
Table of Contents

 
Agenda 3
Draft minutes for the meeting of September 3, 2013.

Draft minutes for the meeting of September 3, 2013. 6
Application #13-003: Request for Boundary Adjustment and
Rezoning of 5.26 Acres to “CB” Core Business District, and a
Conditional Use Permit for “The Vanguard of at Creve Coeur”
Multi-Family Residential Development.

Staff Report Update 13
Staff Report 20
Staff Report from April 1st Meeting 33
Draft Ordinance 48
Applicant's Cross Sections 52
Applcant's Materials dated July 11th 53
Traffic Engineers Report from March 18th 62
Public Hearing Transcript from April 1, 2013 78
Public Comment 116
Petition in Opposition, pt.1 130
Petition in Opposition, pt.2 131

Public Hearing. Application #13-030: Request for an
amendment to the conditional use permit for Creve Coeur
Racquet Club, located at 12691 Conway Road

Staff Report 132
Applicant's Materials 140
Draft Ordinance 155
Ordinance #486 and #1593 158
Public Comment 163

Application #13-032: Approval for the final plat and subdivision
sign for the Villas on Mosley.

Staff Report 164
Applicant's Materials 170
Draft Ordinance 172
Ordinance #5294 174

Application #13-035: Approval of a minor Side Development
Plan for Willowbrook Shopping Center

Staff Report 178
Applicant's Materials 188

Public Hearing.  Application #13-037: Request for approval of a
Master Sign Plan for Whitfield School, located at 175. S. Mason
Road.

Staff Report 205
Applicant's Materials 212
Draft Ordinance 234

Application #13-038: Request for the approval of the preliminary
plat for the minor subdivision of 536 N. Mosley Road.

Staff Report 236

1



Applicant's Materials 242
Tree Preservation Plan submitted Aug. 28 246

2



 

  

 
 

 

AGENDA 

PLANNING AND ZONING COMMISSION MEETING 

CITY OF CREVE COEUR, MISSOURI 

MONDAY, SEPTEMBER 16, 2013 

7:00 PM 

 

1. ROLL CALL 
 
Mr. Michael Barton 
Mr. James Faron 
Mr. Ken Howard 
Mr. Tim Madden 
Mr. Charles Pullium 
Mr. Gene Rovak 
Mr. Carl Lumley, City Attorney 
Mr. Paul Langdon, Director of Community Development 
Ms. Whitney Kelly, 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 for the meeting of September 3, 2013. 
 

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, September 16, 2013 
 

 
  

 
5. UNFINISHED BUSINESS 
 

A. Application #13-003: Request for Boundary Adjustment and Rezoning of 5.26 Acres to 
“CB” Core Business District, and a Conditional Use Permit for “The Vanguard of at Creve 
Coeur” Multi-Family Residential Development. 

 Applicant/Agent: David Braswell 
Covington Realty Partners 
135 N. Meramec Ave, Suite 500 
St. Louis, MO 63105  

 
Property Owner: Dr. Kent Branson 

Pavilion Office Park, LLC. 
11630 Studt Avenue 
Creve Coeur, MO 63141 

 
B. APPLICATION WITHDRAWN 

Application #13-014: Approval of a conditional use permit for Dynasty Day Care located at 
9974 Old Olive Street Road has been withdrawn at the request of the applicant.  
Applicant/Agent: Jonathan Parker 

Dynasty Day Care 
P.O. Box 1934 
Maryland Heights, MO 63043 

 
6.  NEW BUSINESS 
 

A. PUBLIC HEARING. Application #13-030: Request for an amendment to the conditional use 
permit for Creve Coeur Racquet Club, located at 12691 Conway Road 
Applicant/Agent: Dan Apted 

Creve Coeur Racquet Club 
12691 Conway Road 
Creve Coeur, MO 63141  

 
Applicant's  Richard Randall 
Representative: Pace Properties 

200 N. Taylor 
St. Louis, MO 63122 

 
B. Application #13-032: Approval for the final plat and subdivision sign for the Villas on 

Mosley. 
Applicant/Agent: Richard Norvell 

Volz Inc. 
10849 Indian Head Ind. Blvd 
St. Louis, MO 63132  

 
Property Owner: Benton Homebuilders, Inc. 

1000 Executive Parkway 
St. Louis, MO 63141 
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PLANNING AND ZONING COMISSION  -  AGENDA Monday, September 16, 2013 
 

 
  

C. Application #13-035: Approval of a minor side development plan for Willowbrook Shopping 
Center. 
Applicant/Agent: David Dial 

David W. Dial Architects P.C.  
14364 Manchester Road 
Manchester, MO 63011  

 
Property Owner: Geraldine Deutsch Trust 

C/O Gregory L. Goltermann Trustee 
10900 Manchester Road, Suite 100 
St. Louis, MO 63122 

 
D. PUBLIC HEARING.  Application #13-037: Request for approval of a Master Sign Plan for 

Whitfield School, located at 175. S. Mason Road.  
Applicant/Agent: Dave Lauer 

Whitfield School 
175 S. Mason Road 
Creve Coeur, MO 63141  

 
Applicant's  Andy Seabacher 
Representative: M+H Architects, Inc. 

2165 Schuetz Road 
St. Louis, MO 63146 

 
E. Application #13-038: Request for the approval of the preliminary plat for the minor 

subdivision of 536 N. Mosley Road. 
Applicant/  William Levinson 
Property Owner: Benton Homebuilders, Inc. 

1000 Executive Parkway, Suite 106 
Creve Coeur, MO 63141  

 
7. WORK AGENDA 
 
 
8. OTHER BUSINESS 
 

A. Planning Division Report 
B. City Attorney Report 
 

 
9. ADJOURNMENT 
 
 
 
 

Posted: ______________________________________ 
 Paul Langdon 

 Community Development Director 
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CITY OF CREVE COEUR - MINUTES 
 PLANNING AND ZONING COMMISSION MEETING 

TUESDAY, SEPTEMBER 3, 2013 
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 Tuesday, September 3, 2013, 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. James Faron 
Mr. Ken Howard 
Mr. Charles Pullium 
Mr. Gene Rovak 

 
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. ANNOUCEMENTS 
 
A. The public hearing for Application #13-030, a request for approval of an amendment to the 

Creve Coeur Racquet Club conditional use permit to allow the installation of two platform 
tennis courts, will be held on Monday, September 16, 2013. An advertisement was placed in 
the St. Louis Countian newspaper stating that the hearing would be held on September 3, 
2013. 

 
3. ADDITIONS TO – ACCEPTANCE OF THE AGENDA 
 
 Mr. Howard moved approval of the draft minutes, which carried unanimously. 
  
4. APPROVAL OF MINUTES 

 
Mr. Gene Rovak moved approval of the draft minutes. Mr. Howard seconded the motion which 
carried unanimously.  
 

5. PUBLIC COMMENT 
 
None 
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6. UNFINISHED BUSINESS 

 
A. CONTINUANCE REQUESTED 

Application #13-003: Request for Boundary Adjustment and Rezoning of 5.26 Acres to 
“CB” Core Business District, and a Conditional Use Permit for “The Vanguard at Creve 
Coeur” Multi-Family Residential Development. 
Applicant/Agent: David Braswell 

Covington Realty Partners 
135 N. Meramec Avenue, Suite 500 
St. Louis, MO 63105 
 

Property Owner: Dr. Kent Branson 
Pavilion Office Park, LLC 
11630 Studt Avenue 
Creve Coeur, MO 63141 
 

Mr. Rovak motioned to continue Application #13-003 to September 16, 2013. Mr. Howard 
seconded the motion with the resultant vote as follows: 

 
Mr. Faron – aye     Mr. Howard – aye    Mr. Pullium – aye 
Mr. Rovak – aye     Chair - aye 
 

B. CONTINUANCE REQUESTED 
Application #13-014: Approval of a conditional use permit for Dynasty Day Care located 
at 9974 Old Olive Street Road. 
Applicant/Agent: Jonathan Parker 

Dynasty Day Care 
P.O. Box 1934 
Maryland Heights, MO 63043 
 

Property Owner: Gil Bashani 
9974 Old Olive Street Road 
Creve Coeur, MO 63141 
 

Mr. Rovak motioned to continue Application #13-014 to September 16, 2013. Mr. Howard 
seconded the motion with the resultant vote as follows: 

 
Mr. Faron – aye     Mr. Howard – aye    Mr. Pullium – aye 
Mr. Rovak – aye     Chair - aye 
 

C. CONTINUANCE REQUESTED 
Application #13-018: Request for approval of an amendment to the City Place Master 
Sign Plan to include new tenant signs. 
Applicant/Agent: Megan Ridgeway 

Arcturis 
720 Olive Street, Suite 200 
St. Louis, MO 63101 
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Property Owner: CP North I, LLC 

6 CityPlace Drive 
Creve Coeur, MO 63141 
 

Mr. Rovak motioned to continue Application #13-018 to September 16, 2013. Mr. Howard 
seconded the motion with the resultant vote as follows: 

 
Mr. Faron – aye     Mr. Howard – aye    Mr. Pullium – aye 
Mr. Rovak – aye     Chair - aye 
 

D. CONTINUANCE REQUESTED 
Application #13-019: Request for Site Concept and Site Development Plan Approval of a 
25,490 sq. ft. Retail Grocery Store, The Fresh Market 
 
Applicant/Agent: Megan Ridgeway 

Arcturis 
720 Olive Street, Suite 200 
St. Louis, MO 63101 

 
Property Owner: CP North I, LLC 

6 CityPlace Drive 
Creve Coeur, MO 63141 
 

Mr. Rovak motioned to continue Application #13-019 to September 16, 2013. Mr. Howard 
seconded the motion with the resultant vote as follows: 

 
Mr. Faron – aye     Mr. Howard – aye    Mr. Pullium – aye 
Mr. Rovak – aye     Chair - aye 

 
7. NEW BUSINESS 

 
A. Application #13-032: Approval of the preliminary plat for the minor subdivision of 815 

N. Mason Road. 
Applicant/Agent: Dale Bax 

Bax Engineering Company 
221 Point West Boulevard 
St. Charles, MO 63301 
 

Property Owner: William A. Aldrich Trust 
815 North Mason Road 
Creve Coeur, MO 63141 
 

Mr. Dale Bax, 221 Point West Boulevard, representing the Difani’s said they are looking for 
approval of a preliminary plat for a minor subdivision located along the west side of North 
Mason Road.  Mr. Bax said the properties are surrounded by single family residential zoning. 
Mr. Bax explained the site is 4.86 acres and they will be splitting the site into two single-
family lots, with Lot 1being 2.344 acres and Lot 2 being 1.925, so they exceed the minimum 
one acre lot size requirement.  Mr. Bax showed, on a drawing, the ½ acre area of common 
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ground that is where the street will be located.  Mr. Bax stated the proposal includes a 22-foot 
wide private street, which will have curbs, sidewalks and street trees along Mason Road and 
the private road, which will be named “Irene Marie Way”.  Mr. Bax explained they are 
following all city guidelines and MSD guidelines and regulations. Mr. Bax said they will be 
providing a bio-retention or water quality feature at the northwest corner of the site, which 
will pick up the storm water that is coming off the private road. Mr. Bax gave a little 
background on the property stating the Aldrich family has owned it since the 1950’s and the 
existing house that is on the property will be demolished.  
 
Mr. Phil Difani, 10966 Pem Road, asked if the sidewalk requirement could be eliminated 
from the private road.   
 
Ms. Whitney Kelly, City Planner, said the subdivision does meet all the minimum 
requirements for the zoning designation of “A” Single-Family Residential.  Ms. Kelly 
explained that providing pedestrian access around new subdivisions and new streets is a 
requirement of the Zoning Code.  
 
Mr. Pullium asked if the sidewalk was carried north along Mason Road if it connected into an 
existing sidewalk.  Ms. Kelly replied, not at this time, but once the properties are developed it 
would be required at that time.   
 
Mr. Richard Difani, 11310 Bridgeton Valley Court, said that the subdivision will remain two 
lots due to the third lot not being developable.   
 
Mr. Bax said the sidewalk was stopped short due to grades along Mason Road.  Mr. Bax 
explained that St. Louis County highway department requested a 15-foot road widening and 
they requested a sidewalk along North Mason Road. Mr. Bax stated there is a 36 inch tree just 
north of the property line that he felt needed to be saved, so he graded down from the property 
line to the sidewalk and it is approximately 23 feet from the property line to where the 
sidewalk would terminate today.  Mr. Bax said he has had conversations with the property 
owner to the north and they do not want to grant Missouri American Water an easement for a 
water line, so he cannot foresee them granting them an easement for a sidewalk or the 
additional grading.   
 
Mr. Faron asked if there was a possibility of requiring the sidewalk to be continued at a later 
date when the property to the north is developed.  Mr. Paul Langdon, Director of Community 
Development, said it is possible to require future improvements for sidewalk, generally, 
though there should also be an escrow requirement.   
 
Mr. Bax said there is a seven- or eight-foot hill when graded from the center line of Mason 
Road to build a sidewalk, because St. Louis County wants the elevation above the center line 
of the existing road.  Mr. Bax said that is why the sidewalk stops short of the north property 
line.  Mr. Bax stated they would be willing to escrow the 23 feet of sidewalk that they are not 
putting in today. 
 
Mr. Bax added that the sidewalk is actually located in right-of-way of St. Louis County; it is 
not actually on the Difani property.  Mr. Carl Lumley, City Attorney, said if it is St. Louis 
County right-of-way, it should be dealt with by St. Louis County. 
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Mr. Difani said he agreed with what staff has required.   
 
Mr. Faron motioned to recommend approval for the preliminary plat with the conditions 
outlined in the staff report for the minor Subdivision of Difani Estates, at 815 N. Mason Road 
as shown in the Preliminary Plat, received August 15, 2013. Mr. Lumley, City Attorney, 
confirmed with Commissioner Faron the condition of taking the sidewalk to the north 
property line was removed, Commissioner Faron confirmed. Mr. Rovak seconded the motion 
with the resultant vote as follows: 
 
Mr. Pullium – aye    Mr. Faron – aye    Mr. Howard – aye 
Mr. Rovak – aye     Chair - aye     

 
B. Application #13-033: Approval of a minor Site Development plan for Community Center 

improvements at Covenant Theological Seminary. 
Applicant/Agent: Wei-Min Hung 

Trivers Associates 
100 N. Broadway, Suite 1800 
St. Louis, MO 63102 
 

Property Owner: Covenant Theological Seminary 
12330 Conway Road 
Creve Coeur, MO 63141 
 

Mr. Wei-Min Hung, 100 N. Broadway, explained that they were seeking to renovate the 
Community Center.  Mr. Hung said the improvements included a new outdoor patio, 
landscaping, and outdoor lighting.  Mr. Hung showed illustrations of the proposed 
improvements which also included a walking path made with pervious brick pavers. Mr. 
Hung said the renovation would not affect the neighbors because the building is in the middle 
of the campus. 
 
Ms. Whitney Kelly, City Planner, stated staff has no issues with the application. 
 
Mr. Pullium motioned to approve an amendment to the site development plan for the 
Covenant Theological Seminary that is in substantial conformance with site improvement 
plans attached to the Staff Report on Application #13-033 for the meeting of September 3, 
2013.  Mr. Howard seconded the motion with the resultant vote as follows: 
 
Mr. Rovak – aye    Mr. Howard – aye    Mr. Faron – aye 
Mr. Pullium – aye   Chair - aye 

 
C. Application #13-034: Approval of a fence along the street right-of-way for the west side 

of the campus of Mercy Medical Center. 
Applicant/Agent: Cody Bell 

Mercy 
615 S. New Ballas Road 
Creve Coeur, MO 63141 
 

Chair Madden recused himself from this application, due to his wife working at Mercy 
Hospital.  Commissioner Faron is acting Chair for this application. 
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Mr. Cody Bell, for Mercy Hospital at 615 S. New Ballas Road, said the proposed fence is on 
the west side of the campus and is a 6-foot tall, black wrought iron-style fence along the 270 
boundary between Mercy and 270.  The reason they wanted the fence is so that patients will 
not walk onto the highway as has happened in the recent past. Mr. Bell showed a picture of 
the existing fence and explained it would extend all the way to the David Pratt Cancer Center.  
Mr. Bell said the proposed fence matches the existing partial fence and will stay on their side 
not to interfere with MoDOT right-of-way.   
 
Mr. Faron asked if the fence would be between the berm and the highway, and Mr. Bell said it 
was.   
 
Ms. Whitney Kelly, City Planner, said the initial proposal looks like it would take out several 
trees. Ms. Kelly is asking the applicant to move the fence over as far west as possible without 
damaging any underground wires or having to take out the trees.  Through a picture, Ms. 
Kelly showed where she thinks the fence could go. Ms. Kelly explained approval of this 
application would allow Mercy to carry the fence, if needed in the future, southward all along 
270 to their Conway Road frontage.   
 
Mr. Rovak asked if the applicant was in agreement with moving the fence over west to avoid 
removal of any trees.  Mr. Bell said moving the fence over the berm is not a problem. 
 
Mr. Rovak motioned to approve the site plan for the six-foot fence within the setback of 
Interstate 270 along the west property line for Mercy Medical Center Campus, subject to the 
conditions listed in the Staff Report for the meeting of September 3, 2013.  Mr. Howard 
seconded the motion with the resultant vote as follows: 
 
Mr. Rovak – aye    Mr. Howard – aye    Mr. Pullium – aye 
Chair - aye  
 

8. WORK AGENDA 
 
None 
 

9. OTHER BUSINESS 
 

A. Planning Division Report 
 
Mr. Langdon stated the next meeting is another full agenda.  In addition to the four items 
carried from tonight’s agenda there will be: 

 Willowbrook Shopping Center – site development plan 
 Whitfield School – master sign plan 
 Villas at Mosley – final plat 
 Golf Course levy – CIP item 

 
B. City Attorney Report 

None 
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10. 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 7:54 p.m. 
 

 
_______________________________ 
Timothy Madden, Chair 

 
_______________________________ 
Julie Lowery, Recording Secretary 
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Planning and Zoning Commission Application:#13-003: 10360-10420 Old Olive Street Rezoning & CUP 
September 16, 2013  Page 2 

PROJECT UPDATE 
On August 5, 2013, the Planning Commission further reviewed this application and received additional 
comments from the public.  Most of the public comment concerned the appearance of the complex from 
the Carriage House condominiums.  The applicant reviewed plans with the Commission, but there was 
concern among the members that they did not fully appreciate the character of the space that would be 
created between the three-story Carriage House and the three and four story Vanguard Apartments.  As a 
result, the Commission voted to continue the discussion to September 3rd to allow the applicant time to 
prepare cross-section drawings that included both complexes.  Those illustrations took longer to prepare 
than expected and so their presentation was further delayed until September 16th.  
 
Parallel to this discussion, the applicant has been pursuing a text amendment to the Core Business (CB) 
district to allow residential projects to follow the standard CB setbacks and height limitations.  That 
amendment was passed by the City Council at their meeting on August 26th.  As a result, the applicant’s 
plans will not have to change to provide larger setbacks and lower building heights unless specifically 
required to do so through approval conditions of the conditional use permit and site development plan. 
 
CROSS SECTIONS REVIEW 
The applicant’s cross sections are attached to this report and reveal a couple of key considerations: 
 

 The proposed building does rise higher than the Carriage House buildings, either because of 
grade separation or an additional floor.  While the peak height of the condominium buildings is 
close to the parapet height of the apartment buildings, the top level of condominium windows are 
one level lower than the top level of apartment windows.  While this is not unusual in an urban 
setting or among a collection of tall buildings, it does point out that the new building will 
completely enclose the views from the Carriage House.  As has been pointed out, however, there 
was never any guarantee that the Carriage House views would be preserved for any length of time 
and a three story office building that is also allowed under the existing GC zoning would have the 
same effect.  If the members of the Commission believe this to be a logical outcome of the zoning 
pattern and the Comprehensive Plan goals, then they should focus on details of materials and 
landscaping to ensure a high quality exterior appearance.  If the Commission is not satisfied, they 
must encourage the applicant to pursue other modifications to the project. 
 

 The additional setback width at the north end of the project has an appreciable effect on the 
perceived separation from the Carriage House buildings.  Combined with more favorable grading 
(see below), the north end of the project appears to have a lesser impact on the adjacent property.  
It would be desirable to achieve the same thing on the south end of the project, but that will 
require significant changes in the site grading. 

 
 Even though the building is set several feet down from the prevailing grade at the north end of the 

site, it rises approximately 10 feet above the adjacent grades at the south end.  While it is an 
expensive option, the applicant could reduce the elevation of the south end of the building but 
cutting deeper into the existing hill.  This would result in a split-level effect in the building (i.e. a 
partial lower-level in the south end) and it would likely require trucking a large amount of soil 
from the site, but it would effectively reduce the apparent height of part of the building relative to 
the Carriage House.  It should be noted that this is not practical for the north half of the building 
since it would place the windows of the lower level to close to street level which makes those 
units very difficult to rent and thus unable to help cover the cost of the additional grading. 

 
 
CONCLUSION AND SUGGESTED ACTION 
The proposal represents a substantial change for this site that challenges the current zoning arrangement 
and raises questions about the outcomes intended by the Comprehensive Plan.  If built, the project will 
result in a four-story residential development, at a greater density than previously built in the area, 
between a three story office building and two, three-story condominium developments; a pattern that is 
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Planning and Zoning Commission                    Application #13-003:10360-10420 Old Olive Street Rezoning & CUP 
September 16, 2013  Page 3 
 
clearly more “Core Business” in nature than “General Commercial.”  The revised design appears to meet 
the design guidelines and the landscape regulations are met.   
 
If, after viewing the requested cross-sections, the members of the Planning Commission believe that the 
project still is not appropriately sized or positioned, then the item should be tabled to allow the applicant 
to consider options, none of which will be easy to attain at this point since they involve reducing the 
building or costly site grading, or both.  If, however, the Commission Members find that the project meets 
with the intent of the Comprehensive Plan, that the rezoning of the properties to “CB” District is an 
appropriate implementation of the Comprehensive Plan goals and provides opportunity for appropriate 
redevleopment, and that the proposed project and site plan meet all of the standards for approval of the 
requested conditional use permit, then a recommendation to the City Council on the attached draft 
ordinance is in order.  The rezoning and conditional use permit, along with the associated site develoment 
plan, are accommodated in one ordinance and can be disposed in one vote.   
 
Action on the boundary adjustment constitutes a final decision by the Commission and, therefore, 
requires its own motion and vote.  It should be pointed out that action on the boundary adjustment, as a 
matter of process, should be prior to acting on the project itself.  If the members of the Commission are 
not comfortable acting on the project, the boundary adjustment should not be approved at this time either. 

 
 

EXAMPLE MOTIONS 
The following is an example motion for the boundary adjustment portion of this application:  
 

“I move to approve the boundary adjustment between 10360 and 10420 Old Olive Street Road as 
discussed in the staff report on Application #13-003 for the meeting of August 20, 2012, subject 
to the condition that a final boundary adjustment drawing be prepared for signature prior to 
recording..” (Other conditions may be added, eliminated, altered, and modified by prior motion). 

 
The following is an example motion for the rezoning, conditional use permit and site development plan 
portions of this application:  
 

 “I move to approve the rezoning, conditional use permit and site development plan for the 
development of the Vanguard Apartments at 10360 and 10420 Old Olive Street Road as 
discussed in the staff reports on application #13-003, subject to the conditions contained in the 
draft ordinance attached to the staff report for the meeting of September 16, 2013.” (Conditions 
may be added, eliminated, or modified by preceding motion). 
 

If the Planning and Zoning Commission believes that a recommendation should be held until an 
undetermined future date, the following is an example motion for tabling the application: 
 

“I move to table application #13-003 for the four-story, 174 unit residential development at 10360 
Old Olive Street Road, referred to as The Vanguard at Creve Coeur project to allow the applicant 
to investigate further solutions to the issues identified by the Planning Commission in our 
deliberations on September 16, 2013.” 
 

Note that the Commission may choose to continue the discussion to a specific 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: March 7, 2013
 

 
Description:  View of the 
existing buildings on the 
subject properties from 
the northeast corner of 
10360 Old Olive Street 
Road. 

 
Description: View of the 
existing vacant church 
looking northeast from 
the south parking lot of 
10420 Old Olive Street 
Road. 

 Description:  View of the 
Carriage House 
Condominiums from the 
northeast corner of the 
subject property 
boundary. 
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 Description:  View of the 
Carriage House 
Condominium south 
building from the  south 
parking lot of 10420 Old 
Olive Street Road. 

 Description:  View 
looking northeast at the 
commercial development 
across Old Olive Street 
Road. 

 

Description:  View of the 
existing office structure 
that will remain on 10420 
Old Olive Street Road. 
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 Description: View of the 
existing office 
development looking 
northwest across Old 
Olive Street Road. 

 
Description: View 
looking west along Old 
Olive Street Road from 
the northeast corner of the 
subject properties. 

 
Description: View 
looking east along Old 
Olive Street Road from 
the northwest corner of 
the subject properties, 
Lou Fusz Service Center 
on the left and the 
Carriage House 
Condominium north 
buildings on the right. 
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Planning and Zoning Commission Application:#13-003: 10360-10420 Old Olive Street Rezoning & CUP 
March 18, 2013  Page 2 

DEVELOPMENT HISTORY 
The property located at 10360 Old Olive Street Road is 2.73 acres and was originally developed in 1964 
as a church and pastoral residence.  The lot width is 192.79 feet along Old Olive Street Road.  It was 
subsequently zoned “GC” General Commercial.  The church and home have been vacant for 
approximately seven years.  The property located at 10420 Old Olive Street Road is 1.93 acres and was 
originally built in 1980 as a three-story office building.  Currently zoned “GC,” the property has non-
conforming site coverage of 71%.  The applicant will also be purchasing 0.6 acres of excess Olive 
Boulevard right-of-way from MoDOT to adjoin with 10360 Old Olive Street Road.  Total project area is 
5.26 acres 
 
The Carriage House Condominiums, located on the 2.8 acre property directly to the east, were developed 
in 1981 under the "P" Multi-Family District designation.  The Phase I building is a three-story, 40-unit 
residence, and the Phase II building is a three-story, 24 unit residence.  Initial approval of the 
development permitted 40 units for each building.   The property was rezoned to “MR” and then to “AR” 
Attached Single Family Residential District in 1999, and was nonconforming in district size, site density, 
and site coverage for both “MR” and “AR” designations, which required a minimum district size of five 
acres and maximum density per acre of 20 units.  The density for the site is 23 units per net acre.  At the 
time of the rezoning to “AR,” discussion included the impact on any future redevelopment of the property 
located at 10360 Old Olive Street Road and to the east of the Carriage House, due to the required buffer 
necessary with the single family designation. For the “GC” District, the minimum buffer yard would be 
25 feet. 
 
REVISED PROJECT PROPOSAL 
The applicant is seeking to rezone the properties of 10360 and 10420 Old Olive Street Road from “GC” 
General Commercial to “CB” Core Business District in order to allow for a multi-family development 
with 48.33 units per acre through the conditional use permit process.  Included in the request is a 
boundary adjustment to adjust the property boundaries between the two lots, to transfer ownership of the 
access from Old Olive Street Road to the apartment complex, and the inclusion of additional right-of-way 
from MoDOT.  This will create 3.6 acres for the multi-family residence site (Parcel 1) with proposed site 
coverage of 61%.  The existing office building will have a site area of 1.66 acres and the non-conforming 
site coverage will be decreased from 71% to 69%. However, the adjusted Parcel 2 lot width will be 
decreased from 126.72 feet along Old Olive Street Road to 76.64 feet, with a cross-access easement for 
the parking and entrance from Old Olive Street Road.    
 
