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AGENDA 

PLANNING AND ZONING COMMISSION MEETING 

CITY OF CREVE COEUR, MISSOURI 

MONDAY, NOVEMBER 19, 2012 

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 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. 
 
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 from the meeting of November 5, 2012 
 

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 limit comments to three minutes and to complete a speaker card. 
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PLANNING AND ZONING COMISSION  -  AGENDA Monday, November 19, 2012 
 

 
  

 
5. UNFINISHED BUSINESS 

A. Application #12-027:  A request to allow rezoning and re-subdivision of the former Belle 
Maison subdivision from "A" Single-Family Residential with a Residential Design 
Development (RDD) approval to "PRD" Planned Residential Development for 10 single-
family residential lots, a 180-bed skilled care facility, and a 160-unit senior living facility.  
 
Applicant: Delmar Gardens Creve Coeur Renaissance, LLC 

14805 N. Outer Forty Drive, Suite 300 
Chesterfield, MO 63017 

 
6.  NEW BUSINESS 

A. Application #12-033:  Approval for the preliminary plan for 10 single family homes on four 
acres for the Villas at Mosley Subdivision with Residential Design Development (RDD) 
Designation. 

 
Applicant: William Levinson 

Benton Homebuilders 
1000 Executive Parkway, Suite 106 
Saint Louis, MO 63141 

 
B. Application #11-034:  Approval of a minor site development plan for an eight-foot high fence 

along a portion of the north side property line at 838 Larkin Ave.  
 

Applicant: Carl Masthay 
838 Larkin Avenue 
Saint Louis, MO 63141 

 
C. Application #11-040:  Approval to amend the CVS Pharmacy conditional use permit 

(Ordinance No. 5105) to establish the time for withdrawing funds for construction of an 
artist-designed transit shelter.  PUBLIC HEARING 

 
Applicant: Paul Langdon 

Director of Community Development 
 

 
7. WORK AGENDA 

None 
 
8. OTHER BUSINESS 
 

A. Planning Division Report 
B. City Attorney Report 
 

 
9. ADJOURNMENT 
 

Posted: ______________________________________ 
 Whitney Kelly 

 City Planner 
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CITY OF CREVE COEUR - MINUTES 
 PLANNING AND ZONING COMMISSION MEETING 

MONDAY, NOVEMBER 5, 2012 
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, November 5, 2012, 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. Tim Madden, Chair 

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

 
OTHERS PRESENT:  Mr. Carl Lumley, City Attorney 

Mr. Paul Langdon, Director of Community Development 
Ms. Whitney Kelly, AICP, 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 October 15, 2012 
 Mr. Eberhardt moved approval of the draft minutes, with the proposed changes of changing the 

applicant name on Application #12-027 from Kling to King, and to add the second to the motion 
and the vote on Application #12-027, and Mr. Faron seconded the motion, which carried 
unanimously. 

  
4. PUBLIC COMMENT 
 

None 
 
5. UNFINISHED BUSINESS 
 

A. Stormwater Master Plan Update. 
 
Applicant: Matt Wohlberg 

City Engineer 
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Mr. Matt Wohlberg, City Engineer, City of Creve Coeur, presented the final draft of the 
Stormwater Master Plan Update back in July 2012, and was back seeking Planning & Zoning 
Commission’s approval to move forward to City Council.   
 
Mr. Wohlberg went over the purpose of the Stormwater Master Plan, stating it is used for 
identifying and prioritizing projects within the City.  Mr. Wohlberg also stated the assessments 
were done a year ago and in October 2012 the Stormwater Committee motioned approval of 
the Master Plan.  The Stormwater Master Plan results in 3.7 million dollars of issues, not 
including two because they are not cost prohibitive.    
 
Mr. Eberhardt asked if the only item in the Capital Budget was the culvert project, and Mr. 
Wohlberg responded he believed it was the sole stormwater project. 
 
Mr. Faron motioned the Planning and Zoning Commission recommend approval of the 
Stormwater Master Plan Update report to the Creve Coeur City Council, as recommended by 
the City’s Stormwater Committee and City Staff.  Mr. Howard seconded the motion with the 
resultant vote as follows: 
 
Mr. Eberhardt – aye    Mr. Faron – aye    Mr. Howard – aye 
Mr. Schnarr – aye     Chair - aye  
 

B. Application #12-027: A request to allow rezoning and re-subdivision of the former Belle 
Maison subdivision from “A” Single-Family Residential with a Residential Design 
Development (RDD) to approval to “PRD” Planned Residential Development for 10 
single-family residential lots, a 180-bed skilled care facility, and a 160-unit senior living 
facility. 
REQUEST FOR CONTINUANCE 
 
Applicant: Delmar Gardens Creve Coeur Renaissance, LLC 

14805 N. Outer Forty Drive, Suite 300 
Chesterfield, MO  63017 
 

Mr. Langdon, Director, Community Development, explained the continuance was sought out 
due to waiting for the report from the City’s traffic consultant.   
 
Mr. Eberhardt motioned Application #12-027, Delmar Gardens, be postponed from this 
evenings meeting to the next Planning and Zoning meeting, November 19, 2012.  Mr. Schnarr 
seconded the motion with the resultant vote as follows: 
 

Mr. Eberhardt – aye   Mr. Faron – aye    Mr. Howard – aye 
Mr. Schnarr – aye    Chair - aye 

 
6. NEW BUSINESS 

 
A. Warson Downs Road Dedication. 

 
Applicant: Jim Heines 

Director, Public Works, City of Creve Coeur 
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Mr. Jim Heines, Director of Public Works, explained in 2004 Warson Downs Subdivision was 
approved by the Planning and Zoning Commission and City Council as a private subdivision.  
Mr. Heines stated over the course of the next several years, the construction efforts on the 
project were completed (grading, stormwater systems, detention areas, curbs, & most road 
pavement).  In addition, a number of housing units were constructed and sold, too.  Due to the 
economic downturn, Mr. Heines explained the constructor went bankrupt and left the 
homeowners association responsible for remaining items/projects.  Over the past year, the 
trustees have repaired deficiencies, applied the final asphalt lift on the road surface, and 
installed an Ameren UE street light in the cul-de-sac which they request the city to accept the 
maintenance costs.  The trustees have been working with City Staff to prepare and execute 
paperwork to transfer the ownership of right-of-way, responsibilities of street curb and 
pavement, and the street light to the city.  The storm inlets and pipe system will still belong to 
MSD, however Mr. Heines stated problems related to detention areas and landscaping/lawn 
maintenance of the right-of-way and Cul-de-sac Island remain with the Warson Downs 
Homeowners Association.   
 
Mr. Eberhardt motioned that the Planning and Zoning Commission recommend the approval 
of Warson Downs as a public street and the city to assume the maintenance and energy cost 
for the Ameren U.E. street light to the Creve Coeur City Council, as recommended by Public 
Works staff.  Mr. Faron seconded the motion with the resultant vote as follows: 
 
Mr. Eberhardt – aye   Mr. Faron – aye    Mr. Howard – aye 
Mr. Schnarr – aye    Chair – aye 
   

B. Middlebrook and Chilton Culvert Rehabilitation Projects.   
 

Applicant: Matt Wohlberg 
City Engineer 

 
Mr. Matt Wohlberg, City Engineer, explained the scope of the Middlebrook and Chilton rehab 
projects to the Commission.  Mr. Wohlberg stated the scope of the project increased 
dramatically and for budgetary reasons would address the Chilton Lane culverts first and then 
approach the Middlebrook culverts later in the year.  Mr. Wohlberg explained the plan is to 
replace a single culvert with two culverts (the culverts are staggered) and install modular 
block retaining walls.   
 
Mr. Eberhardt asked if the roadway would be disturbed, to which Mr. Wohlberg said it would 
be dug in from above impacting the street less than trying to bore holes through the road. 
 
Mr. David Caldwell, 257 Brooktrail Court, asked about the amounts for the fiscal year 
budgets, in the CIP, for 2013 and 2014.  Mr. Wohlberg answered the amount in fiscal year 
2013 was $125,000.00 and he thought the estimate for 2014 would be around $210,000.00. 
 
Mr. Faron motioned the Commission recommend the approval of the proposed improvements 
to the culverts beneath Middlebrook Lane and Chilton Lane, as recommended by the City’s 
Stormwater Committee, as well as the proposed phased approach to these improvements, as 
recommended by City Staff, with CIP for 2013 covering Chilton Lane and potential portion of 
CIP 2014 covering Middlebrook Lane along with a cost analysis recommended by the 
Commission.  Ms. Kramer seconded the motion with the resultant vote as follows: 
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Mr. Eberhardt – aye   Mr. Faron – aye    Mr. Howard – aye 
Mr. Schnarr – aye    Ms. Kramer – aye   Chair – aye      
 

C. Application #12-031: A request for approval of a preliminary plat for 222 N. Mason 
Road, Lot A. 
 
Applicant: Chris Vatterott 

The Enclave Bellerive, LLC 
332 Wythe House Court 
Creve Coeur, MO  63141 
 

Mr. Chris Vatterott, 972 N Warson, presented the application for a preliminary plat for 222 N. 
Mason Road.  Mr. Vatterott explained the proposal includes creating a lot, which was reserved 
for Mason Road improvements originally, building a modest home on it and eventually using 
it for groundskeeper/property maintenance personnel. 
 
Mr. Paul Langdon, Director Community Development, pointed out for the record that the 
property is not a part of The Enclave Bellerive.     
 
Ms. Kramer motioned approval for the preliminary plat for Enclave Bellerive for Lot A as 
shown in the Site Development Plan and Preliminary Plat, dated September 27, 2012.  Mr. 
Faron seconded the motion with the resultant vote as follows: 
 
Mr. Eberhardt – aye   Mr. Faron – aye    Mr. Howard – aye 
Mr. Schnarr – aye    Ms. Kramer – aye   Chair – aye   

 
D. Application #12-032: Request for approval of a minor site development plan for a “front-

yard” five-foot wood privacy fence along Gallagher Road. 
 

Applicant: Furqan Raja 
12955 Barbezieux Drive 
Creve Coeur, MO  63141 
 

Mr. Furqan Raja, 12955 Barbezieux Drive, is requesting a five-foot fence along the rear 
property line.  Mr. Raja stated the fence is 2 years old and already existed when he purchased 
the home.  The previous owner installed the fence illegally.  Mr. Raja wants to remove the 
existing illegal fence and make it compliant with the City’s code.  
 
Mr. Faron motioned to approve the site plan for a five foot wood privacy fence with an arched 
design at the property line at 12955 Gallagher Road submitted with Application #12-032, as 
presented to the Planning and Zoning Commission on November 5, 2012.  Mr. Howard 
seconded the motion with the resultant vote as follows: 
 

Mr. Eberhardt – aye   Mr. Faron – aye    Mr. Howard – aye 
Mr. Schnarr – aye    Ms. Kramer – aye   Chair – aye 
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7. WORK AGENDA 
 
A. Discussion of SIC use code conversion to NAICS use codes. 

Mr. Langdon presented the Commission with a chart that is color coded and explained what 
the old code contained and now what the new code says.  Mr. Langdon stated color coding 
system was broken down by districts.   
 
Mr. Eberhardt thought the NAICS was supposed to be more precise than the SIC, but to him, it 
appears opposite.  Mr. Langdon replied that in terms of precision there is probably not a big 
difference; however what is found in using it is that it groups uses together within the 
categories that are more alike, and under SIC there was a huge list of included uses and in 
ways are not similar to each other.  Mr. Eberhardt asked what the 2003 and 2012 difference is, 
and Mr. Langdon replied almost none, however we are moving to 2003 first because in the 
summer when the chart was being created, 2012 was not available yet, and second because we 
are reliant on cross-reference tables.    
 

B. Transmittal of updated Form-Based Code Graphics 
 
Mr. Langdon presented an illustration and showed the Commission examples of the updated 
form-based code graphics (Jaguar/Land Rover).    

 
8. OTHER BUSINESS 
 

A. Planning Division Report 
 
Mr. Langdon stated at the next meeting there will be a fence request, a re-subdivision 
application, Delmar Gardens will be returning, and the artist designed bus shelter because the 
original artist cannot be reached.    

 
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 8:50 p.m. 
 

 
_______________________________ 
Timothy Madden, Chair 

 
_______________________________ 
Julie Lowery, Recording Secretary 
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MEMORANDUM 
 
 
To:  Mr. Paul Langdon, AICP, City Planner 
  City of Creve Coeur, Missouri 

From:  Daniel T. Shane, P.E., PTOE 
  George Butler Associates, Inc. 

Date:  November 15, 2012 

Subject:  Traffic Impact Study Assessment 
  Delmar Gardens Renaissance 

 
GBA, Inc. has completed its review of the Traffic Impact Study associated with 
the proposed Delmar Gardens Renaissance development for the City of Creve 
Coeur.  This review was based on the study prepared by CBB, dated August 
2012, and provided to GBA on October 3, 2012.  Supplemental 
correspondence between the Missouri Department of Transportation and CBB 
was also provided to GBA on October 17, 2012.  A preliminary site 
development plan was provided to GBA by the City to supplement this traffic 
engineering review.  This review was completed to investigate the validity of 
the traffic study and traffic flow relating to the preliminary site development 
plan.  It should be noted that this review does not consist of reanalyzing 
intersection capacity, or the recalculation of trip generation or traffic 
assignment. 
 
The traffic study reviewed the impacts associated with the above referenced 
development near the intersection of Ladue Pines Drive and Ladue Road, 
located approximately one-third of a mile west of the Interstate 270 
interchange.  We understand this site has been reviewed by CBB over the past 
two years, specifically regarding land use and access location.  The ultimate 
access configuration for the proposed site will consist of a shared access with 
the Thompson Trust Site, which is occupied by the Care and Counseling 
Center, and not opposite of Ladue Pines Drive. 
 
Proposed Development, Intersection Sight Distance 
The consultant reviewed the existing sight distance as part of their traffic 
impact study.  Based on their analysis and measurements, the available 
intersection sight distance for westbound traffic exceeds minimum 
requirements, as published by the AASHTO Greenbook, A policy on Geometric 
Design of Highways and Streets, 2011.  However, the available intersection 
sight distance for eastbound traffic was found to be about 35 feet short of the 
recommended 500 feet.  We understand MoDOT has accepted this, contingent 
on permit application and Responsibility Clause by the applicant. 
 
I spoke with Shawn White of CBB regarding some of the background history 
with MoDOT and St. Louis County Department of Highways and Traffic.  It is 
our understanding that MoDOT will maintain jurisdiction of Ladue Road (Route 
AB), and has accepted the proposed access location as the best alternative.  
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Available intersection sight distance at Ladue Pines Drive was reviewed and 
considered to be a less desirable condition than with the drive located to the 
east.   CBB used the posted speed limit of 45 miles per hour (mph) to establish 
minimum sight distance requirements; however, according to CBB, MoDOT 
has suggested the posted speed on Ladue Road may be too high, and may 
consider lowering the posted speed limit.  A 5 mph reduction in the posted 
speed limit could result in better operational characteristics in terms of existing 
roadway geometry and intersection sight distance. This would be a benefit to 
the motorists attempting to make turning movements from the proposed drive.  
Although speed studies were not completed as part of this study, any change 
to the posted speed limit, or implementation of advisory speed limits, would 
require engineering speed studies and approval by MoDOT. 
 
We understand from our discussion with Ms. White that passenger cars will be 
the predominate vehicle to and from the site; therefore design considerations 
for single unit or combination trucks were not considered regarding intersection 
sight distance.  Based on our observation of the existing Delmar Gardens site 
in O’Fallon, Missouri, we agree that a passenger car is an acceptable design 
vehicle.  It should be noted that this assessment does not suggest that the 
ability of trucks or fire trucks to access the site is restricted due to the roadway 
and intersection geometry. 
  
Site Generated Traffic Volumes 
The consultant compares ITE Trip Generation Manual rates and empirical data 
based on existing Delmar Gardens sites in O’Fallon and Florissant, Missouri.  
We concur with the use of empirical data over ITE rates to establish site 
generated volumes in this particular scenario, as it provides a more 
conservative approach to trip generation for this site.  Due to the unique 
characteristics and special services offered by Delmar Gardens, it appears that 
the use of ITE trip generation rates would underestimate the projected traffic 
impacts.  Our observation and knowledge of the Delmar Gardens in O’Fallon 
support the use of empirical data for site trip generation.  
 
Build Conditions, 2012 Build Traffic Conditions 
The consultant recommends the proposed site to share access with the 
adjacent Thompson Trust site, in an effort to minimize vehicular conflicts.  We 
understand MoDOT has approved this configuration, contingent on permit 
application and Responsibility Clause by the applicant.  The study notes that an 
eastbound dedicated left turn lane is recommended at the proposed site drive; 
however, an exclusive westbound right turn lane is not recommended, even 
though it meets warrants for construction.  It is also noted that a two-way-turn-
lane would improve traffic operations for the southbound movements at the 
proposed site drive by allowing a “two stage” turning maneuver.  However, the 
study does not make a conclusive recommendation between the two 
intersection geometric treatments.  Due to the close proximity of the shared site 
drive and Ladue Pines Drive intersection, it is our opinion that a two-way-turn-
lane be constructed between the two points of access. 
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We appreciate the opportunity to be of service to you.  If you should have any 
questions or concerns regarding the information in this memorandum, please 
feel free to contact us at 636.240.2444. 
 
GEORGE BUTLER ASSOCIATES, INC. 

 
Daniel T. Shane, P.E., PTOE 
Associate, Project Manager 
 
cc:   Paul Bertrand, P.E., PTOE 
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PLANNING AND ZONING COMMISSION APPLICATION #12-027 
TO ALLOW THE SUBDIVISION AND REZONING OF THE FORMER BELLE 

MAISON SUBDIVISION FROM “A” SINGLE-FAMILY RESIDENTIAL WITH 

RESIDENTIAL DESIGN DEVELOPMENT TO A “PRD” PLANNED RESIDENTIAL 

DISTRICT 

Key Issues: 
 Does the request further the 

goals and/or implement the 
Comprehensive Plan? 

 Does the request meet with 
the minimum standards for 
PRD approval? 

 Does the site development 
plan follow the Design 
Guidelines? 

 

FOR THE MEETING OF: October 15, 2012 
LOCATION: 
140-169 Belle Maison Lane and 170-194 Belle Maison Court 
(Former Belle Maison Subdivision Adjacent to Parkway Northeast Middle School 
on Ladue Road, West of Interstate 270) 
 
 
REQUEST:  
Allow rezoning and re-subdivision of the property from "A" Single-Family 
Residential with a Residential Design Development (RDD) approval to "PRD" 
Planned Residential Development for 10 single-family residential lots, a 180-bed 
skilled care facility, and a 160-unit senior living facility. 
 

Comp. Plan References 
 Residential Preservation and 

Economic Development 
 Key Property 

”Neighborhoods 5” (p.50) 
 Design Guidelines 
 Pedestrian Plan 

ADDITIONAL INFORMATION: 
Levinson Homes was unable to complete the Belle Maison project after largely 
constructing two houses. Delmar purchased the land several years ago but only 
recently submitted their proposal. A “PRD” district requires a series of specific 
findings by P&Z and City Council before it can be approved. 

