Beamsville, Ontario. Canada LOR 1B1 
T. 1-800-263-0213 / F. 1-905-563-0445  www.pllight.com, info@pllight.com 
 

 
 

         To this lighting plan (drawing + computer calculation the "Explanation to the Lightingplan", 
the supplementary guarantee provisions PL light systems Inc. apply. 

 
 1/2  n v t  Agritechnove Inc - 707ft south.doc 

 

Light calculation 
 
 
Customer Agritechnove Inc. 
City / Country St. Anselme - Quebec - Canada 
Patern 5 ft x 4.1 ft  H = 8 ft 
Calculator N. Pobric 
Date 14-9-2011 
Drawing number n.v.t.   (distance 707 ft   south) 
 
Information on light fitting: 
 
no type luminous flux 

[lumen] 
x [ft] y [ft] z [ft] rx ry rz 

 1 220581 MAXIMA PL 1000W 
grid:  15 x  14 armatures 
configuration: 5 ft x 4.1 ft  H = 8 ft 

1000W MHBT37 
110000 

0 0 8 0 0 0 

Maintenance factor = 1.00 
 
Luminaire information: 
 
average (Eav): 0 fcd 
minimum (Emin): 0 fcd 
maximum (Emax): 0 fcd 
Emin/Emax:  
Emin/Eav:  
 
 
Uniformity in calculation field: 
 

Emin 0 fcd  Emax 0 fcd  Eaverage 0 fcd
Emin/Emax NaN%  Emin/Eaverage NaN%

0 - 0.1

5 ft

4.1 ft
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4800 Hinan Drive,Beamsville, Ontario. Canada LOR 1B1 
T. 1-800-263-0213 / F. 1-905-563-0445  www.pllight.com, info@pllight.com 
 

 
 

         To this lighting plan (drawing + computer calculation the "Explanation to the Lightingplan", 
the supplementary guarantee provisions PL light systems Inc. apply. 

 
 2/2  n v t  Agritechnove Inc - 707ft south.doc 

 

Calculation plan: 
 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

 
 
Calculation field: 
 

5 ft
4.1 ft
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4800 Hinan Drive,Beamsville, Ontario. Canada LOR 1B1 

T. 1-800-263-0213 / F. 1-905-563-0445  www.pllight.com, info@pllight.com 
 

 

 

         To this lighting plan (drawing + computer calculation the "Explanation to the Lightingplan", 
the supplementary guarantee provisions PL light systems Inc. apply. 

 
 1/2  n v t  Agritechnove Inc - 552 north.doc 

 

Light calculation 
 

 

Customer Agritechnove Inc. 

City / Country St. Anselme - Quebec - Canada 

Patern 5 ft x 4.1 ft  H = 8 ft 

Calculator N. Pobric 

Date 14-9-2011 

Drawing number n.v.t.   (distance 552 ft   north) 
 

Information on light fitting: 
 

no type luminous flux 

[lumen] 

x [ft] y [ft] z [ft] rx ry rz 

 1 220581 MAXIMA PL 1000W 

grid:  15 x  14 armatures 

configuration: 5 ft x 4.1 ft  H = 8 ft 

1000W MHBT37 

110000 

0 0 8 0 0 0 

Maintenance factor = 1.00 

 

Luminaire information: 
 

average (Eav): 0 fcd 

minimum (Emin): 0 fcd 

maximum (Emax): 0 fcd 

Emin/Emax: 97 % 

Emin/Eav: 98,5 % 

 

 

Uniformity in calculation field: 
 

Emin 0 fcd  Emax 0 fcd  Eaverage 0 fcd

Emin/Emax 97%  Emin/Eaverage 98.5%

0 - 0

5 ft

4.1 ft
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4800 Hinan Drive,Beamsville, Ontario. Canada LOR 1B1 

T. 1-800-263-0213 / F. 1-905-563-0445  www.pllight.com, info@pllight.com 
 

 

 

         To this lighting plan (drawing + computer calculation the "Explanation to the Lightingplan", 
the supplementary guarantee provisions PL light systems Inc. apply. 