Below is a close up of the project area: 
 
Figure 1: Existing Lot Configuration 
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Figure 2: Proposed Lot Configuration 

 
 
Parcel 1 Multi-Family Residential Development proposal 
The development on Parcel 1 includes two main residential buildings with a total of 174 units, situated 
north and south on the property with the above ground parking structure between them. The Design 
Guidelines and Zoning Code require for a multi-family residential development (conditional use in the 
“CB” Core Business district) that a minimum of 50% of the required vehicular parking be provided 
underground or within a basement garage [Section 405.470(34)(c) multi-family dwellings].   The City of 
Creve Coeur’s Board of Adjustment granted a variance from this requirement, as well as the maximum 
80-foot setback requirement along Olive Boulevard on May 16, 2013.  
 
The Board of Adjustment did not approve, however, variances to allow the building within the required 
setback and sky exposure plane that result from the project being adjacent to the single family residential 
zoning district (Carriage House).  The Board agreed that it seemed odd to apply these regulations to this 
situation when the Carriage House condominiums are not actually a single-family development, but they 
felt the problem should be corrected through a text amendment, rather than a site specific variance.  As a 
result, the applicant has applied for the text amendments that will remove the special setback and buffer 
requirements when the abutting development is not actually single-family residences.  This report is, 
obviously, based on an assumption that the text amendments will be approved since the project would not 
be moving forward if they are not approved. 
 

22



Planning and Zoning Commission                    Application #13-003:10360-10420 Old Olive Street Rezoning & CUP 
August 5, 2013  Page 4 
 
The applicant also recognized that the Carriage House residents raised significant concerns with the 
presentation of the Vanguard east wall to their west sides.  The Planning Commission also requested, at 
the meeting on March 18, that the applicant investigate ways to improve the east façade.  In response to 
these concerns, the building forms have been modified so that a majority of the structure steps down to 
three stories along the east property line.  The parking garage has also been moved westward so that very 
little of it is visible from the Carriage House property.  Finally, most of the building has been shifted west 
in varying amounts so that the east side setback has changed from a constant 10 feet, to three portions 
with 10, 15 and 25-foot setbacks moving from south to north.  The composition of materials and forms 
remains largely the same. 
 
Below are the illustrations of the revised development on Parcel 1: 
 
Figure 3: East Elevation 

 
 
Figure 4: West Elevation 

 
 
Figure 5: South & North Elevations 

 
 
Figure 6: Landscape Plan 
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LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED SEPARATED BY 

North Office; Retail “GC” Core Business District Old Olive Street Road 

South Monsanto “RO” Research and Office Park District Olive Boulevard 

East Multi-Family Residential “AR” Attached Single Family 
Residential District 

NA 

West Retail, Commercial-Creve 
Coeur Pavilion 

“CB” Core Business District Pavilion Lane 

 
COMPREHENSIVE PLAN REVIEW 
As identified in the prior report, it is the Staff opinion that the proposal represents the kind of large-scale, 
coordinated development that will bring new investment and a new approach to this declining area that is 
in keeping with the Comprehensive Plan.  To the extent that the new configuration also provide more 
separation and more tree planting along the east boundary to reduce the impact on the Carriage House 
condominiums, the project also improves on its compatibility with the adjacent residences; another key 
goal of the Comprehensive Plan.   
 

The subject property is located in the Commerce 
Center Action Area of the Comprehensive Plan 
within the northwest quadrant of Olive Boulevard 
and Lindbergh Boulevard.  The Comprehensive Plan 
does not provide much direction for this area but 
characterizes it as a series of underutilized older 
buildings on irregular lots.  The vision for the 
Commerce Center includes capitalizing on the life 
science and bio-technical  industries where retail 
shops, restaurants, and personal service business, 
particularly those providing services to the business 
and workers in the area, will be encouraged to 
develop in a small-scale, pedestrian-friendly 
environment within business parks (page 70).   
 
The Residential Preservation and Economic 
Development Section states: 

3. Encourage the redevelopment of the area 
between Olive Boulevard and Old Olive west of 
Lindbergh Boulevard with uses that will serve and 
complement business park users and their 
employees.  Improve the quality of this development 
through enforcement f the City’s Design Guidelines, 
and ensure that redevelopment plans include the 
“green line” park. 

4.  Upgrade the architectural quality 
of the building stock as businesses expand or 
redevelop. 

 
 

Figure 6: Comprehensive Plan excerpt of the map of the 
Commerce Center area, with the Key areas designated 
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For some locations, the Comprehensive Plan provides specific recommendations for key properties. In the 
subject area, identified as Commerce Center 1 area, the Comprehensive Plan indicates that previous land 
use plans identified the desire for strategic land assemblages to ensure orderly and coordinated 
development, and the possible need for an area plan (Page 75).  It further describes the area as: “Old 
Olive Street, once the major arterial roadway for the area, now takes on a different role by linking the area 
to the north to Olive and Lindbergh.  Older development flanks both sides of the street and may 
experience redevelopment pressures in the future…” (Page 75).  Although there is a lack of specific 
development recommendations for this area, the overall theme is one of redevelopment with quality 
projects and providing services to the adjacent research facilities. 
 
A review of this property and many of those around it show that it has been languishing since the 
Comprehensive Plan was written.  The Parcel 1 property has remained vacant, and the church down the 
street at 10545 Old Olive Street Road is closing after their Easter Service at the end of the month. The 
aging Willowbrook retail center has not seen any visual improvements in years and the current business 
climate is not moving toward more small scale retail development.  Complicating matters, the lack of 
connectivity across Lindbergh Boulevard does not lend itself to further retail redevelopment along Old 
Olive Street Road.   
 
Indeed, the Comprehensive Plan recommendation to align new projects and services with the nearby, and 
growing, research facilities and Olive Boulevard commercial corridor still appears to be the best path.  To 
this end, the inclusion of new residential units in the area would offer a complementary use to the 
businesses, particularly in the nearby life-science industries, were many of the employees prefer to live 
within walking or biking distance from work, and/or within a walking distance to the existing retail and 
commercial developments. The localized increase in population would also, presumably, increase the 
customer base for the existing commercial and retail developments and could spur on further 
redevelopment efforts.  So, whether looking only at the change to the subject property or the potential off-
site benefits it could bring, providing new quality residential units in this area appears to meet with the 
intent of the Comprehensive Plan.   
 
DESIGN GUIDELINES REVIEW 
The revised structure has a greater articulation of elevations and variety in the roof-line that is 
recommended by the Design Guidelines.  All sides of the building have equal merit, and the landscape 
along Olive Boulevard has been revised to include the required street trees and a mix of ornamental trees 
and shrubs on the hillside to more closely address the “green-line park” objective for Olive Boulevard.  
Currently, MoDOT does not recommend the installation of sidewalks along Olive Boulevard in this 
location since there are no pedestrian facilities on the Olive Boulevard bridge over Lindbergh Boulevard.  
It is their preference that all pedestrians move only to the west via Old Olive Street Road.  Appropriately, 
the applicant is proposing street trees along Old Olive Street Road and a new, detached sidewalk is still 
included.  Finally, the surface parking lot shared with the adjacent office building includes extensive 
interior landscaping and planted breaks in the rows of parking stalls.   
 
 
ZONING REVIEW 
Issues Update 
The prior report discussed the merits of rezoning this property to CB, regardless of the particular project 
proposed.  The staff continue to support this rezoning, especially if the Planning Commission and City 
Council choose to adopt the alternate text amendment allowing only residential development to utilize the 
typical CB bulk regulations but requiring non-residential development to continue observing the sky 
exposure plane and the extended buffers abutting the Carriage House condominiums.  
 
As summarized above, the prior report also called out several departures from the current CB regulations, 
two of which were obviated by variances granted by the Board of Adjustment (the setback from Olive 
Boulevard and the above-ground parking garage).  The other two (the maximum building height and the 
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setback from Carriage House) will be addressed if one of the two forms of amendment currently before 
the Planning Commission is approved (see Staff report on Application #13-023). 
 
Conditional Use Permit 
Because the project includes more than 20 dwelling units per acre, it does require issuance of a 
conditional use permit.  Section 405.470, Conditional Uses, prescribes the following conditions for any 
approval: 
 

31. Multi-family dwellings (conditional use in the "CB" district). 
 a. Shall be located on sites of at least three (3) acres. 

b. The average dwelling unit size shall not be less than nine hundred (900) square feet per 
unit and no unit shall be less than seven hundred fifty (750) square feet. 

c. At a minimum, fifty percent (50%) of the required vehicular parking shall be provided 
underground or within a basement garage. 

 
The proposed site, with the approval of the requested boundary adjustment, will be over three acres.  The 
buildings are based upon satisfaction of the minimum unit size requirements, and the variance granted on 
May 16th removes the underground parking garage requirement. 
 
With these conditions addressed, staff draws the following conclusions with regard to the minimum 
standards for approval of a conditional use permit: 
 

1. “Complies with all other applicable provisions of this Chapter including environmental 
performance standards presented in Section 405.550, the criteria in Section 405.470 and the 
standards of this Chapter in regard to yard and setback, parking and loading areas, screening and 
buffering, refuse, storage and service areas and signs.” 
 Although some issues, such as screening, are subject to the discretion of the Planning 

Commission and City Council, staff believe all applicable standards have been reasonably 
met, save for any specific modifications that might be requested by the Commission or 
Council. 

 
2. “Will contribute to and promote the community welfare and convenience at the specific location.” 

 If it is generally agreed that the demand for premium rental housing is increasing in the 
community with the growth of the high-tech and plant sciences sectors, then the provision of 
more choices for such housng does promote community welfare and convenience.  To the 
extent that this level of investment in this neighborhood might help improve the overall 
economic conditions in the area, the project has additional benefits to the community welfare. 

 
3. “Will not cause substantial injury to the value of neighboring property. “ 

 Determination of value is very difficult when the proposal is for a type of development that is 
entirely new to an area.  Such is the case with this proposal.  Nonetheless, the “Commerce 
Center” area is one that is intended to be dynamic and dominated by commercial 
development.  Carriage House owners are concerned that this project will harm their property 
values, but if the property were developed as a three-story commercial building the way the 
current zoning allows by right, staff argue that their values will be harmed even more.  
Further, the proposed project is built to a higher architectural standand than the 
condominiums and, compared to vacant property or low-rise commercial, it seems reasonably 
debatable that the proposal might be the best alternative for the values of this site and those 
around it. 

 
4. “Meets the applicable provisions of the City's Comprehensive Plan and any applicable 

neighborhood or sector plans and complies with other applicable zoning district regulations and 
provisions of this Chapter, unless good cause exists for deviation there from.” 
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 As discussed above, the proposal does appear to meet the provisions of the Comprehensive 
Plan and the Zoning Code regulations. 

 
5. “Will provide, if applicable, erosion control and on-site stormwater detention in accordance with 

the standards contained in this Chapter.”  
 The project will be subject to all standards of the Metropolitan St. Louis Sewer District 

(MSD) and the City’s Land Disturbance Code and there is nothing inherent in the design that 
appears to pose a concern with erosion control or stormwater detention. 

 
6. “Will be compatible with the surrounding area and thus will not impose an excessive burden or 

have a substantial negative impact on surrounding or adjacent users or on community facilities or 
services.” 
 The project, in and of itself, will not impose a burden on the surrounding users or community 

facilities, and the submitted traffic study concludes that the increase in neighborhood traffic 
will not reduce conditions to an unacceptable level.  City Staff, including Police Traffic 
Safety officers, are concerned that excessive use of the Pavilion driveway abutting the west 
property line will create delays at the south end of that driveway.  Given that residential 
populations do not typically show the kind of traffic surges that commercial properties do, 
and given that there are more efficient routes that are readily ascertainable (using Old Olive 
to Olive or Lindbergh), it is likely that the long-term traffic impact on the driveway will be 
acceptable.  However, there will probably be a “learning period” where new residents explore 
the different routes and periods of delay and congestion are possible.   
 
To the extent that the project will create more traffic on Old Olive Street Road, it will also 
increase the difficulty of making left turns or exiting the other properties.  However, there is a 
continuous center left-turn lane on the street today to help with those turns and the current 
volumes on Old Olive Street Road are far below the design capacity of the street.  MoDOT 
staff reviewed the site plan and did not identify any issues as they pertain to their rights-of-
way.  Nonetheless, if the members of the Planning Commission believe that this issue needs 
to be more fully examined, they should continue the discussion to a subsequent meeting to 
allow the City’s traffic consultant and MoDOT staff to further evaluate the project and the 
applicant’s traffic study. 

 
 
BOUNDARY ADJUSTMENT 
The proposal does include a boundary adjustment between the two lots although it is not shown on its 
own drawing. The effect of the adjustment is to increase the area of the apartments’ lot to at least three 
acres, while maintaining frontage on Old Olive Street Road for the office building.  In the end, the sharing 
of access and parking across the property lines effectively obscures the distinctions between the 
properties, and the boundary adjustment should be viewed as a single project.  It is typical in commercial 
developments, where there is a substantial sharing of facilities, for the property lines to largely follow 
economic priorities rather than a simple, conventional lotting pattern.  The site development drawing 
appears to meet the technical requirements for a boundary adjustment so the adjustement can be approved 
subject to the condition that a final boundary adjustment plat be prepared for signature prior to recording. 
 
 
CONCLUSION AND SUGGESTED ACTION 
The proposal represents a substantial change for this site that challenges the current zoning arrangement 
and raises questions about the outcomes intended by the Comprehensive Plan.  If built, the project will 
result in a four-story residential development, at a greater density than previously built in the area, 
between a three story office building and two, three-story condominium developments; a pattern that is 
clearly more “Core Business” in nature than “General Commercial.”  The revised design appears to meet 
the design guidelines and the landscape regulations are met.  However, there might still be concerns with 
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the traffic management and the entire project remains contigent upon the passage of the text amemdment 
in Application #13-023.   
 
If the members of the Planning Commission believe that either of these issues warrant further 
consideration, then the item should be continued to a subsequent meeting.  If, however, the Commission 
Members find that the project meets with the intent of the Comprehensive Plan, that the rezoning of the 
properties to “CB” District is an appropriate implementation of the Comprehensive Plan goals and 
provides opportunity for appropriate redevleopment, and that the proposed project and site plan meet all 
of the standards for approval of the requested conditional use permit, then a recommendation to the City 
Council on the attached draft ordinance is in order.  The rezoning and conditional use permit, along with 
the associated site develoment plan, are accommodated in one ordinance and can be disposed in one vote.   
 
Action on the boundary adjustment constitutes a final decision by the Commission and, therefore, 
requires its own motion and vote.  It should be pointed out that action on the boundary adjustment, as a 
matter of process, should be prior to acting on the project itself.  If the members of the Commission are 
not comfortable acting on the project, the boundary adjustment should not be approved at this time either. 

 
 

EXAMPLE MOTIONS 
The following is an example motion for the boundary adjustment portion of this application:  
 

“I move to approve the boundary adjustment between 10360 and 10420 Old Olive Street Road as 
discussed in the staff report on Application #13-003 for the meeting of August 20, 2012, subject 
to the condition that a final boundary adjustment drawing be prepared for signature prior to 
recording..” (Other conditions may be added, eliminated, altered, and modified by prior motion). 

 
The following is an example motion for the rezoning, conditional use permit and site development plan 
portions of this application:  
 

 “I move to approve the rezoning, conditional use permit and site development plan for the 
development of the Vanguard Apartments at 10360 and 10420 Old Olive Street Road as 
discussed in the staff report on application #13-003, subject to the conditions contained in the 
draft ordinance attached to the staff report for the meeting of August 5, 2013.” (Conditions may 
be added, eliminated, or modified by preceding motion). 
 

If the Planning and Zoning Commission believes that a recommendation should be held until a 
subsequent meeting, the following is an example motion for a continuance: 
 

“I move to continue application #13-003 for the four-story, 174 unit residential development at 
10360 Old Olive Street Road, referred to as The Vanguard at Creve Coeur project, to September 
3, 2013, to allow for further examination of the issues identified by the Planning Commission in 
our deliberations on August 5, 2013.” 
 

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: March 7, 2013
 

 
Description:  View of the 
existing buildings on the 
subject properties from 
the northeast corner of 
10360 Old Olive Street 
Road. 

 
Description: View of the 
existing vacant church 
looking northeast from 
the south parking lot of 
10420 Old Olive Street 
Road. 

 Description:  View of the 
Carriage House 
Condominiums from the 
northeast corner of the 
subject property 
boundary. 
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 Description:  View of the 
Carriage House 
Condominium south 
building from the  south 
parking lot of 10420 Old 
Olive Street Road. 

 Description:  View 
looking northeast at the 
commercial development 
across Old Olive Street 
Road. 

 

Description:  View of the 
existing office structure 
that will remain on 10420 
Old Olive Street Road. 
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 Description: View of the 
existing office 
development looking 
northwest across Old 
Olive Street Road. 

 
Description: View 
looking west along Old 
Olive Street Road from 
the northeast corner of the 
subject properties. 

 
Description: View 
looking east along Old 
Olive Street Road from 
the northwest corner of 
the subject properties, 
Lou Fusz Service Center 
on the left and the 
Carriage House 
Condominium north 
buildings on the right. 
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DEVELOPMENT HISTORY 
The property located at 10360 Old Olive Street Road is 2.73 acres and was originally developed in 1964 
as a church and residence.  The lot width is 192.79 feet along Old Olive Street Road.  It was subsequently 
zoned “GC” General Commercial.  The church and home have been vacant for approximately seven 
years.  The property located at 10420 Old Olive Street Road is 1.93 acres and was originally built in 1980 
as a three-story office building.  Currently zoned “GC,” the property has non-conforming site coverage of 
71%.  The applicant will also be purchasing 0.6 acres of excess Olive Boulevard right-of-way from 
MoDOT to adjoin with 10360 Old Olive Street Road.  Total project area is 5.26 acres 
 
The Carriage House Condominiums, located on the 2.8 acre property directly to the east, were developed 
in 1981 under the "P" Multi-Family District designation.  The Phase I building is a three-story, 40-unit 
residence, and the Phase II building is a three-story, 24 unit residence.  Initial approval of the 
development permitted 40 units for each building.   The property was rezoned to “MR” and then to “AR” 
Attached Single Family Residential District in 1999, and was nonconforming in district size, site density, 
and site coverage for both “MR” and “AR” designations, which required a minimum district size of five 
acres and maximum density per acre of 20 units.  The density for the site is 23 units per net acre.  At the 
time of the rezoning to “AR,” discussion included the impact on any future redevelopment of the property 
located at 10360 Old Olive Street Road and to the east of the Carriage House, due to the required buffer 
necessary with the single family designation. For the “GC” District, the minimum buffer yard would be 
25 feet. 
 
PROPOSED PROJECT 
 The applicant is seeking to rezone the properties of 10360 and 10420 Old Olive Street Road from “GC” 
General Commercial to “CB” Core Business District in order to allow for a multi-family development 
with 48.33 units per acre through the conditional use permit process.  Included in the request is a 
boundary adjustment to adjust the property boundaries between the two lots, to transfer ownership of the 
access from Old Olive Street Road to the apartment complex, and the inclusion of additional right-of-way 
from MoDOT.  This will create 3.6 acres for the multi-family residence site (Parcel 1) with proposed site 
coverage of 61%.  The existing office building will have a site area of 1.66 acres and the non-conforming 
site coverage will be decreased from 71% to 69%. However, the adjusted Parcel 2 lot width will be 
decreased from 126.72 feet along Old Olive Street Road to 76.64 feet, with a cross-access easement for 
the parking and entrance from Old Olive Street Road.    
 
Below is a close up of the project area: 
 
Figure 1: Existing Lot Configuration 
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Figure 2: Proposed Lot Configuration 

 
 
Parcel 1 Multi-Family Residential Development proposal 
The development on Parcel 1 includes two main residential buildings with a total of 174 units, situated 
north and south on the property with the above ground parking structure between them. The Design 
Guidelines and Zoning Code require, for a multi-family residential development (conditional use in the 
“CB” Core Business district), that a minimum of 50% of the required vehicular parking be provided 
underground or within a basement garage [Section 405.470(34)(c) multi-family dwellings].   The 
applicant currently has an application before the City of Creve Coeur’s Board of Adjustment for a 
variance from this requirement, as well as setback requirements along Olive Boulevard, and the buffer 
yard requirement from the “AR” District.  See discussion below for further information.     
 
Below are the proposed elevations for the development on Parcel 1: 
 

 
Figure 3: West Elevation 
 
 

 
Figure 4: East Elevation 
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Figure 5: South & North Elevations 
 

 
Figure 6: Landscape Plan 
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED SEPARATED BY 

North Office; Retail “GC” Core Business District Old Olive Street Road 

South Monsanto “RO” Research and Office Park District Olive Boulevard 

East Multi-Family Residential “AR” Attached Single Family 
Residential District 

NA 

West Retail, Commercial-Creve 
Coeur Pavilion 

“CB” Core Business District Pavilion Lane 

 
COMPREHENSIVE PLAN REVIEW 
The subject property is located in the Commerce Center Action Area of the Comprehensive Plan within 
the northwest quadrant of Olive Boulevard and Lindbergh Boulevard.  The Comprehensive Plan does not 
provide much direction for this area but characterizes it as a series of underutilized older buildings on 
irregular lots.  The vision for the Commerce Center includes capitalizing on the life science and bio-
technical  industries where retail shops, restaurants, and personal service business, particularly those 
providing services to the business and workers in the area, will be encouraged to develop in a small-scale, 
pedestrian-friendly environment within business parks (page 70).   
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The Residential Preservation and Economic Development Section state: 

3. Encourage the redevelopment of the area between Olive Boulevard and Old Olive west of 
Lindbergh Boulevard with uses that will serve and complement business park users and their 
employees.  Improve the quality of this development through enforcement f the City’s Design 
Guidelines, and ensure that redevelopment plans include the “green line” park. 

4.  Upgrade the architectural quality of the building stock as businesses expand or redevelop. 
 
 
For some locations, the Comprehensive Plan provides 
specific recommendations for key properties. In the subject 
area, identified as Commerce Center 1 area, the 
Comprehensive Plan indicates that previous land use plans 
identified the desire for strategic land assemblages to ensure 
orderly and coordinated development, and the possible need 
for an area plan (Page 75).  It further describes the area as: 
“Old Olive Street, once the major arterial roadway for the 
area, now takes on a different role by linking the area to the 
north to Olive and Lindbergh.  Older development flanks 
both sides of the street and may experience redevelopment 
pressures in the future…” (Page 75).  Although there is a lack 
of specific development recommendations for this area, the 
overall theme is one of redevelopment with quality projects 
and providing services to the adjacent research facilities. 
 
A review of this property and many of those around it show 
that it has been languishing since the Comprehensive Plan 
was written.  The Parcel 1 property has remained vacant, and 

the church down the street at 10545 Old Olive Street Road is closing after their Easter Service at the end 
of the month. The aging Willowbrook retail center has not seen any visual improvements in years and the 
current business climate is not moving toward more small scale retail development.  Complicating 
matters, the lack of connectivity across Lindbergh Boulevard does not lend itself to further retail 
redevelopment along Old Olive Street Road.   
 
Indeed, the Comprehensive Plan recommendation to align new projects and services with the nearby, and 
growing, research facilities and Olive Boulevard commercial corridor still appears to be the best path.  To 
this end, the inclusion of new residential units in the area would offer a complementary use to the 
businesses, particularly in the nearby life-science industries, were many of the employees prefer to live 
within walking or biking distance from work, and/or within a walking distance to the existing retail and 
commercial developments. The localized increase in population would also, presumably, increase the 
customer base for the existing commercial and retail developments and could spur on further 
redevelopment efforts.  So, whether looking only at the change to the subject property or the potential off-
site benefits it could bring, providing new quality residential units in this area appears to meet with the 
intent of the Comprehensive Plan.   
 
DESIGN GUIDELINES REVIEW 
The Design Review Guidelines provide specific direction for the redevelopment of properties including 
the recommendations for high quality, pedestrian scale and walkable areas, and avoid spatial gaps and 
interruptions along the “streetscape” caused by parking or other non-pedestrian elements, such as building 
gaps, driveways, and service entries.  Further the Design Guidelines provide specific recommendations 
for Multi-Family/Attached Residential Developments that encourage developments to respect the scale 
and character of any residential neighborhood.  And building facades should be articulated by using color, 
arrangement or change in materials to emphasize the façade elements, with individual dwelling units 
architecturally expressed.  The project includes a new separated sidewalk with a three foot landscaped 

Figure 7: Comprehensive Plan excerpt of the map 
of the Commerce Center area, with the Key areas 
designated 
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buffer, as recommended by in the Pedestrian Plan to create a more pedestrian friendly atmosphere.   
Overall, the project meets with all of the Design Guidelines recommendations. However, Staff 
recommends that specific discussion on issues such as the equal treatment of all façades and fulfillment of 
the “green line park” along Olive Boulevard should be postponed until the Commission has addressed 
larger issues related to the appropriateness of the development for this site and the expansion of the “CB” 
District (see below). Also, the viability of the entire project is dependent upon the decisions of the Board 
of Adjustment in April (see below).  
 
ZONING REVIEW 
Appropriate Expansion of the “CB” District 
The “CB” district is the only viable option for these two properties because residential uses are not 
permitted in the existing “GC” district, offices are not allowed in the “AR” Attached Single-family 
Residential district, and the “CB” district is the only zoning district that would allow, through the 
conditional use permit process, for the proposed density of 48.33 units per acre, on a site of 3.6 acres.  
 
As with any rezoning, it is important to remember that, should the project never get built, the rezoning 
will remain and the Commission should be satisfied that all of the uses in the proposed district (“CB” 
District in this case) are a better option for the subject property.  For guidance on this broad question of 
whether or not any rezoning should be considered, Section 405.1060.E provides the following: 
  

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

 
As indicated above, the area along Old Olive Street Road, west of Lindbergh Boulevard, has been 
languishing with older commercial developments and very little sustained investment in the existing 
development or redevelopment.  What little has occurred, has been in the form of a few office buildings 
and a new car showroom (Lou Fusz Subaru), all of which are as easily accomplished under the “CB” 
district as the “GC” district.  In other words, the “GC” district zoning has not served any unique 
development interest.  Further, the small scale development that is the primary focus of the “GC” district 
has not performed well in this area; it has not had any special benefit to property values and it will never 
see the volume of traffic that supports the retail development on Olive Boulevard.  The area, especially 
the south side of Old Olive Street Road, is largely removed from residential areas to the north, and if it 
were to become the “Commerce Center” as it is referred to in the Comprehensive Plan, it will not have 
detrimental effects on other properties in the area any differently than the other, highly successful, Core 
Business districts in the City. 
 
Assuming the Planning Commission believes there may be sufficient public or private interests that could 
be served by the proposed rezoning and the associated project, and regardless of the applicant’s pragmatic 
interest in the “CB” district, the Commission must also believe that the proposal furthers the purpose of 
the district.  The stated purpose of the “CB” District is: 
 

SECTION 405.370: “CB” CORE BUSINESS DISTRICT 
A. Purpose And Intent.  The “CB” Core Business District is intended by site concept and 

site development plan approval (see Section 405.1080) to guide and control private 
development and redevelopment of the major business districts of the City of Creve 
Coeur in coordination with related public improvements and services.  Specifically, the 
district is intended to: 
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1. Relate the development of retail, office and multi-family residential uses 
servicing both a City-wide and subregional service area to an adopted 
development plan for the major business areas including land use, phasing and 
public improvement elements. 