Zoning Code References 
 Section 405.390, Planned 

Zoning Districts 
 Section 405.1060 Zoning 

Changes and Text 
Amendments  

    
APPLICANTS: Delmar Gardens Creve Coeur 

Renaissance, LLC 
14805 N. Outer Forty Drive, Suite 300 
Chesterfield, MO 63017 

APPLICANTS’ 

REPRESENTATIVE

John King 
Lathrop Gage, LLP 
7701 Forsyth Boulevard 
Clayton, MO  63105 

 
 
 
 
 
 
 
 

 
 

  

REPORT PREPARED BY: 
 
    
 Paul Langdon, AICP, Community Development Director Date 

ATTACHMENTS:    Applicant’s Materials received July 13, 2012 
  Applicant’s Traffic Impact Assessment, received September 24, 2012   

Éy 
v|àç 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 
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DEVELOPMENT HISTORY 
The 28.6 acre site was zoned “A” Single Family Residential in 1974 when Creve Coeur annexed it, along 
with several residential subdivisions, into the city’s boundaries.  The land was owned by the Missouri 
Diocese of the Protestant Episcopal Church who operated a retreat there called the Thompson Center.  
The church attempted to sell it to Taylor-Morley Homes beginning in 2002.  Taylor-Morley Homes 
subsequently requested approval from the City of Creve Coeur to rezone and develop the parcel under 
“B” zoning with an RDD (Residential Design Development) approval.  The requests were altered many 
times and consisted of 94, 82, 72, 53, and 49 units; all were denied by the city.  Taylor-Morley challenged 
the City’s decisions in court but was not successful. 
 
The property was then put under contract with Levinson Homes in 2006.  The City approved an RDD 
under the “A” zoning in January 2007.  The approved plan for “Belle Maison” subdivision included only 
28 houses on two cul-de-sacs with a common driveway opposite Ladue Pines Drive.  The site was 
cleared, most of the infrastructure installed and two houses begun when the project stopped.  Several 
stormwater management issues had already surfaced resulting in considerable erosion and siltation of the 
subdivision and adjacent property.   
 
The failed subdivision was purchased by Delmar Gardens shortly after the subdivider, Levinson Homes, 
officially went out of business.  Delmar Gardens proceded to undertake several small projects to stabilize 
the slopes on the north and west sides and has since maintained grass cutting and general maintenance.  
The site remains essentially vacant with only the two, incomplete, single-family houses present out of the 
platted 28 lots.   
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED (RESPECTIVELY) SEPARATED BY 

North Residential: 
Creve Coeur Place 
Ladue Heights 
Lac du Bois 

 
“B” Single Family Residential w/RDD 
“B” Single Family Residential 
“A” Single Family Residential 

NA 

South Residential: 
Ladue Pines Court 
Beacon Hill 
Ladue Downs 

 
“A” Single Family Residential 
“A” Single Family Residential 
“A” Single Family Residential w/RDD 

NA 

East Parkway Middle School “A” Single Family Residential NA 

West Residential: 
Worthington Oaks 

 
“A” Single Family Residential 

NA 

 
 
FINDING OF ELIGIBILITY 
An application for “PRD” Planned Residential Development requires a finding of eligibility by the 
Zoning Administrator prior to review by the Planning Commission.  The following table summarizes that 
finding and is provided for reference only.   
 
It should be noted that many points are fairly debatable.  The purpose of this finding is primarily to serve 
as a quick review to determine if the proposal meets minimal standards; enough that it warrants further 
review.  Greater scrutiny is applied in the subsequent discussion and is the purview of the Planning 
Commisison and City Council. 
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Criteria Finding 
Cannot be approved under other zoning The combination of single-family, multi-family and institutionalized 

residential development can be accomplished in any of the three 
planned zoning districts: Planned Residential (Section 405-
390.D.2.a), Planned Commercial (Section 405-390.D.2.b) and 
Planned Community (Section 405-350).  However, the predominately 
residential setting for this project eliminates the use of the Planned 
Commercial District and the purpose of the Planned Community 
district is to include the full spectrum of uses, which this proposal 
does not do.  The only remaining option is the “PRD” Planned 
Residential District. 

Fulfills purpose of Section 405-390, 
Planned Zoning Districts: 
“The purpose of the Planned Zoning 
District is to allow innovative design, solve 
problems on difficult sites, meet market 
niches, encourage housing in different 
price ranges, promote well designed 
developments and encourage infill and 
redevelopment within the existing urban 
area.” 

Without delving into the question of appropriateness, the following 
appear to be facts supporting the stated purpose: 
 It is an innovative combination of development types in one 

project. 
 It will resolve the drainage and erosion issues on the site. 
 It will serve the growing demand for senior housing in the 

community at large. 
 It will infill a distressed property with economically viable uses. 

 The pre-designed buildings are well thought out; the single-family 
residences will not be designed until a builder is selected.

Substantial incorporation of PRD design 
criteria 

Overall, the design criteria appear to be met, but a fuller discussion of 
these points can be found below. 

Provision of tangible public benefit(s) It is the applicant’s assertion that the adaptive use of this property, the 
proposed landscaping along Ladue Road, and the correction of the 
stormwater problems are public benefits unique to this proposal.  
Although staff recognize that there remains a question of weighing 
these somewhat limited benefits against the apparent preferences of 
the neighborhood and the Comprehensive Plan, staff also believes 
there are enough factors present to warrant further review by the 
Planning Commission and City Council. 

 
COMPREHENSIVE PLAN REVIEW 
The rejection of the Taylor-Morley proposals and approval of the Levinson plans were largely founded 
upon Comprehensive Plan considerations and the same would appear to be critical with this application.  
The following Comprehensive Plan goals are all pertinent to this review: 
 

Community Image and Identity 
4. Maintain the City’s strong low-density residential image and character. (p.23) 
 
Transportation and Movement 
2. Reduce traffic impact and cut-through traffic in residential areas. (p.24)  
 
4. Improve north-south vehicular flow in the western half of the City. (p.24) 
 
Residential Neighborhoods  
“As a series of individual subdivisions, the various residential areas are not well connected with 
streets, sidewalks, or trails.  This lack of connectivity encourages increased reliance upon the 
automobile for movement, and concentrates traffic on those streets that do connect through the 
area.  The City will continue to improve pedestrian access through the implementation of the 
Creve Coeur Pedestrian Plan.” (p.43) 
 
Residential Preservation and Economic Development 
6. Require that new development or redevelopment be compatible with the character of the 

surrounding neighborhood with regard to lot frontage, building setbacks, building lines, building 
scale, and lot coverage. (p.45) 
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Key Property Recommendations 
Neighborhoods 3 
…It too may be developed using lot-clustering techniques with individual lots not smaller than 
32,000 square feet, with at least 25% of the property set aside as open space. (p.50; provided for 
reference in “Neighborhoods 5” below) 
 
Neighborhoods 5 [subject property] 
The 30-acre property on the north side of Ladue Road that is currently used as a church retreat 
center may also be subject to pressure of development or redevelopment in the future.  This 
property should also be used for single-family detached residential with the lot clustering 
discussed above. (p. 50) 

 
With regard to the connectivity and walkability questions, the project appears to contain a sidewalk for 
the single-family residential portion that connects to Ladue Road, but it does not make the same 
allowance for the other portions of the site.  It also does not connect to the street network to the north 
(Kingshill Drive), although this was not accomplished under the Belle Maison approval either, largely due 
to concerns of the existing residents, the effectiveness of nearby Coeur d’Ville Drive and significant 
grading issues along the north property line. 
 
The remaining goals all center on the question of character, expressed either through the use, the layout or 
the structures. In as much as the single-family residential portion is largely salvaged from the Belle 
Maison subdivision, it can be presumed to meet these goals.  The senior care and residential facilities, on 
the other hand, are not in keeping with these goals, especially since they are far from the single-family, 
detached residential advocated by the “Neighborhood 5” narrative.  The applicant is aware of this, and has 
included an analysis in their materials of the issues.  They conclude that market conditions have changed 
sufficiently to suggest that there are sound economic reasons for deviating from the Comprehensive Plan 
(witness the failure of the prior subdivision), and they suggest that the proposed project will provide an 
effective and unobtrusive transition from the existing institutions (school and counseling facility) to the 
single-family subdivisions.  In this way, they argue, the project still meets the goal of protecting the 
existing neighborhoods from intrusions by the existing non-residential development.  Whether or not this 
project becomes the intrusion is a divisive issue.  The developer, obviously, does not think so.   
 
Discussion of specific potential impacts continues below, but the members of the Commission should first 
consider this matter of recommending a project that is contrary to the Comprehensive Plan.  Staff suggest 
that the Comprehensive Plan should always be seen as the pre-eminent guide to land use decisions, but 
consideration of other options should be considered under the following circumstances: 

 Conditions on and around the site have changed dramatically since the Plan was written.  That is 
not the case here.  There have been no localized disasters or wholesale changes in property usage.  
In fact, the only substantive change is the failed subdivision and this proposal would eliminate 
that. 

 Conditions have profoundly changed in the community such that priorities for the area in question 
have also changed.  Staff suggest that the overall community posture and resident priorities 
remain largely as they have always been.  An acceptance for innovations in the commercial 
market have always been noted in the commercial corridors, but there has never been any 
wavering on the concerns for the residential areas. 

 A new, compelling force is dictating change such as new state or federal regulations that preclude 
the desired outcome.  Environmental issues that preclude the expansion of a certain industry 
would be one example.  That clearly is not the case here. 

 
The applicant states that “…the general economic climate, market conditions, and circumstances have 
changed during the last decade. As such, it is our belief that the Comprehensive Plan’s guidance for this 
subject tract is no longer viable or appropriate for the site.”  This is certainly true for the world at large, 
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and those changes have impacted some properties, including this one, but the City has been fortunate that 
the residential environment has been very stable and nothing has emerged that would suggest there is a 
problem with the existing goals for the residential areas or this site. 
 
The applicant’s narrative correctly states that the plan expects some deviation but they further assert that 
it encourages some deviation.  It is the staff opinion that this is an example of falsely equating acceptance 
with encouragement.  The narrative quotes the following: 
 

“The key to successful planning in this environment is to make subjective decisions that are wise, 
forward thinking, and consistent over time.” 

 
There is an apparent assumption that the proposal represents wise and forward thinking that is consistent 
with past action.  This seems presumptuous in Staff’s opinion.  Only hindsight can judge whether a 
decision is wise (which is not the same as well-argued).  This project may be forward thinking in terms of 
the provision of housing choices for a growing segment of the population.  It is fairly debatable if support 
of the project would be considered consistent with past actions since areas of single-family residences 
have been converted to other uses in the past, but it is rarely done contrary to the key properties goals in 
the Comprehensive Plan, including on this property. 
 
To summarize, a rezoning contrary to the Comprehensive Plan should be founded on two concepts: one, 
that the current goals are sufficiently debatable that their intended outcomes can be questioned; and two, 
that the proposal more adequately fulfills the goals of the Comprehensive Plan and, by extension, 
represents a greater benefit to the public interest.  Staff are not convinced that the current plan 
recommendations for the site are questionable since the failure of the Belle Maison project was due to a 
passing set of circumstances that are already diminishing.  That is, the homebuilding market has been 
making steady gains.  Regardless of the specific merits of the proposal, it remains unclear how it 
represents a tangibly greater benefit to the public interest than completion of the subdivision.  
 
DESIGN GUIDELINES REVIEW 
The Design Review Guidelines provide specific direction for the redevelopment of properties:   
 
 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 pedestrian needs and develop creative approached 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. 

9. At intersections, crosswalks, and main building entries, a change in sidewalk color, texture or 
material should emphasize the location.  Paint striping to accentuate these areas is strongly 
discouraged.  

11. Vehicular access is limited with no more than one (1) access pert street frontage.  The sharing of 
vehicular access between properties to minimize the number of curb cuts is encourages. 

13. All sidewalks should conform to the City of Creve Coeur Pedestrian Plan. 
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.  
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 Chapter 2 / Building  
 C.  Design 

1. A diversity of high quality architectural design is strongly encouraged.  Building design should 
incorporate a clear and well articulated design concept. 

3. The primary building entrance that is clearly defined and provide a sense of entry.  It should be 
oriented to the street and provide protection from the elements, such as recesses roof overhangs, 
projecting canopies or other similar features.   

6. Buildings that are stylized in an attempt to use the building itself as advertising is strongly 
discouraged, particularly where the proposed architecture is the result of a “corporate” or 
franchise style.  The building should not be designed as a sign and should not be flood lit at night.  

8.   All elevations should receive equal design consideration as the primary elevation. Rear and side 
façades should be designed with similar architectural detailing and materials to be compatible with 
the principal facades of the building.  

F.  Building Services 
1. 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 screen to minimize visual 
impact on public streets, surface parking lots and neighboring properties. 

 
The Design Guidelines provide further recommendations regarding the “use” of buildings: 

Chapter 3 / “Use” Specific Guidelines 
E.  Accessory Buildings and Facilities 
1. Accessory buildings or facilities such as ATM’s, trash enclosures, storage and utility buildings are 

to be designed to directly relate in material, character and detail to the primary building(s) on the 
site. 

 
Structures: 
The applicant has submitted plans and sketches depicting the large buildings proposed for this 
development.  It is clear that attention has been paid to the design and materials, through the provision of 
varied spaces, articulated facades, extensive glazing, and a mainstream palate of residential-scale building 
materials.  The service areas are oriented away from the existing subdivisions and the intersections are 
well indicated with crosswalks and changes in pavement material.  As mentioned earlier, the one notable 
concern with the design is the general lacking of sidewalks throughout the site.  In the senior residential 
areas, it appears that walkways are only present to connect the parking lots to the building. 
 
Landscape: 
The Design Guidelines also provide recommendations on the landscape design:   
 
 Chapter 4 / Landscape Design 

1. The City of Creve Coeur strongly encourages high quality landscaping that accentuates the 
building and site, softens the effects of parking area and enhances the quality of life of the City.  
All landscape plans should exhibit a clear design concept.   

2.   There should be a consistency of landscape design throughout a development.  Different 
landscape themes may be used to heighten the distinction between spaces, and to strengthen a 
sense of movement and space, but such themes should be internally consistent 

3.  The design of a landscape plan should aid and direct vehicular and pedestrian circulation and 
encourage pedestrian interaction. 

6. Parking areas, traffic-ways and parking structures are to be enhanced with landscaped spaces 
containing trees, tree groupings, and shrubbery or other landscape enhancements, including 
berms. 

8.   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. 

9.   Landscape plans should incorporate all site elements, such as outdoor lighting, signage, trash 
receptacles and fencing. 

10. The scale and nature of landscape materials are to be appropriate to the site and/or the structure.  
Large-scale landscaping generally should complement large-scale buildings.  Landscaping of 
sites on major streets should include large-scale trees. 
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The submitted landscape plan shows that the site is more than half greenspace and is designed in general 
conformance with the goals above.  Of particular note are: 

 the various detailed garden areas throughout the site, including a pond a the main entrance; 
 the densely planted buffer along the north property line adjacent to the nearby houses; 
 the screening of the service areas; and, 
 the complete system of street trees. 

 
PEDESTRIAN PLAN REVIEW 
The Pedestrian Plan recommends that all subdivision streets and residential areas have five-foot sidewalks 
on at least one side of the street and also recommends that Ladue Road ultimately has a five-foot sidewalk 
on both sides of the street.  The proposal appears to include a sidewalk along the single-family residential 
street on the side opposite the houses and then provides walkways between the parking lots and the 
Delmar Gardens buildings.  No other internal sidewalks are evident, and no sidewalk is indicated along 
Ladue Road.  Any approval should be conditioned upon installation of sidewalks along all internal roads 
and Ladue Road, in conformance with the Pedestrian Plan. 
 
ZONING REVIEW 
Section 405-390 describes, in considerable detail, the characteristics that a proposed planned development should 
have, as well as certain standards of review that must be performed by the Planning Commission.  The following 
table presents the Design Criteria established by Section 405-390.D.2.a, Planned Residential Development (PRD), 
and assesses the extent to which those items are present in the project: 
 

Design Criteria Assessment 
(1) Adjoining areas should be predominately 
residential or institutional. 

Criterion is met.  Single-family residences surround the development on 
three sides and the fourth side partially adjoins the middle school.  The 
Care and Counseling facility is somewhat unique but appears to operate 
primarily as a professional office. 

(2) Housing densities may not exceed 6 units per 
acre for new single family residential nor 20 units 
per acre for new multifamily residential. For the 
purpose of calculating density, acreage shall not 
include areas located in a 100-year flood plain. 

Criterion is met for the single-family residences.  It is more difficult to 
establish density for the other facilities since they share facilities and are 
not fully self-sufficient, especially the skilled nursing facility.  
However, if each room is treated as a “household unit” for estimation 
purposes, the criterion would be met since they would be limited to 302 
units (15.13 acres x 20 units/acre) and 292 are proposed. 

(3) Includes dwelling units (all types) subject to 
height and development and performance 
standards substantially similar to surrounding 
residential development. In addition, properties 
adjacent to any single-family residential 
development shall meet a sky exposure plane 
requirement. The sky exposure plane will be 
measured from a line located thirty-five (35) feet 
above the property line and will have a slope of 
thirty degrees (30°) rising towards the center of the 
site. 

Criterion is partially met.  The concept meets or exceeds all setback and 
buffer standards.  The site coverage for the houses will be limited to 
25%, while the proposed coverage for the institutional uses is 45.67%.  
This is somewhat more than the 25% allowed in the “A” district and 
35% allowed in the “B” district.  The maximum building height is on 
the senior living facility at approximately 50 feet.  In the “A” and “B” 
districts, the maximum for institutions is 50 feet. The sky exposure 
plane requirement is met. 

(4) The floor area ratio (FAR) shall not exceed 0.4. 
However, where a proposed district includes pre-
existing buildings that are found to otherwise 
satisfy the overall purpose and intent of this 
ordinance, the FAR may be waived so long as the 
building coverage does not exceed 33% of the site 
area and the sky exposure plane requirement is 
met. 

Criterion is not yet addressed.   
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(5) Any tract or site abutting or adjoining a single-
family residential development shall provide a 
buffer yard of twenty-five feet (25') on all sides 
that abut the single-family development. The 
buffer yard shall not contain any impervious 
surface and shall be landscaped and provided with 
other screening devices as deemed appropriate by 
the Planning and Zoning Commission. 

Criterion is met.  An 80-foot landscaped buffer is provided along the 
north property line where single-family residences are closest to the 
skilled nursing facility and a 30-foot open-space is located along the 
west property line where the houses are located.  It should be noted that 
this is shown as a setback but should be redrawn as a buffer area (no 
building/paving allowed with a separate setback inside that (see below). 

(6) No new residential building may be located 
closer than twenty feet (20') to any property line 
nor any required buffer yard. 

Criterion is met.  Although no specific units are proposed, the lots are 
sufficiently large to accommodate the buffer and the setback. 

(7) No new commercial building may be located 
closer than 40 feet to any required buffer yard. 

Criterion met.  If the skilled nursing facility is treated as a commercial 
building (although it is more accurately described as an institutional 
use), is located approximately 98 feet from the required buffer area. 

(8) Balances increased structure densities for the 
subject property with more cohesive and organized 
open space. 

Criterion is met.  The smaller residential lots allow for a large open 
spaces along Ladue Road and a large, single stormwater detention area 
for the whole project.   

(9) Improves on, or provides for, efficient 
circulation patterns, access controls and screening 
of parking facilities. 

Criterion is partially met.  With a consolidated entrance and a logical 
sequence of drives serving the separate segments of the project (Care 
and Counseling/Delmar Gardens/detached houses), the main drive is 
appropriate.  The circulation around the Delmar Gardens facilities 
seems somewhat confusing with parking lots in what appears to be a 
somewhat random pattern; without wayfinding signs, it would be easy 
to go in a wrong direction.  The positive aspect to this is that it allows 
landscaping all through the parking areas to help screen and soften the 
parking lots.  Staff suggest that the Delmar buildings may need to be 
reduced in order to reduce the parking requirement and thereby simplify 
the overall circulation.   
 