 
 2/2  n v t  Agritechnove Inc - 552 north.doc 

 

Calculation plan: 
 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

 

 

Calculation field: 
 

5 ft
4.1 ft
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4800 Hinan Drive,Beamsville, Ontario. Canada LOR 1B1 

T. 1-800-263-0213 / F. 1-905-563-0445  www.pllight.com, info@pllight.com 
 

 

 

         To this lighting plan (drawing + computer calculation the "Explanation to the Lightingplan", 
the supplementary guarantee provisions PL light systems Inc. apply. 

 
 1/2  n v t  Agritechnove Inc - 439 ft west.doc 

 

Light calculation 
 

 

Customer Agritechnove Inc. 

City / Country St. Anselme - Quebec - Canada 

Patern 5 ft x 4.1 ft  H = 8 ft 

Calculator N. Pobric 

Date 14-9-2011 

Drawing number n.v.t.   (distance 439 ft  west) 
 

Information on light fitting: 
 

no type luminous flux 

[lumen] 

x [ft] y [ft] z [ft] rx ry rz 

 1 220581 MAXIMA PL 1000W 

grid:  15 x  14 armatures 

configuration: 5 ft x 4.1 ft  H = 8 ft 

1000W MHBT37 

110000 

0 0 8 0 0 0 

Maintenance factor = 1.00 

 

Luminaire information: 
 

average (Eav): 0 fcd 

minimum (Emin): 0 fcd 

maximum (Emax): 0 fcd 

Emin/Emax: 95,8 % 

Emin/Eav: 97,9 % 

 

 

 

 

Uniformity in calculation field: 
 

Emin 0 fcd  Emax 0 fcd  Eaverage 0 fcd

Emin/Emax 95.8%  Emin/Eaverage 97.9%

0 - 0

5 ft

4.1 ft
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4800 Hinan Drive,Beamsville, Ontario. Canada LOR 1B1 

T. 1-800-263-0213 / F. 1-905-563-0445  www.pllight.com, info@pllight.com 
 

 

 

         To this lighting plan (drawing + computer calculation the "Explanation to the Lightingplan", 
the supplementary guarantee provisions PL light systems Inc. apply. 

 
 2/2  n v t  Agritechnove Inc - 439 ft west.doc 

 

Calculation plan: 
 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

 

 

Calculation field: 
 

5 ft
4.1 ft
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hbeittenmiller
Polygonal Line

hbeittenmiller
Line

hbeittenmiller
Text Box
Site Boundary -
439 feet west from West End of Greenhouse

hbeittenmiller
Line

hbeittenmiller
Text Box
South

hbeittenmiller
Line

hbeittenmiller
Text Box
439 feet
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	Agenda
	Draft Minutes of August 15, 2011 Meeting.
	Draft Minutes of August 15, 2011 Meeting

	Public Hearing

Application #11-023: Request for approval of a text amendment to Section 405.470(8)(d)to allow Drive-Thru Service for Restaurants on lots of one acre or more and at least one-half mile distance from any similar use, where a lot of three acres or more is the only current requirement.
	Staff Report
	Applicant's Materials received August 25, 2011
	Public Comment received by Noon on September 16, 2011

	Application #11-024: Request for minor site development plan approval for the Donald Danforth Plant Science Center Greenhouse C expansion.


	Staff Report
	Applicant's Application Materials dated August 24, 2011
	Revised Lighting Study, received September 14, 2011
	Site Concept Plan approved in 2007

	Comprehensive Plan Review of Former Belle Maison Subdivision - See request letter from Gabe Grossberg, President & CEO of Delmar Gardens Enterprises.
	Letter from G. Grossberg

	UMSL Chancellor's Certificate in Planning and Zoning - See attached brochure
	UMSL Chancellor's Certificate Brochure