 
Although the project has only a minor benefit to public improvements (the reduction in the excess right-
of-way on Olive Boulevard), it does expand the multi-family residential presence in an area that wants for 
more customers and new development.  Thus the proposed redevelopment of the site would appear to 
meet with the overall purpose of the district for the area.   
 
Dimensional Issues 
The project area is adjacent to the Pavilion Shopping Center which is zoned “CB” Core Business, so there 
is no minimum district size issues and both parcels meet the minimum lot area requirement.  There are, 
however, conflicts with a number of other dimensional regulations, as outlined below: 
 
 SECTION 405.370: "CB" CORE BUSINESS DISTRICT 

E. Dimensional Regulations.  The following area and yard regulations apply in the "CB" 
Core Business District. 
2. Lot size requirements. 
 b. Minimum lot width.  One hundred (100) feet. 

 
As indicated above, the applicant is proposing a boundary adjustment between the two properties, 
reducing the minimum lot width of Parcel 2 from 126.72 to 76.64 feet.  Prior to any boundary adjustment 
this would need to be revised to meet with the above district requirement.  However, since this would not 
impact the overall development, Staff does see this as a critical issue.  Any condition of approval will 
require this change. 
 
 SECTION 405.370: "CB" CORE BUSINESS DISTRICT 

E. Dimensional Regulations.  The following area and yard regulations apply in the "CB" 
Core Business District. 

 3. Building bulk regulations. 
a. Maximum structure height.  No building or structure shall exceed four 

(4) stories or sixty (60) feet in height.  Developments on lots of three (3) 
or more acres shall have no height limitations, provided that buildings 
exceeding six (6) stories or ninety (90) feet in height receive a 
conditional use permit in accordance with Section 405.1070.  In 
addition, properties adjacent to any single-family residential zoning 
district shall meet a sky exposure plane requirement.  The sky exposure 
plane will be measured from a line located forty-five (45) feet above 
grade and one hundred (100) feet from the property line on the non-
residential site and will have a slope of thirty degrees (30°) rising 
towards the center of the site.  No portion of the building or structure 
shall penetrate this sky exposure plane. 

 
The applicant has provided the graphic below to demonstrate the conflict between the requirements of the 
sky exposure plane and the proposed building: 
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Figure 8: Sky Exposure Plane 
 
The portions of the building above the dashed line labeled “Sky Exposure Plane” are not permissible 
under this regulation.  A variance will be required to build in that area. 
 
 SECTION 405.370: "CB" CORE BUSINESS DISTRICT 

E. Dimensional Regulations.  The following area and yard regulations apply in the "CB" 
Core Business District. 

 4. Yard and setback requirements. 
a. (2) Maximum front yard for parcels fronting Olive Boulevard.  A 

building or structure shall be located a maximum of eighty (80) feet from 
established right-of-way.  The provisions of Section 405.240 shall prevail 
if they are stricter than the requirements of this district.  In every 
instance, the first ten (10) feet of the front yard setback from the right-of-
way, excluding building placement, shall be provided with and 
maintained with sidewalks, unless improved sidewalks exist in the 
abutting public right-of-way, and with landscaping including, but not 
limited to, deciduous street trees at regular intervals. 

 
The applicant is negotiating the purchase of a 120-foot wide strip of additional green space along Olive 
Boulevard from MoDOT in order to increase the greenspace on the site and provide an area for 
stormwater detention.  However, a condition of the sale of the property is that no structure, nor access, 
will be allowed within the purchase area.   Therefore, the proposed building cannot be located within 80 
feet from the reconfigured Olive Boulevard right-of-way, thus raising another question before the Board 
of Adjustment. 
 
 SECTION 405.370: "CB" CORE BUSINESS DISTRICT 

E. Dimensional Regulations.  The following area and yard regulations apply in the "CB" 
Core Business District. 

 4. Yard and setback requirements. 
d. Buffer yards.  Notwithstanding the provisions of Sections 

405.370(E)(4)(b) and 405.370(E)(4)(c) above, any tract or site abutting 
a single-family residential zoning district shall provide a buffer yard of 
fifty (50) feet on all sides that abut or adjoin the single-family district.  
The setback for buildings exceeding three (3) stories or forty-five (45) 
feet in height shall be increased to two hundred (200) feet.  An additional 
two (2) feet of buffer yard shall be provided for every foot of building 
height exceeding forty-five (45) feet.  The buffer area resulting from 
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these setback requirements 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. 

 
The proposed side setback is 11 feet, where the typical minimum allowed is 10 feet, but the preceding 
calls for a 200-foot buffer yard because the building is over three stories and adjacent to an “AR” 
Attached Single Family Residential District.  Even if the building were three stories, it would still not 
meet the 50-foot buffer yard requirement.  It is interesting to note that the requirements for the sky 
exposure plane and buffer yard would be inconsistent with the recommendations of the Comprehensive 
Plan and Design Guidelines to avoid spatial gaps and interruptions along the “streetscape”.  These are 
also issues to be before the Board of Adjustment. 
 
Conditional Use Permit 
The prerequisites for the conditional use process, as applied to this use, are as follows: 
 

SECTION 405.470: CONDITIONAL USES 
 34. Multi-family dwellings (conditional use in the "CB" district). 
  a. Shall be located on sites of at least three (3) acres. 

b. The average dwelling unit size shall not be less than nine hundred (900) square 
feet per unit and no unit shall be less than seven hundred fifty (750) square feet. 

c. At a minimum, fifty percent (50%) of the required vehicular parking shall be 
provided underground or within a basement garage. 

 
The applicant is proposing to structure the parking above ground between the residential buildings, thus 
providing an effective screening of the structure along Old Olive Street Road and Olive Boulevard, in 
keeping with the intent of the Design Guidelines and the above requirements, which is to limit the 
appearance of such structure.  However, the Board of Adjustment will need to grant a variance to allow 
all of the parking to be above ground.  The applicant has indicated that decreasing the height of the 
development to three floors is cost prohibitive due to the requirement of a structured garage.  Further, 
undergrounding 50% of the parking effectively prohibits any residential development.  The developers of 
the Kings Landing project received a variance based on this same reasoning.  
 
Assistance to the Board of Adjustment 
As indicated above, the applicant is pursuing several variances with the Board of Adjustment.  In 
deliberating on the merits of the variances, the Board must contemplate the following findings:  
 

SECTION 405.1110: VARIANCES AND APPEALS 
D. Criteria For Variances, Generally.  The Board of Adjustment shall not grant a variance 

as authorized herein unless it shall, in each case, make specific written findings of fact 
directly based upon the particular evidence presented to it that support all of the 
following conclusions: 
1. The variance requested arises from a condition which is unique to the property in 

question and which is not ordinarily found in the same zoning district; 
2. The variance requested is because of a unique hardship not created by the 

applicant or owner of the property; 
3. The granting of the variance shall not adversely affect adjacent property owners 

or residents; 
4. The strict application of the provisions of this Chapter from which a variance is 

requested will cause severe practical difficulty or extreme hardship for the 
property owner represented in the application; 

5. The variance desired will not adversely affect the public health, safety, order, 
convenience or general welfare of the community; and 
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6. Granting the variance desired will not violate the general spirit and intent of this 
Chapter. 

 
While there is no suggestion here that the Planning Commission should attempt to dictate findings to the 
Board of Adjustment, it will be difficult for the Board to assess adverse impacts upon the public health, 
safety, order, convenience or general welfare of the community and determine what the general spirit and 
intent of the Zoning Ordinance is given the above discussion that raises questions regarding the best way 
for this property to fulfill the goals of the Comprehensive Plan and fulfill the purposes of the “CB” zoning 
district.  Indeed, absent a need for a variance, it is typically the Planning and Zoning Commission’s 
purview to determine the appropriateness of the project with the Comprehensive Plan and with Zoning 
District regulations, as well as the compatibility with the surrounding area.  On the other hand, when so 
many variances are needed, one must question if this project is simply not right for this location. 
 
It is the hope of the staff that by agreeing or disagreeing with the analysis in this report, the Planning and 
Zoning Commission will generate comments that might assist the Board of Adjustment in its review. 
 
SUMMARY AND RECOMMENDATION 
The proposal represents a substantial change for this site that challenges the current zoning arrangement 
and raises questions about the outcomes intended by the Comprehensive Plan.  If built, the project will 
result in a four-story residential development, at a greater density than previously built in the area, 
between a three story office building and two, three-story condominium developments; a pattern that is 
clearly more “Core Business” in nature than “General Commercial.”  For the most part, the design 
considerations regarding the architecture and landscaping are met.  However, a full review has not been 
completed at this time due to the significant issues pending before the Board of Adjustment.  As 
suggested above, staff is seeking direction from the Commission to assist the Board in its review.  
Specific questions are:   
 

• Does the project meet with the intent of the Comprehenive Plan, or does the lack of direction 
within the Plan raise too many questions to reach a justifiable conclusion?   

• Did the City’s prior action of rezoning the adjacent property to “AR” Attached Single Family 
Residential create burdens on the adjoining properties that conflict with the Comprehensive Plan? 

• Would the proposed residential development offer an acceptable density for the area, or does the 
Commission wish to see a lower level of development with a maximum of three floors, more in 
keeping with the existing “GC” District regulations? Does this include residential or only 
commercial development? 
 

SUGGESTED ACTION 
After receiving all testimony and discussing matters at hand, staff request that the Planning and Zoning 
Commission provide specific direction on the proposal.  If the Commission Members find that the 
proposal is not in keeping with the Comprehensive Plan and are not comfortable with the proposed 
density that the “CB” District would allow, then they should vote to make a recommendation at the 
meeting.   
 
If the Commission Members find that the project meets with the intent of the Comprehensive Plan and 
that the rezoning of the properties to “CB” District provides for the opporunity for further redevleopment, 
then Staff requests that the Commission vote to continue the matter to a subsequent date following the 
decision of the Board of Adjustment, in order to incorporate the Board’s decision and prepare the 
appropriate draft ordinances. The Board of Adjustment is scheduled to review the variance requests at its 
meeting on Thrusday, April 18th.  The next Planning and Zoning Commission meeting following will be 
May 6th. 
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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 #13-003, the rezoning of 10360-10420 Old Olive Street Road to 
“CB” Core Business District and the Conditional Use Permit for the four-story, 174 unit residential 
development at 10360 Old Olive Street Road, referred to as The Vanguard Creve Coeur project, to 
May 6, 2013, to allow for Staff to prepare the draft ordinances.” 

 
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:  
  

 
Description:  View of the 
existing buildings on the 
subject properties from 
the northeast corner of 
10360 Old Olive Street 
Road. 

 
Description: View of the 
existing vacant church 
looking northeast from 
the south parking lot of 
10420 Old Olive Street 
Road. 

 Description:  View of the 
Carriage House 
Condominiums from the 
northeast corner of the 
subject property 
boundary. 
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 Description:  View of the 
Carriage House 
Condominium south 
building from the  south 
parking lot of 10420 Old 
Olive Street Road. 

 Description:  View 
looking northeast at the 
commercial development 
across Old Olive Street 
Road. 

 

Description:  View of the 
existing office structure 
that will remain on 10420 
Old Olive Street Road. 
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 Description: View of the 
existing office 
development looking 
northwest across Old 
Olive Street Road. 

 
Description: View 
looking west along Old 
Olive Street Road from 
the northeast corner of the 
subject properties. 

 
Description: View 
looking east along Old 
Olive Street Road from 
the northwest corner of 
the subject properties, 
Lou Fusz Service Center 
on the left and the 
Carriage House 
Condominium north 
buildings on the right. 
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BILL NO.                  ORDINANCE NO. _________ 

 
 

AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE CITY OF 
CREVE COEUR TO REZONE LAND FROM GC (GENERAL COMMERCIAL) 
DISTRICT TO CB (CORE BUSINESS) AND APPROVING A CONDITIONAL 

USE PERMIT FOR A MULTI-FAMILY DEVELOPMENT EXCEEDING 20 
DWELLING UNITS PER ACRE ON THE PROPERTY ADDRESSED AS 10360 

AND 10420 OLD OLIVE STREET ROAD. 
 

WHEREAS, an application was made by David Braswell, of Covington Realty Partners to 
rezone 10360 and 10420 Old Olive Street Road from GC (General Commercial) CB (Core 
Business) zoning district, and to approve a conditional use permit for a multi-family development 
exceeding 20 dwelling units per acre for an apartment complex known as the The Vanguard at 
Creve Coeur; and 
 
WHEREAS, in accordance with Section 405.1080 of the Zoning Ordinance, the applicant has 
submitted a site development plan for the subject properties, addressed as 10360 and 10420 
Old Olive Street Road, to the Division of Planning; and 
 
WHEREAS, a public hearing was held by the Creve Coeur Planning and Zoning Commission on 
Monday, April 1st, 2013, beginning at 7:00 p.m. or immediately following the close of the 
previous public hearing, on said application; and  
 
WHEREAS, notice of said public hearing had been previously published at least 15 days prior to 
the hearing, in the St. Louis Countian, a newspaper of general circulation in the City of Creve 
Coeur and otherwise posted and published in accordance with the Zoning Ordinance; and 
 
WHEREAS, the City of Creve Coeur Board of Adjustment granted variances on May 16, 2013 
allowing all of the parking above ground and the setback from Olive Boulevard to exceed 80 
feet; and, 
 
WHEREAS, the Planning and Zoning Commission reviewed and, by a ______ vote, 
recommended approval of the rezoning and conditional use permit, subject to conditions, at its 
meeting on September 16, 2013; and 
 
WHEREAS, all parties desiring to be heard, either for or against said application, were given an 
opportunity to be heard, and a copy of the proposed ordinance has been made available for 
public inspection prior to its consideration by the Council; and this Bill having been read by title 
in open meeting two times before final passage by the City Council, and 
 
WHEREAS, the City Council being fully informed finds that rezoning the property 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 and in good 
zoning practice; and 
 
WHEREAS, the City Council finds that the application and evidence presented clearly indicate 
that the proposed conditional use, when subject to certain conditions set forth herein: 
 

1. Will contribute to and promote the community welfare and convenience at the specific 
location. 

2. Will not cause substantial injury to the value of neighboring property. 
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3. Meets the applicable provisions of the City's Comprehensive Plan and any applicable 
neighborhood or sector plans and complies with other applicable zoning district 
regulations and provisions of this Chapter, unless good cause exists for deviation 
therefrom. 

4. Will be compatible with the surrounding area and thus will not impose an excessive 
burden or have a substantial negative impact on surrounding or adjacent users or on 
community facilities or services. 

 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, St. Louis 
County, Missouri, as follows: 
  
Section 1:  The Official Zoning Map of the City of Creve Coeur shall be amended to rezone the 
property addressed as 10360 and 10420 Old Olive Street Road from GC (General Commercial) 
CB (Core Business) zoning district, subject to the conditions stated herein, which property is 
more specifically described as follows: 

Parcel 1 
A TRACT OF LAND IN THE NORTHWEST 1/4 OF SECTION 1, TOWNSHIP 45 
NORTH, RANGE 5 EAST, CITY OF CREVE COEUR, ST. LOUIS COUNTY MISSOURI 
AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE NORTHWEST CORNER OF PHASE 1 OF CARRIAGE HOUSE 
MANOR CONCOMINIUM AS PER THE PLAT THEREOF RECORDED IN PLAT BOOK 
205 PAGE 69 OF THE ST. LOUIS COUNTY RECORDS, SAID POINT ALSO BEING 
ON THE SOUTH LINE OF OLD OLIVE STREET (60’ WIDE) ROAD; THENCE 
DEPARTING THE SOUTH LINE OF OLD OLIVE STREET ROAD, WITH THE WEST 
LINE OF SAID PHASE 1 OF CARRIAGE HOUSE MANOR AND ITS DIRECT 
PROLONGATION, SOUTH 02°33’25” WEST 717.36 FEET TO A POINT; THENCE 
NORTH 89°10’06” WEST 262.20 FEET TO A POINT; THENCE NORTH 43°14’28” 
WEST 70.62 FEET TO THE SOUTHWEST CORNER OF A TRACT OF LAND 
DESCRIBED IN A DEED TO WEST OAK, LLC RECORDED IN DEED BOOK 13540 
PAGE 1294 OF THE ST. LOUIS COUNTY RECORDS; THENCE WITH THE SOUTH 
LINE OF WEST OAK, LLC TRACT, NORTH 71°45’37” EAST 134.54 FEET TO THE 
SOUTHEAST CORNER THEREOF; THENCE WITH THE EAST LINE OF SAID WEST 
OAK, LLC TRACT, NORTH 02°03’00” EAST 383.03 FEET TO A POINT; THENCE 
DEPARTING SAID EAST LINE, NORTH 87°57’00” WEST 50.00 FEET TO A POINT; 
THENCE NORTH 02°03’00” EAST 169.00 FEET TO A POINT; THENCE NORTH 
17°04’08” EAST 90.00 FEET TO A POINT ON THE AFORESAID SOUTH LINE OF OLD 
OLIVE ROAD; THENCE WITH THE SAID SOUTH LINE BEING 30 FEET SOUTH OF 
AND PARALLEL TO THE CENTERLINE THEREOF, SOUTH 84°43’00” EAST 219.51 
FEET TO THE POINT OF BEGINNING AND CONTAINING 3.60 ACRES, AS 
CALCULATED FROM AVAILABLE RECORD INFORMATION AND SUBJECT TO A 
BOUNDARY SURVEY. 
 
Parcel 2 
A TRACT OF LAND IN THE NORTHWEST 1/4 OF SECTION 1, TOWNSHIP 45 
NORTH, RANGE 5 EAST, CITY OF CREVE COEUR, ST. LOUIS COUNTY MISSOURI 
AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE NORTHWEST CORNER OF PHASE 1 OF CARRIAGE 
HOUSE MANOR CONCOMINIUM AS PER THE PLAT THEREOF RECORDED IN 
PLAT BOOK 205 PAGE 69 OF THE ST. LOUIS COUNTY RECORDS, SAID POINT 
ALSO BEING ON THE SOUTH LINE OF OLD OLIVE STREET (60’ WIDE) ROAD; 
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THENCE WITH THE SAID SOUTH LINE BEING 30 FEET SOUTH OF AND PARALLEL 
TO THE CENTERLINE THEREOF, NORTH 84°43’00” WEST 219.51 FEET TO THE 
ACTUAL POINT OF BEGINNING OF THE HEREIN DESCRIBED TRACT OF LAND; 
THENCE DEPARTING SOUTH LINE OF OLD OLIVE STREET ROAD, SOUTH 
17°04’08” WEST 90.00 FEET TO A POINT; THENCE SOUTH 02°03’00” WEST 169.00 
FEET TO A POINT; THENCE SOUTH 87°57’00” EAST 50.00 FEET TO A POINT; 
THENCE SOUTH 02°03’00” WEST 383.03 FEET TO A POINT; THENCE SOUTH 
71°45’37” WEST 134.54 FEET TO A POINT ON THE EAST LINE OF LOT 3 OF 
PAVILION NO. 1 AS PER THE PLAT THEREOF RECORDED IN PLAT BOOK 350 
PAGE 195 OF THE ST. LOUIS COUNTY RECORDS; THENCE WITH THE EAST LINE 
OF SAID LOT 3 AND ITS DIRECT PROLONGATION, NORTH 02°01’22” EAST 691.25 
FEET TO A POINT ON THE SOUTH LINE OF AFORESAID OLD OLIVE STREET 
ROAD; THENCE WITH THE SAID SOUTH LINE BEING 30 FEET SOUTH OF AND 
PARALLEL TO THE CENTERLINE THEREOF, SOUTH 84°43’00” EAST 100.00 FEET 
TO THE POINT OF BEGINNING AND CONTAINING 1.66 ACRES, AS CALCULATED 
FROM AVAILABLE RECORD INFORMATION AND SUBJECT TO A BOUNDARY 
SURVEY. 
 

Section 2:  A Conditional Use Permit is authorized to be issued for the property described in 
Section 1 hereof and pursuant to Section 4 hereof for the construction and operation of a multi-
family residential complex with a gross density of 48.33 units per acre and no more than 174 
individual apartments. 
 
Section 3:  As required by Section 405.1080 of the Zoning Ordinance, the approval of said 
rezoning request and conditional use permit are subject to the property being developed in 
accordance with the site development plan, as further revised as required and approved by the 
City of Creve Coeur, and subject to the following additional conditions: 
 

1. The applicant is required to submit a Site Improvement Permit application, showing all 
exterior improvements, as required by Section 420.070 of the Land Disturbance Code.  
The permit application shall be in substantial conformance with the “Site Concept 
Plan/Site Improvements,” dated January 18, 2013 and last revised on July 10, 2013, and 
the “Concept Landscape Plan” dated July 5, 2013 as bound together and submitted in 
conjunction with Application #13-003 by David Braswell, of Covington Realty Partners.   

2. The applicant is required to submit a Building Permit application, as required by Article II 
of the Building Code.  Exterior elevations, courtyard landscapes, roof top deck and the 
club house entrance shall be in substantial conformance with the elevation drawings 
titled “The Vanguard at Creve Coeur,” received July11, 2013, and Courtyard Landscape 
Plans/Signage,” dated July 5, 3013,as bound together and submitted in conjunction with 
Application #13-003 by David Braswell, of Covington Realty Partners. 

3. Any trash enclosures located outside of the principle buildings and parking garage shall 
be constructed of materials that are consistent with the building and composed in a 
similar fashion. 

4. The existing buildings at 10360 Old Olive Street Road shall be demolished within one 
year of the approval of the rezoning, or prior to the issuance of any building permit, 
whichever ever comes first.  

5. An underground irrigation system shall be installed and maintained to serve all new 
landscaped areas. 

6. Vegetation that is totally or predominantly dead and/or disfigured due to disease or injury 
shall be replaced as needed and in a prompt and workmanlike manner as dictated by 
accepted horticultural standards. 
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7. All signs and banners shall be in conformance with Article VII, Sign Regulations, of the 
Zoning Code. 

8. The applicant shall provide written proof of ownership of any former Olive Boulevard 
right-of-way acquired from the Missouri Department of Transportation (MoDOT) prior to 
issuance of any building permits for the project approved herein. 

9.  The applicant shall provide written acceptance by MoDOT of the proposed Old Olive 
Street Road access and any modifications to the roadway prior to the issuance of any 
building permits for the project approved herein. 

10. Any future enlargement, extension, expansion or alteration in the use of the structures or 
site must be approved pursuant to Section 405.1080 of the Zoning Code. 

 
Section 4:  The City Administrator of the City of Creve Coeur is hereby authorized and directed 
to issue a Conditional Use Permit in accordance with the provisions of this ordinance, said 
permit to expressly provide for the conditions and stipulations hereinabove set out in Section 3 
of this ordinance. Exercise of the rights granted pursuant to the issued permit shall constitute 
acceptance of all conditions and stipulations set forth herein. 
 
Section 5: This ordinance shall become effective in accordance with Section 3.11 (g) of the 
City Charter and the conditions stated above. 
 
 
ADOPTED THIS ____ DAY OF ____________________, 2013. 

 
 
 
 

SCOTT SAUNDERS 
PRESIDENT OF CITY COUNCIL 

 
 
APPROVED THIS ____ DAY OF ___________________, 2013. 

 
 
 
 

BARRY GLANTZ 
MAYOR 

ATTEST: 
 
 
 
 
DEBORAH RYAN, MPCC 
CITY CLERK 
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The Vanguard at Creve Coeur

Creve Coeur, Missouri
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PZ 040113.txt
          1         PLANNING AND ZONING COMMISSION PUBLIC HEARING

          2                  CITY OF CREVE COEUR, MISSOURI

          3                    300 NORTH NEW BALLAS ROAD

          4                      MONDAY, APRIL 1, 2013

          5                            7:00 P.M.

          6                         PUBLIC HEARING

          7                       APPLICATION 13-003

          8

          9   THOSE IN ATTENDANCE:

         10   Chairman Timothy Madden
              Mr. Michael Barton
         11   Mr. Gary Eberhardt
              Mr. James Faron
         12   Mr. Ken Howard
              Mr. James Schnarr
         13   Mr. Carl Lumley, City Attorney
              Mr. Paul Langdon, Director of Community Development
         14   Ms. Whitney Kelly, City Planner
              Ms. Julie Lowery, Recording Secretary
         15

         16

         17

         18

         19

         20

         21

         22            McLaughlin Court Reporting Services, Inc.

         23     Deborah K. McLaughlin, RPR, MO-CCR #314, IL-CSR, KS-CCR
                                 4772 Gatesbury Drive
         24                      St. Louis, MO  63128
                                     (314)487-2259
         25

                                                                      1
          1             CHAIRMAN MADDEN:  Good evening.  I'd like to

          2   call together the Planning Zoning Commission Meeting for

          3   the City of Creve Coeur, Missouri for Monday, April 1st,

          4   2013.

          5             We'll start with roll call.

          6             Dr. Michael Barton?
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          7             MR. BARTON:  Present.

          8             CHAIRMAN MADDEN:  Mr. Gary Eberhardt?

          9             MR. EBERHARDT:  Present.

         10             CHAIRMAN MADDEN:  Mr. James Faron?

         11             MR. FARON:  Present.

         12             CHAIRMAN MADDEN:  Mr. Ken Howard?

         13             MR. HOWARD:  Present.

         14             CHAIRMAN MADDEN:  I know Ms. Cynthia Kramer will

         15   not be here tonight.

         16             Mr. Jim Schnarr?

         17             MR. SCHNARR:  Present.

         18             CHAIRMAN MADDEN:  Mr. Carl Lumley, our City

         19   Attorney?

         20             MR. LUMLEY:  Present.

         21             CHAIRMAN MADDEN:  Mr. Paul Langdon, our Director

         22   of Community Development?

         23             MR. LANGDON:  Present.

         24             CHAIRMAN MADDEN:  Whitney Kelly, Our City

         25   Planner?

                                                                      2
          1             MS. KELLY:  Present.

          2             CHAIRMAN MADDEN:  And, Ms. Julie Lowery, our

          3   Recording Secretary?

          4             MS. LOWERY:  Present.

          5             CHAIRMAN MADDEN:  That'll move us to B, Public

          6   Hearing for Application No. 13-003:  Approval for the

          7   rezoning of 5.26 acres to Core Business District and a

          8   conditional use permit for The Vanguard at Creve Coeur, a

          9   multi-family residential development.

         10             MR. EBERHARDT:  Swear in public hearing?

         11             CHAIRMAN MADDEN:  Yeah.
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         12             And anybody that may be commenting on this, if

         13   you'd come up right now and be sworn in, so we don't have

         14   to do it one by one.  So if you are going to come up and

         15   comment, please come up now and be sworn in.

         16             (Speakers were sworn by the court reporter.)

         17             CHAIRMAN MADDEN:  Would you please state your

         18   name and address for the record.

         19             MR. BRASWELL:  My name is David Braswell with

         20   Covington Realty Properties.  Offices at 135 North

         21   Meramec, St. Louis, Missouri 63105.

         22             I'm here tonight to, hopefully, get your support

         23   in a project called The Vanguard at Creve Coeur.

         24             VOICE IN THE AUDIENCE:  Pardon me, can he speak

         25   a little louder, please.

                                                                      3
          1             CHAIRMAN MADDEN:  There you go.  That might help

          2   having it little closer.

          3             MR. BRASWELL:  Is that better?

          4             CHAIRMAN MADDEN:  Yes.

          5             MR. BRASWELL:  Thank you.

          6             The property is located at 10360 Old Olive

          7   Street Road and 10420 Olive Street Road.

          8             Could we have the site on the overhead?

          9             All right.  Again, the -- let me orient you on

         10   this site plan.