Access to Ladue Road is via an unsignalized driveway with designated 
turn lanes in and out.  The driveway is offset from Ladue Pines Drive by 
385 feet.  This design has been given tentative approval by MoDOT and 
is preferred over a traffic signal since the projected traffic volumes do 
not meet MoDOT’s warrant analysis for a signal.  The City’s traffic 
consultant is currently evaluating the applicant’s traffic impact study to 
assess the accuracy of the assumptions made and the conclusions drawn. 

(10) Provides adequate public facilities including 
streets, bicycle and pedestrian facilities, fire 
protection, water, stormwater control, sanitary 
sewer, and parks and recreation facilities. 

Criterion is partially met.  In addition to the missing sidewalks noted 
above, the report of the Creve Coeur Fire Protection District has not yet 
been received, so a full statement on fire protection cannot be made.  
However, all other facilities are adequately provided including an 
underground stormwater detention facility. 

(11) Utilizes high-quality architectural design, 
placement, relationship and orientation of 
structures. 

Criterion is met.  The buildings and open spaces, including the 
sidewalks are well designed and located appropriately, showing a 
typical hierarchy of spaces and activities from the open public to the 
semi-private. 

(12) Places all utilities serving new projects 
underground, except where specific allowances 
and design considerations are provided elsewhere 
in this section. 

Criterion is met.   

(13) Provides effective landscaping, or screening 
in or around the separate developments within the 
PRD. 

Criterion is met to the degree it is applicable.  A continuous landscape 
area separates the Delmar Gardens buildings from the residential street 
and a dense landscape border is provided between those buildings and 
the Care and Counseling site. 

(14) Provides for vehicular mobility in a manner 
that does not compromise pedestrian safety and 
mobility. 

Criterion is met.  Drop-off areas are provided for both Delmar Gardens 
buildings and cross-walk locations are delineated with striping and 
unique paving. 
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(15) Functionality and aesthetically integrates all 
proposed stormwater collection basins with the 
surrounding development through undergrounding 
or extraordinary design of above ground facilities 
that is visually commensurate with the surrounding 
development. 

Criterion is met.  The below ground detention area allows an additional 
greenspace in the northwest corner of the site. 

 
Having evaluated the specific elements of the project through the preceding table of design criteria, the Planning 
Commission is required, by Section 405-390.F, Review Criteria, to review the project as a whole against the 
following: 
 

Review Criteria Analysis 
1. The proposed development is in harmony with 
the general purpose and intent of this Chapter, and 
is compatible with and implements the planning 
goals and objectives of the City including the 
Comprehensive Plan and CBD Land Use Plan. 

This is the most complex question to answer.  The development is in 
keeping with the general zoning and design expectations of the Zoning 
Code and implements many of the site related goals of the 
Comprehensive Plan.  As discussed above, however, it is difficult to 
fully conclude that there is a compelling reason to approve uses not 
encouraged by the Comprehensive Plan.  This is a question faced by 
the City before: Is this a good project in the wrong place?   
 
Staff encourage the members of the Planning Commission to hear 
testimony from the public, review the pending assessment of the City’s 
traffic consultant and consider the arguments of the applicant before 
forming a conclusion on this point.   

(b) Streets or other means of access to the proposed 
development are suitable and adequate to carry 
anticipated traffic and will not overload the adjacent 
streets. 

Although area residents may be accustomed to a relatively light traffic 
volume on Ladue Road, the reality is that Ladue Road is a state 
highway that traverses several jurisdictions.  Even the most pessimistic 
assumptions about traffic generated by this site do not represent 
proportionally large increases for Ladue Road.  Nonetheless, the City’s 
traffic consultant will provide additional review of the submitted 
impact study for the Commission’s consideration. 

(c) The internal circulation system of the proposed 
development encourages safe movement for 
vehicles and pedestrians. 

As noted earlier, the internal circulation appears to need additional 
refinement for ease of use, but pedestrian crossings are well designed. 

(d) Existing or proposed utility services are 
adequate for the proposed development. 

All existing utilities are believed to be adequate. 

(e) Appropriate buffering is provided to protect 
adjacent land uses from light, noise and visual 
impacts. 

Substantial buffers are provided and the applicant has met with 
adjacent property owners in an effort to address their individual 
concerns.  The parking lots are moved as far from the surrounding 
subdivisions as is feasible and service areas are secluded within the 
complex.  Although a specific lighting plan has not been developed, 
the applicant will have to meet the existing requirement that no light 
shine directly off the property.  However, the site is currently vacant 
and has always been extremely low intensity in use. As a result, any 
new activity will likely be perceived by neighboring properties, 
especially those on Kingshill Drive who are closest to the skilled 
nursing building.   

(f) Architecture and building materials are 
consistent with the character of the proposed 
development and compatible with areas of the City 
proximate thereto. 

All of the architecture is well-suited to the purpose and location of the 
development.  The materials are residential in character and the 
buildings are designed to avoid appearing overly massive with varied 
shapes and surfaces surrounding internal and external greenspaces. 

(g) Landscaping is appropriate for the scale of 
development and consistent with any applicable 
City codes, ordinances and standards. 

The landscape plan is appropriate for the scale of development and 
consistent with applicable City codes, ordinances and standards. 

(h) The proposed development preserves any 
significant architectural and environmental features 
of the property. 

The only significant features that warrant protection on this current site 
at the stands of existing trees that are remnants from the original 
Thompson Center and these will be largely preserved.  
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(i) Operating and delivery hours are compatible 
with adjacent land uses. 

As all of these uses are fundamentally residential, they are “operating” 
24 hours per day, every day.  However, as with most residences, 
institutional included, activity is minimal at night when it is of greatest 
concern to adjacent subdivisions.  Also, the proposed zoning is 
residential, so quiet hours for trash pick-up and construction activities 
must be observed as with any residential area. 

(j) The proposed uses are compatible with the area 
surrounding the proposed development and will not 
have a material net cumulative adverse impact on 
the surrounding area or the City as a whole. 

The single family houses are equivalent to the prior approval and fully 
compatible with the surroundings.  The skilled nursing and senior 
living buildings are more debatable.  In general, the Zoning Code does 
not allow these uses in the residential districts and the Comprehensive 
Plan, specifically, recommends houses only for this site.  The inference 
from these facts is that the community believes these uses to be 
incompatible with subdivision development.  On the other hand, the 
proposal has the buildings located as far away from the houses but 
close to the school and counseling office as possible in order to 
minimize the potential adverse impacts.  So, while the simple answer is 
that the uses might not be compatible, the applicant has made a 
credible effort to minimize any potential impacts.  Technically, they 
may have succeeded, but the perception and preference of the residents 
in that area is quite the opposite. 

(k) The proposed development complies with all 
other applicable codes and ordinances. 

To the extent known at this level of design development, staff believe 
all other codes and ordinances have been addressed. 

(l) The layout of structures and spaces adequately 
takes into account the potential for future 
subdivision of the development. 

The proposed layout leaves little opportunity for future subdivision or 
reallocation of uses.  Any expansion would have to involve some form 
of structured parking and either vertical increase in the buildings or 
loss of greenspace.  In any event, the planned development cannot be 
modified without repeating the approval procedure, including the 
public hearing and passage of an ordinance. 

(m) There is a demonstrated level of the public 
benefit to the City derived from the proposed 
development, per Section 405-390.B. 

As stated earlier, putting this site back into productive use is a positive 
step, as would be the construction of effective stormwater management 
facilities.  It is also true that Creve Coeur, like most cities, is seeing an 
aging of its population and the proposed facilities would provide a 
local option for residents who wish or need to leave their house but do 
not want to leave Creve Coeur.  The question before the Commission 
is whether or not this particular project with the stated benefits is so 
beneficial to the community that special zoning approval is warranted. 
Staff cannot conclude that this project is uniquely capable of 
addressing the land utilization and stormwater problems; anyone 
completing the approved Belle Maison subdivision would also be 
addressing these issues.  It is a generally well-designed project that 
might be able to sit quietly within the site, but the Planned Zoning 
Districts were created for a more robust purpose: they were created to 
address truly difficult zoning scenarios and to give the City a means to 
allow projects not previously anticipated but with clear advantages if it 
is allowed.  As stated before, the project requires custom zoning that is 
contrary to the Comprehensive Plan and it is at least fairly debatable 
whether or not this proposal represents sufficient public benefits, 
beyond what any subdivision could accomplish, that it rises to the level 
of justifying the means necessary for approval. 

 
SUMMARY AND RECOMMENDATION 
The proposal represents a substantial change for this site.  As reviewed above, there are many facets to 
consider since a whole new zoning district is created that is unique to this project.  The majority of the 
design facets have been effectively addressed by the applicant.  Some issues, such as fire access and 
lighting will be subject to strict scrutiny going forward and staff expect that they can be managed 
effectively.  Other issues, such as the community interest in approving a project that does not follow the 
Comprehensive Plan recommendation for the property, and the overall compatibility of the project with 
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the surrounding land uses are less clear.  Based on the understanding of issues at this stage, it is the staff 
opinion that although the project features attractive buildings and attractive landscaping, the evidence 
submitted does not create a compelling argument for action inconsistent with the Comprehensive Plan, 
nor are there public benefits unique to this project that substantially justify the approval of a planned 
zoning district. 
 
Nonetheless, the reports from the City’s traffic consultant and the Fire Protection District are still pending 
as of this writing.  In addition, a substantial response from residents is anticipated at the public hearing.  
Without this additional input, it is not possible for staff to provide a draft ordinance at this time.  With 
these issues in mind, staff recommend that the Planning and Zoning Commission use October 15th to hear 
the presentations of the applicant and the public, and identify areas for further staff analysis or for 
applicant adjustments to the proposal.  After receiving all testimony and discussing matters at hand, staff 
request that the Planning and Zoning Commission vote to continue the matter to a subsequent date of the 
Commission’s choosing. 
 
 
SUGGESTED ACTION  
If the Planning and Zoning Commission agrees that a recommendation should be held until a 
subsequent meeting, the following is an example motion for a continuance: 
 

“I move to continue application #12-027, the rezoning of the former Belle Maison subdivision to 
“PRD” Planned Residential Development for the Delmar Gardens Creve Coeur Renaissance project, 
to November 5, 2012, to allow for resolution of issues and preparation of a draft PRD ordinance.” 

 
Note that the Commission may substitute a different meeting date as they deem necessary. 
 
 
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 Photo Date: 10/09/2012
 

 Description:  View 
looking northwest 
from the current 
subdivision entrance 
showing the two 
incomplete houses. 

 Description: View 
looking northeast 
from the current 
subdivision entrance.  
The building visible 
on the right is the 
Care and Counseling 
Center.  The visible 
tree line is the 
eastern extent of the 
property. 

 

Description:  View 
looking north from 
the intersection of 
the Belle Maison 
Lane and Court.  
Houses in the Creve 
Coeur Place 
subdivision are 
visible in the trees. 
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 Description:  View 
looking northeast 
from the intersection 
of the Belle Maison 
Lane and Court.  
Houses in the Creve 
The middle school is 
barely visible 
through the trees. 

 Description:  View 
looking south from 
the end of Kingshill 
Drive toward the 
property.  The 
underground 
detention basin 
would be located 
immediately beyond 
the tree line. 

 Description:  View 
looking southwest 
from the proposed 
project entry point 
toward the 
intersection of Ladue 
Road and Ladue 
Pines Drive at the 
crest of the hill.  
Note the sight 
distance to the 
approaching vehicle. 

 

93



94



95



96



 

 

PROJECT NARRATIVE AND OVERVIEW 
 

Delmar Gardens Creve Coeur Renaissance, LLC. seeks to rezone the 
property formerly know as Belle Maison per Plat Book 355, Page 914 of the St. 
Louis County Recorders Office.  The existing site is comprised of 28 single family 
residential lots, common ground and street right-of-way.  The site is currently 
owned by Delmar Gardens Creve Coeur Renaissance, LLC. (Delmar Gardens) 
 

The total area of the site is 28.68 Acres and is currently zoned “A” Single 
Family Residential District with (RDD) residential Designed Development per 
Ordinance Number 4061 of the City of Creve Coeur.  The change of zoning with 
this application is to “PRD” Planned Residential Development District per Section 
405.390(D)(2)(a) of the City of Creve Coeur Zoning Code. 
 

Delmar Gardens is desirous of developing the site as a planned 
community to include a Skilled Care (Nursing) Facility, Day Care center, Senior 
Living Facility (Independent and Assisted) and 10 Single-Family Residential Lots. 
 

The existing site has been plagued with failed residential developments 
that have caused a number of problems for the adjoining residential neighbors.  
The site has experienced severe erosion and silt runoff.  Delmar Gardens has 
been working extensively with the neighbors to fix the problems left from the 
undeveloped site. 
 

Delmar Gardens has also met with the neighbors on numerous occasions 
to hear their concerns and comments and have presented the Preliminary Plan to 
them in presentations by all members of the Design Team for the Development.  
The plan as presented to the City with this application has also been submitted to 
the Metropolitan St. Louis Sewer District (MSD) and was granted Conceptual 
Approval of the plan and the proposed underground detention. 
 

In response to the neighbors to the North (Creve Coeur Place) and West 
(Lac Du Bois) the design team pursued the underground detention through MSD.  
It should also be known that the proposed development, in meeting the most 
recent design criteria set forth by MSD, will have a lesser release rate from the 
developed site than if the site was left in its’ undeveloped state.   
 

The team has also met the neighbors to the South (Ladue Pines) to hear 
their concerns.  In response to their concerns of existing traffic issues on Ladue 
Road, Delmar Gardens had a traffic study performed to determine the extent of 
the problem and to gather information to assist in possibly fixing the problem.  
Delmar Gardens, requested, from Missouri Department of Transportation 
(MoDOT), that they be permitted to install a traffic signal at the Ladue Pine 
intersection.  MoDOT denied the request and determined the signal was 
inappropriate for the intersection, so Delmar Gardens sought the cooperation of 
the Care and Counseling Center, and have worked together to relocate the 
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proposed development entrance to utilize the existing Care and Counseling 
Center entrance location.  In relocating the entrance, Delmar Gardens will no 
longer need the existing entrance that was constructed as part of the Belle 
Maison development and will not pursue that location opposite of Ladue Pines 
Drive. 
 

The site falls approximately fifty feet (50’) from Ladue Road to the 
northernmost property line.  The preliminary grading of the site takes this into 
account and shows the Senior Living Facility main floor to be approximately ten 
feet (10’) below Ladue Road.  The three story building will have a four story rear 
elevation to accommodate the grade differential of the site.  The Skilled Care 
Facility will be at the same elevation as the lower floor of the Senior Living 
Facility and will be a one story building with a two story rear elevation, again, to 
accommodate the grade differential. 
 

This development incorporates extensive areas of lush landscape and 
generous buffer areas as part of the overall site development, and highlight both 
active and passive exterior activity spaces. 
 

The entry drive wraps around a water feature that is part of the expanded 
Ladue Road frontage greenspace, creating an inviting sense of entry and arrival 
for residents and guests. 
 

Along Ladue Road, buffering is provided with retained existing landscape 
and new landscape plantings.  A new water feature is incorporated into the road 
frontage providing a visual amenity to the community as well as to the new 
development.  Featuring two levels of water, this element will address functional 
stormwater needs along with providing an attractive announcement of the “front 
door” of this residential community.   
 

Retained wooded areas provide buffering along the eastern, northern, 
western boundaries.  These wooded areas are enhanced with extensive new 
landscaping of evergreen and deciduous trees and shrubs.  Detailed design 
consideration was given to planting and landscape berm solutions to screen and 
buffer views of the new facilities from adjacent residents.   
 

Street tree plantings are provided along the new single family residential 
roadway.  Landscape berms are provided on the east side of the roadway 
providing visual and landscape screening of the future care facility from the future 
single family residences.   Sidewalks will provide opportunities for walking along 
the east side of the roadway.  The walk system will tie into additional pedestrian 
circulation network for residents and guests to stroll around the grounds.   
 

The organization of buildings has created a number of exterior spaces 
which provide for active and passive uses.  Consideration has been given to 
views from resident rooms and gathering locations, as well as the activities 
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programmed for the spaces.  Flowering trees, shrubs and perennial plantings will 
provide seasonal interest and color to these areas.  Pavements, pergola, and 
benches will provide opportunities for relaxing with friends and family.     
 

Building materials utilized throughout the project will include brick , 
rusticated stone, and smooth stone veneer that are consistent with the existing 
quality and character of surrounding neighborhoods.   These materials are 
residential in context and scale and echo the craftsmanship that is also 
expressed at feature window and entry locations. 
 

Generous glass areas provide expansive views to the exterior landscape 
and activity spaces, and the sloped and shingled roofs respect neighboring 
residential styles. 
 
 The plan presented provides a better situation for the neighbors with 
regard to the treatment of storm water and runoff.  The site will also provide 
approximately eighteen acres of pervious green space when developed. 
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When you evaluate the merits of this rezoning request, we strongly believe that there is sufficient 
rationale for positively supporting the request. Through an independent evaluation of the myriad 
of planning issues such as the site characteristics; surrounding land use; transportation; 
stormwater drainage; wetlands; historic and cultural resources; utilities; aesthetics; noise 
considerations; and economic impacts; and when one considers that our stormwater drainage 
requirements are going to dramatically improve and reduce the stormwater problems of the 
surrounding area, one must conclude that the project is beneficial to all of the City of Creve 
Coeur and its environs. 
 
Rationale 
 
The Delmar Gardens subject tract represents a transitional property. It is physically located 
between a heavy-institutional usage (Northeast Middle School-Parkway School District) to the 
immediate east, and single-family residential developments located to the north and west of the 
property. Ladue Road is immediately adjacent to the property along its southern boundary. 
 
In a previously prepared Planning Report prepared by The Lang Gang, Inc. during 2011 it 
concluded that, “Based upon this overall analysis, the author of this Planning Report is of the 
professional opinion that the proposed project will have an overall beneficial impact upon the 
City of Creve Coeur and would recommend approval of the proposed project through application 
of a Planned Zoning District.” 
 
The current Comprehensive Plan was adopted in 2000. The Plan was to have an annual review 
and update, with major revisions expected to occur every five years. Neither of these activities 
has occurred. We are not looking to place blame. However, it would be an understatement to say 
that the general economic climate, market conditions, and circumstances have changed during 
the last decade. As such, it is our belief that the Comprehensive Plan’s guidance for this subject 
tract is no longer viable or appropriate for the site. 
 
Specifically, as it relates to the envisioned uses on the subject tract, the current adopted 
Comprehensive Plan states that, 
 
“An aging Creve Coeur population offers a planning challenge. While population is aging 
nationwide, the trend is particularly pronounced in Creve Coeur. This trend will create housing 
planning issues in the future. Senior citizens often require or desire housing other than single-
family homes on large lots. How Creve Coeur faces this challenge will determine whether its 
residents will be able to remain in the City as they age.” 
 
This statement is more real today than when it was adopted by Creve Coeur more than a decade 
ago. This proposed project directly responds to this stated need in the Creve Coeur 
Comprehensive Plan. 
 
While the adjacent Parkway School District and Care and Counseling Center properties are both 
zoned “A” Single-Family Residential, the intensity of these uses are certainly different than what 
is typically found under this zoning designation. Both are, in fact, being operated as legal non-
conforming (grandfathered) uses. The placement of a Planned Residential Development (PRD) 
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zoning district on the subject tract allows this residential development trend to continue, albeit at 
a higher-density residential usage. 
 
There are some whom would argue that the proposed uses are inconsistent with the current 
Comprehensive Plan. We would counter-argue that some deviation to the Plan is both expected 
and encouraged. The pertinent sections taken from the adopted Plan are as follows: 
 
“Rather than identify a specific “end state” for the City of Creve Coeur, this plan is structured 
as a guide and as a call to future actions, based upon a 20-year vision for the City.” 
 
The Plan further states that, 
 
“This plan recognizes that no planning system can be entirely quantitative and objective. There 
will always be a need for subjective judgment to be exercised by elected and appointed officials 
particularly in a mature community with established patterns and institutions. The key to 
successful planning in this environment is to make subjective decisions that are wise, forward 
thinking, and consistent over time.” 
 
The Comprehensive Plan goes on to say that, 
 
“The purpose of this plan is not however to control exact land usage through specific zoning 
regulations or the use of eminent domain, but to serve as a general guide to develop in the City.” 
 
Lastly, it must be recognized that any decision made on the rezoning of this subject tract has 
absolutely no bearing on any other parcel or rezoning under future consideration by the City. 
Each rezoning must stand upon its own merits. 
 
When you evaluate the merits of this rezoning request, we strongly believe that there is sufficient 
rationale for positively supporting the request. Through an independent evaluation of the myriad 
of planning issues such as the site characteristics; surrounding land use; transportation; 
stormwater drainage; wetlands; historic and cultural resources; utilities; aesthetics; noise 
considerations; and economic impacts, one must conclude that that the project is beneficial to the 
City of Creve Coeur and its environs. 
 
This rezoning and development plan, as proposed, is a responsible and responsive approach to 
meeting the expressed needs of senior housing as clearly stated in the City of Creve Coeur 
Comprehensive Plan. We ask for your thoughtful consideration of our request. 
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Executive Summary 
 

Crawford, Bunte, Brammeier (CBB) has completed a traffic impact study for the proposed mixed 

use residential development, known as Delmar Gardens Renaissance, in Creve Coeur, Missouri.  

This traffic study addressed the impact to the surrounding roadway network that is expected in 

association with the proposed retirement community.  Specifically, the study evaluated the 

number of trips that would be generated by the proposed development, assigned the trips to the 

area roadway system, identified the impact that these additional trips would have on operating 

conditions and evaluated the need for roadway improvements to mitigate those impacts. 

 

CBB has been working with the development team on this project for the last two years.  A 

Traffic Study was submitted to MoDOT in November of 2011.  The 2011 study was based on a 

prior site plan that assumed access to the site would be provided via the existing roadway serving 

the site on Ladue Road opposite Ladue Pines Drive.  However, there were concerns regarding 

the sight distance at the existing driveway, as well as concerns expressed by the residents off 

Ladue Pines Drive as to the potential impact of additional trips at the intersection. 

 

The development team pursued a traffic signal (to be constructed at the developer’s expense) at 

the intersection of Ladue Road and Ladue Pines Drive.  However, a traffic signal was not 

supported by MoDOT since the side street volumes did not meet MoDOT’s criteria for 

consideration of a traffic signal.  A roundabout (to be constructed at the developer’s expense) 

was also pursued at the intersection of Ladue Road and Ladue Pines Drive to address the sight 

distance and side-street delay concerns raised by the residents.  A roundabout was also not 

supported by MoDOT, since they did not want to slow down traffic on Ladue Road for such a 

low side street volume. 

 

Consequently, based on subsequent meetings with MoDOT, the development team, and the 

residents in the area, a shared access with the adjacent property, the Thompson Trust site which 

is currently occupied by the Care and Counseling Center, was pursued by Delmar Gardens and 

subsequently agreed upon by the adjacent property owner.  This shared driveway would provide 

improved sight distance and traffic operations over the existing access drive serving the site 

opposite Ladue Pines Drive. 

Existing and 2012 No Build Conditions 

Based on an analysis of the existing and 2012 No Build conditions, the intersection of Ladue 

Road and Ladue Pines Drive has favorable operating conditions during the weekday morning 

and afternoon peak hours with all movements operating at LOS C or better. 

Proposed Development 

The proposed development would be located on the north side of Ladue Road approximately one 

third mile west of Interstate 270.  The proposed mixed use residential development would 

contain 10 single family homes on individual residential lots, a 180 bed skilled care facility, and 

a 160 unit independent and supported living building for senior living.  Access is proposed via a 

shared access with the existing Care and Counseling Center on the Thompson Trust site to be 

located at the existing driveway location currently serving the Care and Counseling Center 

(approximately 400 feet east of Ladue Pines Drive).  The existing driveway would be improved 
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and widened to accommodate two lanes exiting the site (a right- and left-turn) and one lane 

entering the site. 
 

Based on empirical data from existing Delmar Gardens’ sites, the proposed retirement 

community and single-family homes would generate a total of 89 new trips during the a.m. peak 

hour and 108 new trips during the p.m. peak hour.  The traffic generated by the proposed Delmar 

Gardens Renaissance and single-family housing development was assigned to the adjoining 

roadway system and then added to the 2012 No Build traffic volumes to generate the forecasted 

2012 Build traffic volumes. 

Intersection Sight Distance – Ladue Road and Shared Site Access with Care and Counseling 

Ladue Road is owned and maintained by MoDOT, as such, the sight distance for the existing 

driveway serving the proposed shared access for the site was compared to MoDOT requirements 

outlined in their Permits Manual which has a desired intersection sight distance of 500 feet based 

on a posted speed of 45 mph.  The measured Intersection Sight Distance for the existing Care 

and Counseling Center driveway looking to the west on Ladue Road is approximately 465 feet 

and looking to the east the Intersection Sight Distance exceeds the preferred 500 feet.  Thus, the 

Intersection Sight Distance for the existing Care and Counseling Center driveway looking to the 

west is slightly less (approximately 35 feet) than the preferred 500 feet. 

 

Based on a posted speed of 45 mph and a downgrade of approximately 5%, the recommended 

Stopping Sight Distance on Ladue Road at the shared access with the Care and Counseling 

Center Driveway is 393 feet.  The measured Stopping Sight Distance for the existing Care and 

Counseling Center driveway looking to the west on Ladue Road is approximately 432 feet which 

exceeds the recommended 393 feet.  As directed by MoDOT, the shared access would be 

allowed under permit by MoDOT since the measured Stopping Sight Distance does satisfy their 

minimum criteria.   

2012 Build Conditions 

Based on the 2012 Build traffic volumes at the intersection of Ladue Road and the shared access 

with the existing Care and Counseling Center, an eastbound left-turn lane is recommended on 

Ladue Road at the proposed shared access drive serving the Care and Counseling Center and the 

proposed development. 

 

The intersection of Ladue Road and Ladue Pines Drive would continue to operate acceptably for 

the 2012 Build conditions with all approaches for the intersection operating at LOS D or better 

during the weekday a.m. and p.m. peak hours.  With the very low additional through trips on 

Ladue Road associated with the proposed site, the delay for the northbound approach of Ladue 

Pines Drive would increase by approximately 0.7 seconds during the a.m. peak hour and 0.5 

seconds during the p.m. peak hours as compared to the 2012 No Build conditions. 

 

A majority of the movements at the intersection of Ladue Road with the shared access for the 

site is forecasted to operate acceptably during the peak hours with the exception of the 

southbound left-turn movement onto Ladue Road exiting the proposed development site which is 

forecasted to operate at LOS E during the a.m. peak hour and LOS F during the p.m. peak hour.  

Given the high volume of commuter traffic on Ladue Road during the peak hours, it is not 
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unusual for motorists on the side streets to incur lengthy delays turning onto Ladue Road as 

projected for the southbound approach exiting the proposed site.  Although this delay is 

contained to motorists exiting the site only and does impact the operations along Ladue Road, we 

looked at alternative measures to reduce the projected delay for the southbound approach exiting 

the site onto Ladue Road. 

 

One consideration would be to provide the ability to make a two-stage left-turn movement 

exiting the site via a two-way center left-turn lane (TWLTL), in which case the delay for the 

southbound left-turn exiting the site improves from LOS E/F to LOS C during the 2012 Build 

peak hours. 

2032 Build Traffic Conditions 

In an effort to determine the ability of the area road system to accommodate long-term traffic 

demands, “Design Year” 2032 traffic conditions were evaluated using an annual growth rate of 

0.5 percent, provided by MoDOT, for 20 years along Ladue Road.   

 

The intersection of Ladue Road and Ladue Pines Drive would continue to operate acceptably for 

the 2032 Build conditions with all approaches for the intersection operating at LOS D or better 

during the weekday a.m. and p.m. peak hours.  With the very low additional through trips on 

Ladue Road associated with the proposed site, the delay for the northbound approach of Ladue 

Pines Drive would increase by approximately 1.0 second during the a.m. peak hour and 0.8 

seconds during the p.m. peak hours as compared to the 2032 No Build conditions. 

 

A majority of the movements at the intersection of Ladue Road with the shared access for the 

site is forecasted to operate acceptably during the peak hours with the exception of the 

southbound left-turn movement onto Ladue Road exiting the proposed development site which is 

forecasted to operate at LOS F during the 2032 Build a.m. and p.m. peak hours.  Again, with the 

ability to make a two-stage left-turn movement exiting the site via a TWLTL, the delay for the 

southbound left-turn exiting the site improves from LOS F to LOS C during the 2032 Build peak 

hours. 

2012 Build Conditions - 28 Single-Family Homes 

An evaluation of the forecasted operating conditions should the site be developed with 28 single-

family homes with access opposite Ladue Pines Drive was completed to allow for a comparison 

of the operating conditions at the intersection of Ladue Road and Ladue Pines Drive between the 

proposed Delmar Gardens development and the currently zoned single-family housing 

development.  The development of 28 homes would generate a total of 21 trips during the a.m. 

peak hour and 28 trips during the p.m. peak hour.   

 

Although the currently zoned 28 homes would generate fewer trips than the proposed Delmar 

Gardens development, the intersection of Ladue Road and Ladue Pines Drive would actually 

operate better with the proposed Delmar Gardens development over the currently zoned 28 

homes since the proposed site access for Delmar Gardens would not be opposite Ladue Pines 

Drive as it would be with the currently zoned 28 homes. 
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During the a.m. peak hour, the delay for the northbound approach of Ladue Pines Drive is 

forecasted to be 4.4 seconds less for the proposed Delmar Gardens development as compared to 

the currently zoned 28 homes.  During the p.m. peak hour, the delay for the northbound approach 

of Ladue Pines Drive is forecasted to be 3.1 seconds less for the proposed Delmar Gardens 

development as compared to the currently zoned 28 homes. 

 

We trust that this traffic impact analysis has adequately described the traffic conditions that 

should be expected in the vicinity of the proposed Delmar Gardens Renaissance development.  If 

additional information is desired, please feel free to contact our office. 
 

Sincerely, 

 
Shawn Lerai White, P.E., PTOE 

Senior Traffic Engineer 
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Introduction 
 

Crawford, Bunte, Brammeier has prepared the following study to address the traffic impacts 

associated with the proposed mixed use residential development in Creve Coeur, Missouri.  This 

study was prepared in accordance with parameters discussed with the Missouri Department of 

Transportation (MoDOT) at the commencement of the study.  The site is located on the north 

side of Ladue Road approximately one third mile west of Interstate 270.  Figure 1 identifies the 

general location of the proposed development site. 

 

 

Figure 1: Study Area Location Map 

 

It is our understanding that the proposed mixed use residential development would include the 

following: 

• 10 single family homes on individual residential lots; 

• 180 bed skilled care facility; and   

• 160 unit independent and supported living building for senior living.   

 

Access for the single-family homes, as well as the retirement community, would be provided via 

a shared access with the existing Care and Counseling Center on the Thompson Trust site to be 

located at the existing driveway location currently serving the Care and Counseling Center.  The 

existing roadway serving the site on Ladue Road opposite Ladue Pines Drive would be removed.  

Exhibit 1 depicts the current conceptual site plan. 
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CBB has been working with the development team on this project for the last two years.  A 

Traffic Study was submitted to MoDOT in November of 2011.  The 2011 study was based on a 

prior site plan that assumed access to the site would be provided via the existing roadway serving 

the site on Ladue Road opposite Ladue Pines Drive.  However, there were concerns regarding 

the sight distance at the existing driveway, as well as concerns expressed by the residents off 

Ladue Pines Drive as to the potential impact of additional trips at the intersection. 

 

The development team pursued a traffic signal (to be constructed at the developer’s expense) at 

the intersection of Ladue Road and Ladue Pines Drive.  However, a traffic signal was not 

supported by MoDOT since the side street volumes did not meet MoDOT’s criteria for 

consideration of a traffic signal.  A roundabout (to be constructed at the developer’s expense) 

was also pursued at the intersection of Ladue Road and Ladue Pines Drive to address the sight 

distance and side-street delay concerns.  A roundabout was also not supported by MoDOT, since 

they did not want to slow down traffic on Ladue Road for such a low side street volume. 

 

Consequently, based on subsequent meetings with MoDOT, the development team, and the 

residents in the area, a shared access with the adjacent property, the Thompson Trust site which 

is currently occupied by the Care and Counseling Center, was pursued by Delmar Gardens and 

subsequently agreed upon by the adjacent property owner.  This shared driveway would provide 

improved sight distance and improved traffic operations over the existing access drive opposite 

Ladue Pines Drive. 

 

The purpose of this study was to determine the number of additional trips that would be 

generated by the proposed development, evaluate the impact on the operating conditions for the 

adjacent roadways, determine the ability of motorists to safely enter and exit the site, and 

recommend roadway improvements (lane additions and/or traffic control modifications) as 

necessary to mitigate the impact of the development and to accommodate the additional traffic.  

The focus of this study was the a.m. and p.m. peak hours of a typical weekday.  Specifically, the 

study focused on the operating conditions at the intersection of the Ladue Road with Ladue Pines 

Drive and with the proposed shared access drive. 

 

The following report presents the methodology and findings relative to the Existing, 2012 No 

Build, 2032 No Build, 2012 Build, and 2032 Build conditions. 
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Existing Conditions 
 

In order to identify the traffic impacts associated with the proposed development, it was first 

necessary to quantify the existing roadway, traffic, and operating conditions.  To that end, an 

operational analysis of existing traffic volumes on the surrounding road system was performed. 

Existing Road System 

The study corridor can generally be characterized as urban in nature.  Ladue Road in the vicinity 

of the proposed site provides access to several residential subdivisions, the Care and Counseling 

center, and a school via Coeur de Ville Drive.  Ladue Road provides access to Interstate 270 via 

a signalized diamond interchange approximately 1,700 feet east of the proposed site.  Ladue 

Road, adjacent to the site, is a two-lane Minor Arterial maintained by MoDOT.  The road is 

approximately 24 feet wide with variable width shoulders and sidewalk on both sides of the road.  

The posted speed limit is 45 miles per hour (mph).  A photo of Ladue Road in the vicinity of the 

proposed development is shown in Figure 2. 

 

 

Figure 2: Ladue Road Cross Section 

 

Ladue Pines Drive is a local road providing access to the Ladue Pines residential subdivision.  

The intersection of Ladue Road and Ladue Pines Drive is operated as a side-street STOP with 

Ladue Road having the right-of-way. 

Existing Traffic Volumes 

In order to establish existing traffic conditions, 24-hour machine counts were collected on Ladue 

Road in May of 2010 to identify the peak hours of traffic along Ladue Road.  Based on our 
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conversations with MoDOT, they requested that 24-hour machine traffic counts be collected to 

verify the afternoon peak hour.  Based on the 24-hour machine counts, the morning peak hour 

occurred from 7:15 a.m. to 8:15 a.m. with a total two-way traffic volume of approximately 1,450 

vehicles per hour (vph).  The afternoon peak hour occurred from 4:30 p.m. to 5:30 p.m. with a 

total two-way traffic volume of approximately 1,600 vph.  For comparison purposes, the 

afternoon school dismissal/shift change for the proposed skilled care facility would occur from 

2:30 p.m. to 3:30 p.m. which had a total two-way traffic volume of only 1,150 vph, which is 

significantly less than both the a.m. and p.m. commuter peak hours. 

 

To that end, the 24-hour machine traffic counts confirmed that the highest traffic volumes along 

Ladue Road occurred during the morning and afternoon commuter travel times.  As such, a 

manual peak period traffic count was conducted at the intersection of Ladue Road and Ladue 

Pines Drive from 7:00 a.m. to 9:00 a.m. and from 4:00 p.m. to 6:00 p.m. on Wednesday May 19, 

2010.  It was confirmed that the area schools were in session on the day of the traffic counts.  In 

addition, field observations were conducted during these time periods in order to gain an 

understanding of the existing operating conditions.   

 

From the manual counts, it was determined that the weekday morning peak hour occurred 

between 7:15 a.m. and 8:15 a.m. and afternoon peak hour occurred between 4:30 and 5:30 p.m.  

Figure 3 summarizes the existing peak hour volumes on the surrounding roadways. 

Existing Crash Statistics 

Based on data obtained from the Missouri Highway Patrol website, there were a total of ten 

crashes at the intersection of Ladue Road and Ladue Pines Drive over a period of five years from 

January 2006 to December 2010.  Specifically there were eight crashes in 2006, zero crashes in 

2007 and 2008, two crashes in 2009, and zero crashes in 2010.  Of these ten crashes, eight were 

property damage only and two involved injuries.  The primary contributing factor in the ten 

crashes was as follows: four – due to inattention, three – due to animals in the road, two – 

following too close and one exceeding the speed limit. 

 

It was brought to our attention by residents in the area that there may have been a pedestrian 

fatality recently at the intersection of Ladue Road and Ladue Pines Drive.  Based on the data 

obtained from the Missouri Highway Patrol website, the nearest fatality crash was on Ladue 

Road near Babbler Road in 2009 which is approximately two miles west of Ladue Pines Drive, 

though this crash was a vehicular crash and did not involve a pedestrian. 

 

Existing Traffic Conditions 

The existing operating conditions at the study intersections were evaluated using SYNCHRO 7, a 

macro-level analytical traffic flow model.  SYNCHRO is based on study procedures outlined in 

the Highway Capacity Manual, last updated in 2000 by the Transportation Research Board.   

This manual, which is used universally by traffic engineers to measure roadway capacity, 

establishes six levels of traffic service: Level A ("Free Flow”), to Level F ("Fully Saturated").  

Levels of service (LOS) are measures of traffic flow, which consider such factors as speed, 

delay, traffic interruptions, safety, driver comfort, and convenience.  LOS C, which is normally 

used for highway design, represents a roadway with volumes ranging from 70% to 80% of its 
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capacity.  However, LOS D is considered acceptable for peak period conditions in urban and 

suburban areas. 

 

The thresholds that define level of service at an intersection are based upon the type of control 

used (i.e., whether it is signalized or unsignalized) and the calculated delay.  For signalized and 

all-way stop intersections, the average control delay per vehicle is estimated for each movement 

and aggregated for each approach and then the intersection as a whole.  At intersections with 

partial (side-street) stop control, delay is calculated for the minor movements only since 

motorists on the main road are not required to stop. 
 

 

Figure 3: Existing Traffic Volumes 
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Level of service is directly related to control delay.  At signalized intersections, the level of 

service criteria differ from that at unsignalized intersections primarily because different 

transportation facilities create different driver expectations.  The expectation is that a signalized 

intersection is designed to carry higher traffic volumes, and consequently may experience greater 

delay than an unsignalized intersection.  Table 1 summarizes the thresholds used in the analysis 

for signalized and unsignalized intersections. 