         11             This is Old Olive Street Road, and Olive

         12   Boulevard would be at the bottom of the page.

         13             The site, 10360 Old Olive Street Road, is this

         14   long narrow site that runs from Old Olive to Olive

         15   Boulevard, and at the same time, 10420 is this narrow site

         16   that runs from Olive -- Old Olive to Olive Boulevard.

         17             Both sites are being proposed to be rezoned from
Page 3
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         18   General Business to Core Business.

         19             The reason for that, in working with

         20   Mr. Langdon, this entire area, the retail center to the

         21   west, is also Core Business.  Many of the properties

         22   surrounding it are Core Business.

         23             The concept here was not to leave a property,

         24   which is a three-story office building here, owned by

         25   Dr. Branson, who is the seller of this site, to leave this

                                                                      4
          1   as a General Business District with -- with a Core

          2   Business on either side.

          3             What we're doing is we're asking for both

          4   parcels to be changed and zoned Core Business.  That would

          5   be contiguous to this, thereby, this entire area would

          6   then be a Core Business District.  Okay.

          7             What we're proposing, again, this is the --

          8   let's call it the eastern site, Parcel One; the office,

          9   Parcel Two.

         10             Entire parcel is made up of 5.6 acres, and what

         11   we're proposing on the eastern parcel is 174 multifamily

         12   apartments for rent with a parking structure in the

         13   center, which is grade plus three, and you see that in

         14   the -- the section down below.

         15             What -- and, by the way, this section is

         16   basically cut right down the center of here, so what you

         17   see is a building on the north, the courtyard here, the

         18   parking structure here, another courtyard in this

         19   building.

         20             The building generally wraps on each side the

         21   parking structure, so that from -- from this -- this side

         22   you basically see parking units, a break where you enter
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         23   the garage and more units.

         24             In addition to this parcel and this parcel, I am

         25   in the throes of acquiring approximately .5 acres from

                                                                      5
          1   MoDOT.  The current highway right-of-way jogs up -- up

          2   this hill, almost to this point and then goes back down.

          3             I'm trying to buy approximately 120 feet from,

          4   what would be now the new right-of-way up to the existing

          5   boundary on the south side of this property.

          6             The -- again, I mentioned that the whole site is

          7   5.6 acres.  This parcel is 3.6 acres, leaving the office

          8   parcel of 1.6 acres.  Again, the existing current zoning's

          9   Core Business -- General Business.  We're requesting Core

         10   Business with a conditional use permit.

         11             The conditional use permit is required to get

         12   the density I'm asking for, and it only occurs -- which is

         13   above 20 units to the acre, which is only allowable under

         14   the Core Business conditional use permit.

         15             The FAR on this site is the acreage multiplied

         16   by 1.25.  It's approximately 196,000 square feet.

         17             We -- as I understand it, I'm sure that you have

         18   the -- I assume they have the staff report, or we meet the

         19   site coverage as indicated in the ordinance.

         20             There are several issues that I will request a

         21   variance are -- on, and that meeting at that ward is set

         22   for two weeks from -- no --

         23             MR. LANGDON:  On Thursday.  Two weeks from

         24   Thursday.

         25             MR. BRASWELL:  Two weeks from Thursday.  Thank

                                                                      6
          1   you.

          2             They are -- when I'm -- I'm adjacent to, on my
Page 5
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          3   eastern border, a multifamily condominium community.

          4             The way it's stated in the ordinance, when I'm

          5   adjacent to a designation, this is designated AR under the

          6   zoning ordinance, I must have a buffer of 200 feet from

          7   that AR District.  My site from this corner to this corner

          8   is 192 feet.  That would be a variance request.

          9             The other -- one other item is that I must be no

         10   further away from a right-of-way on this property line

         11   than 80 feet.

         12             As I told you, I'm buying 120 feet of that from

         13   MoDOT, with the stipulation that I can't build on it

         14   because of the -- of the existing approximately three to

         15   one slope.

         16             It's impossible to achieve that maximum setback

         17   of 80 feet when I'm buying 120 feet, and I can't move the

         18   building close enough to get it within 80 feet without

         19   constructing it on the parcel I would be buying from them.

         20             And, again, the restriction on that parcel is I

         21   cannot build on it.  I can landscape it.  I'm planning a

         22   detention basin, but I can't build a building on it.

         23             What's the third point?

         24             MR. LANGDON:  The requirement for the parking

         25   garage being underground versus above ground.

                                                                      7
          1             MR. BRASWELL:  Which was the first point.  Yes.

          2             Under the CB District, there's a requirement

          3   that I believe 50 percent of the parking for multifamily

          4   must be beneath the building.  What I'm proposing is a

          5   parking structure that starts on grade and goes

          6   vertically.  Just -- and that, again, is my third request

          7   before the Board of Adjustments.
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          8             There will be a combination of one-bedroom,

          9   two-bedroom and three-bedroom units.  The ordinance

         10   requires that the average units -- average unit size is no

         11   smaller than 900 square feet.  Our units -- our average is

         12   larger than that.  It also requires that no unit can be

         13   smaller than 750 feet.

         14             We will have approximately 30 percent

         15   one-bedroom units; about 60 percent two-bedroom units, and

         16   it will be a smattering of some threes.  All two-bedrooms

         17   are two baths; all three bedrooms are two baths.

         18             The market study we did was very pleasing in

         19   that the rents will start for one-bedroom, approximately

         20   750 square feet, close to $1,200 a month.  That number

         21   will, for a three-bedroom, will be probably just over

         22   $2,000 a month.

         23             These are planned as high-end luxury units,

         24   9-foot ceilings, wood flooring, granite countertops, on

         25   and on and on.

                                                                      8
          1             Are there any questions, please?

          2             CHAIRMAN MADDEN:  Any questions?

          3             Mr. Faron.

          4             MR. FARON:  Is -- is the possible fourth

          5   variance the sky exposure plane, is that --

          6             MR. BRASWELL:  Yes.  Thank you.

          7             The sky exposure plane which, basically,

          8   indicates that you move in to the property 100 feet, go

          9   45 feet in the air and project from that point a 30-degree

         10   angle.

         11             It would basically -- I could basically build a

         12   building, maybe the length of this property, about that

         13   wide, with that sky angle plane of a 30-degree angle.
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         14   That's the fourth requirement -- request of Board of

         15   Adjustment.

         16             CHAIRMAN MADDEN:  Do one of you want to go next

         17   or --

         18             MR. LANGDON:  Yeah.

         19             CHAIRMAN MADDEN:  Okay.

         20             MR. LANGDON:  If you're ready.

         21             CHAIRMAN MADDEN:  Pardon me?

         22             MR. LANGDON:  If you're ready for me.

         23             CHAIRMAN MADDEN:  Yeah, we are.

         24             MR. BARTON:  I was just going to get some

         25   clarification --

                                                                      9
          1             CHAIRMAN MADDEN:  Oh, I'm sorry.  Dr. Barton.

          2             MR. BARTON:  -- real quick, and I don't know how

          3   much it affects things.  I was just trying to get

          4   understanding.

          5             Is there an exchange of ownership or does --

          6             MR. BRASWELL:  Yes.

          7             MR. BARTON:  -- Dr. Branson still maintaining

          8   the ownership of his property?

          9             MR. BRASWELL:  Dr. Branson still maintaining the

         10   office parcel, and I will be purchasing approximately

         11   3 acres from him.

         12             MR. BARTON:  And then -- and then there's cross

         13   access easements --

         14             MR. BRASWELL:  Yes.

         15             MR. BARTON:  -- I guess?

         16             MR. BRASWELL:  Yes, sir.

         17             CHAIRMAN MADDEN:  Mr. Eberhardt.

         18             MR. EBERHARDT:  On your eastern boundary, you
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         19   say that abuts a Residential Development, AR?

         20             MR. BRASWELL:  Yeah, this is -- this is

         21   designated as an AR Residential District condominium.

         22             MR. EBERHARDT:  And what kind of a buffer or

         23   screening is there between your apartments and those?

         24             MR. BRASWELL:  Currently nothing.  There's a --

         25   see this long rectangle here --

                                                                     10
          1             MR. EBERHARDT:  Uh-huh.

          2             MR. BRASWELL:  -- that's a one level multicar

          3   car garage, but there's nothing else.  There's not a

          4   screen or a fence or anything.

          5             This -- this sort of acts as one, but there's --

          6   basically, that's a parking lot here.  Garage here.

          7             MR. EBERHARDT:  And what is the closest

          8   residential unit to your building on --

          9             MR. BRASWELL:  It would be -- this actually is

         10   the edge of the parking lot, so there's a building right

         11   here, and it does not show up on -- on here.

         12             Building No. 1, the northern building and the

         13   southern building, and there's the long parking garage,

         14   and there's the entry off of Old Olive.  And the property

         15   line then is right there.

         16             MR. EBERHARDT:  Thank you.

         17             CHAIRMAN MADDEN:  Are -- are you going to put

         18   something on your property line between -- like either a

         19   fence or landscape or something between you and their --

         20             MR. BRASWELL:  Well, yeah, between the setback

         21   there would be landscaping here, and we submitted a

         22   landscaping plan.

         23             CHAIRMAN MADDEN:  Okay.

         24             MR. BRASWELL:  But there's no other visual
Page 9
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         25   barrier other than landscaping.

                                                                     11
          1             CHAIRMAN MADDEN:  Okay.

          2             MR. EBERHARDT:  And is that side a blank wall or

          3   does it have windows or --

          4             MR. BRASWELL:  No, there are -- there are

          5   windows on -- on these -- this side and this side, and

          6   then this is the -- this is the parking structure.

          7             MR. EBERHARDT:  Right.

          8             MR. BRASWELL:  Which, typically, what I've done

          9   in the past on those, you know, they have a -- what I call

         10   a spandrel, which -- is concrete, but I'm actually just

         11   finishing one in University City near 170 and Delmar and

         12   -- thank you -- and what we've done there is you can take

         13   this spandrel, which is this, and you can do a number of

         14   things with it.

         15             What we did on the current one is put a form

         16   liner in the concrete form, which looks like stone.  You

         17   can do brick, about -- about whatever your imagination

         18   can think of to make those look more than just a blank

         19   concrete panel.

         20             This -- this is the proposed elevation from the

         21   office building site.  And, as you can see, this is the

         22   garage and the units, and then this is just a blowup of

         23   that piece right there.

         24             I got a better one.  It's -- the -- and the east

         25   elevation is -- you'll see the expanse of the garage and,

                                                                     12
          1   again, these spandrels, again, this is a grade plus three

          2   levels here, and then units on each end similar to the

          3   other, but, again, there's -- there's not sufficient depth
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          4   on the property to wrap both sides of the garage.

          5             The other -- just -- just for reference, this

          6   was the landscape plan we submitted for the entire site.

          7             And one other thing I might mention is that on

          8   this landscaping plan, you've got -- I mentioned you have

          9   this courtyard here and a courtyard here, one of which

         10   we've got a pool and another just a water feature.

         11             In addition to that, on the upper level of the

         12   garage is what we would refer to as a rooftop garden,

         13   which is, you know, place for sunbathing, we'd have up

         14   there what they'd call a splash pool, you know 20-inch

         15   deep body of water, and just a place for people to hang

         16   out, sunbathe, and typically there would be barbecue

         17   grills up there as well.  Similar in both of these

         18   courtyards.

         19             One thing I might mention, the property is

         20   elevatored, but -- but what's unique about this sort of

         21   garage structure, people can actually drive -- if they

         22   live on the second floor, they can drive up to the second

         23   floor, and you enter at four points off of that garage to

         24   go into the corridor on the level in which you're living.

         25             So people sort of self-distribute to where

                                                                     13
          1   they're at.  They generally just don't use the elevators.

          2             This first floor along here would house our

          3   leasing office and the work-out room and all the amenities

          4   that would be available for the residents.

          5             CHAIRMAN MADDEN:  Okay.  Thank you.

          6             MR. BRASWELL:  Any more questions?

          7             CHAIRMAN MADDEN:  Not right at this moment, I

          8   don't think.

          9             Why don't we hear from Paul, and then I'll let
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         10   the people in the audience comment.

         11             MR. LANGDON:  Feel like I'm sitting in your

         12   laps.

         13             Good evening, Mr. Chairman, Members of the

         14   Commission.

         15             My name's Paul Langdon.  I'm the Director of

         16   Community Development for the City of Creve Coeur.

         17             The applicant has given you a thorough

         18   walk-through of the site and the project itself.

         19             As he's identified, there are a number of issues

         20   related to the zoning as it sits today.

         21             The basic expansion of the Core Business

         22   District is not unusual.  It is a continuation of the

         23   basic form, which is fairly intensive development.

         24             We call it the Pavilion Shopping Center.  Has a

         25   number of retail units, it has office over retail in the

                                                                     14
          1   northwest corner.  It has the theater, and it does have a

          2   parking deck, albeit a rarely used parking deck.

          3             The drive that runs down beside it, Pavilion

          4   Drive, was never intended to be a public street.  It is

          5   not today a public street.

          6             It was intended to be an access for traffic

          7   leaving en masse from the theater.  That's where it

          8   originated.  The theater is right here.  That's Pavilion

          9   Drive.  That's the parking deck, you have restaurants and

         10   retail, restaurant, restaurant, restaurant, mixed office

         11   and restaurant back here and retail.

         12             The -- the driveway is really only built to

         13   driveway standards in terms of width.  The turning radius

         14   here, if any of you have tried to negotiate it at a busy
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         15   time, is not very good, and certainly that's something

         16   we're mindful of as we move forward.

         17             Also you have some newer office located here at

         18   the corner and you have comments received last time from

         19   the owners of that building that have concerns.  You also

         20   have the Carriage House, which has been referred to.  You

         21   received comments last time on that, and I think you'll

         22   get comments tonight from residents there.

         23             These are all factors that we're aware of.

         24             I think one of the things that you also need to

         25   be aware of, and I don't want to presume on the Board of

                                                                     15
          1   Adjustment here, but it does help with the general

          2   understanding of how we got here and some of the issues,

          3   that not only will the Board of Adjustment will be looking

          4   at, but I think that you all need to look at as well, and

          5   that is the zoning history of this area.

          6             It has been commercially zoned along Olive

          7   Street Road since the City incorporated.  This is part of

          8   the original incorporation area.  At the time there was no

          9   Olive Boulevard, this is where Olive went.  And this was

         10   always seen as an area coming off of Lindbergh for

         11   commercial development.

         12             When Carriage House came along, the project, as

         13   a concept, the City did not have a Multifamily District

         14   that could handle it.  It was proposed actually originally

         15   over here close to Lindbergh or over here where there's

         16   currently an office building.

         17             At the time they developed the Multifamily, it

         18   was called Planned Multifamily Development, the P

         19   District.  And it allowed for higher density, which

         20   Carriage House is.  It allowed for shorter setbacks and
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         21   less green space.  Basically, it was a compression of the

         22   what was conventional garden apartments at the time.  This

         23   was the early 1980s.

         24             The two sites failed, but ultimately Carriage

         25   House came out of that zoning.  Ultimately, the City

                                                                     16
          1   decided that that P District was not very workable, so

          2   they reworked it into what became the MF or Multifamily

          3   District.

          4             In addition, there was the AR, Attached Single

          5   Family, which is sort of townhouses, and then there are

          6   all this Single-Family Detached Districts.

          7             Carriage House was zoned Multifamily.  That's

          8   important because going forward you had a multifamily

          9   parcel surrounded by commercial development or commercial

         10   zoning.

         11             And commercial zoning popped up over the years.

         12   You had the development take place here at Pavilion, which

         13   initially stage you see, but then went to Core Business.

         14   Had all this development along the north side, the

         15   expansion of Lou Fusz with the Subaru dealer.

         16             You have the office building here right at the

         17   interchange ramp, the other dealership and some various

         18   offices and a -- and a school right here, a private

         19   school.  So you saw a variety of different development.

         20             In the late 1990s, the City, 1997, the City

         21   adopted a new zoning code.  It was a complete rewrite.  A

         22   lot of new standards were brought in.

         23             One of those was anything in the Core Business

         24   District had to provide this 200-foot buffer if it was

         25   adjacent to Single-Family Residential.
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                                                                     17
          1             Remember at the time that there was still

          2   Multifamily Residential.  There was a clear break there

          3   when you were beside Single-Family, you had big buffers.

          4   If you were beside Multifamily, no buffer.

          5             In this case you had multifamily development,

          6   and so there was no presumption that they were creating

          7   some sort of a -- a buffer zone around that particular

          8   development or any like it, frankly.

          9             Just a couple years after that zoning code was

         10   adopted, there was a move in the City to get rid of all

         11   Multifamily zoning.  There would be no more Multifamily

         12   zoning as a designation.  Any properties that were zoned

         13   Multifamily would be zoned something else.

         14             In that effort, this along with all the other

         15   apartment complexes, were evaluated for what was the best

         16   district, because, as you know, that's not a townhouse.

         17   That is not attached Single-Family development, but it's

         18   also not a business either, it's where people live.

         19             So they decided at the time that the best use or

         20   the best district would be AR, even though it isn't AR, it

         21   doesn't meet any of the standards of AR, at least AR was a

         22   Residential District that allowed somewhat higher density,

         23   and that's about as far as -- as this project went along

         24   with it.

         25             The problem though is that now you brought along

                                                                     18
          1   a whole bunch of protection standards for a style of

          2   development that were never intended to go with this style

          3   of development.  But that's the way it went, and that's

          4   what we have today, AR zoning on a multifamily project.

          5             Several years go by, the General Commercial
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          6   zoning stays in that area.  Nothing happens.

          7             Comprehensive Plan is written in 2002.  There's

          8   specific wording in there that the City should envision

          9   this as a Commerce Center.  That's the name given to this

         10   district of the City.  There's wording in there that says

         11   the City should be prepared and should encourage

         12   large-scale redevelopment, sophisticated redevelopment

         13   with high design -- design standards and should, in fact,

         14   it goes as far as encouraging a green-tape approach,

         15   meaning minimum restrictions; make it happen.  Even with

         16   that, nothing happened.

         17             The Pavilion really was it.  And that was the

         18   only thing that -- that was taking place.  Lou Fusz did

         19   the Subaru dealer, which, compared to the other portions

         20   of the complex, again, that's it right here, compared to

         21   the repair center and the size of the Nissan and Mazda

         22   dealers, it's much, much smaller.  It simply wasn't taking

         23   place.

         24             The only other project was this one, which is

         25   three stories and actually fits within the General

                                                                     19
          1   Commercial zoning, but the owner of that building will

          2   tell you that if he could have done more, he would have

          3   done more.  Because he had access and because he had

          4   location, he knew that he could make the project work, but

          5   he didn't have the zoning, and he didn't have a big enough

          6   piece of land to qualify for a stand-alone Core Business

          7   District.

          8             He would have, in effect, been spot zoning had

          9   he done that, which is curious, because when they zoned

         10   this Carriage House project -- sorry -- this Carriage
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         11   House project to AR, they effectively spot zoned a piece

         12   of property.  It doesn't fit in.  It's surrounded by

         13   Commercial.  It doesn't fit the district it's in.  It was

         14   a zoning of convenience.

         15             We move ahead another several years, and this

         16   project comes along.  They're looking at a set of new

         17   circumstances.  The market has changed.  The expansion of

         18   the plant science region, if you will, with Monsanto, this

         19   is -- you can see a little bit of it here, of course,

         20   Monsanto's, you know, over to the west, and you have the

         21   Danforth Plant Science Center and Bridge Park and now

         22   the -- the Healing Center, which is owned by St. Louis

         23   County, all starting to form a district.  They're starting

         24   to grow.

         25             Part of that market study that the applicant

                                                                     20
          1   referred to looked at the growing number of people working

          2   in that area that had need for this style of housing.

          3             You have in your packets, and it was on the dais

          4   today, letters from Danforth Plant Science Center, as well

          5   as Bridge Park and Wexford encouraging the project because

          6   a lot of the people that work in those centers are looking

          7   for this style of housing.

          8             They're coming here from out of country; they're

          9   coming here from other parts of the country, they may or

         10   may not stay here.  They are used to a different style of

         11   living in many cases and they don't want to commute.

         12             Remember that back when some of this zoning was

         13   done, and even at the -- in 2002, we weren't looking at

         14   nearly as much interest in people living close to where

         15   they work.  Commuting was a part of what Creve Coeur was

         16   and still is to a large degree, but it's on -- the
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         17   commuting is on the decrease and people wanting to live

         18   close to work is on the increase.

         19             And the Plant Science Center has, as a region,

         20   has really seen a push amongst the people living -- or

         21   working there to -- to have more housing choices nearby.

         22             So that's kind of led to the genesis of this

         23   project and -- and the Applicant's interest in it.  It

         24   really raises a lot of questions for us though.

         25             Regardless of the architecture, regardless of

                                                                     21
          1   the materials, the details of the landscape plan, I think

          2   we first have to address this question of is this the

          3   right direction for this area.

          4             The Board of Adjustment has very specific issues

          5   to look at, and their discussion will be focused on those

          6   issues.  But one of the questions they have to answer is

          7   if the variances are granted and the project is built,

          8   will it be a detriment to this property, to the properties

          9   around it, or the City in general.

         10             That's a big question, because in some ways this

         11   follows with the pattern of development that's been

         12   anticipated in the Comp Plan, but it's very much not in

         13   following with the zoning that's in the area.

         14             We haven't seen a project like this in the City

         15   before except for Kings Landing.  Kings Landing -- well,

         16   and I take that back.  Summit Lofts is very similar,

         17   although not as big.  It's that -- that sort of dense

         18   urban model, very short setbacks, it's really, you know,

         19   the buildings go right to the edges and everything is

         20   focused inside.  The rents are very high.

         21             And I can report that the tenancy in those
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         22   projects is also very high.  They are functionally full

         23   all the time now.  So there is market interest.

         24             The question for you all, I think, as the

         25   Planning Commission, and this really starts to preempt

                                                                     22
          1   some of the Comprehensive Plan discussions that we'll get

          2   into later this year, is where is this area headed.  Is

          3   this an area that's headed for this style of development,

          4   or is this an area that should be pressured to stay below

          5   three stories and stay within that General Commercial

          6   limitation.

          7             What you see out there today, although dated, is

          8   effectively what General Commercial allows.  It's fairly

          9   dispersed.  Fairly low.  Fairly low intensity.

         10             Core Business, as you know, is City Place, it's

         11   North New Ballas.  It's the area that runs across the

         12   interchange and over to Westgate.  You know, that's Core

         13   Business zoning.  West Park on the far side of the City,

         14   that's also Core Business zoning.  It is a different

         15   character.  It is more urban in style.  It is more dense.

         16             Where I think you can be of the most service to

         17   this process at this time is to look into that issue and

         18   speak to it, so that we can then help the Board of

         19   Adjustment as they deliberate on this question of harm.

         20   Is there a harm or is this actually a good thing for the

         21   area.

         22             There's no question that's a dramatic change for

         23   the properties around it.  Property to the west is a part

         24   of the project, so one presumes they're in favor.  We

         25   haven't heard from the projects to the north.  Carriage

                                                                     23
          1   House residents, some of them, at least, are opposed to
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          2   the project.  This is a dramatic change for them.  It's a

          3   parking lot beside them today.  You know, this is all

          4   parking lot right here.

          5             This is one small building, and you got a house

          6   right there, the manse, I suppose it was, for the church.

          7   And the rest of it's all landscape.  Now you'll have a

          8   building that fills almost that entire space.  That's

          9   dramatic change.

         10             But is that the dramatic change that the Comp

         11   Plan was seeking.

         12             And I suppose that's the first question I really

         13   have for you.  What do you think?  Because we will take

         14   these comments forward to the Board of Adjustment.

         15             I'm not looking for you to recommend the project

         16   tonight.  In fact, I encourage you not to.  I'm not

         17   looking for you to say that you would approve the project,

         18   but the first question, is this the right kind of project.

         19   We've seen this before.  It's a great project, it's in the

         20   wrong place.  Is that the case here or is this the right

         21   project to lead the way to a different future than the

         22   last 20 years we've seen in this area?

         23             CHAIRMAN MADDEN:  Mr. Eberhardt.

         24             MR. EBERHARDT:  What's the approximate

         25   employment at the Danforth Science Center of people who

                                                                     24
          1   might be utilizing these kind of apartments, do you have

          2   any feel for that?

          3             MR. LANGDON:  I don't know that I can answer

          4   specifically to Danforth.  I believe it's in the 200

          5   employees range.  I believe Wexford is similar.  Helix

          6   just started, so there's very little there.  Monsanto's,
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          7   you know, is essentially 24-hour operation, but I think

          8   their peak on campus employment at any one time is about

          9   3,000.

         10             Those areas are growing.  Recall there's two

         11   more phases to the Wexford project, both of which are

         12   larger than Phase I.  And then Helix is, I believe, about

         13   115,000 square feet, only 20 percent or so is full right

         14   now.

         15             MR. EBERHARDT:  Thank you.

         16             CHAIRMAN MADDEN:  Mr. Faron.

         17             MR. FARON:  In regards to the Comp Plan, it

         18   seems like this project is very favorable to a lot of

         19   things in the Comp Plan, as I've read the staff's report

         20   and delved a little deeper into that.

         21             It seems like we've attempted to lay out options

         22   for this site in this area before, and it hasn't taken

         23   off.  I don't know if we want to continue to do that.

         24             There also seems to be support from the

         25   companies in the vicinity.  I know we have some -- some

                                                                     25
          1   push back from some businesses in the vicinity, but some

          2   of the larger companies, the biotech companies definitely

          3   make a good point in allowing some residential options for

          4   their workers and people that are in that area not to have

          5   to drive somewhere to -- to lunch, do lunch, or just exist

          6   and live in that vicinity.

          7             It seems like in the past there's been a

          8   convoluted direction to where this Carriage House building

          9   exists now as its zoning is in place.

         10             In taking into consideration some of the

         11   comments that were made before, the previous meeting, is

         12   there a possibility of softening Pavilion somehow to
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         13   appease the people that were against the -- or stating

         14   that there could be some traffic problems, you know,

         15   adjusting that?  I know one of the traffic reports stated

         16   that the stop sign is not of a typical nature.  Maybe

         17   that's something to start with.  Widening it slightly.

         18             Is there an option to put a light up at

         19   Guelbreth and across from Carriage House?  I know that's a

         20   nightmare to come in and out of for some of the residents

         21   there.

         22             Things of that nature.  I mean I think there's a

         23   lot of options here to try to make this project work.

         24             I know the Applicant said that dropping it a

         25   story might make it unrealistic, but would that change the

                                                                     26
          1   zoning?  I thought you had said that in the report that

          2   that possibly would eliminate some of the variances that

          3   he might have to apply for.

          4             MR. LANGDON:  Only one.

          5             MR. FARON:  Only one.  The sky plan or the --

          6             MR. LANGDON:  Yes, the sky plan.

          7             MR. FARON:  Yeah.  So I mean I don't want to go

          8   on and on, so I've read this extensively, the staff

          9   report, and there's other things I can mention, but I'll

         10   -- I'll throw it back to the Commission, see if anyone

         11   else has additional comments.  But I think we can do some

         12   things here to make it move forward on this, not to

         13   approve it now, but to definitely look at it a little

         14   closer.  Maybe we do our own independent traffic study.  I

         15   think the study was done by the Applicant.

         16             We had a similar conflict with Delmar Gardens

         17   so, at any rate.
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         18             Anyone else?

         19             MR. HOWARD:  I have a couple comments.

         20             It seems like the access to this property from

         21   Pavilion is the wrong direction.  That seems like the

         22   wrong street to use.

         23             Old Olive is built sufficiently wide to handle

         24   this kind of traffic flow.  Pavilion just absolutely is

         25   not.