 

Table 1: Level of Service Thresholds 

Level of Service (LOS) 

Control Delay per Vehicle (sec/veh) 

Signalized 
Intersections 

Unsignalized 
Intersections 

A < 10 0-10 

B > 10-20 > 10-15 

C > 20-35 > 15-25 

D > 35-55 > 25-35 

E > 55-80 > 35-50 

F > 80 > 50 

 

 

The intersection of Ladue Road and Ladue Pines Drive was evaluated using the methodologies 

described above.  The results of those evaluations are summarized in Table 2. 

 

Table 2: Existing Operating Conditions 

Intersection/Movement 
Weekday AM 
Peak Hour 

Weekday PM 
Peak Hour 

Ladue Road and Ladue Pines Drive (Side-Street Stop) 

Westbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

A   (9.9) 
A   (0.4) 

A   (8.3) 
A   (0.4) 

Northbound Ladue Pines Drive C  (24.1) C  (17.5) 

X (xx.x) - Level of Service (Average vehicular delay in seconds per vehicle) 

 

As can be seen, the intersection of Ladue Road and Ladue Pines Drive has favorable operating 

conditions during the weekday morning and evening peak hours with all movements operating at 

LOS C or better. 
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No Build Conditions 
 

Before analyzing the impacts of the proposed development, it was necessary to establish a baseline 

forecast to reflect traffic conditions without the development.  Therefore, No Build traffic forecasts 

were necessary for the 2012 baseline and 2032 design year associated with the proposed 

development.  The 2012 and 2032 No Build scenarios were developed to evaluate baseline 

conditions and to provide a basis of comparison between the No Build and Build conditions.  To 

our knowledge there are no planned roadway or development projects that would impact the 

study area, thus no future development beyond background growth was considered in the No 

Build scenarios. 

2012 No Build Traffic Conditions 

The projected background growth rate of 0.5 % for Ladue Road was based on guidance provided 

by MoDOT.  Two years of background growth at the aforementioned rate was added to the 

existing traffic volumes resulting in the 2012 No Build traffic volumes illustrated in Figure 4.   

 

The 2012 No Build traffic volumes were then reanalyzed using the same methodology applied to 

the existing traffic volumes.  The forecasted levels of service and average delay at the study 

intersection for the 2012 No Build conditions are summarized in Table 3. 

 

Table 3:  2012 No Build Operating Conditions 

Intersection/Movement 
Weekday 

AM Peak Hour 
Weekday 

PM Peak Hour 

Ladue Road and Ladue Pines Drive (Side-Street Stop) 

Westbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

A   (9.9) 
A   (0.4) 

A   (8.3) 
A   (0.4) 

Northbound Ladue Pines Drive C  (24.6) C  (17.7) 

X (xx.x) - Level of Service (Vehicular delay in seconds per vehicle) 

 

The intersection of Ladue Road and Ladue Pines Drive would continue to operate acceptably for 

the 2012 No Build conditions with all approaches for the intersection operating at LOS C or 

better during the a.m. and p.m. peak hours. 
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Figure 4: 2012 No Build Traffic Volumes 
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2032 No Build Traffic Conditions 

As stated previously, a background growth rate of 0.5 % annually was used for Ladue Road.  

Twenty-two years of background growth at the rate of 0.5 % was added to the existing traffic 

volumes resulting in the 2032 No Build traffic volumes illustrated in Figure 5. 

   

 

Figure 5: 2032 No Build Traffic Volumes 
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The 2032 No Build traffic volumes were then reanalyzed using the same methodology as before.  

The forecasted levels of service and average delay at the study intersection for the 2032 No Build 

conditions are summarized in Table 4. 

 

Table 4:  2032 No Build Operating Conditions 

Intersection/Movement 
Weekday 

AM Peak Hour 
Weekday 

PM Peak Hour 

Ladue Road and Ladue Pines Drive (Side-Street Stop) 

Westbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

B  (10.4) 
A   (0.5) 

A   (8.5) 
A   (0.5) 

Northbound Ladue Pines Drive D  (29.8) C  (21.5) 

X (xx.x) - Level of Service (Vehicular delay in seconds per vehicle) 

 

The intersection of Ladue Road and Ladue Pines Drive would continue to operate acceptably for 

the 2032 No Build conditions with all approaches for the intersection operating at LOS D or 

better during the a.m. and p.m. peak hours. 

 

With the increase in the background traffic volumes on Ladue Road, the delay for the 

northbound approach of Ladue Pines Drive would increase by approximately 5.7 seconds during 

the a.m. peak hour and 4.0 seconds during the p.m. peak hour. 
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Proposed Development 

 

Once the baseline traffic conditions within the study area have been established for both the 

assumed occupancy year (year 2012) and the design year (year 2032), it was then necessary to 

consider the traffic associated with the proposed development.  This section of the report 

presents the traffic generation associated with the proposed mixed use residential development 

and the assignment of the site’s traffic to the area road system. 

Site Access 

Access for the proposed mixed use residential development would be provided via a shared 

access with the existing Care and Counseling Center on the Thompson Trust site to be located at 

the existing driveway location currently serving the Care and Counseling Center (approximately 

400 feet east of Ladue Pines Drive).  The existing driveway would be improved and widened to 

accommodate two lanes exiting the site (a right- and left-turn) and one lane entering the site.   

Intersection Sight Distance  

Ladue Road is owned and maintained by MoDOT, as such, the sight distance for the proposed 

shared driveway serving the site was compared to MoDOT requirements outlined in their 

Permits Manual.  Adequate sight distance is necessary at intersections to allow drivers to 

perceive potentially conflicting vehicles and allow those motorists sufficient time to adjust their 

speed to avoid a collision or make a choice of when to cross or enter the mainline traffic flow.  

All drivers approaching or stopped at the intersection should have an unobstructed view of the 

entire intersection so that potential collisions can be avoided. 

 

It should be noted that MoDOT recently revised their sight distance guidelines to more closely 

reflect the guidelines found in “A Policy on Geometric Design of Highways and Streets” published 

by the American Association of State Highway and Transportation Officials often referred to as the 

Green Book.  The Green Book’s guidelines for minimum safe sight distance for entrances reflect 

the speed of the major road and the gap time required for a vehicle on the minor road to enter or 

cross the major road. 

 

Based on a posted speed of 45 mph, the recommended Intersection Sight Distance on Ladue 

Road adjacent to the site is 500 feet.  If a proposed entrance has inadequate Intersection Sight 

Distance, but meets minimum Stopping Sight Distance, then an entrance may be approved by 

MoDOT as long as the following conditions are met:  

• The proposed entrance location has the maximum sight distance available for the 

property frontage.  

• The applicant is advised of minor work on their property that could improve sight 

distance such as grading or brush removal.  

• There is no other access available which has greater sight distance (i.e. county road, city 

street, or cross-access).  

• The applicant agrees to sign the permit application with the following Applicant’s 

Responsibility Clause: “The sight distance is the minimum distance necessary for a 
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vehicle traveling at the posted speed to complete a stop prior to the entrance. Applicant 

understands the presence of this entrance creates a potential sight distance problem and 

has been so informed in writing by the Department. Applicant is aware the sight distance 

of this entrance is severely restricted.”  

 

The measured Intersection Sight Distance for the existing Care and Counseling Center driveway 

looking to the west on Ladue Road is approximately 465 feet (473 feet measured by MoDOT) 

and looking to the east the Intersection Sight Distance exceeds the required 500 feet.  Thus, the 

Intersection Sight Distance for the existing Care and Counseling Center driveway looking to the 

west is slightly less (approximately 35 feet) than the preferred 500 feet. 

 

Based on a posted speed of 45 mph and a downgrade of approximately 5%, the recommended 

Stopping Sight Distance on Ladue Road at the shared access with the Care and Counseling 

Center Driveway is 393 feet. 

 

The measured Stopping Sight Distance for the existing Care and Counseling Center driveway 

looking to the west on Ladue Road is approximately 432 feet (454 feet measured by MoDOT) 

which does exceed the recommended 393 feet. 

 

As directed by MoDOT, the shared access would be allowed under permit by MoDOT since the 

measured Stopping Sight Distance does satisfy their criteria.  Photos of the available sight 

distance at the existing Care and Counseling Center driveway are shown in Figure 6. 

 

          
      Sight Distance Looking East from Driveway                            Sight Distance Looking West from Driveway 

Figure 6: Sight Distance at the Existing Care and Counseling Center 

Driveway (Thompson Trust Site) 
 

Careful consideration should be given to sight distance obstructions when planning any future 

aesthetics enhancements, such as berms, fencing and landscaping, to ensure that these 

improvements do not obstruct the view of entering and exiting traffic at the proposed entrance 

onto Ladue Road.  It is generally recommended that all improvements higher than 3.5 feet above 

the elevation of the nearest pavement edge be held back at least 20 feet from the traveled 

roadway. 
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Site-Generated Traffic Volumes  

Based on data provided by Delmar Gardens Enterprises, the proposed mixed use residential 

development would consist of the following: 

• 10 single family homes on individual residential lots; 

• 180 bed skilled care facility; and   

• 160 unit independent and supported living building for senior living.   

 

By offering a range of housing options, be it independent living units with periodic visits from 

on-site medical staff, assisted living units with more routine care, or skilled nursing units with 

24-hour medical assistance, a Delmar Gardens retirement community can be an individual’s last 

home. 

 

Given the unique characteristics of a Delmar Gardens retirement community, empirical data 

based on existing Delmar Gardens’ sites was collected in April 2011 to assist in determining the 

projected trip generation.  Specifically, 24-hour traffic count data was collected on the drives 

serving the Delmar Gardens retirement communities in O’Fallon and Florissant, Missouri for a 

period of approximately one week. 

 

The rates provided in the Trip Generation Manual, Eighth Edition, published by the Institute of 

Transportation Engineers (ITE) were also evaluated to provide a basis of comparison.  The 

following is a summary of the actual data collected and the land uses rates from the Trip 

Generation Manual used for determining the trip generation characteristics of the proposed 

retirement community: 

  

� Retirement Community 

• Based on the empirical data from existing Delmar Gardens’ sites, the average rates are as 

follows: 

o Weekday ADT -  3.57 trips per occupied unit and/or bed 

o AM Peak Hour (7:00-9:00 a.m.) – 0.24 trips per occupied unit and/or bed 

o PM Peak Hour (4:00-6:00 p.m.) – 0.29 trips per occupied unit and/or bed 

 

•  Land Use Codes 252-Senior Housing, 254-Assisted Living, 620–Nursing Home, and 255-

Continuing Care were used for comparison. 

 

Using the empirical data from existing Delmar Gardens’ sites and the rates provided in ITE, the 

number of trips that would be generated by the proposed development was calculated, as shown 

in Table 5. 

 

As shown in the table, the empirical data collected for similar sites results in an estimated trip 

generation very similar to ITE Code 255 - Continuing Care and slightly higher than the 

alternative calculation derived from the summation of the separate ITE uses (252-Senior 

Housing, 254-Assisted Living, 620–Nursing Home). 
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Table 5: Delmar Gardens Renaissance Trip Generation Estimate 

Land Use Units 
Weekday 
(ADT) 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Forecasted Trips Using Empirical Data for Existing Delmar Gardens Communities 

Retirement Community 
340 
units 

1,214 52 29 81 47 51 98 

Total New Trips (Based on Empirical Data) 52 29 81 47 51 98 

Forecasted Trips Using Separate ITE Rates 

ITE Code 252 
Attached Senior Housing 

100 
units 

348 2 3 5 5 3 8 

ITE Code 254 
Assisted Living 

60 
units 

 5 3 8 6 7 13 

ITE Code 620 
Nursing Home 

180 
units 

420 20 11 31 13 27 40 

Total New Trips (Based on ITE Separate Uses) 27 17 44 24 37 61 

Forecasted Trips Using Continuing Care ITE Rates 

ITE Code 255 
Continuing Care 

340 
units 

955 39 22 61 47 51 99 

Total New Trips (Based on ITE Continuing Care) 39 22 61 47 51 99 

 

 

The Trip Generation Manual used by professionals nationwide is supplemented with the Trip 

Generation Handbook which provides guidance on interpreting the data provided in the Trip 

Generation Manual.  The Trip Generation Manual is intended to provided average trip 

generation rates for various uses; however, not all uses and sizes are represented in the manual.  

Depending on the range and correlation of the study sites used in the Trip Generation Manual, it 

may be necessary to collect trip generation data specific to a proposed development.  As stated in 

the manual, engineering judgment should be used when determining whether to apply the ITE 

rates or to collect data specific to the actual proposed development. 

 

Based on our engineering judgment, the empirical data from existing Delmar Gardens’ sites is 

more reliable than the data provided by ITE, thus the empirical data collected was used to 

determine the site-generated trips.  The proposed retirement community would generate a total of 

81 new trips during the a.m. peak hour and 98 new trips during the p.m. peak hour. 

 

As mentioned previously, the site would also contain 10 single-family homes.  Land Use Code 

210 - Single-Family Dwelling Unit in the ITE Trip Generation Manual was used to determine 

the estimated trip generation for the proposed 10 homes.  The resulting trip generation estimate 

for the proposed 10 homes is summarized in Table 6.  
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Table 6: Proposed Single-Family Homes Trip Generation Estimate 

Land Use Units 
Weekday 
(ADT) 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Single Family Home 10 homes 96 2 6 8 6 4 10 

Total Residential Trips 2 6 8 6 4 10 

 

Site-Generated Traffic Assignment  

The traffic generated by the proposed Delmar Gardens Renaissance and single-family housing 

development was assigned to the adjoining roadway system based the proposed site’s access and 

the existing and projected traffic patterns.  The anticipated distribution of site-generated traffic 

used for the study was approximately 70% to and from the east on Ladue Road and 30% to and 

from the west on Ladue Road. 

 

The site-generated traffic volumes for the a.m. and p.m. peak hours are shown in Figure 7. 

 

 

Figure 7: Site-Generated Traffic Volumes 
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Build Conditions 

2012 Build Traffic Conditions 

The traffic generated by the proposed development (Figure 7) was aggregated with the 2012 No 

Build traffic volumes (Figure 4) to reflect the 2012 Build, or forecasted, traffic volumes 

following construction of the Delmar Gardens development and to identify any roadway and/or 

traffic control improvements that may be necessary to mitigate its impact.  Figure 8 reflects the 

2012 Build traffic volumes. 

 

 

Figure 8: 2012 Build Traffic Volumes 

 

As requested by MoDOT, the shared access drive off Ladue Road serving the proposed 

development was evaluated to determine if auxiliary left- or right-turn lanes are recommended 

on Ladue Road per MoDOT’s Access Management Manual. 

 

Utilizing the figure for Right Lane Warrant for Two-Lane Roadway with a posted speed of 45 

mph, an advancing volume of 1,039 vph, and a right-turn volume of 39 vph during the p.m. peak 

hour 2012 Build conditions, a right-turn lane is recommended by MoDOT as shown in Figure 9.  

However, given the low right-turn volume anticipated for this westbound movement and the fact 

that the westbound approach is forecasted to operate at LOS A with no delay as a shared thru and 

right-turn lane, a separate westbound right-turn lane on Ladue Road at the proposed shared 

access drive serving the Care and Counseling Center and the proposed site is not recommended.  
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Based on discussions with MoDOT, a separate westbound right-turn lane on Ladue Road at this 

location would not be required. 

 

 

Figure 9: 2012 Build Conditions: Right-Turn Lane Warrant Evaluation 

 

Utilizing the figure for Left Lane Warrant for Two-Lane Roadway – 45 mph, with an advancing 

volume of 454 vph, an opposing volume of 1,039 vph and a left-turn volume of 17 vph during 

the p.m. peak hour 2012 Build conditions, a left-turn lane is recommended by MoDOT as shown 

in Figure 10.  Although the eastbound left-turn volume is very low, the provision of providing a 

separate left-turn lane allows left turning vehicles a place to wait and make their turning 

maneuver without impeding the eastbound thru traffic in Ladue Road.  As such, it is 

recommended that an eastbound left-turn lane be provided on Ladue Road at the proposed shared 

access drive serving the Care and Counseling Center and the proposed site. 

 

AM Peak Hour 
VRT = 47 vph 
VA = 592 vph 
 
PM Peak Hour 
VRT = 39 vph 
VA = 1,039 vph 
 

 
PM  

AM  
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Figure 10: 2012 Build Conditions: Left-Turn Lane Warrant Evaluation (45mph) 

 

The 2012 Build traffic volumes were reanalyzed using the same methodology as before in an 

effort to identify the impacts of the proposed development and to evaluate the adequacy of the 

roadway network to accommodate the proposed development.  The recommended eastbound 

left-turn lane on Ladue Road at the proposed shared access drive serving the Care and 

Counseling Center and the proposed site was included in the analysis.  No modifications were 

assumed at the existing intersection of Ladue Road and Ladue Pines Drive. 

 

Table 7 summarizes the 2012 Build Levels of Service and average delay at the study 

intersections during the weekday a.m. and p.m. peak hours with the recommended eastbound 

left-turn lane on Ladue Road discussed above.  The LOS and delay for the eastbound and 

westbound through movements on Ladue Road at the shared access are not shown in the table 

since the eastbound and westbound thru traffic would not have to stop for turning vehicles. 

 

As shown in the table, the intersection of Ladue Road and Ladue Pines Drive would continue to 

operate acceptably for the 2012 Build conditions with all approaches for the intersection 

operating at LOS D or better during the weekday a.m. and p.m. peak hours.  With the very few 

additional through trips on Ladue Road associated with the proposed site, the delay for the 

northbound approach of Ladue Pines Drive would increase by only 0.7 seconds during the a.m. 

peak hour and 0.5 seconds during the p.m. peak hours as compared to the 2012 No Build 

conditions. 

 

PM  

AM  

EB Left-Turn Lane 
Warranted 

AM Peak Hour 
# Lt = 19 vph 
VA = 876 vph 
VO = 592 vph 
% Lt = 2 % 
 
PM Peak Hour 
# Lt = 17 vph  
VA = 454 vph 
VO = 1,039 vph 
% Lt = 3.5% 
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Table 7: 2012 Build Operating Conditions 

Intersection/Movement 
Weekday 

AM Peak Hour 
Weekday 

PM Peak Hour 

Ladue Road and Ladue Pines Drive (Side-Street Stop) 

Westbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

B  (10.0) 
A   (0.4) 

A   (8.4) 
A   (0.4) 

Northbound Ladue Pines Drive D  (25.3) C  (18.2) 

Ladue Road and Site/Care and Counseling  Driveway (Side-Street Stop) 

Eastbound Ladue Road 
    Left-Turn Movement     A   (8.9) B  (11.0) 

Southbound Site/Care and Counseling  
Driveway 
   Left-Turn Movement  
   Right-Turn Movement       

Overall - E  (38.4) 
E  (46.4) 
B  (12.5) 

Overall - F  (62.1) 
F  (64.1) 
C  (20.3) 

X (xx.x) - Level of Service (Vehicular delay in seconds per vehicle) 

 

A majority of the movements at the intersection of Ladue Road with the shared access for the 

site is forecasted to operate acceptably during the peak hours with the exception of the 

southbound left-turn movement onto Ladue Road exiting the proposed development site which is 

forecasted to operate at LOS E during the a.m. peak hour and LOS F during the p.m. peak hour.  

However, it is not unusual for motorists on the side streets to incur longer delays turning onto 

Ladue Road during the peak hours and this delay would be solely incurred by trips exiting the 

proposed Delmar Gardens site and would not impact motorists on Ladue Road. 

 

It is worth mentioning that by relocating the access for the proposed development from opposite 

Ladue Pines Drive to the adjacent Thompson Trust site, the LOS for both the northbound 

approach exiting Ladue Pines and the southbound approach exiting the proposed development 

would be improved significantly over the previously considered four-way intersection at Ladue 

Pines Drive.  This is due to the fact that the opposing side street movements would not be 

competing for the same gap in the traffic flow on Ladue Road as they would if the north and 

south legs are opposite each other. 

 

Given the high volume of commuter traffic on Ladue Road during the peak hours, it is not 

unusual for motorists on the side streets to incur longer delays turning onto Ladue Road as 

projected for the southbound approach exiting the proposed site.  Although this delay is 

contained to motorists exiting the site only and does impact the operations along Ladue Road, we 

looked at alternative measures to reduce the projected delay for the southbound approach exiting 

the Delmar Gardens site onto Ladue Road. 

 

As discussed previously, although both a traffic signal and a roundabout would provide 

acceptable levels of service for all movements at the intersection of Ladue Road and the shared 

access drive, MoDOT does not support either improvement.  Another consideration is the 

provision of a two-way center left-turn lane (TWLTL) at the intersection to allow for two-stage 

left-turn movements exiting the site.  With the ability to make a two-stage left-turn movement 
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exiting the site, the delay for the southbound left-turn exiting the site improves from LOS E/F to 

LOS C during the peak hours. 

2032 Build Traffic Conditions 

In an effort to determine the ability of the area road system to accommodate long-term traffic 

demands, “Design Year” 2032 traffic conditions were evaluated.  The traffic generated by the 

proposed development (Figure 7) was aggregated with the 2032 No Build traffic volumes 

(Figure 5) to reflect the 20-year forecasted traffic volumes.  Figure 11 reflects the 2032 Build 

traffic volumes. 

 

 

Figure 11: 2032 Build Traffic Volumes 

 

The 2032 Build conditions were analyzed using the same methodology applied previously.  The 

results of the 2032 Build operating conditions, assuming the construction of the recommended 

eastbound left-turn lane at the proposed shared access for the Delmar Gardens and existing Care 

and Counseling Center, are summarized in Table 8.  
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Table 8: 2032 Build Operating Conditions 

Intersection/Movement 
Weekday 

AM Peak Hour 
Weekday 

PM Peak Hour 

Ladue Road and Ladue Pines Drive (Side-Street Stop) 

Westbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

B  (10.4) 
A   (0.5) 

A   (8.5) 
A   (0.6) 

Northbound Ladue Pines Drive D  (30.8) C  (22.3) 

Ladue Road and Site/Care and Counseling Driveway (Side-Street Stop) 

Eastbound Ladue Road 
    Left-Turn Movement     A   (9.1) B  (11.7) 

Southbound Site/Care and Counseling  
Driveway 
   Left-Turn Movement  
   Right-Turn Movement       

Overall - E  (49.8) 
F  (61.0) 
B  (13.2) 

Overall - F  (95.5) 
F  (95.8) 
C  (23.2) 

X (xx.x) - Level of Service (Vehicular delay in seconds per vehicle) 

 

As shown in the table, the intersection of Ladue Road and Ladue Pines Drive would continue to 

operate acceptably for the 2032 Build conditions with all approaches for the intersection 

operating at LOS D or better during the weekday a.m. and p.m. peak hours.  With the very few 

additional through trips on Ladue Road associated with the proposed site, the delay for the 

northbound approach of Ladue Pines Drive would increase by only 1.0 second during the a.m. 

peak hour and 0.8 seconds during the p.m. peak hours as compared to the 2032 No Build 

conditions. 

 

A majority of the movements at the intersection of Ladue Road with the shared access for the 

site is forecasted to operate acceptably during the 2032 Build peak hours with the exception of 

the southbound left-turn movement onto Ladue Road exiting the proposed development site 

which is forecasted to operate at LOS F during the a.m. and p.m. peak hours.  However, it is not 

unusual for motorists on the side streets to incur longer delays turning onto Ladue Road during 

the peak hours and this delay would be solely incurred by trips exiting the proposed Delmar 

Gardens site and would not impact motorists on Ladue Road. 

 

As discussed previously, with the ability to make a two-stage left-turn movement exiting the site 

via a TWLTL, the delay for the southbound left-turn exiting the site improves from LOS F to 

LOS C during the 2032 Build peak hours. 

 

  

140



Delmar Gardens Renaissance Traffic Study 

Creve Coeur, Missouri 
 

 

Crawford, Bunte, Brammeier  Page 27 

Forecasted Operating Conditions Based on Existing Zoning Approved 

 

It is our understanding that the existing Delmar Gardens site under consideration is approved for 

the development of 28 single-family homes.  Furthermore, it is our understanding no roadway 

improvements, i.e. left- or right-turn lanes on Ladue Road would be required to develop the site 

with single-family homes. 

 

An evaluation of the forecasted operating conditions should the site be developed with 28 single-

family homes with access opposite Ladue Pines Drive was completed to allow for a comparison 

on the operating conditions at the intersection of Ladue Road and Ladue Pines Drive between the 

proposed Delmar Gardens development and the zoned single-family home development. 

 

Site-Generated Traffic Volumes – Single-Family Homes 

Land Use Code 210 - Single-Family Dwelling Unit in the ITE Trip Generation Manual was used 

to determine the estimated trip generation for the currently zoned 28 homes.  The resulting trip 

generation estimate is summarized in Table 9.  

 

Table 9: Currently Zoned Single-Family Homes Trip Generation Estimate 

Land Use Units 
Weekday 
(ADT) 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Single Family Home 28 homes 268 5 16 21 18 10 28 

Total Residential Trips 5 16 21 18 10 28 

 

Site-Generated Traffic Assignment – Single-Family Homes 

The traffic generated by the currently zoned single-family homes was assigned to the adjoining 

roadway system based on the existing site access opposite Ladue Pines Drive and the existing 

traffic patterns for the Ladue Pines subdivision.  The anticipated distribution of the currently 

zoned single-family homes used for this analysis was approximately 65% to and from the east 

and 35% to and from the west on Ladue Road during the a.m. peak hour and approximately 75% 

to and from the east and 25% to and from the west on Ladue Road during the p.m. peak hour. 

 

The site-generated traffic volumes for the currently zoned single-family homes during the 

weekday a.m. and p.m. peak hours are shown in Figure 12. 
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Figure 12: Site-Generated Traffic Volumes – 28 Single-Family Homes 

 

2012 Build Traffic Conditions– Single-Family Homes 

The traffic generated by the currently zoned single-family homes (Figure 12) was aggregated 

with the 2012 No Build traffic volumes (Figure 4) to reflect the 2012 Build, or forecasted, traffic 

volumes should the site be developed as currently zoned.  Figure 13 reflects these 2012 Build 

traffic volumes. 
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Figure 13: 2012 Build Traffic Volumes– 28 Single-Family Homes 

 

 

Table 10 summarizes the 2012 Build Levels of Service and average delay at the intersection of 

Ladue Road and Ladue Pines Drive during the weekday a.m. and p.m. peak hours assuming the 

site develops as 28 single-family homes with access opposite Ladue Pines Drive.  

 

 

  

 

143



Delmar Gardens Renaissance Traffic Study 

Creve Coeur, Missouri 
 

 

Crawford, Bunte, Brammeier  Page 30 

Table 10: 2012 Build Operating Conditions 

Intersection/Movement 

Weekday 
AM Peak Hour 

Weekday 
PM Peak Hour 

28 Homes 
Delmar 
Gardens 

28 Homes 
Delmar 
Gardens 

Ladue Road and Ladue Pines Drive (Side-Street Stop) 

Eastbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

A   (8.6) 
A   (0.1) 

 
N/A 
 

B  (10.7) 
A   (0.2) 

 
N/A 
 

Westbound Ladue Road 
    Left-Turn Movement     
    Thru Movement     

A   (9.9) 
A   (0.4) 

B  (10.0) 
A   (0.4) 

A   (8.3) 
A   (0.4) 

A   (8.4) 
A   (0.4) 

Northbound Ladue Pines Drive D  (29.7) D  (25.3) C  (21.3) C  (18.2) 

Southbound Single-Family Homes Site Drive E  (38.6) N/A C  (43.7) N/A 

X (xx.x) - Level of Service (Vehicular delay in seconds per vehicle) 

 

As shown in the table, although the currently zoned 28 homes would generate fewer trips than 

the proposed Delmar Gardens development, the intersection of Ladue Road and Ladue Pines 

Drive would actually operate better with the proposed Delmar Gardens development over the 

currently zoned 28 homes since the proposed site access would not be opposite Ladue Pines 

Drive as it would be with the currently zoned 28 homes. 

 

During the a.m. peak hour, the delay for the northbound approach of Ladue Pines Drive is 

forecasted to be 4.4 seconds less for the proposed Delmar Gardens development as compared to 

the currently zoned 28 homes.  During the p.m. peak hour, the delay for the northbound approach 

of Ladue Pines Drive is forecasted to be 3.1 seconds less for the proposed Delmar Gardens 

development as compared to the currently zoned 28 homes. 
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Conclusions 

 

In conclusion, we have completed a study to address the traffic impacts associated with the 

mixed use residential development, known as Delmar Gardens Renaissance, in Creve Coeur, 

Missouri. 

 

Based on an analysis of the existing and 2012 No Build conditions, the intersection of Ladue 

Road and Ladue Pines Drive has favorable operating conditions during the weekday morning 

and afternoon peak hours with all movements operating at LOS C or better. 

 

Access for the proposed mixed use residential development would be provided via a shared 

access with the existing Care and Counseling Center on the Thompson Trust site to be located at 

the existing driveway location currently serving the Care and Counseling Center. 

 

Ladue Road is owned and maintained by MoDOT, as such, the sight distance for the shared 

driveway serving the site was compared to MoDOT requirements outlined in their Permits 

Manual which is 500 feet based on a posted speed of 45 mph.  The measured Intersection Sight 

Distance for the existing Care and Counseling Center driveway looking to the west on Ladue 

Road is approximately 465 feet and looking to the east the Intersection Sight Distance exceeds 

the preferred 500 feet.  Thus, the Intersection Sight Distance for the existing Care and 

Counseling Center driveway looking to the west is slightly less (approximately 35 feet) than the 

preferred 500 feet. 

 

Based on a posted speed of 45 mph and a downgrade of approximately 5%, the recommended 

Stopping Sight Distance on Ladue Road at the shared access with the Care and Counseling 

Center Driveway is 393 feet.  The measured Stopping Sight Distance for the existing Care and 

Counseling Center driveway looking to the west on Ladue Road is approximately 432 feet which 

exceeds the recommended 393 feet.  As directed by MoDOT, the shared access would be 

allowed under permit by MoDOT since the measured Stopping Sight Distance does satisfy their 

criteria.   

 

The proposed mixed-use residential development would generate a total of 89 new trips during 

the a.m. peak hour and 108 new trips during the p.m. peak hour.  The traffic generated by the 

proposed Delmar Gardens Renaissance and single-family housing development was assigned to 

the adjoining roadway system and then added to the 2012 No Build traffic volumes to generate 

the forecasted 2012 Build traffic volumes.   

 

Based on the 2012 Build traffic volumes at the intersection of Ladue Road and the shared access 

with the existing Care and Counseling Center, an eastbound left-turn lane is recommended on 

Ladue Road at the proposed shared access drive serving the Care and Counseling Center and the 

proposed site. 

 

The intersection of Ladue Road and Ladue Pines Drive would continue to operate acceptably for 

the 2012 Build conditions with all approaches for the intersection operating at LOS D or better 

during the weekday a.m. and p.m. peak hours. 
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A majority of the movements at the intersection of Ladue Road with the shared access for the 

site is forecasted to operate acceptably during the peak hours with the exception of the 

southbound left-turn movement onto Ladue Road exiting the proposed development site which is 

forecasted to operate at LOS E during the a.m. peak hour and LOS F during the p.m. peak hour.  

Given the high volume of commuter traffic on Ladue Road during the peak hours, it is not 

unusual for motorists on the side streets to incur lengthy delays turning onto Ladue Road as 

projected for the southbound approach exiting the proposed site.  Although this delay is 

contained to motorists exiting the site only and does impact the operations along Ladue Road, 

residents Nevertheless, we looked at alternative measures to reduce the projected delay for the 

southbound approach exiting the site onto Ladue Road. 

 

With the ability to make a two-stage left-turn movement exiting the site via a two-way center 

left-turn lane (TWLTL), the delay for the southbound left-turn exiting the site improves from 

LOS E/F to LOS C during the 2012 Build peak hours. 

 

The intersection of Ladue Road and Ladue Pines Drive would continue to operate acceptably for 

the 2032 Build conditions with all approaches for the intersection operating at LOS D or better 

during the weekday a.m. and p.m. peak hours. 

 

A majority of the movements at the intersection of Ladue Road with the shared access for the 

site is forecasted to operate acceptably during the peak hours with the exception of the 

southbound left-turn movement onto Ladue Road exiting the proposed development site which is 

forecasted to operate at LOS F during the 2032 Build a.m. and p.m. peak hours.  Again, with the 

ability to make a two-stage left-turn movement exiting the site via a TWLTL, the delay for the 

southbound left-turn exiting the site improves from LOS F to LOS C during the 2032 Build peak 

hours. 

 

An evaluation of the forecasted operating conditions should the site in question be developed 

with 28 single-family homes with access opposite Ladue Pines Drive was completed to allow for 

a comparison on the operating conditions at the intersection of Ladue Road and Ladue Pines 

Drive between the proposed Delmar Gardens development and the currently zoned single-family 

housing development.  The development of 28 homes would generate approximately 21 trips 

during the a.m. peak hour and 28 trips during the p.m. peak hour.   

 

Although the currently zoned 28 homes would generate fewer trips than the proposed Delmar 

Gardens development, the intersection of Ladue Road and Ladue Pines Drive would actually 

operate better with the proposed Delmar Gardens development over the currently zoned 28 

homes since the proposed site access for Delmar Gardens would not be opposite Ladue Pines 

Drive as it would be with the currently zoned 28 homes. 

 

146



Prepared by:

Crawford, Bunte , Brammeier

1830 Craig Park Court, Suite 209

Saint Louis, Missouri 63146

314-878-6644147



148



Planning and Zoning Commission  Application #12-033: Villas at Mosley “RDD” 

November 19, 2012  Page 2 

BACKGROUND  

In April 2008, the City Council athorized a residential designed development (RDD) for the 

preliminary subdivision plat for the prior proposed subdivision of the 5.4 acres (Ordinance 

5035).    The RDD allowed for the developpment of 12 single family homes.  The 12
th

 lot was 

located along Olive Boulevard east of the Mosley Square Shopping Center.  Thyat project was 

ulitmately abadnoned and the approval lapsed. 

 

On August 28, 2012, the City Council approved of the rezoning of 1.4 acres along Olive 

Boulevard to “GC” General Commercial for the development of the Goddard School for Early 

Childhood Development Center. This rezoning also repealed the prior RDD designation for the 

5.4 acres with the remaining four acres zoned “C” Single Family Residential.  The three lots 

have been developed with single-family houses that front Mosley Road and are under common 

ownership.  Although there are some new houses in the area (so-called “teardowns”), the 

majority were built in the 1950s and 1960s.  Lot sizes generally conform to the respective 

districts and none of the adjacent subdivisions are under an RDD overlay. 

 

LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED SEPARATED BY 

North Retail strip center and 

Fire District Admin. Bldg. 

"GC" General Commercial and 

"CB" Core Business  

Olive Blvd. (partial) 

South Single-family detached 

residences 

“C” Single-family Residential N/A 

East Single-family detached 

residences 

“C” Single-family Residential N/A 

West Office building and single-

family detached residences 

"CB" Core Business and “B” 

Single-family Residential 

Mosley Rd. 

 

DEVELOPMENT STATISTICS & COMPARISON CHART 

The following are statistics for subdivisions that are adjacent to the proposed Mosley Manor 

subdivision: 
 

 Villas at 

Mosley 

Fairways 

(zoned “B”) 

Wir-Don Meadows Generic “C” Zoning 

District 

Acres 

 

4 ac. 

 

18 ac. (approx.) 18 ac. (approx.) varies  

Area of 

proposed ROW 

24,263 sq. ft. 0 0 NA 

Net area 150,051sq. ft.    

No. of Units 10 d.u. 29 d.u. 41 d.u. varies 

Units / Acre 

(excluding 

ROW) 

2.9 1.6 (approx.) 2.3 (approx.) 2.9 

Lot Size 

(sq.ft.) 

10,000 (min.) 

11,250 average 

20,000+ 12,000+. 15,000 (min.) 

Common 

Ground / Open 

Space 

0.63 ac. 0 0 varies 

Lot Frontage 

 

60 ft. (min.) 

 

120 ft. (min.) 50 ft. (min.) 

(excluding cul-de-sac 

lots; non-conforming) 

75 ft. (min.) 

Front Yard 15 ft. 45 ft. 40 ft. (non-conforming) 45 ft. 
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Setback 

Side Yard 

Setback 

5 ft. 15 ft. 12 ft. 12 ft. 

Rear Yard 

Setback 

30 ft. (min.) 30 ft. 30 ft. 30 ft. 

Yr. Platted N/A 1958 1955 N/A 

 

COMPREHENSIVE PLAN ANALYSIS 

Goals and Strategies 

Under the overall Goals and Strategies of the Comprehensive Plan, the section titled 

“Community Image and Identity” states: 

 

4. Maintain the City’s strong low-density residential image and character (p. 23). 

 

Given that the application represents no increase in density over the existing zoning of the 

property, the proposal appears to be meeting this goal.  In addition, the section titled Residential 

Preservation and Economic Development states: 

 

 4. Protect residential areas from encroachment of non-residential uses (p.21). 

 

This project would result in the development of several acres that are largely greenspace, are 

adjacent to an existing commercial corner plaza and which already contain one commercial 

building, and the future Goddard School along Olive Boulevard. If constructed, this project 

would clearly define the residential area along Mosley, rather than leaving the area available for 

a future effort to expand the commercial corner.  It is common practice in land use planning to 

separate low-density residential development from commercial development with institutional 

land uses or medium to high density residential with smaller lots.  While the density will not be 

increased, the lot clustering allowed within an RDD overlay offers smaller lots.  As such, this 

proposal may represent a transitional land use that may not be the same as what is around it, but 

is an asset to those developments by effectively separating them from each other. 

 

Transportation Improvements 

This subdivision benefits from direct access off one of the key north-south collectors: Mosley 

Road.  As such, there is no concern for providing additional north-south connections to adjacent 

subdivisions.  In fact, the section titled “Transportation Improvements” states: 

 

 Explore opportunities to connect residential streets, where appropriate, to 

collectors in order to improve traffic flow on major arterials such as Olive and 

Lindbergh Boulevards (p.29). 

 

The proposal will relocate the two existing drive-way entrances on Mosley, into a single 

subdivision entrance where traffic will be directed to the existing collector street which has a 

traffic signal at Olive Boulevard and at Ladue Road.  Any other connections to the east or south 

are impractical given the size of the development and the pre-existing subdivisions. 

 

Residential Neighborhoods 

The section titled “Residential Preservation and Economic Development,” within the chapter on 

Residential Neighborhoods, contains the following goals: 
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3. When lots are consolidated and re-subdivided for residential uses, the gross 

density permitted by existing zoning should not be exceeded.  However, smaller 

individual lots could be considered, provided that they are no smaller than 75% 

of the area required under zoning.  The remaining land should be preserved as 

open space, either as a buffer to surrounding areas or as part of a greenway 

system or stream corridor that connects to adjacent greenways or pedestrian 

facilities (p.44). 