                                                                     27
          1             Has the fire department looked at this --

          2             MR. LANGDON:  Yes.

          3             MR. HOWARD:  -- as far as access from both

          4   sides?

          5             MR. LANGDON:  Yeah, I mean fire

          6   department's comments -- let me bring up the site plan --

          7   keep north up.

          8             Right now recall that the primary access is

          9   intended to be here off of Old Olive.  There is access

         10   today right here.  It goes into the office building in

         11   this parking lot and then it connects through to this --

         12   the big parking lot that's here.

         13             Obviously, you can see that would still be a way

         14   through.

         15             The fire department sees this as the primary

         16   access and would not want to use this.  They did look at

         17   being able to negotiate a truck through here, oops,

         18   through here to this point where they could then extend a

         19   ladder to fight a fire in the south end of the building.

         20             Concern being that once you got a truck in here,

         21   if you got a truck in here, it would be extremely

         22   difficult to get out, especially if there are cars parked

         23   there.  It -- you couldn't get a ladder truck is what it
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         24   comes down to.

         25             So they have considerable concerns about getting

                                                                     28
          1   into that property.  What they would do, and what the

          2   Applicant has agreed to work with Demon (phonetic), access

          3   is from Old Olive.  They come to here and then using a

          4   series of the, they call them grass pavers or turf

          5   blocks --

          6             MR. BARTON:  Uh-huh.

          7             MR. LANGDON:  -- which they've approved in a

          8   variety of locations before, a truck can drive down there,

          9   only one time use, hopefully if -- hopefully never be

         10   used.  And again can then reach a point here, where then

         11   extend a ladder and fight a fire in the south end.

         12             It's, again, not ideal, but at least it

         13   does allow them access.  They are satisfied with that.  We

         14   met directly with the fire marshal and with the -- the

         15   ladder truck captain, who felt that that was acceptable.

         16             And then on the other side, they would access

         17   using Carriage House parking lot.

         18             MR. HOWARD:  Okay.  So that would eliminate

         19   those trees that we see on this landscape plan?

         20             MR. LANGDON:  No.  No.  They work around the

         21   trees.  They're not worried about that.  That's why they

         22   keep a chainsaw on the truck.

         23             MR. HOWARD:  And then isn't this -- if we

         24   move this concept, now this is four stories, I think we're

         25   looking at three in the form base code Downtown District.

                                                                     29
          1   This would be --

          2             MR. LANGDON:  Three up -- three up to six.
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          3             MR. HOWARD:  So this would be the kind of

          4   development that we'd like to see --

          5             MR. LANGDON:  Yes.

          6             MR. HOWARD:  -- in that area --

          7             MR. LANGDON:  Uh-huh.

          8             MR. HOWARD:  -- certainly.

          9             MR. LANGDON:  Yeah.  And to the extent it's

         10   relevant to Kings Landing, and Kings Landing is, at least

         11   for the last several years, extremely successful, we would

         12   encourage more.

         13             CHAIRMAN MADDEN:  You done?

         14             MR. HOWARD:  Yes, I am.

         15             CHAIRMAN MADDEN:  Okay.  You know, Creve Coeur's

         16   got something really going there, I think, at the corner

         17   of Warson and Olive Street --

         18             MR. LANGDON:  Uh-huh.

         19             CHAIRMAN MADDEN:  -- and we got this letter here

         20   saying that, you know, this is what these people are

         21   looking for.

         22             I just got back from Italy.  You hardly see any

         23   houses in Italy.  The people live right near where they

         24   work.

         25             MR. LANGDON:  Uh-huh.

                                                                     30
          1             CHAIRMAN MADDEN:  They either take a scooter,

          2   public bus or they walk.

          3             And, you know, we're bringing a number of these

          4   people in, I think, from other countries, to me this fits

          5   right in.

          6             Now I also agree with what Mr. Faron said, we've

          7   got to make this maybe a little bit more palatable for the

          8   neighbors to the east.
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          9             But this is, to me, a chance for Creve Coeur to

         10   really make that Plant and Science Center and everything

         11   else that's located over there, maybe really take off, and

         12   make it easier for them to recruit world-class people, and

         13   the better people we get in there, you know, and then you

         14   got Monsanto right across the street, I'm sure there's a

         15   number of their people --

         16             MR. LANGDON:  Yes.

         17             CHAIRMAN MADDEN:  -- that are single or they,

         18   you know, maybe have -- they're married with no kids or

         19   just young kids would love to live there.

         20             I think this is perfect for this situation.

         21             MR. LANGDON:  It's important to note this

         22   property south side of Old Olive -- or Olive -- Old Olive

         23   Street Road is in the Ladue School District, and so we do

         24   expect that there will be families living in the building.

         25             CHAIRMAN MADDEN:  And -- and as far as the

                                                                     31
          1   traffic, and I'm sure we're going to do an independent

          2   one, well, as long as I've been on here, we can have the

          3   two traffic studies will come out exactly the same, and

          4   we'll still have people sitting out there in the audience

          5   saying they don't know what they're doing, so I mean, and

          6   usually when we get done with these projects the traffic

          7   people were right, you know, so.

          8             MR. LANGDON:  I can add to that.

          9             The -- we did ask the police department to set a

         10   counter out for a week, and get some idea of the amount of

         11   traffic on the street.  It's a little north of 8,000 cars

         12   a day.  For a road this size, that's, you know, certainly

         13   normal, it could handle substantially more than that.

Page 26

103



PZ 040113.txt
         14   There are no significant crash statistics anywhere along

         15   Old Olive until you get down to the intersection with

         16   Olive Boulevard, which is a whole different situation

         17   because you have cars running the red light going east or

         18   west that leads to crashes there.

         19             But Old Olive, in general, is not a safety

         20   concern today.  You know, it's always a question about how

         21   much traffic an apartment complex generates.

         22             In general, with any residential you see a -- a

         23   dispersal of the traffic.  They don't all leave at the

         24   same time; they don't all come home at the same time.

         25             Offices and factories are the worst for that.

                                                                     32
          1   Schools are another bad one for really creating that focus

          2   of traffic.

          3             But 174 units is going to generate a fair bit.

          4   Their traffic study believes that that can be

          5   accommodated.  Mostly if the traffic stays to Old Olive.

          6   It really didn't get into the question of -- of Pavilion

          7   and whether we'd have a lot of traffic cutting through

          8   here.  I think they made some assumptions that were very

          9   low.  And I think, yes, we would use the City's traffic

         10   engineer to verify any of those conclusions.

         11             CHAIRMAN MADDEN:  Thank you.

         12             Okay, Mr. Faron.

         13             MR. FARON:  If I could go back and mention, on

         14   the Kings Landing, was the only variance the parking

         15   related to these --

         16             MR. LANGDON:  That -- yes.

         17             MR. FARON:  -- four?  It was just the parking?

         18   The other were in some way, shape or form avoided and

         19   addressed at that project?
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         20             MR. LANGDON:  Yes, cause it's surrounded by Core

         21   Business zoning, there were only the 10 foot setbacks

         22   required --

         23             MR. FARON:  Okay.

         24             MR. LANGDON:  -- all the way around so.

         25             MR. FARON:  And I -- it seems like a project

                                                                     33
          1   like this, and you can chime in with what your perspective

          2   on it would be, with the Commercial, the GC above there,

          3   and the church that is now for sale --

          4             MR. LANGDON:  Yes.

          5             MR. FARON:  -- a project like this could infuse

          6   and interject possible regrowth and development there.

          7             I mean if we have the flyover coming from the

          8   biotech corridor over there, and a lot of people living

          9   there, I think business owners love to have that, people

         10   living and working within their vicinity.

         11             I mean that strip of shops up there have been

         12   struggling for a long time.  I would think they would love

         13   to -- I'm not saying that addresses all the issues, but

         14   the depressed area that -- up that -- up on Old Olive

         15   there would probably benefit from additional people living

         16   in the neighborhood, and it seems like you have stated

         17   that in the past so and in our staff report so.

         18             CHAIRMAN MADDEN:  Paul, before we get too deep,

         19   why don't we go to the public comment --

         20             MR. LANGDON:  Sure.

         21             CHAIRMAN MADDEN:  -- if that's okay.

         22             How many people, by a show of hands, are going

         23   to speak tonight from the audience?

         24             Three.  Okay.  I'm going to regret this, but
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         25   I'll waive the three-minute clock if there's only three of

                                                                     34
          1   you, but I may reinstate it quickly.

          2             So the only -- no, you're not on this one.

          3             Ma'am, why don't you come forward first.  Yes.

          4             And when you get up there, could you please

          5   state your name and address, please.

          6             MS. KRAM:  Joan Kram.

          7             CHAIRMAN MADDEN:  You can pull that microphone

          8   down so you don't have to stand on your --

          9             MS. KRAM:  Better?

         10             CHAIRMAN MADDEN:  There you go.  Great.

         11             MS. KRAM:  Joan Kram, and I live at 920

         12   Guelbreth, which would be like almost next door to this

         13   new project they're planning on.

         14             I am here representing Carriage House, the one

         15   with the porches, the second one on the lot.

         16             CHAIRMAN MADDEN:  Uh-huh.

         17             MS. KRAM:  And I am here, as I say, representing

         18   them.  We are not in favor of this, mainly, as you said,

         19   because of the traffic.

         20             It's -- first of all, we weren't told if it was

         21   going to be apartments or condos.  Nobody has -- well, no

         22   one has even come and spoken to our president or any of

         23   our neighbors in our building to even give them an idea of

         24   something to think about.

         25             I'd like to know just how this is going to

                                                                     35
          1   affect our property at 920.  I don't know what they're

          2   going to do as far as -- I don't know what we're going to

          3   do or they're going to do or whatever as far as parking,

          4   and et cetera, et cetera.
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          5             I'd like to know if, indeed, this project is

          6   passed, when it will start being built and how long it

          7   will take to be built.

          8             Frankly, and I'm sorry, I think it's

          9   Mr. Madden --

         10             CHAIRMAN MADDEN:  Yes.

         11             MS. KRAM:  -- I don't agree with you.  I don't

         12   think it's going to be of any benefit to us whatsoever,

         13   and, again, we're getting back to traffic and so forth.

         14             And I don't want people to think I don't like

         15   kids, cause I love kids, I've got great grandchildren.  So

         16   please don't feel that I am against that, but it's just

         17   going to be -- it's not going to be of any benefit to

         18   them.  And when we see kids, even now, when they come over

         19   to visit grandma and grandpa, and if they're playing in

         20   the yard -- in -- we have no yard, so it's our parking

         21   lot.  And then we're going to have more going on with this

         22   new project.

         23             I don't know what they're intending -- how many

         24   children they're intending to allow, or if anybody with

         25   children is interested.

                                                                     36
          1             But, as I say, I do want to know when this is

          2   projected for; when they are intending to start building

          3   if it is passed and how long it will take.

          4             CHAIRMAN MADDEN:  Okay.  When we get done with

          5   all three of you, then we'll ask him to come up and answer

          6   your questions, okay.

          7             MS. KRAM:  Pardon me, I'm sorry?

          8             CHAIRMAN MADDEN:  After the three of you

          9   speak --
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         10             MS. KRAM:  Oh, yeah.

         11             CHAIRMAN MADDEN:  -- we'll ask him to come up to

         12   answer the questions, okay.

         13             MS. KRAM:  Okay.  Fine.  Thank you.

         14             CHAIRMAN MADDEN:  Thank you very much.

         15             Mr. Kent.  Were you sworn in?

         16             MR. KENT:  No, I don't believe.

         17             CHAIRMAN MADDEN:  Okay.  Well, then we need to

         18   swear you in, please.

         19             (Mr Kent was sworn by the court reporter.)

         20             MR. KENT:  Robert Kent, 13084 Ferntrails Lane.

         21             I just wanted to comment, it's not on the map,

         22   but just across on the other side of Old Olive Bowl is

         23   LaVerne Collins Park.  And it's within walking distance.

         24   And LaVerne Collins Park has been underutilized, to say

         25   the least.

                                                                     37
          1             And so, perhaps, if we get this development,

          2   it'll be attractive to the people in the development,

          3   particularly if they have children, which was just

          4   mentioned.  And in addition we can perhaps justify having

          5   put that park where it was.

          6             Thank you very much.

          7             CHAIRMAN MADDEN:  Thank you.

          8             Mr. Caldwell.  Were you sworn in?  I didn't

          9   know.

         10             MR. CALDWELL:  Yes.

         11             CHAIRMAN MADDEN:  Okay.

         12             MR. CALDWELL:  David Caldwell, 257 Brooktrail

         13   Court.

         14             I thank the Chairman for waiving the

         15   three-minute rule, but I'll do the best that I can.
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         16             I would like to maybe ask Mr. Langdon to weigh

         17   in on this, but as I look at this project, it can be

         18   approved as General Commercial, so he's asking for Core

         19   Business, but technically it can't be approved as Core

         20   Business either because of all the variances that are

         21   required.

         22             It can't really be approved as a straight Core

         23   Business project.  Many variances are needed to make it a

         24   Core Business eligible.

         25             So my question to Mr. Langdon, why wouldn't this

                                                                     38
          1   be a Planned Residential District, in which case there

          2   would be a different set of rules that would apply, and we

          3   would talk about the public benefits and so forth, and we

          4   would also characterize the project going forward by

          5   making Core Business it can be anything that -- if this

          6   project failed, as it is proposed, then it's Core

          7   Business, it could be anything that is Core Business from

          8   now on.

          9             So my question -- one of my questions is why

         10   wouldn't this be approached as a Planned Residential

         11   District?

         12             Now, I think Mr. Eberhardt raised the issue

         13   about the employment in the area.  And I would say that at

         14   174 units, this is a drop in the ocean as -- in terms of

         15   addressing the housing of the people in the area.  I

         16   worked at Monsanto, and I know about that.

         17             So but if there is a general community interest

         18   to provide housing there, then it would equally be

         19   possible to use the same zoning that applies to the

         20   Carriage House, and make -- put in housing of a similar
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         21   scale to the Carriage House on that property, and you

         22   could provide housing there.

         23             There's no reason that -- more -- no more of a

         24   reason to extend the Core Business zoning from the west,

         25   as there is to extend attached residential or other

                                                                     39
          1   residential zoning from the east.

          2             So I -- I think that there's -- there are other

          3   common sense approaches to this project other than

          4   squeezing in the ultimate maximum unbelievable density

          5   that is proposed requiring all these variances, and still

          6   achieve the purposes of the -- of the -- the Comprehensive

          7   Plan.

          8             And, lastly, I think -- I haven't seen the

          9   traffic studies, I don't know what extent they have been

         10   done, but not only the -- the residential -- the residents

         11   there, but also some of the businesses have raised that

         12   issue so that shouldn't be finalized.

         13             There may be people who disagree with it, but

         14   that's no reason not to do a full and complete traffic

         15   study.

         16             So I would encourage continued study, as

         17   Mr. Langdon has recommended, on this site.

         18             The area does need improvement, and I think it

         19   should start with some commitment from the City.

         20             Mr. Kent brings up the park.  There really isn't

         21   adequate sidewalks to take people to that park.  You'd

         22   have to be walking through parking lots to get there.

         23             So, and there are a lot of things that -- the

         24   flyover is eons away, if ever, so that shouldn't even be

         25   considered in terms of justifying this project.
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          1             The City needs to make a lot of commitments to

          2   improve the infrastructure in the area.  And this project

          3   is not -- not doing any of that, whereas a Planned

          4   Residential District would maybe make some contributions

          5   there.

          6             So I think we need to apply a lot of common

          7   sense and not get mired down in some of the zoning

          8   history.

          9             CHAIRMAN MADDEN:  Thank you.

         10             Is there anybody else?  Okay.

         11             Paul, would you like to answer those comments?

         12             MR. LANGDON:  Just answer them from here.

         13             The -- the key issue with the Planned

         14   Residential is that one of the requirements to rezone to

         15   Planned Residential District is that the surrounding

         16   properties be predominantly residential.

         17             In this case only Carriage House is residential.

         18   The rest of it's all commercial.  So it doesn't meet the

         19   base requirement.

         20             In addition, there are buffer standards within

         21   Planned Residential as well, which, again, go to Single

         22   Family Zoning, which AR technically is, even though

         23   Carriage House is not.  So we did look at Planned

         24   Residential zoning, and it doesn't fit any better than

         25   Core Business.

                                                                     41
          1             Also it has a maximum density of 20 units per

          2   acre, which matches the maximum density under AR, as well

          3   as the maximum density without a conditional use permit in

          4   Core Business.

          5             So at I believe 43 units per acre for this
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          6   development, again Planned Residential doesn't work.

          7             So we did look at it.  It doesn't work.

          8             ALR -- extending AR would not allow either this

          9   project or Carriage House.  The Carriage House project

         10   doesn't meet the minimum acre size; doesn't meet the

         11   minimum lot size; doesn't meet the density limit; it

         12   doesn't meet the site coverage limit.

         13             So even -- that's Carriage House.  That's not

         14   the proposed project.  So the AR doesn't work either.

         15             Definitely discussed the issue with the

         16   Applicant that -- that we always try to consider, which is

         17   what could subsequent land uses be should the project

         18   fail, but the zoning remains.

         19             And, again, we really come back to that same

         20   question.  Is this area headed for the Core Business style

         21   of development, whether that's high density residential or

         22   office buildings or high density retail, or is it really

         23   destined to stay General Commercial, which is what it is

         24   today.

         25             CHAIRMAN MADDEN:  All right.  Thank you.

                                                                     42
          1             Mr. Braswell, could you come back up and let us

          2   know if -- how long this will take to build and when you

          3   propose to start.  I know it depends on variances and

          4   other things.

          5             MR. BRASWELL:  Based on your approving it

          6   tonight you mean?

          7             CHAIRMAN MADDEN:  Yeah.

          8             MR. BRASWELL:  I'll just give you the timeline

          9   for the -- for the -- when we would -- if we could start

         10   from a construction standpoint.

         11             We -- we plan approximately 18 months from the
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         12   time we would get building permits and start construction.

         13             There was one other question too.  I mean --

         14   seems to me there was.  Is there --

         15             CHAIRMAN MADDEN:  How it affects her property --

         16   their property.

         17             MR. BRASWELL:  From construction standpoint, we

         18   wouldn't be on them at all.  I mean we can't do that.

         19             CHAIRMAN MADDEN:  Okay.  Thank you.

         20             MR. CALDWELL:  Mr. Madden, can I have one more

         21   comment?

         22             CHAIRMAN MADDEN:  Sure.  Do I need the clock?

         23             MR. CALDWELL:  No.

         24             This reminded me when they question about how it

         25   would affect their property.  And I think this pertains to

                                                                     43
          1   the sky plane thing.  I think this would have a severe

          2   impact on the Carriage House in terms of the sunlight in

          3   the afternoon.  So I think that would -- we'd need to have

          4   a -- maybe an explanation from a expert on that to -- to

          5   tell the people how it would affect them.

          6             CHAIRMAN MADDEN:  Thank you, Mr. Caldwell.

          7             And that will close the public hearing.

          8             MR. LUMLEY:  After I do my exhibits.

          9             CHAIRMAN MADDEN:  After you do your exhibits.

         10             MR. LUMLEY:  Thank you.

         11             I offer the following exhibits into the record

         12   of this public hearing:  Documentation in possession of

         13   the City Clerk reflecting the notice that was provided to

         14   the public concerning the hearing; the staff's report

         15   regarding the application; the City's Code of Ordinances

         16   and Charter; the City's Comprehensive Plan and the public
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         17   file regarding this application.

         18

         19                 (This ends the public hearing)

         20

         21

         22

         23

         24

         25

                                                                     44
          1   STATE OF MISSOURI    )

          2                        ) SS

          3   COUNTY OF ST. LOUIS  )

          4

          5           I, Deborah K. McLaughlin, Registered Professional

          6   Reporter, Missouri Certified Court Reporter, Illinois

          7   Certified Shorthand Reporter and Kansas Certified Court

          8   Reporter, do hereby certify that I reported the Planning

          9   and Zoning Public Hearing stenographically and later

         10   reduced to typewriting; and that this is a true and

         11   accurate transcript of the public hearing.

         12

         13

         14   _____________________________, RPR, MO-CCR, IL-CSR, KS-CCR

         15       Deborah K. McLaughlin, RPR, MO-CCR, IL-CSR, KS-CCR

         16

         17

         18

         19

         20

         21

         22
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         23

         24

         25
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March 28, 2013 
 
City of Creve Coeur 
Paul Langdon, AICP 
Director of Community Development 
300 N. New Ballas Road 
Creve Coeur, MO  63141 
 
Dear Mr. Langdon,  
 
Thank you for allowing me to submit the concerns regarding Application #13-003 for developing The 
Vanguard at Creve Coeur Multi-Family Residential Development on behalf of the neighboring 
property, 10448 Old Olive Street Road, due to my being out of town for the rescheduled Planning and 
Zoning Meeting, April 1st.   
 
Major concerns are as follows: 
 
1.  The traffic is currently heavy on Old Olive Street Road.  As our parking lot reaches full capacity on a 
daily basis with surgical patients from our surgery center, we are very concerned about the increase 
in traffic. 
2.  We currently worry about our patient’s safety if they are crossing the street. There is a bus stop in 
front of our property (on the curve) as well as speeding cars entering Old Olive from Olive Blvd. 
traveling north on Old Olive.   
3.  Pavillion Street is currently considered an access road, which is indeed a very highly trafficked area 
due to the restaurants and theater in the shopping center.  The street is extremely narrow and there is 
a lot of confusion regarding the two way stop with on-coming traffic coming from Olive Blvd.   
4.  Our main concern is overall traffic flow, congestion and access to entrances.   
  
I personally work at this location and I witness daily traffic activities, near misses with car accidents, 
congestion and a very poorly engineered traffic control for the area.  Since the restriping of Old Olive 
from Olive Blvd., there is a huge traffic issue.  Every morning I witness cars that used to have a turn 
lane, are now stopped to turn into Fitness Edge or Waterway Car Wash and other cars use the turn 
lane into the shopping center to go around the turning cars. It is a traffic nightmare.   
 
In summary, there is a huge concern with our owners that this proposal includes high density housing 
with the number of the units proposed.  We understand some consist of one, two and three bedroom 
units which could create a large population of people and traffic.   
 
 
 
Sincerely,  
 
 
ReGina Simo  
Owner of 10448 Old Olive Street Road 
FRK Properties 
Tel. 314.308.7681 
regina@anaturalyou.com 
 
Cc:  Dr. Frank Simo, Richard Armbruster and Janet Armbruster 
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1           MR. LANGDON:  Yeah, it'll be recorded, so

2 we'll --

3           MR. SCHNARR:  Yeah.

4           MR. LANGDON:  -- we'll have the recording.

5 Won't be -- there's no minutes because the meeting

6 doesn't --

7           MR. SCHNARR:  There's not --

8           MR. RICHARD ARMBRUSTER:  Be recorded for the

9 next meeting?

10           MR. LANGDON:  We can -- we can transcribe the

11 comments and provide them, yes.

12           MR. RICHARD ARMBRUSTER:  For the next meeting?

13           MR. LANGDON:  Yes.

14           MR. SCHNARR:  Right.

15           MR. LANGDON:  So now would be a good time, if

16 you like to.

17           MR. RICHARD ARMBRUSTER:  I represent FRK

18 Properties --

19           MR. LANGDON:  We need you at the microphone so

20 we can record you.

21           MR. RICHARD ARMBRUSTER:  Sorry.

22           I represent FRK Properties.  We're at 10448 Old

23 Olive Street Road.

24           MR. CURTIS:  You need to state your name and

25 address.
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1           MR. RICHARD ARMBRUSTER:  Richard Armbrewster,

2 10448 Old Olive Street Road, Creve Coeur, Missouri.

3           My statement is this.  Due to the nature of the

4 traffic flow to and from our facility at 10448 Old Olive

5 Street Road, and if anybody has got the -- the package

6 that shows the overlay of the -- of the property in

7 question, 10360 and 10420, we're basically two blocks

8 away.

9           MR. CURTIS:  You're talking about the

10 Application 13-003 --

11           MR. RICHARD ARMBRUSTER:  That is correct.  That

12 is correct.

13           MR. CURTIS:  -- the 5.26 acres --

14           MR. RICHARD ARMBRUSTER:  That is correct.

15           MR. CURTIS:  -- rezoning.

16           MR. RICHARD ARMBRUSTER:  We have a medical

17 building.  We have outpatient facilities on the first

18 floor.  It's a two-story structure.  And we have a

19 physician's office and a spa location on the second floor.

20 We have maxed out on our parking for that parcel of land.

21           If you know the way Old Olive Street Road flows,

22 there's a hard right before you get to the property as you

23 would head north on Old Olive Street Road.

24           I think I got the same thing.  There you go.

25 That is my building.

120



Page 4

1           As our patients come around this building, it's

2 almost like a blind curve to the right.  They don't know

3 where it's at, perhaps, they're using GPS, they're using

4 visual recognition, by the time they get to this, they

5 realize, ooh, I got to make my right here into this

6 parking.

7           If this parking is full, and we're gladly full

8 most of the time, where do they go.  Well, they hesitate

9 and they may have to park somewhere over here or find

10 parking someplace else.

11           My concern is this proposal is on this street --

12           Regina, what's the name of that street?

13           REGINA (IN AUDIENCE):  Pavilion.

14           MR. RICHARD ARMBRUSTER:  -- Pavilion.  Pavilion

15 is an issue for me as a -- as a business owner in Creve

16 Coeur in -- in several regards.

17           Is the -- the path north is an issue; the path

18 coming south now becomes an issue with regards to how the

19 traffic flow is going to come in and out of this new

20 proposed complex.

21           There's a stop sign right here, which is

22 actually a chaos of confusion, if you've ever been there,

23 about are you going to go straight, are you going to go

24 right, are you going to go -- where are you going to go.

25 It's only two lanes.
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1           So my -- in summary, the congestion and the

2 traffic flow that may harm my viability as a business is

3 at question.

4           So if this piece of property is to be developed,

5 I believe that traffic flow has got to be looked at

6 insofar as it affects the commercial enterprises around

7 that parcel.

8           Coming north, it's a blind curve.  They bypass

9 it, but if traffic is coming out of that parcel because

10 they live there and they're going to work at a particular

11 time or coming home at a particular time, I have a

12 secondary concern about the safety.

13           So, one, I'm concerned about traffic, traffic

14 flow as it pertains to my business, and secondarily, I

15 think you got to consider the safety.

16           That's a blind curve.  You got a lot -- how

17 many -- 174 multi-family units.  Has -- has -- has someone

18 considered the traffic flow?  I think it has to be looked

19 at.

20           People may be harmed and my commercial business

21 may be impaired, so.

22           MR. LANGDON:  Thank you.

23           Just so you understand, they can't really engage

24 since we can't open the meeting, so we have your comments,

25 we'll transcribe them, and we'll provide them to the
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1 Commission for the next --

2           MR. RICHARD ARMBRUSTER:  They will provided for

3 the next meeting?  Okay.

4           MR. LANGDON:  Yes, sir.

5           MR. RICHARD ARMBRUSTER:  Regina, before I leave

6 the podium -- Okay.

7           Well, thank you very much.

8           MR. CURTIS:  Thank you.

9           MS. KATHLEEN McCLUE:  Where do I -- oh.

10           My name's Kathleen McClure.  And he's talking

11 about how it might adversely affect a business.  I am a

12 property owner there.  I'm a resident.  I live at a

13 condominium at 942 Guelbreth Lane.

14           And like he said, if you were over there and saw

15 how the traffic flow goes over there, I think you'd have a

16 better idea of it.

17           He's talking about Pavilion.  Pavilion is really

18 an access road.  It doesn't even have a line in the middle

19 of the road.  If you want to call it a two-lane road, it's

20 a very narrow road.  Like I said, there's no line.  I

21 called here, and they said that they call it an access

22 road, not a regular road.

23           And also on that road, they have all the traffic

24 from the theater and all those restaurants are flowing

25 into that road also, besides the normal people that just
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1 use it to cut over from -- from Olive to Old Olive.

2           Where we are at 942 Guelbreth, when -- they've

3 recently, not too long ago, readjusted that road out

4 there, Old Olive.  So now when you pull out of our -- our

5 complex, when you pull out on Guelbreth there and you make

6 a -- want to make a left onto Old Olive, the people that

7 are coming from Olive up Old Olive toward Lindbergh, they

8 want to make a left on Guelbreth, so they're sitting there

9 to make their left, and we're sitting there in our parking

10 lot trying to make a left to get onto Old Olive, and those

11 people have the right-of-way before we do.  All the people

12 making a left-hand turn have the right-of-way, so they're

13 waiting for all the people to clear coming from Olive

14 going down Old Olive so they can make their left.

15           In the meantime, we have to wait for all those

16 people to make their left-hand turn, before we can --

17 besides the ones that are going straight before we can

18 ever get out on Old Olive to make a left-hand turn.

19           MR. CURTIS:  Can you point out on the map where

20 your -- where Guelbreth is.

21           MS. KATHLEEN McCLUE:  I think we're right here.

22           MR. LANGDON:  That's correct.

23           MS. KATHLEEN McCLUE:  I think there, yes.

24           And our garages, see, that would be -- our

25 building's to the right of this, the garages are here, and
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1 that building you're proposing is going to back up to our

2 garages.  And what I understand is that you are trying to

3 change that.  Right now you have something in place where

4 they'd have to be a certain distance from our property

5 line, but they tell me you want to change some ordinance

6 or something so that that building can come closer to our

7 property.

8           Now, I don't really know how that's going to

9 affect us.  I don't know why the original thing was

10 proposed anyway, they had a certain distance, but,

11 evidently, this company wants to change it.

12           So I don't know how that's going to affect us.

13 But traffic wise, it's already a mess over there.

14           And like the man who's -- is having this -- this

15 developer and the owner, came to my building.  He offered

16 to -- he's very nice.  His name is David.  He came to my

17 building.  He offered to.  He showed me the plans and he

18 talked to me.  And he was telling me, I said, so how's it

19 going to help us in any way.  He says, well, you'll have

20 more neighbors.  I said, look at, you moved out on Wild

21 Creek Road, you told me, to deal with the traffic, just so

22 you can get away from all the extra people.

23           You know, for them to put that there, he's got

24 two-bedroom units, he's got three-bedroom units, plus one.

25           Those two-bedroom and three-bedroom units aren't
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1 going to have one and two people in them.  They're going

2 to have multiple people in those units, plus the visitors

3 that come to that building, plus the 174 units alone.

4 That's a lot of people to put on that when you only have

5 one little access road there emptying out all the people

6 from that -- that show and that shopping center where all

7 the restaurants are, as well as us trying to get down and

8 out to go onto Old Olive.

9           So I'm very adversed to it.  I don't -- I

10 don't -- I don't think it's a good idea to put that there

11 at all.

12           MR. CURTIS:  Thank you.

13           MR. LANGDON:  Thank you.

14           MR. CURTIS:  Thank you.

15           MS. KATHLEEN McCLUE:  Please keep my comments

16 also for the next meeting.

17           MR. LANGDON:  Yes, ma'am.

18           MR. ROBERT WEDEPOHL:  I'm Robert Wedepohl, and I

19 own a condo same place she does, and --

20           MR. LANGDON:  Need you to give the address, sir.

21           MR. ROBERT WEDEPOHL:  9 -- 942 Guelbreth.

22           MR. LANGDON:  Thank you.

23           MR. ROBERT WEDEPOHL:  And we have -- I bought --

24 I bought my place.

25           Then now you put that place against me.  I'm --
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1 like now, we do have trouble getting out of there now, but

2 it's going to be a mess if they have all these cars coming

3 in and out and cars coming out, cause the road, you know,

4 everybody comes -- everybody comes down Olive Street or

5 they get off and you make shortcut through Old Olive

6 Street right now.  Cause that's -- instead -- they

7 can't -- that's only way they can go when -- if they're

8 going south, they can only go -- make a right turn on Old

9 Olive Street by our place.  Right now.

10           But then you're going to put more people in that

11 area.  I don't think that's right.  And I don't think

12 that's right for -- because we got so much rental property

13 the other way, north of us, that I don't know why you need

14 more rental property to start with.

15           And that's a big (inaudible) as far as I'm

16 concerned.

17           MR. CURTIS:  Could you repeat your last name

18 again.

19           MR. ROBERT WEDEPOHL:  Wedepohl, W-E-D-E-P-O-H-L.

20           MR. CURTIS:  I'm glad I asked.

21           MR. ROBERT WEDEPOHL:  I know.  German.

22           So I believe the same way she does, and I just

23 want my voice heard.  That's all.  Okay.

24           MR. CURTIS:  Thank you.

25           MR. LANGDON:  All right.  Hearing none others,
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1 then we'll wrap it up for tonight.

2           Again, my apologies.  We will have the comments

3 that have been made available to P&Z and be made part of

4 the next meeting's packet, so be online when that packet

5 is posted.

6           Thank you very much.

7                 (This ends the recording.)
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Planning and Zoning Commission  Application #13-030: Creve Coeur Racquet Club amend CUP 
September 16, 2013  Page 2 

BACKGROUND AND PROPOSAL 
The Creve Coeur Racquet Club received approval of platform tennis courts along the east side of 
the existing Club in 1978 from the Planning and Zoning Commission.  The courts were then 
removed approximately 15 years ago.  In the effort to reintroduce the sport back to the facility, 
the Club is seeking to amend the site development plan to allow for two platform courts in the 
vacant field between the existing tennis courts and the clubhouse. The two platform courts will 
add approximately 3,900 square feet of coverage, thus increasing the non-conforming site 
coverage from 29.1% to 29.7%.  The prior amended CUP approved in 1993 was for a 1,950 
square foot addition to the building over existing coverage, and therefore did not increase site 
coverage.)  The Zoning Code allows for site related non-conformities to be expanded by no more 
than 5,000 square feet or 10% of its lot coverage, per the following: 
 

SECTION 405.610: NON-CONFORMITIES 
E. Site-Related Non-Conformities. 
 4. Cessation of site-related non-conformities.  Except as further required by 

Section 405.790(D), any non-residential lot with site-related non-conformities 
which is proposed for a change of use or which is proposed to be expanded or 
enlarged by more than five thousand (5,000) square feet of impervious surface or 
ten percent (10%) of its lot coverage, whichever is less, shall thereafter comply 
with all requirements of this Code including, but not limited to, off-street parking 
and loading, landscaping, stormwater and erosion control, floor area ratio and 
other applicable provisions. 

 
The new facility location is approximately 280 feet from the west property line and 160 feet from 
the east property line.  Below is a close-up of the proposed location of the platform courts: 
 

  
The platform courts sit approximately two to three feet above the ground while the fence rises an 
additional 12 feet above the platform and is in closer to the courts than regular tennis courts.  The 
fence serves as an active part of the sport, used in much the same manner as racquetball and 
handball.  Because the sport can be played in the winter, overhead lighting is being proposed.   
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Below are example photos of platform courts:  
 
 
 
 
 
 
 
 
 
 
 
 
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 

DIRECTION USE ZONED SEPARATED BY 

North  Detached single family houses “A” Single Family Residential NA 

South Detached single family houses “A” Single Family Residential Conway Road 

East Detached single family houses “A” Single Family Residential NA 

West Detached single family houses “A” Single Family Residential NA 

 
COMPREHENSIVE PLAN REVIEW 
The Comprehensive Plan does not provide much direction for private clubs in residential areas, 
except to recommend that the City ensure that non-residential development is compatible with 
adjacent residential development (page 23).   The Creve Coeur Racquet Club was established 
prior to the adjacent residential development and offers recreational amenities that are consistent 
with other residentially zoned uses, such as public parks and schools. Many of the adjacent 
residents frequent the facility.  Therefore the proposal is consistent with the goals and objectives 
of the Comprehensive Plan. 
 
ZONING REVIEW 
Tennis and racquetball club facilities are categorized as NAICS # 713940 Fitness and 
Recreational Sports Centers, which is a conditional use in all residential districts.  As the facility 
is operating under a prior conditional use permit, the amendment is for the additional coverage 
and lighting.  As discussed earlier, the coverage is pre-existing non-conforming, and the 
proposed new platform courts, will not be adding more than 5,000 square feet of coverage, nor 
an increase by more than 10%.  Therefore the only zoning issue is the lighting and placement of 
the proposed new facilities.   
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The proposed location will require the removal of three large trees as shown below:   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
While visiting the site, it appeared that the largest tree was very healthy, while the other two, as 
well as several other further south, were showing signs of disease, and ill-health.  The Applicant 
has indicated that the first tree root system is causing damage to the existing tennis courts; 
however, no damage was visible.    Staff recommends that a condition of approval include 
moving the tennis courts further south to protect the largest of the tress.  However, to further 
protect the closest adjacent residence to the east, and to offset the loss of the trees, Staff 
recommends that a condition of approval include additional evergreen planting to screen the new 
courts and proposed lights 
 
Lighting 
The request for lighting is for the platform courts only, no additional lighting of the existing 
tennis courts is requested The proposed location of the platform courts is, approximately, at the 
center of the site, as far from the abutting residences as possible.  As indicated above, the 
platform courts sit about two to three feet above ground and the fence extends another 12 feet 
above the platforms.  The light fixtures have a mounting height of 24 feet (20 foot pole + 4foot 
court).  The Planning and Zoning Commission may approve lighting above 16 feet in residential 
districts per the regulations below: 
 

SECTION 405.680: LIGHTING 
B. General Standards 

2. In residential zoning districts ("A", "B", "C", "D" and "AR") lighting fixtures, 
except traffic signals and lighting for major outdoor recreation facilities, shall not exceed 
sixteen (16) feet in height (measured from the bottom of the base to the top of fixture) 
unless specifically permitted by the site development plan approval in accordance with 
Section 405.1080. 

 
The proposed lighting is downcast and shielded and should meet with the illumination 
requirements below and with the submitted photometric plan, as well as with Section 405.680 
where lighting shall not be cast upon an adjacent property or right-of-way nor shall glare be 
emitted from an illuminant source. 
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RECOMMENDED CONDITION OF APPROVAL 
If Commission members generally support the request, staff recommends the following 
conditions for approval:  
 

• The Applicant is required to submit a Building Permit application, as required by Article 
II of the Building Code.  The platfrom courts shall be in substantial conformance with the 
Site Development Plan and Platform Court information materials submited on July 18, 
2013.  

• The Applicant is required to submit a Site Improvement Permit application, showing all 
exterior improvements, as required by Section 420.070 of the Land Disturbance Code.  
The permit application shall be in substantial conformance with the  “Landscape Plan”  
and “Site Development Plan,” received, September 5, 2013 with the following exceptions 
below. 

• Additional evergreen plantings shall be installed to further screen the new platfrom courts 
and their lighting from the adjacent residences.   

• The location of the courts should protect the exisitng large tree nearest to the clubhouse 
as much as possible. 

 
ACTION AND MOTION 
The motion to approve site development plans as shown in the Applicant’s materials will be in 
the form of approval, approval with conditions, denial or deferral.  The following is an example 
of an appropriate motion for this application:  

 
“I move to recommend approval of an amendment to the conditional use permit for Creve 
Coeur Racquet Club to include two new platform courts as presented to the Planning and 
Zoning Commission, subject to the conditions contained in the staff report for the 
meeting of September 16, 2013” (conditions may be added, eliminated, or modified by 
preceding 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.  
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APPENDIX 3:  AERIAL PHOTO

 
 
  

Proposed 
location of 

Platform Courts 
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APPENDIX 4:  SITE PHOTOGRAPHS Photo Date: 09/12/2013 
  

 
Description: View 
looking east from the 
walkway in front of the 
proposed new platform 
courts.  Note the house 
in the distance and the 
mature tree in the 
foreground. 

 

Description: View 
looking west along the 
walkway in front of the 
proposed new platform 
courts.  Note the existing 
landscaping along the 
west property line 
shielding the homes 
form view.  

 Description: View 
looking from the tennis 
court north at the 
proposed location, with 
the pool and clubhouse 
in the background.  The 
Children’s play 
equipment will be 
relocated. 
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Description: View 
looking east from the 
walkway in front of the 
proposed new platform 
courts.  Note the house 
in the distance. 
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BILL NO.                     ORDINANCE NO. _________ 

 
 

AN ORDINANCE AUTHORIZING AN AMENDMENT TO THE CONDITIONAL USE 
PERMIT FOR THE CREVE COEUR RACQUET CLUB, LOCATED AT 12691 

CONWAY ROAD, TO ALLOW INSTALLATION OF  
TWO PLATORM TENNIS COURTS 

 
WHEREAS, an application was submitted by Dan Apted, on behalf of the Creve Coeur Racquet 
Club, for an amendment to their conditional use permit (CUP) to allow the installation of two new 
platform tennis courts on Club property with a coverage area of less than 5,000 square feet or 
10% of the total site area; and 
 
WHEREAS, under Section 405.210 Table A, all Fitness and Recreational Sports Centers 
(NAICS # 713940) in the “A”, Single-family Detached Residential zoning district require the 
issuance of a CUP as provided in Section 405.1070, Conditional Use Permits; and 
 
WHEREAS, a CUP is authorized for the Creve Coeur Racquet Club by Ordinance #486, as 
subsequently amended by Ordinance #1593; and 
 
WHEREAS, a public hearing was held by the Creve Coeur Planning and Zoning Commission on 
Monday, September 16, 2013, beginning at 7:00 p.m. or immediately following the close of the 
previous public hearing, on said application for the conditional use permit amendment as 
provided by Section 405.1070(D)(2); and  
 
WHEREAS, notice of publication for said public hearing had been previously published at least 
15 days prior to the hearing, in the St. Louis Countian, a newspaper of general circulation in the 
City of Creve Coeur; and 
 
WHEREAS, the Planning and Zoning Commission reviewed and, by a ____ vote, 
recommended approval of the conditional use permit amendment, subject to the conditions 
contained herein, at its meeting on September 16, 2013; and 
 
WHEREAS, all parties desiring to be heard, either for or against said application, were given an 
opportunity to be heard, and a copy of the proposed ordinance has been made available for 
public inspection prior to its consideration by the Council; and this Bill having been read by title 
in open meeting two times before final passage by the City Council, and 
 
WHEREAS, the City Council finds that the application and evidence presented clearly indicate 
that the proposed amended conditional use, when subject to certain conditions set forth herein: 
 

1. Will contribute to and promote the community welfare and convenience at the specific 
location. 

2. Will not cause substantial injury to the value of neighboring property. 
3. Meets the applicable provisions of the City's Comprehensive Plan and any applicable 

neighborhood or sector plans and complies with other applicable zoning district 
regulations and provisions of this Chapter, unless good cause exists for deviation 
therefrom. 

4. Will be compatible with the surrounding area and thus will not impose an excessive 
burden or have a substantial negative impact on surrounding or adjacent users or on 
community facilities or services. 
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BILL NO. _________ ORDINANCE NO. _________ 
 
 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, St. Louis 
County, Missouri, as follows: 
  
Section 1:  An amendment to Conditional Use Permit Ordinance Number 486, as amended by 
Ordinance Number 1593, is hereby authorized to be issued pursuant to Section 4 hereof to 
allow the installation of two new platform tennis courts with a coverage area of less than 5,000 
square feet or 10% of the total site area at 12691 Conway Road in the “A”, Single-family 
Detached Residential zoning district, whose legal description is as follows: 
 
TO BE PROVIDED 

 
Section 2:  The amended conditional use permit granted shall be subject to all applicable 
statutes, ordinances, rules and regulations, and the following conditions: 
 

1. The Applicant shall continue to observe all conditions of approval in Ordinances Number 
486 and 1593. 

2. Two platform tennis courts may be installed on the property provided that the total 
additional site coverage shall not exceed 5,000 square feet or 10% of the total site area 
of the racquet club. 

3. The Applicant is required to submit a Building Permit application, as required by Article II 
of the Building Code.  The platfrom courts shall be in substantial conformance with the 
Site Development Plan and Platform Court information materials submited on July 18, 
2013.  

4. The Applicant is required to submit a Site Improvement Permit application, showing all 
exterior improvements, as required by Section 420.070 of the Land Disturbance Code.  
The permit application shall be in substantial conformance with the  “Landscape Plan”  
and “Site Development Plan,” received, September 5, 2013 with the following exceptions 
below. 

5. Additional evergreen plantings shall be installed to further screen the new platfrom 
courts and their lighting from the adjacent residences.   

6. The location of the courts should protect the exisitng large tree nearest to the clubhouse 
as much as possible. 

7. Failure to comply with any one or all of the conditions of this permit shall be adequate 
cause for the revocation of said permit by the City Council, provided, however, no permit 
shall be revoked without prior notice to the owner of the intention of the City Council to 
revoke this permit and reasonable time granted to the owner to correct or remedy any 
such breach of conditions, except for repeated breaches or violations. 

8. No conditional use permit granted by the City Council shall be valid for a period longer 
than one year from the date it grants the conditional use permit, unless within such 
period:  (1) a building permit is obtained and construction is begun; or (2) if a building 
permit is not required, an occupancy permit is obtained and the use of the building 
commenced.  The City Council may grant extensions to the one (1) year period of not 
more than one hundred and eighty (180) days each, without notice or hearing, provided 
that a written request for such extension is filed by the original applicant and approved 
by the City Council prior to the date the conditional use permit is scheduled to expire. 

9. Any transfer of ownership or lease of the property shall include in the transfer or lease 
agreement a provision that the purchaser or lessee agrees to be bound by the approved 
Site Development Plan for the property and the conditions herein set forth, and written 
confirmation thereof signed by the new owner or lessee shall be filed with the City at the 
time of such transfer or lease.  Failure to comply with this provision shall not excuse 
anyone from these conditions.  
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BILL NO. _________ ORDINANCE NO. _________ 
 
 
 
Section 3:  The City Administrator of the City of Creve Coeur is hereby authorized and directed 
to issue an Amended Conditional Use Permit in accordance with the provisions of this 
ordinance, said permit to expressly provide for the conditions and stipulations hereinabove set 
out in Section 3 of this ordinance. Exercise of the rights granted pursuant to the issued permit 
shall constitute acceptance of all conditions and stipulations set forth herein. 
 
Section 4:  This ordinance shall become effective as emergency measure in accordance with 
Section 3.11 of the City Charter in light of Applicant’s lease deadline and delays caused by lack 
of quorum at Planning and Zoning Commission meeting. 
 
 
ADOPTED THIS ____ DAY OF ____________________, 2013. 

 
 
 

DR. SCOTT SAUNDERS 
PRESIDENT OF CITY COUNCIL 

 
 
 
 
 
APPROVED THIS ____ DAY OF ___________________, 2013. 

 
 
 

BARRY GLANTZ 
MAYOR 

 
 
 
 
ATTEST: 
 
 
DEBORAH RYAN, MPCC 
CITY CLERK 
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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 Retail strip center and 

Childcare (under construction). 
"GC" General Commercial  N/A 

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. 

 
DISCUSSION 
Final Plat 
The Planning and Zoning Commission initially reviewed the preliminary subdivision plat with 
the RDD request on November 19th, and then again on December 17, 2012.  In a 3-3 vote, the 
Commission recommended against the proposed development. The City Council subsequently 
approved the development with the RDD designation on January 28, 2013.  The preliminary plat 
approved by Council indicated that the average lot size will be 11,760 for all 10 lots.  However, 
with the dedication of additional right-of-way along Mosley Road at the request of the City to 
contribute toward a consistent Mosley Road right-of-way, the average lot size has decreased by 
11.0 square feet. Section 400.010, Effect of Dedication of Land to City Upon Owner’s Use of 
Remaining Property, states that such dedication shall not be counted against the property owner.  
Thus, the Final Plat is substantially the same as the preliminary plat and, since final plat review 
is largely a ministerial act, it should be approved by the Planning Commission and City Council.   
 
Subdivison Sign 
A condition of the RDD ordinance requires that the subdivision entry monument shall be in 
substantial conformance with the illustration attached to the Staff Memorandum submitted for 
the City Council meeting of January 28, 2013, subject to the issuance of a sign permit in 
accordance with Article VIII, Sign Regulations, of the Zoning Ordinance (Section 2.10).  Below 
is a copy of the referenced monument sign presented to Council: 
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Below is a close-up view of the proposed sign: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
To secure the appropriate sign permit, all residential development signs are reviewed and 
approved by the Planning and Zoning Commission, per the following: 
 

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. 

 
The Applicant is seeking approval for the residential development sign where the sign structure 
is in substantial compliance with the one shown above, but with a downward curve on one end: 

 
The structure will be stone masonry that is consistent with the facades of the houses within the 
development.  As shown above on the final plat, it is located at the southeast corner of Mosley 
Road and Mosley Manor Court, just outside of the right-of-way, but within the setback of both 
roads.  To ensure the proper completion of the sign per the Commission’s decision, Staff 
recommends a condition of approval requiring the applicant to submit final construction 
drawings in strict conformance with the location and design of the proposed sign. 
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CONDITIONS OF APPROVAL FOR THE FINAL PLAT 
Should the Planning and Zoning Commission recommend approval of the proposed final plat, 
staff recommend the following condition be added: 
 

• The applicant shall provide two paper copies and one electronic copy of the recorded 
plat to the City of Creve Coeur. 

• The subdivision indentures shall be reviewed and approved by the City Attorney prior 
to the signing of the Mylar. 
 

 
ACTION 
Action on this item will be in the form of a motion to recommend approval as presented, or 
approval with additional conditions to meet all technical requirements.  The following is an 
example motion for this application: 
 

1) “I move to recommend approval of the final subdivision plat for the Villas on 
Mosley Subdivision with the condition listed in the staff memo, dated September 
13, 2013.” (Other conditions may be added, eliminated, altered, and modified by 
prior motion). 

 
 
CONDITIONS OF APPROVAL FOR THE SUBDIVISION SIGN 
If the Planning and Zoning Commission finds that the residential subdivision sign is in 
substantial compliance with the design approved through Ordinance No. 5294, and in agreement 
with the sign location, then the Commission should vote on a motion for approval, approval with 
conditions, or deferral.  Recommended conditions of approval within the Staff Report are: 
 

• The Applicant shall submit final construction drawings in strict conformance with the 
design and location of the sign as approved by the Planning Commission on 
September 16, 2013.  

 
ACTION 
Action on this item will be in the form of a motion to recommend approval as presented, or an 
approval with conditions.  Assuming agreement with the Staff Report, the following is an 
example motion for this application: 
 

2) “I move to approve the residential development sign as presented to the Planning 
and Zoning Commission per the condition listed in the Staff Report on 
Application 13-039, dated September 16, 2013” (Required changes to the sign 
and additional conditions should be approved by prior motion). 

 
 
APPENDIX 1: COMPREHENSIVE PLAN, INCLUDING DESIGN GUIDELINES 
Included and attached by reference.  See body of report for specific excerpts. 
 
APPENDIX 2:  ZONING CODE (CHAPTER 405 OF THE CREVE COEUR MUNICIPAL CODE) 
Included and attached by reference.  See body of report for specific excerpts. 
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 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 
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BILL NUMBER ______ ORDINANCE NUMBER ______ 
 

 

AN ORDINANCE APPROVING A FINAL SUBDIVISION PLAT FOR A 
SUBDIVISION KNOWN AS THE VILLAS ON MOSLEY, CITY OF CREVE 

COEUR, ST. LOUIS COUNTY, MISSOURI 
 
WHEREAS, an application has been submitted by Benton Homebuilders, Inc. for approval of a 
final plat of a subdivision known as Villas on Mosley south of Olive Boulevard and east of N. 
Mosley Road; and 
 
WHEREAS, the final plat of the Villas on Mosley subdivision conforms to the residential design 
development and preliminary plat reviewed by the Planning and Zoning Commission and 
approved by the City Council on January 28, 2013, Ordinance No. 5294; and, 
 
WHEREAS, public notice of said final plat applications was provided in accordance with Section 
410.140.C.2 of the Creve Coeur Municipal Code; and 
 
WHEREAS, the Planning and Zoning Commission recommended by a vote of ___ for approval 
of Villas on Mosley final plat on September 16, 2013; and 
 
WHEREAS, a copy of the proposed ordinance has been made available for public inspection 
prior to its adoption 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 
 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, Missouri as 
follows: 
 
SECTION 1: The Final plat of subdivision known as Villas on Mosley, described as a tract of 
land being adjusted Parcel 2 of Boundary Adjustment Plat (P.B. 360, PG. 377) and a tract of 
Land in fractional Section 2 Township 45 North, Range 5 East, City of Creve Coeur, St. Louis 
County, Missouri, as heretofore submitted on September 13, 2013 are hereby approved subject 
to the following conditions: 
 

1. The applicant shall provide two paper copies and one electronic copy of the recorded 
plat to the City of Creve Coeur. 

2. The subdivision indentures shall be reviewed and approved by the City Attorney prior 
to the signing of the Mylar. 
 

SECTION 2:  Such approval of the plats for the subdivision of the property shall be endorsed on 
said Plat as indicated in Section 1 hereof under the hand of the City Clerk, and the seal of the 
City of Creve Coeur, Missouri shall be affixed thereto. 
  
SECTION 3:  This ordinance shall become effective as an emergency measure in accordance 
with Section 3.11 (g) of the City Charter. 
 

 
ADOPTED THIS ____ DAY OF ____________________, 2013. 
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DR. SCOTT SAUNDERS 
PRESIDENT OF CITY COUNCIL 

 

 
APPROVED THIS ____ DAY OF ___________________, 2013. 

 
 
 
 

BARRY GLANTZ 
MAYOR 

ATTEST: 
 
 
 
 

DEBORAH RYAN, MRCC 
CITY CLERK 

 
 

173



174



175



176



177



178



Planning and Zoning Commission Application #13-035: Willowbrook Shopping Center minor SDP 
September 16, 2013  Page 2 

PROPOSAL 
The Applicant is proposing to significantly increase the landscaping within the front parking lot, 
and along the east and west elevation of the building

 
 

 
 
 
The façade improvements include creating a taller canopy structure with a wider pedestrian 
walkway underneath with a signage band above the roofline along the front façade.  The east and 
west elevations indicate that the lower brick will remain.  The existing brick along the back will 
be left as is, with no changes.  Below is the rendering submitted by the Applicant, along with all 
of the elevations for the proposed changes: 
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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  Willow Brook Condominiums Unincorporated St. Louis County 
Residential  

NA 

South Office building/parking structure 
for AMC Theater 

CB District Old Olive Street 
Road 

East Office building GC District NA 

West Medical office building GC District Willowbrook Drive 

 
COMPREHENSIVE PLAN REVIEW 
The subject property is located in the Commerce Center Action Area of the Comprehensive Plan 
within the northwest quadrant of Olive Boulevard and Lindbergh Boulevard. The Residential 
Preservation and Economic Development section encourages the redevelopment of the area, as 
well as improvement in the quality of this development through enforcement of the City’s 
Design Guidelines.  It also recommends inclusion of the “greenline” park concept along street 
frontages and upgrades of the architectural quality of the building stock as businesses expand or 
redevelop (page 70).  The proposal includes adding significantly more landscaping throughout 
the site, where there was no landscaping before.  Ornamental street trees are included along Old 
Olive Street Road and the new canopy element creates pedestrian interest for the building.  It is 
fairly debatable if the frontage fully meets the “greenline park” concept but, given the lack of 
available greenspace outside of the right-of-way on this property and those around it, and the fact 
that MoDOT may yet require a new sidewalk within the space (see “Pedestrian Plan Review” 
below), Staff believe the proposal meets with the intent of the Comprehensive Plan to a 
reasonably practicable level. 
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DESIGN GUIDELINES REVIEW 
The Design Review Guidelines provide specific direction for the redevelopment of properties 
that includes: 

• Use of high quality architectural design and natural materials; 
• A well-defined primary building entrance that provides a sense of entry; and, 
• All elevations should receive equal design consideration (p. 9).   