 

6. Require that new development or redevelopment be compatible with the character 

of the surrounding neighborhood with regard to lot frontage, building setbacks, 

building lines, building scale, and lot coverage (p.45). 

 

As identified in the Development Statistics and Comparison chart above, the proposed lots in the 

plan range from 10,192 square feet to 17,735 square feet.  The common ground and stormwater 

easement  area is 27,429 square feet.  75% of the lot standard for “C” Single Family Residential 

zoning district would be 11,250 square feet.  The average of the lot sizes proposed is 11, 250 

square feet.  However five of the 10 lots have a square footage of less than the recommended 

allowance.  According to the Comprehensive Plan, the property should be developed with 

individual lots not smaller than 11,250 square feet, and the remaining property set aside as open 

space.  Given the shape of the property and the required size of the stormwater detention area, it 

may be economically difficult to follow the Comprehensive Plan because it will significantly 

reduce the yield. 

 

With regard to goal #6, the proposed project has some similarities to the surrounding 

subdivisions, with the specific exceptions of minimum lot size and front and side building 

setbacks.  The key question, as stated earlier, is whether or not the proposal serves as a valuable 

point of transition between the larger lot subdivisions and the commercial development along 

Olive Boulevard that is appropriate in its context and whether or not this makes it “compatible” 

with the residences around it.   

 

ZONING ANALYSIS 

The applicant has proposed utilizing the existing “C” Single-Family Residential District with a 

Residential Designed Development (RDD) procedure.  This procedure effectively creates an 

overlay wherein the City Council, on the recommendation of the Planning and Zoning 

Commission, may modify the lot and density standards, subject to certain provisions.   

 

In determining conformance with the RDD, the critical questions for this project are fulfillment 

of the purpose of the RDD and tree preservation.  With regard to the former, the Zoning Code 

states: 
 

 SECTION 405.450: PERMITTED USES 

C. Residential Designed Development Procedure.  The purpose of this Section is to provide 

a permissive, voluntary and alternate zoning procedure in the "A", "B", "C" and "D" single-

family residential and "AR" attached residential zoning districts in order to permit greater 

flexibility in the size and configuration of lots without altering the allowable residential density in 

these districts and to provide thereby for desirable and proper common open space, tree cover, 

recreation areas, parks or scenic vistas and the preservation of the natural beauty of the City. 

1. Variation in number, size of lots.  The City Council may by ordinance grant a 

residential designed development permit upon recommendation of the Planning and 

Zoning Commission, when it finds that the residential designed development proposal is 
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consistent with good planning practice, consistent with good site landscape planning, is 

not detrimental to the existing and permitted uses in the surrounding area, is deemed 

desirable to promote the purposes of this Section and is in accordance with the following 

criteria. 

a. Minimum project area.  No residential designed development permit 

shall be granted for any area of less than four (4) acres. 

b. Gross acreage.  The lot sizes within the subdivision may vary from those 

required by the regulations for the single-family residential zoning 

district within which the site is located.  The maximum number of lots 

that may be approved shall be computed by including only common area 

and lot acreage in gross acreage and dividing the gross acreage by the 

minimum lot area requirements of the district. 

c. Yards.  The minimum front yard and side yard requirements for each lot 

as set out in the regulations for the single-family residential zoning 

district within which the site is located may be reduced by the City 

Council and, if so reduced, shall be set out on the preliminary 

subdivision plan to be submitted in accordance with Chapter 410, 

Subdivision and Development of Land. 

d. Site and building coverages.  The maximum site and building coverage 

requirements for each lot, as set out in the regulations for the single-

family residential zoning district within which the site is located, may be 

increased by the City Council and, if so increased, shall be set out on the 

preliminary subdivision plan to be submitted in accordance with Chapter 

410, Subdivision and Development of Land. 

2. Common areas.  As part of the residential designed development plan, common 

land for open space of recreational use shall be reserved for common use by all 

the owners of the residential lots and the subdivision and such common land may 

be included in the total gross acreage used for determining the number of lots 

permitted under the minimum lot size provisions of the residential zoning district 

within which it is located, subject to the following standards and conditions:… 

 

4. Tree conservation.  Any development proposed as a residential designed 

development shall provide for the conservation of existing trees and existing tree 

masses on the site.  The percentage of trees and tree masses preserved during 

development shall exceed the minimum standards of the subdivision regulations 

(shall exceed twenty-five percent (25%) of the existing trees and twenty-five 

percent (25%) of the existing tree mass areas). 

 

It is a mistake to read the provisions for flexibility in lot size and configuration without also 

realizing that the trade-off for this flexibility is the protection and/or provision of some natural 

quality of the site and City that is worth preserving.  In other words, this process is not simply a 

way to avoid seeking variances before the Board of Adjustment.  The maintenance and 

protection of the stormwater facilities does not seem to qualify as a natural quality of the site, as 

it is being relocated from the northeast corner to the southeast corner and is required to allow for 

the development. The development does not offer the protection, nor provision of a natural 

resource worth preserving although the common ground does create a comparably large 

greenspace. 

 

The applicant has requested building setback requirements different from the “C” District 

regulations, and lot coverage and FAR requirements be applied over the entire development, 

rather than on individual lots.  The average lot will have coverage of 44%, with total site 

coverage for the development of 40%.  This is permitted through the RDD procedure, as 
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approved by the City Council and set out on the Preliminary Subdivision Plat.  If approved, a 

condition should be put in place to require that all other standards not specifically approved by 

the City Council should be in conformance with the Section 405.270, “C” Single-Family 

Residential District of the Zoning Code.   
 

The property has approximately 0.7 acres of tree cover and, if approved, 68% of this mass will 

be eliminated.  The minimum standard is 25% preserved.  Therefore at 32% preservation, the 

applicant exceeds the minimum standards, although it should be noted that allowing the 

flexibility to reduce the lot sizes has not yielded any great measure of additional tree cover. 

 

ARCHITECTURE AND DESIGN 

The proposed homes consist of ranch and 2-story models ranging from 2,500 square feet to 3,500 

square feet in size, including lower level finish.  The example front elevation submitted is largely 

stone with wood accents and show rooflines with multiple peaks and will be covered with 

asphalt shingle.  Elevations for all types of the homes were not included in the application and 

the side and rear elevations were not provided. 

 
Staff recommends a condition that individual homes shall not be constructed with more than 

10% vinyl siding on all elevations.  Other forms of siding, such as “Hardi-plank” would be 

permissible.  Garage entrances are shown on the plan as front-entry.   
 

DEVELOPMENT CHARACTERISTICS 

 Traffic 

A traffic study was not submitted by the applicant.  With the proposed 10 homes, it appears 

the development will generate an amount of traffic that is appropriate for the size of the tract 

and it is not expected to change or to have an adverse impact on traffic flow.  The current 

proposal will eliminate two driveway entrances on Mosley Road. 

 

 Sidewalks 

As required by code, five-foot wide sidewalks are provided along both sides of the street.  

Construction of a minimum five-foot wide sidewalk along Mosley Road was required with 

the previous plan and that condition is carried over with the current submittal. 
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 Landscaping and Amenities 

The applicant is providing an eight-foot wide undisturbed buffer along the eastern and 

southern boundaries of the property in addition to the stormwater detention basin at the 

southeast corner.  The proposed landscaping is limited to the boundary of the development.  

There are sections of this buffer where no trees currently exist, and the applicant has 

proposed adding trees to fill in these areas.  The applicant is not proposing adding any street 

trees along the proposed cul-de-sac for the subdivision.  Staff recommends that a condition of 

approval include adding a minimum of one street tree for every 30 lineal feet or part thereof 

of street frontage, as required in Section 410.300 of the Subdivision and Development of 

Land 

 

The site development plan and preliminary plat indicates a subdivision entrance sign at the 

southern entrance area.  Signs for residential developments are permitted by site development 

plan approval per Section 405.940 Signs in Residential districts, as follows: 

 
SECTION 405.940: SIGNS IN RESIDENTIAL DISTRICTS 
B. Residential Development Signs.  Permanent signs designating a subdivision, neighborhood or 

multi-family development for traffic efficiency and safety shall be approved by the Planning 

and Zoning Commission through the site development plan approval process as defined in 

Section 405.1080.  Such signs shall be limited to twelve (12) square feet per sign face with a 

maximum of two (2) sign faces. 

 

 Tree Coverage 

The Tree Preservation Plan submitted indicates that the property has approximately 0.7 acres 

of tree cover and, if approved, 68% of this mass will be eliminated.  The minimum standard 

is 25% preserved.  Therefore at 32% preservation, the applicant exceeds the minimum 

standards, although it should be noted that allowing the flexibility to reduce the lot sizes has 

not yielded any great measure of additional tree cover.   

 

 Site Grading 

A large part of the existing land will be disturbed with some significant “cut and fill” effort.  

Most of the significant grading will be undertaken for the proposed detention pond and 

roadway locations.  The applicant has indicated that the street platform is to be 3% maximum 

for a minimum distance of 60 feet before continuing at a steeper grade.  Section 410.240.F.5 

requires that approaches to intersections shall have a grade not exceeding three percent (3%) 

for a distance of not less than 150 feet measured from the centerline of the intersecting street, 

so the final subdivision improvements drawings will have to be corrected accordingly. 

 

 Stormwater Control 

The applicant proposes to construct a detention area at the southeast portion of the property.  

The detention area will collect water from the proposed homes and the street and be metered-

out into the stormwater system.  With the size and a complete redevelopment of the site, the 

Missouri Department of Natural Resources will review it for a State Grading Permit which 

would include the runoff and the water quality, followed by a review by MSD who would not 

issue approval without the State’s prior approval. 
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SUMMARY AND ACTION 

The proposed subdivision is generally in keeping with the prior history and council actions on 

these properties.  While Staff has questioned the reasoning for the “RDD” designation, the 

common area and stormwater facility does provide for a large amount of greenspace.  If the 

Planning and Zoning Commission finds that the proposed development meets with the 

requiements of the RDD and finds that the Preliminary Plat draft ordinance and site development 

plan are in substantial conformance with the purposes and regulations of the Comprehensive 

Plan, Zoning Code, and Subdivision Code, it may vote on a recommendation to the City Council.  

Staff recommended conditions of approval discussed above, and included in the draft ordinance, 

are:  

 A condition shall be included that individual homes shall not be constructed with more 

than 10% vinyl siding on all elevations.  Other forms of siding, such as “Hardi-plank” 

may be permissible with the Zoning Administrator’s approval. 

 The Landscape Plan shall be revised to include adding a minimum of one street tree for 

every 30 lineal feet or part thereof of street frontage, as required in Section 410.300 of the 

Subdivision and Development of Land. 

 The Final Subdivision Plat shall be revised to indicate that approaches to intersections 

shall have a grade not exceeding three percent (3%) for a distance of not less than one 

hundred fifty (150) feet measured from the centerline of the intersecting street as required 

by Section 410.240.F.5. 

If not, the Commission Members should provide specific direction to the applicant regarding 

revisions needed and continue the item until the next meeting. 

 

Any changes to the draft ordinance should be discussed and made by separate actions.   

 

MOTION 

The following are examples of motions for this application:  

 

1) “I move to recommend approval of the Preliminary Plat for the Villas at Mosley subdivision 

submitted with Application #12-033, subject to the conditions contained in the draft 

ordinance attached to the staff report for the meeting of November 19, 2012” (conditions 

may be added, eliminated, altered, and modified). 

 

2) “I move to recommend approval of the Residential Designed Development for the Villas at 

Mosley subdivision submitted with Application #12-033, subject to the conditions contained 

in the draft ordinance attached to the staff report for the meeting of November 19, 2012” 

(conditions may be added, eliminated, altered, and modified). 

 

3) “I move to recommend approval of the Site Development Plan for the Villas at Mosley 

subdivision submitted with Application #12-033, subject to the conditions contained in the 

draft ordinance attached to the staff report for the meeting of November 19, 2012” 

(conditions may be added, eliminated, altered, and modified).  

 

 

APPENDIX 1: COMPREHENSIVE PLAN  

Included and attached by reference.  See body of report for specific excerpts. 
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APPENDIX 2:  ZONING CODE (CHAPTER 405 OF THE CREVE COEUR MUNICIPAL CODE) 

Included and attached by reference.  See body of report for specific excerpts. 

 

APPENDIX 3:  CREVE COEUR SUBDIVISION AND LAND DEVELOPMENT REGULATIONS 

(CHAPTER 410 OF THE CREVE COEUR MUNICIPAL CODE) 

Included and attached by reference.  See body of report for specific excerpts.  
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APPENDIX 4:  AERIAL MAP 
 

 
 

 

 
 

 

  

Area Rezoned to GC with 

Ordinance # 5265 for a proposed 

Goddard Early Childhood 

Development Center. 

Proposed Villas at Mosley 

Subdivision for 10 Single 

Family Residences 
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APPENDIX 4:  SITE PHOTOGRAPHS Photo Date: 11/07/2012 

  

 
Description:  View 

looking east from 

across Mosley Road at 

the existing home at 

842 Mosley Road. 

 Description:  View 

looking east from 

across Mosley Road at 

the existing home at 

834 Mosley Road. 

 Description:  View 

looking southeast from 

across Mosley Road at 

the existing home at 

828 Mosley Road. 
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BILL NO. __________ ORDINANCE NO. _________ 

 
 
AN ORDINANCE TO AUTHORIZE A RESIDENTIAL DESIGNED 
DEVELOPMENT (RDD) WITH ACCOMPANYING PRELIMINARY SUBDIVISION 
PLAT AND SITE DEVELOPMENT PLAN FOR THE PROPOSED VILLAS AT 
MOSLEY SUBDIVISION, ON 4 ACRES OF LAND LOCATED SOUTH OF OLIVE 
BOULEVARD AND EAST OF MOSLEY ROAD. 

 
WHEREAS, William Levinson, of Benton Homebuilders, has submitted an application for the 
preliminary plat approval for the subdivision of four acres that is part of 842, 834, and 828 
Mosley Road, zoned “C” Single Family Residential District, and  
 
WHEREAS, in accordance with Sections 405.270, 405.450(C), and 405.1080 of the Zoning 
Ordinance, the applicant has submitted a Site Development Plan and Preliminary Plat to the 
Department of Planning for the Villas at Mosley subdivision, including 10 lots on the 4 acres, 
with residential designed development (RDD), and 
 
WHEREAS, On November 19, 2012, the Planning and Zoning Commission reviewed the RDD 
request and accompanying Preliminary Plat and by ___vote recommended approval thereof on 
the condition that the property be developed in accordance with the Site Development 
Plan/Preliminary Plat, received November 16, 2012, by the Department of Planning or as further 
revised as required by the City of Creve Coeur and on other conditions, and 
 
WHEREAS, all persons who presented themselves 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 finds that the Residential Designed Development proposal, as 
submitted on November 16, 2012, is consistent with good planning practice, consistent with 
good site landscape planning, is not detrimental to the existing and permitted uses in the 
surrounding area, is deemed desirable to provide the purpose of Section 405.450 of the Zoning 
Code and is in accordance with the criteria of Section 405.450(C)(1-3) of the Zoning Code 
regarding minimum project area, gross acreage, yards, and site and building coverage.   
 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, St. Louis 
County, Missouri, as follows: 
 
SECTION 1:  A residential designed development permit is hereby granted for the Villas at 
Mosley Subdivision, approximately 4 acres of land located south of Olive Boulevard and east of 
Mosley Road and legally described as follows:   
 
A tract of land being Lot 3 and part of Lots 1 and 2 of "Kraemer Acres", a Subdivision according 
to the plat thereof recorded in Plat Book 87, Page 20 of the St. Louis County Records and part 
of U.S. Survey 1962 and Fractional Section 2, Township 45 North, Range 5 East, in the City of 
Creve Coeur, St. Louis County, Missouri, being more particularly described as follows: 
  
Beginning at a point on the Southeastern right-of-way line of Olive Street Road, 90 feet wide, at 
its intersection with the Western line of Lot 1 of ‘Wir-Don Meadows” a Subdivision, according to 
the plat thereof recorded in Plat Book 69, Page 21 of the St. Louis County Records, thence 
Southwardly, along the Western line of said Lot 1 and the Western line of Lots 2 through 10 of 
said Wir-Don Meadows, South 25 degrees 41 minutes 00 seconds East 362.25 feet to a point; 
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thence South 02 degrees 06 minutes 00 seconds West 117.70 feet to a point; thence South 18 
degrees 08 minutes 30 seconds East 127.13 feet to a point; thence South 00 degrees 58 
minutes 00 seconds West 152.83 feet to the Southeastern corner of property conveyed to 
Daniel T. and Diane R. Sims by deed recorded in Deed Book 12704, Page 2165, of the St. 
Louis County Records; thence Westwardly, along the Southern line thereof, North 89 degrees 
02 minutes 00 seconds West 439.93 feet to its intersection with the Eastern right-of-way line of 
Mosley Road, variable width; thence Northwardly, along the Eastern right-of-way line thereof, 
North 10 degrees 14 minutes 00 seconds East 165.30 feet to a point; thence Northwesterly, 
continuing along the Eastern right-of-way line of said Mosley Road, North 29 degrees 52 
minutes 00 seconds West 89.62 feet to a point; thence North 86 degrees 28 minutes 00 
seconds East 5.58 feet to the most Southern corner of said Lot 3 of Kraemer Acres, as 
aforementioned; thence Northwesterly, continuing along the Eastern right-of-way line of said 
Mosley Road, North 29 degrees 52 minutes 00 seconds West 85.44 feet to the most Western 
corner of said Lot 3; thence Northeasterly, along the Northwestern line of said Lot 3, North 59 
degrees 14 minutes 00 seconds East 205.64 feet to its intersection with the Southwestern line 
of said Lot 2 of Kraemer Acres, as aforementioned; thence Northwesterly, along the 
Southwestern line of said Lot 2; North 25 degrees 41 minutes 00 seconds West 186.05 feet to 
its intersection with the Southeastern right-of-way line of Olive Street Road, as aforementioned; 
thence Northeasterly, along the Southeastern right-of-way line thereof, North 59 degrees 17 
minutes 00 seconds East 5.400 acres, more or less. 
 
Excepting therefrom the following: 
 
A tract of land being part of Lots 1, 2 and 3 of "Kraemer Acres", a subdivision according to the 
plat thereof recorded in Plat Book 87 page 20 of the St. Louis County Records, in U.S. Survey 
1962, Township 45 North - Range 5 East, City of Creve Coeur, St. Louis County, Missouri and 
being more particularly described as: 

  
Beginning at the intersection of the Southeast right-of-way line of Olive Street Road, 90 feet 
wide, and the West line of Lot 1 of “Wir-Don Meadows”, a subdivision according to the plat 
thereof recorded in Plat Book 69 page 21 of the St. Louis County Records; thence Southwardly 
along said West line of Lot 1 and the West line of Lots 2 and 3 of said “Wir-Don Meadows” 
South 25 degrees 41 minutes 00 seconds East 222.98 feet to a point; thence South 59 degrees 
14 minutes 00 seconds West 442.97 feet to a point in the East line of Mosley Road, variable 
width; thence Northwardly along said East line of Mosley Road, variable width, North 29 
degrees 52 minutes 00 seconds West 37.00 feet to the Westernmost corner of aforesaid Lot 3 
of “Kraemer Acres”; thence Northeastwardly along the Northwest line of said Lot 3 North 59 
degrees 14 minutes 00 seconds East 205.64 feet to a point in the West line of aforesaid Lot 2 of 
“Kraemer Acres”; thence Northwardly along said West line of Lot 2 North 25 degrees 41 minutes 
00 seconds West 186.05 feet to a point in the aforesaid Southeast right-of-way line of Olive 
Street Road; thence Northeastwardly along said Southeast right-of-way line North 59 degrees 
17 minutes 00 seconds East 240.02 feet to the point of beginning and containing 1.398 acres 
according to a survey by Volz Incorporated. 
 