 
Specifically for shopping centers, a unified architectural design intention should be incorporated 
into each commercial center (p.12).   Also, any use of exterior insulating finishing systems 
(EIFS) and concrete masonry units (CMU) should not be the predominant building materials and 
used only as a way to accentuate an architectural element. The existing structure does not allow 
for significant additional weight, therefore the new canopy structure includes EIFS for the sign 
band.  At the same time, though, there are brick entry elements, a metal parapet cap, a hard 
surface (tile or manufactured stone) accent band, and decorative tile.  Overall the proposed 
design for the front meets with the intent of the Design Guidelines by using natural materials and 
details at the pedestrian level and decorative lighting throughout the front façade. 
 
However, these elements are not carried around the entire width of the east and west elevations 
of the building and no treatment are being considered for the north elevation, which is 
inconsistent with the Design Guidelines. The Applicant has indicated that the existing structure 
will not allow for the additional weight of the canopy structure to be carried around to the east 
and west elevations, however, the new canopy element on the east and west elevation is returned 
to the side of the building, to give it a finished end. The proposal includes new landscaping in 
this area to create interest and hide the existing structure, as shown below: 

 

 
 
No changes are being proposed for the north elevation.  As the photo in Appendix 4 indicates, 
this area has been maintained in a neat and tidy condition.  Staff believes that including new 
elements along this façade would appear out of character with the building and, as with the 
recent approval of the Creve Coeur Shopping Center, Staff is not proposing any changes to the 
rear elevation.  Therefore, given the limitations of the existing building, Staff finds that the 
proposed improvements meet with the Design Guidelines and Comprehensive Plan. 
 
While visiting the site, Staff noticed that there are non-conforming light fixtures with above 
ground utility lines along the back of the building as shown in the attached photos.  The lighting 
fixtures themselves are discussed further below and a condition of approval includes replacing 
them with compliant fixtures.  However, Design Guidelines do specifically address utility lines, 
to wit: 
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Chapter5 / Miscellaneous 
C.  Utilities 
1. All on-site utilities (electric, telephone, cable TV) shall be installed underground.  

Surface transformer switching pads shall be located and screened to be 
unobtrusive. 

 
Consistent with recent approvals, Staff has included a recommended condition of approval that 
requires the undergrounding of the utilities on site per the Design Guidelines above. 
 
PEDESTRIAN PLAN REVIEW 
The site currently does not have a side walk, and the Google bird’s-eye view below shows that 
no sidewalk is located on the north side of Old Olive Street Road.  If present, the location for a 
sidewalk would be within MoDOT right-of-way.  At this time, Staff has not required the 
inclusion of a sidewalk but, if MoDOT ultimately determines that one is necessary, they will 
require it from the property owner. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ZONING REVIEW 
A minor site development plan is required for a change in use of an entire site to another 
permitted use, or any proposed alteration that would significantly affect the exterior of a 
building, or redevelopment of a site that already contains a building or buildings, provided that 
such expansion, change or redevelopment shall not add more than five thousand (5,000) square 
feet of new impermeable surface to the site.  The applicant is significantly affecting the exterior 
of the building, so this is the appropriate process for review. 
 
Lighting 
The Applicant will be removing the existing light fixtures in the front parking lot and replacing 
them with new parking lot lighting fixtures that are downcast and fully shielded.  There are also 
adding pedestrian bollard lighting and decorative lighting along the front façade of the new 
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canopy. The proposed lighting will have to meet with the illumination requirements below and 
with the submitted photometric plan, as well as with Section 405.680 where lighting shall not be 
cast upon an adjacent property or right-of-way nor shall glare be emitted from an illuminant 
source.  A condition of approval includes that the non-conforming lighting along the north 
elevation of the building, shall also be replaced with downcast and fully shielded light fixtures.   
 

SECTION 405.810: DESIGN AND MAINTENANCE STANDARDS 
4. Lighting.  Any off-street parking or loading area used between 6:00 P.M. and 6:00 A.M. 

shall contain a system of lighting to provide an adequate standard of at least one (1) foot-
candle of illumination over the area of the parking area to be used.  All lighting shall be 
arranged to deflect, shade and focus lights away from adjacent properties, shall be 
designed so as not to create more than one (1) foot-candle of illumination at any property 
boundary abutting a residential zoning district and shall comply with all provisions of 
Section 405.680.  Any land use which utilizes an off-street parking or loading area 
between 6:00 P.M. and 6:00 A.M. an average of less than four (4) days per month may be 
exempted from this requirement by the Planning and Zoning Commission. 

 
RECOMMENDED CONDITION OF APPROVAL 
If Commission members generally support the request, staff recommends the following 
conditions for approval:  
 

• The Applicant is required to submit a Building Permit application, as required by Article 
II of the Building Code.  Exterior elevations shall be in substantial conformance with the 
“Exterior Elevations” dated dated September 5, 2013.  

• The Applicant is required to submit a Site Improvement Permit application, showing all 
exterior improvements, as required by Section 420.070 of the Land Disturbance Code.  
The permit application shall be in substantial conformance with the  “Landscape Plan”  
and “Site Development Plan,” received, September 5, 2013 with the following exceptions 
below. 

• An underground irrigation system shall be installed as required under Section 
405.540(10).  All landscaping shall be maintained per the approved Landscape Plan and  
any vegetation that is totally or predominantly dead and/or disfigured due to disease or 
injury shall be replaced as needed and in a prompt and workmanlike manner as dictated 
by accepted horticultural standards. 

• Parking lot lighting shall be downcast and fully shielded in conformance with Section 
405.680, Lighting, of the Zoning Code.  All nonconforming lighting existing on site shall 
be replaced with conforming fixtures. 

• The Applicant shall underground the customer service lines on site. 
• All signs and banners shall be in conformance with Article VIII, Sign Regulations, of the 

Zoning Code.  The relocation and replacement of all signs shall require a permit per 
Article VIII Sign Regulations.  Any non-conforming sign areas must be documented 
prior to the removal and replacment of the sign. 

• The owner of the property shall address all outstanding property maintenance violations 
on the property to the satisfaction of the Chief Building Official prior to the issuance of 
any final Certificate of Occupancy.   
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ACTION AND MOTION 
The motion to approve site development plans as shown in the Applicant’s materials will be in 
the form of approval, approval with conditions, denial or deferral.  The following is an example 
of an appropriate motion for this application:  

 
“I move to approve the site development plan and elevations for the renovation of the 
Willowbrook Shopping Center building located at 10451 Olive Boulevard as presented to 
the Planning and Zoning Commission, subject to the conditions contained in the staff 
report for the meeting of September 16, 2013” (conditions may be added, eliminated, or 
modified by preceding 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.  
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APPENDIX 3:  AERIAL PHOTO 
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APPENDIX 4:  SITE PHOTOGRAPHS Photo Date: 09/12/2013 
  

 Description: View of the 
shopping center looking 
northwest from the 
parking lot. 

 Description: View of the 
existing east elevation. 

 Description: View 
looking west along the 
rear property line, note 
the non-conforming 
light fixture. 
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 Description: View 
looking east from across 
Willowbrook Drive at 
the existing building. 

 Description: View 
looking south from the 
building.  Note the lack 
of landscaping 
throughout the parking 
lot. 
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LUMINAIRE SCHEDULE
Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

A 2 XGB3-3-LED-
128-350-CW-

UE.ies

Absolute 0.95 284

B 1 XGB3-3-LED-
128-350-CW-
UE-HSS.ies

Absolute 0.95 137

C 15 XBVR-ID-LED-
24-400-CW-

UE.IES

Absolute 0.95 38

D 1 XGB3-FT-LED-
128-350-CW-

UE.ies

Absolute 0.95 272

XGB3-3-LED-128-
350-CW-UE

XGB3-3-LED-128-
350-CW-UE-HSS

XBVR-ID-LED-24-
400-CW-UE

XGB3-FT-LED-128-
350-CW-UE XGB3

STATISTICS
Description       Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #4 2.0 fc 24.4 fc 0.2 fc 122.0:1 10.0:1

0.0 fc 0.5 fc 0.0 fc N / A N / ASpill Light

NOTES
 1.   Mounting height of 22' (20'pole,2'base)
 2.   Calculations taken at ground level. 
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Project Name Fixture Type
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ARRA
Funding Compliant

Suitable for wet locations

American Made

American Innovation

This product, or selected versions of this product, 
meet the standards listed below.

Please consult factory for your specific requirements.

IP67

SMARTTEC™ THERMAL CONTROL - Sensors in both optical unit and driver enclosure 
reduce drive current when ambient temperatures exceed 50°C. Current is lowered 
in imperceptible 5% increments every 5 minutes until safe operating temperature is 
reached. 

OCCUPANCY SENSING (IMS) – Optional integral passive infrared motion sensor activates 
switching of luminaire light levels.  High level light is activated and increased to full 
bright in 1-2 seconds upon detection of motion.  Low light level (30% maximum drive 
current) is activated when target zone is absent of motion activity for ~2 minutes and 
ramps down (10-15 seconds) to low level to allow eyes time to adjust.  Sensor is 
located on the front of optical assembly and rotates with the optic.  Sensor optic has a 
detection cone of approximately 45o.  Examples of detection – occurs 30‘ out from a 30’ 
mounting height pole; occurs 20’ out from a 20’ mounting height pole.

ENERGY SAVING CONTROL OPTIONS – DIM – 0-10 volt dimming enabled with controls 
by others.  BLS – Bi-level switching responds to external line voltage signal from 
separate controller or sensor (by others), with low light level decreased to 30% 
maximum drive current.

EXPECTED LIFE - Minimum 60,000 hours to 100,000 hours depending upon the ambient 
temperature of the installation location. See LSI web site for specific guidance. 

LEDs - Select high-brightness LEDs in Cool White (5250°K nominal) or Neutral White 
(4100°K nominal) color temperature, 70 CRI (nominal).

DISTRIBUTION/PERFORMANCE - Types 3, 5, FT and FTA available. Reflectors are field 
rotatable.  

HOUSING - Square, die-formed aluminum. Fully enclosed weather-tight housing contains 
factory prewired drivers and field connections.

TOP-ACCESS COVER - Tethered top-access cover provides ease of installation and allows 
for easy driver access. Four captive stainless-steel fasteners secure the top-access cover 
to the housing. 

OPTICAL UNIT - Clear tempered optical grade flat glass lens sealed to aluminum housing 
creates an IP67 rated, sealed optical unit (includes pressure stabilizing breather).  
Optical unit can be easily field rotated in 90o increments. Directional arrow on optics 
allows alignment without the unit being energized.

MOUNTING - 2-1/2” x 5-3/8” x 12” extruded aluminum arm mounting bracket shipped 
standard.  Use with 5” traditional drilling pattern. Round Pole Plate (RPP2) required for 
mounting to 3”– 5” round poles. (See Accessory Ordering Information chart.) 

ELECTRICAL - Two-stage surge protection (including separate surge protection built 
into electronic driver) meets IEEE C62.41.2-2002, Location Category C. Available with 
universal voltage power supply 120-277VAC (UE - 50/60Hz input), and 347-480VAC. 
Fixture Watts: 350 mA - 143, 450 mA - 185 nominal.

DRIVER - Available in 350mA and 450mA drive currents (Drive currents are factory 
programmed). Components are fully encased in potting material for IP65 moisture 
resistance. Driver complies with FCC 47 CFR part 15 RFI/EMI standard. 

OPERATING TEMPERATURE -  -40ºC to +50ºC (-40ºF to +122ºF).

FINISH - Fixtures are finished with LSI's DuraGrip ® polyester powder coat finishing 
process.  The DuraGrip finish withstands extreme weather changes without cracking or 
peeling, and is guaranteed for five full years.

DECAL STRIPING - LSI offers optional color-coordinated decals in 9 standard colors to 
accent the fixture. Decals are guaranteed for five years against peeling, cracking, or 
fading.

WARRANTY - LSI LED fixtures carry a limited 5-year warranty.

PHOTOMETRICS - Application layouts are available upon request. Contact LSI Applications 
Group at lighting.apps@lsi-industries.com

SHIPPING WEIGHT (in carton) - 32 lbs (14.5 kg) fixture; 5 lbs. (2kg) arm

LISTING - ETL listed to U.S. and Canadian safety standards. Suitable for wet locations.

LED Area Lights - (XGB3) 128
US patent D574994 & 7,828,456 and MX patent 29631 and US & Int’l. patents pending

  
 Type 3 Type 5 Type FT Type FTA
 

LIGHT OUTPUT - XGB3 128
Lumens (Nominal)# of LEDS

350 mA 128 11800 10500 12700 12700
450 mA 128 14400 12600 15300 15600

350 mA 128 10800 10100 11800 12200
450 mA 128 12600 12100 13700 15000

Co
ol

 W
hi

te
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ut
ra

l W
hi

te

Shown with optional decal striping

DARK-SKY FRIENDLY

enabled 

enabled 
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Prefix FinishColor
Temperature

XGB31 - 
 LED
Greenbriar

LED 128 CW - Cool White
NW - Neutral White

Input Voltage

UE - Universal
Voltage

(120-277)

347-480

BLK - Black
BRZ - Bronze
GPT - Graphite
MSV - Metallic Silver
PLP - Platinum Plus
SVG - Satin Verde 
  Green
WHT - White

Optional Color Decals
45 – Light Gold
20 – Charcoal Metallic
55 – Black
94 – Blue Metallic
59 – Dark Green
51 – Dark Red
21 – Tomato Red
50 – White
700 – Aztec Silver 
  Metallic

Sensor/OptionsControlsLight
Source

Distribution # of
LEDs

TYPICAL ORDER EXAMPLE:

LUMINAIRE ORDERING INFORMATION

XGB3    5    LED    128    350    CW   UE    WHT    VCM    ES

ACCESSORY ORDERING INFORMATION (Accessories are field installed)

465915 BLK
465915 BLK
465915 BLK
162914BLK
123111CLR
169010CLR
144191CLR

XGB3-128 - HSS - House Side Shield (Black only)5

XGB3-128 - LSS - House Side Shield Left Side (Black only)5

XGB3-128 - RSS - House Side Shield Right Side (Black only)5

RPP2 - Round Pole Plate 
BKS-BO-WM-*-CLR - Wall Mount Plate 
BKA-BO-RA-8-CLR - Radius Arm 
BKU-BO-S-19-CLR - Upsweep Bracket for round or square poles

Description Order Number Order Number
LUMINAIRE EPA CHART2 - XGB3 128 

8" Bracket 12" Bracket

 

FOOTNOTES:
1 - Use with 5” traditional drilling pattern
2 - IMS, DIM and BLS are not compatible.
3 - Do not specify for satellite units. 
4 - Not compatible with Virtinet wireless systems, 

DIM or BLS.

350 - 350mA
450 - 450mA

Drive
Current

Sensor
ES3 - External Sensor
IMS4 - Integral Motion Sensor
PCI 120 - 120v Button-Type Photocell
PCI 208 - 208v Button-Type Photocell
PCI 240 - 240v Button-Type Photocell
PCI 277 - 277v Button-Type Photocell
PCI 347 - 347v Button-Type Photocell

Options
8BK - 8" Bracket (S and D180 only)
TB - Terminal Block

 

C/F6

C/F6

C/F6

C/F6

C/F7

C/F7

ROSB120 - WL Remote Box with 120V Occupancy Sensor
ROSB277 - WL Remote Box with 277V Occupancy Sensor
RPSB120 - Wet Location Remote Box with 120V External Photocell
RPSB208-277 - Wet Location Remote Box with 
   208-277V External Photocell
PMOS120 - 120V Pole-Mount Occupancy Sensor
PMOS277 - 277V Pole-Mount Occupancy Sensor 

Description

FT - Forward Throw
FTA - Forward Throw 
 Automotive
3 - Type III
5 - Type V

2.1

4.3

2.3

4.6

4.1

6.7

6.8

8.2

12" Bracket

Required

Virtinet Wireless Network
(requires a Ventura controller/Malibu 
link -see Virticus catalog page.)
(blank) - None
VCM - Standard (revenue grade)
VCMB - Basic
VCMH - Standard (Host)
VCMBH - Basic (Host)
DIM - 0-10 volt dimming
(required for satellite fixtures)

Stand-Alone Control
(blank) - None
DIM2 - 0-10V Dimming
  (from external signal)
BLS2 - Bi-level Switching
  (from external signal)

5 - House Side Shield adds to fixture EPA. IMS Sensor not available with LSS & RSS.  HSS must be mounted
     opposite of IMS.  Consult factory.
6 - Includes VCM.  To be used in conjunction with VCM option in fixture.  Consult factory.
7 - To be used in conjunction with any of the VCM control modules and ES sensor option in fixture.   
 Consult factory.

Note:  House Side Shield adds to fixture  
EPA. Consult Factory.

LED Area Lights - (XGB3) 128

DIMENSIONS

 21 3/4”
(552 mm)

 9”
(229 mm)

 3 9/16”
(91 mm)

 12”
(305 mm)

 12 3/8”
(314 mm)

 House Side Shield  (465915 BLK)

9”
(229 mm)

5/8”
(16 mm)

1-3/8”
(35 mm)

OPTIONAL IMS

2-1/4”
(57 mm)

4-1/8”
(105 mm)
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TYPICAL ORDER EXAMPLE:

Pole
Series Material

Mounting
Configuration

POLE ORDERING INFORMATION

Height2

ACCESSORY ORDERING INFORMATION
Order Number Description Order Number

(Accessories are field installed)

172539
172538
178361

518030CLR5

518029CLR5

Vibration Damper - 4" Square Pole (bolt-on mount only)
Vibration Damper - 5" Square Pole (bolt-on mount only)
Vibration Damper - 6" Square Pole (bolt-on mount only)
PMOS120 - 120V Occupancy Sensor
PMOS277 - 277V Occupancy Sensor

Pole
Finish Options

BRZ – Bronze
BLK – Black
PLP – Platinum Plus
WHT – White
SVG - Satin Verde Green
GPT - Graphite
MSV - Metallic Silver

S – Single/Parallel
D180° – Double
D90°– Double
DN90°– Double
T90°– Triple
TN120°– Triple
Q90°– Quad
QN90°– Quad

PT – Pole Top Mount

N – Tenon Mount
(Standard tenon size is 2-3/8" O.D.)

  *

14'
16'
18'
20'
22'
24'
26'
28'
30'
35'
39'

S11G – 11 Ga. Steel
S07G – 07 Ga. Steel

GA – Galvanized Anchor Bolts
SF – Single Flood3

DF – Double Flood3

DGP – DuraGrip® Plus
LAB – Less Anchor Bolts
OSXX - Pole preparation for
   PMOS Occupancy Sensor4

FOOTNOTES:
1 - See Area Lighting Brackets - Bolt-on and XAS3/XAM3 Area Lighting Brackets pages for Internal Slip-fitter brackets.   
2 - Pole heights will have +/- 1/2" tolerance.   
3 - See Flood Lighting Brackets section for choice of FBO brackets.   

5SQB5 S07G 24 S PLP SF DGP

4BC – 4" Square Base Cover
5BC – 5" Square Base Cover
6BC – 6" Square Base Cover
ER2 – Weatherproof Duplex Receptacle 
GFI – Ground Fault Circuit Interrupter
MHP – Mounting Hole Plugs (3 plugs)

122559CLR
122561CLR
122563CLR
122566CLR
122567CLR

132336

BOLT CIRCLE                  EPA INFORMATION

All LSI Industries’ poles are guaranteed to meet the EPA 
requirements listed. LSI Industries is not responsible if a pole 
order has a lower EPA rating than the indicated wind-loading zone 
where the pole will be located. 
CAUTION: This guarantee does not apply if the 
pole/bracket/fixture combination is used to support any other 
items such as flags, pennants, or signs, which would add stress 
to the pole. LSI Industries cannot accept responsibility for harm 
or damage caused in these situations. 

NOTE:  Pole calculations include a 1.3 gust factor over steady 
wind velocity. Example: poles designed to withstand 80 MPH 
steady wind will withstand gusts to 104 MPH. EPAs are for 
locations 100 miles away from hurricane ocean lines. Consult LSI 
for other areas.  Note: Hurricane ocean lines are the Atlantic and 
Gulf of Mexico coastal areas. For applications in Florida or 
Canada, consult factory.

Standard SF and DF pole preparations are located 
3/4 of the height of the pole from the base, unless 
otherwise specified. 

Consult Pole Selection
Chart on opposite page

Bolt Circle
Anchor Bolt 
Size

Anchor Bolt 
Projection

Base Plate Opening 
for Wireway Entry

Base Plate 
Dimensions

B JD

Note: Base plate illustrations may change without notice. Do not use for setting anchor bolts.  Consult factory for the base plate templates.

C

4" (102mm) square 5" (127mm) square 5" (127mm) square 6" (152mm) square

Slotted
8”-11" (203mm-279mm)

      
3/4" x 30"

(19mm x 762mm)

3-1/4"
(83mm)

3-5/8"
(92mm)

10-1/8" sq. x 3/4" thk.
(257mm x 19mm)

   
3/4" x 30"

(19mm x 762mm)

3-1/4"
(83mm)

4-3/4"
(121mm)

10-1/8" sq. x 3/4" thk.
(257mm x 19mm)

   
1" x 36"

(25mm x 914mm)

4"
(102mm)

4-5/8"
(117mm)

10-1/8" sq. x 1" thk.
(257mm x 25mm)

Slotted
9”-11" (229mm-279mm)

   
1" x 36"

(25mm x 914mm)

4"
(102mm)

5-5/8"
(143mm)

12" sq. x 1-1/8" thk.
(305mm x 29mm) 

Slotted
12" (305mm)

Slotted
9”-11" (229mm-279mm)

10-1/8" (257mm) sq. 10-1/8" (257mm) sq. 10-1/8" (257mm) sq. 12" (305mm) sq.

11" (279mm) Dia. Bolt Circle
12" (305mm) Dia. Bolt Circle

11" (279mm) Dia. Bolt Circle11" (279mm) Dia. Bolt Circle

Bolt-on Arm Mount - See pole selection guide    
   for patterns and fixture matches.
4SQB3 - 3” Reduced drilling pattern
5SQB3 - 3” Reduced drilling pattern
4SQB5 - 5” Traditional drilling pattern
5SQB5 - 5” Traditional drilling pattern
6SQB5 - 5” Traditional drilling pattern

Pole Top Mount - Use with: 
 • Greenbriar Pole Top • Hilton Pole Top 
4SQP
5SQP
6SQP 

Tenon Mount - See pole selection guide 
   for tenon and fixture/bracket matches.
4SQN
5SQN
6SQN

No Mounting Holes or Pole Caps - Use with:
 • BKA 4ISF & BKA 5ISF  
 • BKA X4ISF & BKA X5ISF

Internal Slip-fitter1

4SQI
5SQI

4 - Order PMOS separately.  Change “XX” to indicate height and side of pole location  
 for pole preparation.  EX: OS8A indicates preparation is to be 8ft. up from pole  
 base on side A.  Optimal distance from ground to sensor is 10ft.
5 - OSXX option required.
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ARRA
Funding Compliant

Suitable for wet locations

American Made

American Innovation

This product, or selected versions of this product, 
meet the standards listed below.

Please consult factory for your specific requirements.

IP67

SMARTTEC™ THERMAL CONTROL - Sensors in both optical unit and driver enclosure 
reduce drive current when ambient temperatures exceed 50°C. Current is lowered 
in imperceptible 5% increments every 5 minutes until safe operating temperature is 
reached. 

OCCUPANCY SENSING (IMS) – Optional integral passive infrared motion sensor activates 
switching of luminaire light levels.  High level light is activated and increased to full 
bright in 1-2 seconds upon detection of motion.  Low light level (30% maximum drive 
current) is activated when target zone is absent of motion activity for ~2 minutes and 
ramps down (10-15 seconds) to low level to allow eyes time to adjust.  Sensor is 
located on the front of optical assembly and rotates with the optic.  Sensor optic has a 
detection cone of approximately 45o.  Examples of detection – occurs 30‘ out from a 30’ 
mounting height pole; occurs 20’ out from a 20’ mounting height pole.

ENERGY SAVING CONTROL OPTIONS – DIM – 0-10 volt dimming enabled with controls 
by others.  BLS – Bi-level switching responds to external line voltage signal from 
separate controller or sensor (by others), with low light level decreased to 30% 
maximum drive current.

EXPECTED LIFE - Minimum 60,000 hours to 100,000 hours depending upon the ambient 
temperature of the installation location. See LSI web site for specific guidance. 

LEDs - Select high-brightness LEDs in Cool White (5250°K nominal) or Neutral White 
(4100°K nominal) color temperature, 70 CRI (nominal).

DISTRIBUTION/PERFORMANCE - Types 3, 5, FT and FTA available. Reflectors are field 
rotatable.  

HOUSING - Square, die-formed aluminum. Fully enclosed weather-tight housing contains 
factory prewired drivers and field connections.

TOP-ACCESS COVER - Tethered top-access cover provides ease of installation and allows 
for easy driver access. Four captive stainless-steel fasteners secure the top-access cover 
to the housing. 

OPTICAL UNIT - Clear tempered optical grade flat glass lens sealed to aluminum housing 
creates an IP67 rated, sealed optical unit (includes pressure stabilizing breather).  
Optical unit can be easily field rotated in 90o increments. Directional arrow on optics 
allows alignment without the unit being energized.

MOUNTING - 2-1/2” x 5-3/8” x 12” extruded aluminum arm mounting bracket shipped 
standard.  Use with 5” traditional drilling pattern. Round Pole Plate (RPP2) required for 
mounting to 3”– 5” round poles. (See Accessory Ordering Information chart.) 

ELECTRICAL - Two-stage surge protection (including separate surge protection built 
into electronic driver) meets IEEE C62.41.2-2002, Location Category C. Available with 
universal voltage power supply 120-277VAC (UE - 50/60Hz input), and 347-480VAC. 
Fixture Watts: 350 mA - 143, 450 mA - 185 nominal.

DRIVER - Available in 350mA and 450mA drive currents (Drive currents are factory 
programmed). Components are fully encased in potting material for IP65 moisture 
resistance. Driver complies with FCC 47 CFR part 15 RFI/EMI standard. 

OPERATING TEMPERATURE -  -40ºC to +50ºC (-40ºF to +122ºF).

FINISH - Fixtures are finished with LSI's DuraGrip ® polyester powder coat finishing 
process.  The DuraGrip finish withstands extreme weather changes without cracking or 
peeling, and is guaranteed for five full years.

DECAL STRIPING - LSI offers optional color-coordinated decals in 9 standard colors to 
accent the fixture. Decals are guaranteed for five years against peeling, cracking, or 
fading.

WARRANTY - LSI LED fixtures carry a limited 5-year warranty.

PHOTOMETRICS - Application layouts are available upon request. Contact LSI Applications 
Group at lighting.apps@lsi-industries.com

SHIPPING WEIGHT (in carton) - 32 lbs (14.5 kg) fixture; 5 lbs. (2kg) arm

LISTING - ETL listed to U.S. and Canadian safety standards. Suitable for wet locations.