The above-described property contains 4.002 acres according to calculations by Volz 
Incorporated on September 21, 2012. 
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The Site Development Plan and Preliminary Plat are also approved. As per Sections 405.270, 
405.450(C), and 405.1080 of the Zoning Ordinance, the approvals of said residential designed 
development request, Site Development and Preliminary Plat are subject to the property being 
developed in accordance to the Site Development Plan/Preliminary Plat, received November 16, 
2012, by the Department of Planning or as further revised as required and approved by the City 
of Creve Coeur, and are further subject to the following conditions: 
 

1. Individual homes shall not be constructed with more than 10% vinyl siding on all 
elevations.  Other forms of siding, such as “Hardi-plank” may be permissible with the 
Zoning Administrator’s approval. 

2. The Landscape Plan shall be revised to include adding a minimum of one street tree for 
every 30 lineal feet or part thereof of street frontage, as required in Section 410.300 of 
the Subdivision and Development of Land. 

3. The Final Subdivision Plat shall be revised to indicate that approaches to intersections 
shall have a grade not exceeding three percent (3%) for a distance of not less than one 
hundred fifty (150) feet measured from the centerline of the intersecting street as 
required by Section 410.240.F.5. 

 
SECTION 2:  As set forth in Section 405.1080 of the Zoning Ordinance of the City of Creve 
Coeur, Site Development Plans approved by the City of Creve Coeur shall be valid for a period 
of up to one (1) year from the date it is approved.  After one year, a Site Development Plan will 
no longer be valid unless an extension is granted.  The City of Creve Coeur may grant one, one 
(1) year extension prior to the expiration of the Site Development Plan upon written request of 
the applicant submitted to the City at least 180 days prior to the expiration date and granted 
prior to the expiration date. 

 
SECTION 3:  This ordinance shall become effective in accordance with Section 3.11 (g) of the 
City Charter. 
 
 
ADOPTED THIS _______ DAY OF ____________________, 2012 
 

 
 
ROBERT HOFFMAN 
PRESIDENT OF CITY COUNCIL 

 
 
 

APPROVED THIS ______ DAY OF ____________________, 2012 
 
 

 
 

BARRY GLANTZ 
MAYOR 
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ATTEST: 
 
 
 
  
DEBORAH RYAN, MRCC 
CITY CLERK 
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FENCE PLACEMENT AND DESIGN 
The applicant/owner of the property is seeking approval for an eight-foot high fence placed along 
the north property line to block light that is trespassing from this neighbor’s yard which prevents 
viewing of astronomical events.   The proposed fence is a solid “rock-looking” SimTek fence 
that will start approximately 60 feet from Larkin Avenue and runs for 75-80 feet, with the last 33 
feet open as shown below. Section 405.270 “C” Single-Family Residential District minimum 
front yard setback is 45 feet. 
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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 Single family residences “C” Single Family Residential NA 
South Single family residences “C” Single Family Residential NA 
East Single family residences “C” Single Family Residential NA 
West Single family residences “C” Single Family Residential Larkin Ave. 

 
ANALYSIS 
The Zoning Code does not provide guidance in evaluating requests for fences, except that no 
fence shall exceed six feet in height unless approved by the Planning and Zoning Commission in 
consideration of a unique screening problem.   The uniqueness in this instance is the applicant’s 
personal hobby, and the spillage from the neighbor’s outdoor landscape and interior lighting.   
 
The Comprehensive Plan and Design Guidelines provide further direction for review of fences 
with the following: 
 

Comprehensive Plan:  Residential Preservation and Economic Development 
2. Encourage the continued preservation of the suburban landscape character of the 

area, its open green spaces, and stream corridors.  New development or 
redevelopment should protect and enhance stream channels, preserving remaining 
riparian corridors, preserve trees and encourage re-establishment of natural streams, 
where feasible.  The use of pervious paving materials and vegetated swales to 
manage storm water in new development and redeveloping areas is encouraged.  

 
Design Review Guidelines:  F. Screening (Fences and Walls) 

2. The design of fencing, sound walls, trash enclosures, and similar site elements is to 
be compatible with the architecture of the main buildings and should use similar 
materials. 

3 All fencing should be designed as an integrated part of the site, rather than as a 
separate fence, such as a planter wall or continuation of an architectural wall feature. 
(p.18-19) 

 
The design and placement of the “fence” is not in keeping with the Comprehensive Plan, in that 
it is a stand along section or wall along a portion of the property line, and not acting to enclose a 
yard, thus it would not be integrated as part of the site, and would appear to be out of character in 
a residential setting.   
 
CONCLUSION 
The impact of the fence would be negligible for most of the neighborhood, except to the 
neighboring property to the north where the visual intrusion would be significant.  The fence 
would be out of character for a residential area, where fences of 6-feet in height or lower are the 
standard, thus the requirement of a unique screening problem necessary for Planning and Zoning 
Commission approval.  The design and placement for only a portion of the north property line 
would also lend to the out-of-character nature of the fence.  Staff does not believe that the unique 
screening problem in this instance would rise to the level of granting such a request, nor is it 
likely that allowing a two foot increase in height provide the adequate screening to block the 
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light for the applicant’s needs.  Additional landscaping with tall evergreen plants might provide a 
better alternative than the fence, and would not need approval from the Planning and Zoning 
Commission, although it would take several years to be effective.  
 
ACTION 
The motion on the fence height as shown in the enclosed site plan should be in the form of 
approval, approval with conditions, 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 plan for the eight-foot high fence along the north property line at 838 
Larkin Avenue submitted with Application #11-034, as presented to the Planning and Zoning 
Commission on November 19, 2012” (conditions may be added by separate motion). 
 
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. 
 
  

171



Planning and Zoning Commission  11-034.838 Larkin Fence 
November 19, 2011  Page 5 
 

 

APPENDIX 3:  AERIAL MAP 
 
 
 
 
 
 
  

8 feet high by 75-80 feet long fence 
along north property line, with 33 
feet along the northeast corner of 

the property line vacant 
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APPENDIX 4:  SITE PHOTOGRAPHS Photo Date: 11/07/2012 
  

 Description:  View of 
the property looking 
east from across Larkin 
Ave. 

 Description:  View of 
the property looking 
east along the north 
property line from 
across Larkin Ave. 
where the fence would 
be placed. 

 Description:  View of 
the property looking 
northeast from Larkin 
Ave. 

173



Paul Langdon, Director, Community Development  Carl Masthay 
City of Creve Coeur     838 Larkin Avenue 
300 N. New Ballas Road     Creve Coeur (St. Louis), MO 63141-7758 
Creve Coeur, MO 63141 18 October 2012 
@ci.creve-coeur.mo.us, (314) 872-2505 314-432-4231, cmasthay@juno.com 

 
For the Planning and Zoning Commission: 
 
Here is a summary of my problem with my neighbor’s light trespass, against which I 
have constantly striven for my street and its neighborhood since 1994 and about which at 
that time had been entered into the Creve Coeur operating guidelines by Mike McDowell.  

I am forced by my decision to put a high solid wall-fence on the north side of my 
property starting about 60 feet from the road, Larkin Avenue, extending for about 75 to 
80 feet to a silver maple tree, and then open the last 33 feet to the property currently 
owned by Jesse and Carmen Russell at 833 N. Spoede Road. The standard height is 6 feet 
allowed by this municipality, but I need to have 8 feet as a variance from the code to 
block the five offensive lights in the backyard of my neighbors Richard and Denise 
Schilling at 850 Larkin Ave. These lights are directed upward—2 beside their house and 
lighting low shrubs and 3 on the westward sides of 3 tall established trees.  

The International Dark-sky Association (of Tucson, Arizona) has caused many cities in 
the USA and around the world to enact codes to use DOWNWARD-directed fully 
shielded and low-pressure sodium lamps to save thousands of dollars per month and to 
soften the bad glare of unshielded lights. These lights help professional and amateur 
astronomers, the latter of which I am one, a member of the St. Louis Astronomical 
Society since 1975.  

Since the Schillings moved into their newly built home in about 1999, I have been 
overjoyed at their avoidance of outdoor lights at night, great for my need for a dark night 
sky to observe at rare times some astronomical phenomenon, such as the crossing of 28 
Sagittarii by Saturn’s rings or my finding successfully the biggest asteroid, Ceres, at 590 
miles in diameter, despite my many trees. Even a little light destroys night vision. 
Generally after computer work or television, I go outside for 5 to 10 minutes to check the 
movement of the stars and sky conditions unless it is raining.  

Suddenly about 11 September 2012 Rich and Denise put in 10 lights—5 upward at their 
house façade and another 5 in back and left them on throughout the night from 8 (now 7) 
PM to about 6 AM. The offensive lights dominate their back yard by going up their house 
sides and those three tree trunks scattering up into the leafy treetops and thus spilling 
over into my backyard. It brought tears to my eyes and brings sadness even now. I can 
tolerate their front lights (which from my angle make their house look like a haunted 
house), but I cannot tolerate ALL the 5 backyard lights. It was mean and inconsiderate of 
them not to at least ask for my opinion, but, guess what, they do not communicate with 
me about anything, whereas over the years I hand them my little nature or trip stories or 
tell them of pretty astronomical events, such as last April’s Jupiter, Venus, Moon appulse 
in the west, or had their older son and them look at some planets years ago. The 
Schillings were once very helpful when I needed a fallen tree removed in 2007, for which 
I treated them to a dinner, and later Rich cut some high limbs on my tall trees, but 
recently they are acting as though I ought to go away or have my house torn down to 
build a fancy one, like theirs and two new neighbors’ houses. I tried to set up another 
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friendly dinner for them all and to discuss moderation in their lights, but I was thwarted 
with coldness. Oh, for those olden days when all the homes on Larkin Avenue were 
similar and there were no street lights. The point is that I cannot change their minds to 
just shut off the lights when they are asleep. Denise was worried about entering the dark, 
but she stated that the subject was not worth discussing and hung up on me. Lighting may 
be good for high-crime areas, whereas this street is a good and safe area, and lights 
actually enhance the chance of night break-ins, which actually occur more in the 
daylight! Her and Mabel, the grandmother’s, fear is baseless, and I even act as a type of 
“guard” with over 15 years of being outside at night for those moments and seeing 
nothing suspicious in all that time. Those wasteful-to-electricity backyard lights 
contribute to light pollution, light trespass, and are an act of dominance against me.  

I do not like the huge expense of adding a SimTek wall at over $5500, but before I do, I 
want to make it an 8-foot one to block as much light as possible. All the Schillings need 
do is shut them off when no one is “enjoying” them or use a motion-detector switch, as 
others in the neighborhood do (868 Larkin Ave.), and it would save me the expense, but 
they are people who act with determination that will last for the rest of my life. I’m 71 
and want to live till 107—too long under their firm but oppressive and inconsiderate 
decision. By the way, the Russells, a teacher and a psychologist, in back want dark skies 
too. 

Please let me have the variance of that requested 8-foot wall height, or ask someone to 
talk to the Schillings for me. I don’t know what else to do. 

 
Carl Masthay, retired medical editor and linguist 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#11-040 AMEND THE CVS PHARMACY CONDITIONAL USE PERMIT 

(ORDINANCE NO. 5105) TO ESTABLISH THE TIME FOR USE OF 
FUNDS FOR CONSTRUCTION OF AN ARTIST DESIGNED TRANSIT 

SHELTER 

Key Issues: 
• Site Coverage Bonus for 

Artist Designed Transit 
Shelter 

FOR THE MEETING OF: November 19, 2012 

LOCATION: 11560 Olive Boulevard 

REQUEST: Paul Langdon, on behalf of the City of Creve Coeur, has 
submitted an application to amend the conditional use permit for the 
drive-through pharmacy at 11560 Olive Boulevard to extend the time 
frame for the installation of the artist-designed transit shelter, as 
required for bonus coverage.  The subject property is located at the 
southeast corner of Olive Boulevard and Old Ballas Road, in the 
“CB” Core Business District. 

Comp. Plan References 
• NA 

ADDITIONAL INFORMATION: 
Ordinance No. 5105 on September 24, 2009 authorized a site 
coverage bonus increase from 63% to 69%, in part for providing 
funds for the commissioning of a transit shelter of unique 
construction and character. Unforeseen easement issues have 
delayed the execution of the selected artists’ contract.  

Zoning Code References 
•  Section 405.370 “CB” 

Core Business District 

    
APPLICANT: Paul Langdon, Director of 

Community Development 
City of Creve Coeur 
300 N. New Ballas Road 
Creve Coeur, MO 63141 
 

  

 
 

 
 

 
 
 
 
 

  
 
 
 
 

REPORT PREPARED BY:      
           
        Whitney Kelly, AICP, City Planner           Date 
                                            
ATTACHMENTS: Draft Ordinance 
 Ordinance No. 5105 

of 
 

city 
 

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 
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BACKGROUND AND SUMMARY 
Ordinance No. 5105 was approved by City Council on September 24, 2009 authorizing the 
development of a CVS pharmacy with a drive-up window.  A condition of the ordinance 
included allowing for the increase in site coverage from 63% to 69%, in consideration of special 
or outstanding landscape and site planning features as demonstrated by a site development plan, 
as provided in the Zoning Code.  The store has since been fully development as approved, 
including the site coverage bonus.   
 
The site coverage bonus granted per the following conditions within the Ordinance states as 
follows: 

Section 3:  
II. SITE COVERAGE BONUS 
 

A. The site may be developed with a maximum site coverage of 69%, as provided 
under Section 26-43.5(c)2, Maximum Site Coverage, of the Zoning Ordinance.   

 
B. The site coverage bonus is granted in consideration of the voluntary dedication of 

right-of-way along both frontages, the advancement of Olive TDD construction, 
and the following:e following: 

 
i. The creation of a $30,000 escrow account to be used as a funding source 

for the commissioning of a transit shelter of unique construction and 
character as selected by the Planning Commission and meeting all 
technical requirements of the transit agency.  Said shelter shall be located 
along the property frontage adjacent to the east as granted by the owner 
of said property in the attached Exhibit A.  The City shall have three 
years to fully install the shelter and make the necessary withdrawals from 
the escrow account after which any remaining funds shall be returned to 
the applicant. 

 
The funds were not placed into the escrow until September 2010.  Subsequently, it was 
discovered that the related required easement had not been fully granted due to the inadvertent 
prior grant of a conflicting utility easement, which was not cleared up until August 13, 2012. 
  
On July 5, 2011, the design concept of “Red Riding Hood” by design team of Marc Fornes & 
Volkan Alkanoglu was selected by the Planning and Zoning Commission as the top design, and a 
contract was sent to the artists.  However, it appears that the delays due to the easement will 
require a new effort to select an artist and shelter design, because the team is no longer working 
together and repeated requests for updates on the timing of signing a contract has gone 
unanswered.  Therefore, Staff is requesting to amend the ordinance to allow the City until 
December 31, 2012 to fully install the transit shelter and make the necessary withdrawals from 
the escrow account. 
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 

Direction Use Zoning District Separated by 
North Vacant and commercial 

retail/services 
"CB" Core Business Olive Boulevard 

South Professional offices “PO” Planned Office N/A 
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East Professional offices “PO” Planned Office N/A 
West Commercial retail/services "CB" Core Business Old Ballas Road 

 
ACTION 
If the Planning and Zoning Commission finds the attached draft amendment to the conditional 
use permit ordinance to be in conformance with the purposes and regulations of the 
Comprehensive Plan and Zoning Code, it should vote on a recommendation to the City Council.  
Any changes to the draft ordinance should be discussed and made by separate actions.   
 
MOTION 
The following is an example of an appropriate motion for this application:  
 
“I move to approve an amendment to Ordinance No. 5105 establishing the time for use of 
escrowed funds for construction of a bus shelter in connection with the conditional use permit 
and site development plan for the CVS Pharmacy submitted with Application #12-040, as 
presented to the Planning and Zoning Commission on November 19, 2012” (conditions may be 
added by separate motion). 
 
______________________________________________________________________________ 
 
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. 
 
  

181



Planning and Zoning Commission  11-040.amend CVS Ordinance 
November 19, 2011  Page 4 
 

 

APPENDIX 3:  AERIAL MAP 
 
 
 
 
 
 
 

CVS Pharmacy location. 
Note: Property was developed after map 
was created by St. Louis County.  Also, the 
location of the Artist Designed Transit 
Shelter will be on the adjoining property at 
11550 Olive Boulevard. 
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BILL NO. _______    ORDINANCE NUMBER ____________ 
 

 
AN ORDINANCE ESTABLISHING THE TIME FOR USE OF ESCROWED FUNDS 
FOR CONSTRUCTION OF A BUS SHELTER IN CONNECTION WITH THE CVS 
PHARMACY CONDITIONAL USE PERMIT AND SITE DEVELOPMENT PLAN 

APPROVED BY ORDINANCE NO. 5105. 
 
 

          WHEREAS, the City approved a Conditional Use Permit and Site Development 

Plan for the CVS Pharmacy at Old Ballas Road and Olive Boulevard pursuant to 

Ordinance No. 5105 in September 2009; and 

WHEREAS, pursuant to Ordinance No. 5105, as a condition of a site coverage 

bonus, the amount of $30,000.00 was to be placed in escrow to be used as a funding 

source for the commissioning of a transit shelter of unique construction and character 

as selected by the Planning and Zoning Commission, and the City was to have three 

years to fully install the shelter and make the necessary withdrawals from such escrow 

account; and 

WHEREAS, such funds were not placed into escrow until September 2010; and 

WHEREAS, subsequent to the enactment of Ordinance No. 5105 it was 

discovered that the related required easement had not been fully granted due to the 

inadvertent prior grant of a conflicting utility easement; and 

WHEREAS, such easement issues were not resolved until August 13, 2012; and 

WHEREAS, it appears that such delays will also require a new effort to select an 

artist and a shelter design; and 

WHEREAS, pursuant to the related construction easement, construction of the 

shelter must be completed no later than December 31, 2015; and 
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WHEREAS, due to the aforesaid issues, in order for the City to have a full three 

years to install the shelter, as required by Ordinance No. 5105, it will need the full 

amount of time afforded by the construction easement; and 

WHEREAS, the Planning and Zoning Commission of the City of Creve Coeur, Missouri, 

held a public hearing regarding such matters at the Creve Coeur Government Center on 

Monday, November 19, 2012, beginning at 7:00 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 this Bill at its meeting on Monday, November 19, 2012; 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 the Bill 

was 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 approval of this Bill 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 THAT:  
 
SECTION 1.  The City shall have until December 31, 2015 to fully install the transit 

shelter and make the necessary withdrawals from the escrow account as provided in 

Ordinance No. 5105, after which any remaining funds shall be returned to the applicant. 
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SECTION 2.   This ordinance shall take effect in accordance with the provisions of 

section 3.11(g) of the City Charter. 

 
ADOPTED THIS ____ DAY OF ____________________, 2012. 

 
 
  ROBERT HOFFMAN 

PRESIDENT OF CITY COUNCIL 
 

APPROVED THIS ____ DAY OF ___________________, 2012. 
 
 

BARRY GLANTZ 
MAYOR 

ATTEST: 
 
DEBORAH RYAN, MRCC 
CITY CLERK 
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