LED Area Lights - (XGB3) 128
US patent D574994 & 7,828,456 and MX patent 29631 and US & Int’l. patents pending

  
 Type 3 Type 5 Type FT Type FTA
 

LIGHT OUTPUT - XGB3 128
Lumens (Nominal)# of LEDS

350 mA 128 11800 10500 12700 12700
450 mA 128 14400 12600 15300 15600

350 mA 128 10800 10100 11800 12200
450 mA 128 12600 12100 13700 15000

Co
ol

 W
hi

te
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ut
ra

l W
hi

te

Shown with optional decal striping

DARK-SKY FRIENDLY

enabled 

enabled 
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Prefix FinishColor
Temperature

XGB31 - 
 LED
Greenbriar

LED 128 CW - Cool White
NW - Neutral White

Input Voltage

UE - Universal
Voltage

(120-277)

347-480

BLK - Black
BRZ - Bronze
GPT - Graphite
MSV - Metallic Silver
PLP - Platinum Plus
SVG - Satin Verde 
  Green
WHT - White

Optional Color Decals
45 – Light Gold
20 – Charcoal Metallic
55 – Black
94 – Blue Metallic
59 – Dark Green
51 – Dark Red
21 – Tomato Red
50 – White
700 – Aztec Silver 
  Metallic

Sensor/OptionsControlsLight
Source

Distribution # of
LEDs

TYPICAL ORDER EXAMPLE:

LUMINAIRE ORDERING INFORMATION

XGB3    5    LED    128    350    CW   UE    WHT    VCM    ES

ACCESSORY ORDERING INFORMATION (Accessories are field installed)

465915 BLK
465915 BLK
465915 BLK
162914BLK
123111CLR
169010CLR
144191CLR

XGB3-128 - HSS - House Side Shield (Black only)5

XGB3-128 - LSS - House Side Shield Left Side (Black only)5

XGB3-128 - RSS - House Side Shield Right Side (Black only)5

RPP2 - Round Pole Plate 
BKS-BO-WM-*-CLR - Wall Mount Plate 
BKA-BO-RA-8-CLR - Radius Arm 
BKU-BO-S-19-CLR - Upsweep Bracket for round or square poles

Description Order Number Order Number
LUMINAIRE EPA CHART2 - XGB3 128 

8" Bracket 12" Bracket

 

FOOTNOTES:
1 - Use with 5” traditional drilling pattern
2 - IMS, DIM and BLS are not compatible.
3 - Do not specify for satellite units. 
4 - Not compatible with Virtinet wireless systems, 

DIM or BLS.

350 - 350mA
450 - 450mA

Drive
Current

Sensor
ES3 - External Sensor
IMS4 - Integral Motion Sensor
PCI 120 - 120v Button-Type Photocell
PCI 208 - 208v Button-Type Photocell
PCI 240 - 240v Button-Type Photocell
PCI 277 - 277v Button-Type Photocell
PCI 347 - 347v Button-Type Photocell

Options
8BK - 8" Bracket (S and D180 only)
TB - Terminal Block

 

C/F6

C/F6

C/F6

C/F6

C/F7

C/F7

ROSB120 - WL Remote Box with 120V Occupancy Sensor
ROSB277 - WL Remote Box with 277V Occupancy Sensor
RPSB120 - Wet Location Remote Box with 120V External Photocell
RPSB208-277 - Wet Location Remote Box with 
   208-277V External Photocell
PMOS120 - 120V Pole-Mount Occupancy Sensor
PMOS277 - 277V Pole-Mount Occupancy Sensor 

Description

FT - Forward Throw
FTA - Forward Throw 
 Automotive
3 - Type III
5 - Type V

2.1

4.3

2.3

4.6

4.1

6.7

6.8

8.2

12" Bracket

Required

Virtinet Wireless Network
(requires a Ventura controller/Malibu 
link -see Virticus catalog page.)
(blank) - None
VCM - Standard (revenue grade)
VCMB - Basic
VCMH - Standard (Host)
VCMBH - Basic (Host)
DIM - 0-10 volt dimming
(required for satellite fixtures)

Stand-Alone Control
(blank) - None
DIM2 - 0-10V Dimming
  (from external signal)
BLS2 - Bi-level Switching
  (from external signal)

5 - House Side Shield adds to fixture EPA. IMS Sensor not available with LSS & RSS.  HSS must be mounted
     opposite of IMS.  Consult factory.
6 - Includes VCM.  To be used in conjunction with VCM option in fixture.  Consult factory.
7 - To be used in conjunction with any of the VCM control modules and ES sensor option in fixture.   
 Consult factory.

Note:  House Side Shield adds to fixture  
EPA. Consult Factory.

LED Area Lights - (XGB3) 128

DIMENSIONS

 21 3/4”
(552 mm)

 9”
(229 mm)

 3 9/16”
(91 mm)

 12”
(305 mm)

 12 3/8”
(314 mm)

 House Side Shield  (465915 BLK)

9”
(229 mm)

5/8”
(16 mm)

1-3/8”
(35 mm)

OPTIONAL IMS

2-1/4”
(57 mm)

4-1/8”
(105 mm)
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TYPICAL ORDER EXAMPLE:

Pole
Series Material

Mounting
Configuration

POLE ORDERING INFORMATION

Height2

ACCESSORY ORDERING INFORMATION
Order Number Description Order Number

(Accessories are field installed)

172539
172538
178361

518030CLR5

518029CLR5

Vibration Damper - 4" Square Pole (bolt-on mount only)
Vibration Damper - 5" Square Pole (bolt-on mount only)
Vibration Damper - 6" Square Pole (bolt-on mount only)
PMOS120 - 120V Occupancy Sensor
PMOS277 - 277V Occupancy Sensor

Pole
Finish Options

BRZ – Bronze
BLK – Black
PLP – Platinum Plus
WHT – White
SVG - Satin Verde Green
GPT - Graphite
MSV - Metallic Silver

S – Single/Parallel
D180° – Double
D90°– Double
DN90°– Double
T90°– Triple
TN120°– Triple
Q90°– Quad
QN90°– Quad

PT – Pole Top Mount

N – Tenon Mount
(Standard tenon size is 2-3/8" O.D.)

  *

14'
16'
18'
20'
22'
24'
26'
28'
30'
35'
39'

S11G – 11 Ga. Steel
S07G – 07 Ga. Steel

GA – Galvanized Anchor Bolts
SF – Single Flood3

DF – Double Flood3

DGP – DuraGrip® Plus
LAB – Less Anchor Bolts
OSXX - Pole preparation for
   PMOS Occupancy Sensor4

FOOTNOTES:
1 - See Area Lighting Brackets - Bolt-on and XAS3/XAM3 Area Lighting Brackets pages for Internal Slip-fitter brackets.   
2 - Pole heights will have +/- 1/2" tolerance.   
3 - See Flood Lighting Brackets section for choice of FBO brackets.   

5SQB5 S07G 24 S PLP SF DGP

4BC – 4" Square Base Cover
5BC – 5" Square Base Cover
6BC – 6" Square Base Cover
ER2 – Weatherproof Duplex Receptacle 
GFI – Ground Fault Circuit Interrupter
MHP – Mounting Hole Plugs (3 plugs)

122559CLR
122561CLR
122563CLR
122566CLR
122567CLR

132336

BOLT CIRCLE                  EPA INFORMATION

All LSI Industries’ poles are guaranteed to meet the EPA 
requirements listed. LSI Industries is not responsible if a pole 
order has a lower EPA rating than the indicated wind-loading zone 
where the pole will be located. 
CAUTION: This guarantee does not apply if the 
pole/bracket/fixture combination is used to support any other 
items such as flags, pennants, or signs, which would add stress 
to the pole. LSI Industries cannot accept responsibility for harm 
or damage caused in these situations. 

NOTE:  Pole calculations include a 1.3 gust factor over steady 
wind velocity. Example: poles designed to withstand 80 MPH 
steady wind will withstand gusts to 104 MPH. EPAs are for 
locations 100 miles away from hurricane ocean lines. Consult LSI 
for other areas.  Note: Hurricane ocean lines are the Atlantic and 
Gulf of Mexico coastal areas. For applications in Florida or 
Canada, consult factory.

Standard SF and DF pole preparations are located 
3/4 of the height of the pole from the base, unless 
otherwise specified. 

Consult Pole Selection
Chart on opposite page

Bolt Circle
Anchor Bolt 
Size

Anchor Bolt 
Projection

Base Plate Opening 
for Wireway Entry

Base Plate 
Dimensions

B JD

Note: Base plate illustrations may change without notice. Do not use for setting anchor bolts.  Consult factory for the base plate templates.

C

4" (102mm) square 5" (127mm) square 5" (127mm) square 6" (152mm) square

Slotted
8”-11" (203mm-279mm)

      
3/4" x 30"

(19mm x 762mm)

3-1/4"
(83mm)

3-5/8"
(92mm)

10-1/8" sq. x 3/4" thk.
(257mm x 19mm)

   
3/4" x 30"

(19mm x 762mm)

3-1/4"
(83mm)

4-3/4"
(121mm)

10-1/8" sq. x 3/4" thk.
(257mm x 19mm)

   
1" x 36"

(25mm x 914mm)

4"
(102mm)

4-5/8"
(117mm)

10-1/8" sq. x 1" thk.
(257mm x 25mm)

Slotted
9”-11" (229mm-279mm)

   
1" x 36"

(25mm x 914mm)

4"
(102mm)

5-5/8"
(143mm)

12" sq. x 1-1/8" thk.
(305mm x 29mm) 

Slotted
12" (305mm)

Slotted
9”-11" (229mm-279mm)

10-1/8" (257mm) sq. 10-1/8" (257mm) sq. 10-1/8" (257mm) sq. 12" (305mm) sq.

11" (279mm) Dia. Bolt Circle
12" (305mm) Dia. Bolt Circle

11" (279mm) Dia. Bolt Circle11" (279mm) Dia. Bolt Circle

Bolt-on Arm Mount - See pole selection guide    
   for patterns and fixture matches.
4SQB3 - 3” Reduced drilling pattern
5SQB3 - 3” Reduced drilling pattern
4SQB5 - 5” Traditional drilling pattern
5SQB5 - 5” Traditional drilling pattern
6SQB5 - 5” Traditional drilling pattern

Pole Top Mount - Use with: 
 • Greenbriar Pole Top • Hilton Pole Top 
4SQP
5SQP
6SQP 

Tenon Mount - See pole selection guide 
   for tenon and fixture/bracket matches.
4SQN
5SQN
6SQN

No Mounting Holes or Pole Caps - Use with:
 • BKA 4ISF & BKA 5ISF  
 • BKA X4ISF & BKA X5ISF

Internal Slip-fitter1

4SQI
5SQI

4 - Order PMOS separately.  Change “XX” to indicate height and side of pole location  
 for pole preparation.  EX: OS8A indicates preparation is to be 8ft. up from pole  
 base on side A.  Optimal distance from ground to sensor is 10ft.
5 - OSXX option required.
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Suitable for wet locations

American Made

American Innovation

This product, or selected versions of this product, meet the standards listed below.
Please consult factory for your specific requirements.

EXPECTED LIFE - Minimum 60,000 hours to 100,000 hours depending upon the ambient 
temperature of the installation location. See LSI web site for specific guidance.

LEDS - An array of 24 select high-brightness LEDs in Cool White (5200°K), Warm White 
(3300°K) or Neutral White (4100°K) color temperature, 69 CRI (nominal) 

REFLECTOR/DISTRIBUTION - Indirect. Photometric data is tested in accordance to IESNA 
Procedures.

HOUSING - Crown: Virtually tamper-proof concealed stainless steel fasteners in the cast 
aluminum crown assembly.

	 Lower Housing: One-piece, .322 inch seamless, extruded aluminum. Various heights 
are available in 6” increments starting at a minimum of 30” (maximum height is 60”). 
Lower housing attaches to cast aluminum base plate with four stainless steel roll pins.

optional roughneck reinforcement - .375” thick zinc plated, steel base plate 
with welded U shaped reinforcement. 3/8” diameter 302 stainless steel roll pins with 
10,000 lb. shear load. 

LENS/GASKET - One-piece, clear acrylic lens enclosure fully gasketed at top and bottom 
edge.

ANCHOR BOLTS - Requires four heavy-duty 3/8” x 10” galvanized steel anchor bolts. 

ELECTRICAL - Universal voltage power supply (120-277 VAC, 50/60 Hz). 347-480V also 
available - 400mA is standard.  Surge protector meets IEEE C62.41.2-2002, Scenario 1 
Location Category C.     

DRIVER - State-of-the-art driver technology designed specifically LSI LED light sources 
provides unsurpassed system efficiency. Driver complies with IEC and FCC standards.

OPERATING TEMPERATURE -  -40ºC to +50ºC (-40ºF to +122ºF).

FINISH - Each fixture is finished with LSI’s DuraGrip® polyester powder coat finishing 
process. The DuraGrip finish withstands extreme weather changes without cracking 
or peeling, and is guaranteed for five full years. Standard colors include bronze, black, 
platinum plus, buff, white, graphite, satin verde green and metallic silver.	

DECAL STRIPING - Color-coordinated decal is available in 9 standard decal colors or by 
custom order from a selection of hundreds. Decal is guaranteed for five years against 
peeling, cracking, or fading.

WARRANTY - LSI LED fixtures carry a limited 5-year warranty.

PHOTOMETRICS - Application layouts are available upon request. Contact LSI Applications 
Group at lighting.apps@lsi-industries.com.

LISTING - Listed to U.S. and Canadian safety standards. Suitable for wet locations. DLC - 
not all possible distributions are DLC approved. Please refer to LSI or DLC web site for 
specific listings.

LED Bollard Light (XBVRD)

Also available in traditional light sources

U.S. and international patents pending

ARRA
Funding Compliant

42" standard
(1067mm)

8-5/8"
(219mm)

DIMENSIONS

Catalog # Est. Weight  (kg/lbs.) Length (mm/in.) Width (mm/in.) Height (mm/in.)
XBVRF
XBVRD

Anchor Bolts
 (3/8" x 10")

25/56
25/56
1/set
1/2

1318/51.875
1318/51.875

-

311/12.25
311/12.25

-

251/9.875 
251/9.875

-

SHIPPING WEIGHTS - LED Bollard

Dome-Top

Note: Base plate dimensions may change without notice.  
Do not use for setting anchor bolts. Consult factory for base 
plate templates.

Anchor Bolt
3/8" X 10"

1.5" (38mm)
Bolt Projection

Bolt Circle 6" Maximum
(114mm)

Maximum Bolt Circle is 6"
Standard (Minimum) 
 Bolt Circle is 4.5"

Conduit
Opening
3" (76mm)

BASE DETAIL

  
  Lumens Watts 
 

LIGHT OUTPUT - XBVR
 Output# of LEDSDescription

1338

1224

856

24

24

24

38

38

38

Cool White
XBVR ID

Neutral White
XBVR ID
Warm White
XBVR ID
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Connie Ryan
Typewriter
Willowbrook

Connie Ryan
Typewriter
C	

Connie Ryan
Typewriter
 XBVR ID LED 24  400 CW UE BRZ
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Project Name Fixture Type

Catalog #

04/15/13

Prefix

XBVRF
  Flat-Top 
XBVRD
  Round-Top

LED - Light 
      Emitting 
      Diode

24 UE - Universal Electronic
 (120-277V 50/60Hz)

347 - 347 volt

480 - 480 volt

BRZ - Bronze
BLK - Black
PLP - Platinum Plus
BUF - Buff
WHT - White
GPT - Graphite
SVG - Satin Verde Green
MSV - Metallic Silver

# of LEDS

CW - Cool White
NW - Neutral White
WW - Warm White

400ID - Indirect

Color TempDrive CurrentDistribution Light Source Line Voltage Finish

TYPICAL ORDER EXAMPLE:

PRODUCT ORDERING INFORMATION

XBVRF   ID   LED   24    400    CW    UE   BRZ    45

Options

1 - Taller or shorter heights available in 6" increments. Minimum height is 30". Maximum height is 60".

285560
122510

ACCESSORY ORDERING INFORMATION (Accessories are field installed)

ABKIT - Anchor Bolt Kit (BVR) 3/8" x 10" - Galvanized
HSS - Round House Side Shield

Description Order Number

H - XX (Specify Height) 1 
PCI120 - Button-type Photocell 
PCI208, 240,277 - Button-type Photocell 
PCI347 - Button-type Photocell
GFR - GFI Duplex Receptacle 
LAB - Less Anchor Bolts
RN - Roughneck Heavy Duty Mounting Plate

Color Decals 
45 - Light Gold 
20 - Charcoal Metallic 
55 - Black 
94 - Blue Black 
59 - Dark Green 
51 - Dark Red  
21 - Tomato Red 
50 - White  
700 - Aztec Silver Metallic

LED Bollard Light (XBVRD)
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September 16, 2013                                                                                 Page 2 
 
MASTER SIGN PLAN PROPOSAL 
The proposed plan includes documenting all of the existing signs, as well as proposes several 
new signs.   All of the signs have a consistent scholastic design theme and use of the school 
colors and materials, for branded signs, and non-branded signs.  The designs of these signs can 
be broken down to several similar style types that are in similar design.  Below is a close up of 
the locations of all the signs: 
 

 
 
Most of the signs are pre-existing, prior to the City’s annexation of the area.  Therefore the focus 
of the staff report will be on the proposed new signs. 
 
New Wall Mounted Sign (#17) 
Institutional uses in residential districts are allowed a wall mounted sign that is limited 12 square 
feet in sign area, per Section 405.940.E.  However, through the master sign program, alternative 
signs may be permitted.  The proposal includes one new wall sign of 67.6 square feet sign for the 
building at the corner of Ladue and Mason Roads, where the building sits back approximately 
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430 feet from the right-of-way.  The sign will be a halo-illuminated channel letter sign , as 
shown below, with a similar font and lettering style as the existing signs on campus: 

 
 
 
New Directional Signs 
The proposed sign package includes six new 
10-square foot directional signs throughout 
the campus that will have the same style, as 
shown below: 
 

 
 

Light Pole Banners 
The applicant is also requesting to include 
approximately eight light pole banners 
within the east and west parking lots that are 
approximately 16 square feet and that would 
change periodically for special events.  
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New Pole Mounted Scoreboard And New Donor or Field Information Added To Existing 
Scoreboards 
The proposal includes replacing the existing scoreboard (#9) and adding a new scoreboard sign 
(#10) for the athletic fields on the southside of Ladue Road that will be consistent with the 
schools existing sports field signs.  The existing landscape will screen the boards from views 
from the public right-of-way: 
 

 
 
 
Additional signs will be added to the existing scoreboards for the athletic fields on the southwest 
side of the campus, in a similar manner (#11 -#14).  These signs are all interior to the campus 
and not visible from the public right-of-way.   
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 

DIRECTION USE ZONED SEPARATED BY 
North Kirk of the Hills Church/ 

Enclave Bellerive 
subdivision 

“SE” Suburban Estate (Town & Country)/ “B 
RDD” Single Family Residential 

Ladue Road 

South Ridgecreek subdivision “SE” Suburban Estate (Town & Country) N/A 

East Single-family detached 
residences 

“A” Single-family Residential Mason Road 

West Bryn Wick subdivision “SE” Suburban Estate (Town & Country) N/A 

 
COMPREHENSIVE PLAN REVIEW 
The Comprehensive Plan does not provide much direction in sign review in residential area, 
except recommend that they City ensure that non-residential development is compatible with 
adjacent residential development (page 23).  
 
The Design Guidelines offer further recommendations in reviewing signs, by recommending that 
sign plans include a consistency of materials, siting, and design.  Specifically, all signs are to be 
architecturally integrated and complement their surroundings in terms of size, shape, color, 
texture and lighting.  Signs are to complement the overall design of the building and are not to be 
designed to be in visual competition with other signs in the area.  New signs proposed for 
existing buildings should provide a compatible appearance with other building signage.  Where 
no sign program exists there should be an attempt to bring in a unifying element (such as size). 
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(Chapter 5, page 17).  The signs are well-designed in similar style and use of materials, and 
limited to within the campus and away from the residential areas, and appropriate for the use.  
Therefore the revised Master sign Plan is consistent with the Comprehensive Plan and Design 
Guidelines. 
 
ZONING CODE REVIEW  
All signs within the City are regulated under Article VIII of the Zoning Ordinance.    The 
purpose of the Sign Regulations are to encourage the effective use of signs as a means of 
communication, to maintain and enhance the aesthetic appearance of the City and to facilitate 
and improve pedestrian and vehicular traffic safety, and to lessen confusion and visual clutter 
caused by a proliferation of signs competing for attention.  For campuses the Sign Regulations 
allow for the flexibility through the approval of a comprehensive sign package that creates an 
overall identity for the campus, where all signs are compatible in theme, quality, and character 
with the surrounding area, per the Master Sign Plan provision below: 
 

Section 405.950:  Signs In Non-Residential Districts 
J. Master Signage Plans.  In keeping with the intent to allow flexibility in the design of 

planned developments and large campus development of contiguous multi-acre areas, not 
separated by major highways or public right-of-ways (i.e., Olive Boulevard), the 
following options may be available for signs accessory to uses in non-residential district 
properties of campus developments of three (3) or more multiple buildings with a 
minimum of ten (10) acres and residentially zoned institutions (schools and places of 
worship with a minimum tract area of twenty (20) acres) subject to: 
1. As an alternative to what would otherwise be allowed, signs may be permitted in 

accordance with a Comprehensive Plan of signage subject to the 
recommendation of the Planning and Zoning Commission and approval of the 
City Council following a public hearing conducted in accordance with the 
provisions of Sections 405.1060(D)(3) and 405.1120 of the Zoning Code.  The 
Comprehensive Plan of signage shall show the location, size, height and extent of 
all proposed signs.  In addition, the geographic limits of the area to be covered 
by the Comprehensive Plan of signage must be shown. 

2. Any application submitted pursuant to Subsection (J)(1) above may be made by 
any property owner, owner of an easement, lessee, contract purchaser or their 
agent.  Such application shall be accompanied by a statement setting forth the 
names of the record owners of the properties upon which such signs are 
proposed to be located and the notarized agreement of each record owner to the 
placement of such signs on their property.  When an application requests 
permission to erect a sign on property owned by someone other than the 
applicant, then such application shall be accompanied by a written and notarized 
statement signed by the record owners of such properties which indicates their 
endorsement of the application. 

3. The above-cited signage options shall be exercised in accordance with the 
standards for all planned developments as set forth in Section 405.1080.  All 
proposed signs shall be reviewed based on the following criteria: 

  a. Proposed signs are consistent with the purpose of this Article. 
b. Proposed signs are compatible with the theme, visual quality, and 

overall character of the surrounding area. 
c. Proposed signs are in scale and harmonious with the development and 

shall be so located and sized as to ensure convenience to the visitor, user 
or occupant of the development while not adding to street clutter or 
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otherwise detracting from the planned unit nature of the development 
and the purposes of architectural and urban design elements. 

 
The proposed Master Sign Plan for Whitfield School is consistent with the intent of the Sign 
Regulations provision for master sign plans and with prior action, where the signs represent a 
similar style and design, and are mostly limited to the interior of the campus.  The new wall sign 
proposed for the building at the corner of Ladue Road and Mason Road, will provide identity and 
visibility to the intersection and will increase public convenience by providing better direction 
information for visitors on the campus in a well-designed, coordinated manner. The halo-style 
lighting of the wall sign is not bright enough to create any off-site light spillage. 
 
FORM OF THE DRAFT ORDINANCE 
The draft ordinance contains the following customary conditions that primarily ensure adherence 
to proposed plan:  
 

• The Applicant shall follow the Master Signage Plan received August 6, 2013 for all new 
or altered signage on the campus, as approved by the City of Creve Coeur.  The location, 
size, shape, color, type, and design of each sign shall not substantively depart from the 
Master Sign Plan, unless approved by the City of Creve Coeur. 

• The Applicant shall submit sign permit and/or building permit applications for proposed 
signs referred to in the Master Sign Plan that currently do not possess a sign permit. 

• No additional permanent signage is allowed for the campus.  Permitted temporary 
banners are allowed as provided under Section 405.940(E)(5). 

 
CONCLUSION AND ACTION 
If the Planning and Zoning Commission finds that the Master Sign Plan proposal for Whitfield 
School is consistent with the purpose and requirements of Article VIII, a recommendation to the 
City Council for approval is necessary.  Action on the proposal will come in the form of a 
recommendation of approval, approval with conditions, or denial.  The following is an example 
of an appropriate motion for this application:  
 

“I move to recommend approval of the master signage plan for the Whitfield School, 
subject to the conditions contained in the draft ordinance attached to the staff report for 
the meeting of September 16, 2013” (conditions may be added, eliminated, or modified 
by preceding 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.  
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APPENDIX 3:  AERIAL PHOTO 
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July 18, 2013 
 
 

SIGNAGE MASTER PLAN STUDY 

 

for 

 
 

WHITFIELD SCHOOL 
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August 1, 2013 
 
Mr. Paul Langdon 
Community Development Director  
City of Creve Coeur 
300 North New Ballas Road 
Creve Coeur, MO 63141 
 
RE: Whitfield School Signage Master Plan 
  09009.02 GT 
 
Dear Mr. Langdon: 

Please accept this submittal on behalf of Whitfield School for approval as the Master Sign Plan 
record document for Whitfield School.   

Campus signage is intended to communicate to on and off-site public, improve on-site vehicular 
traffic and safety, and identify and provide information for campus facilities while enhancing the 
aesthetic appearance of the campus.    

The purpose of the proposed Master Sign Plan is to establish a framework of acceptable size and 
location for all future permanent signs on Whitfield School’s campus. This will enable Whitfield to 
execute the Sign Master Plan through individual sign installation, as needs arise and development 
on campus continues, within this approved framework.  Execution of the Sign Master Plan and 
installation of the individual signs will be without a specific schedule and in no specific order at 
this time.  

All signs will comply with Life Safety codes, signs will not obstruct exit ways or ventilation, and 
signs will not project beyond the property lines or into public right-of-ways.  

The attached submittal includes a Whitfield school campus key plan indicating the locations for 
each proposed and existing signs on campus followed by a detailed description of each sign.   

We hope you find this acceptable. Please call with any questions or comments.  

Sincerely, 
 
M+H ARCHITECTS 
 
 
 
Andy Sebacher 
Project Manager 
 
cc: Mr. Dave Lauer, Whitfield School 
 
P:\PRJ\2009\09009.02 Whitfield Signage Masterplan\B - Word Docs\Signage MP Letter.doc 
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BILL NO. _______ ORDINANCE NO. _________ 

 
 

AN ORDINANCE AUTHORIZING A MASTER SIGN PLAN FOR WHITFIELD SCHOOL 
LOCATED AT 175 S. MASON ROAD AND ZONED “A” SINGLE FAMILY RESIDENTIAL 

 
WHEREAS, Andy Seabacher, of M+H Architects, Inc., on behalf of Whitfield School, has submitted an 
application for a Master Sign Plan for the campus at 175 S. Mason Road, pursuant to Section 
405.950.J of the City of Creve Coeur’s Code of Ordinances, to include new signage throughout the 
campus; and 
 
WHEREAS, the boundaries of the Master Signage Plan will be for the entire development including all 
existing and proposed signage as demonstrated in the Plan received August 6, 2013 and attached as 
Exhibit 1; and 
 
WHEREAS, the Planning and Zoning Commission of the City of Creve Coeur, Missouri, held a public 
hearing thereon at the Creve Coeur Government Center on September 16, 2013, beginning at 7:00 
p.m., or immediately following the close of the previous public hearing; 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 

 
WHEREAS, all persons who presented themselves at said meeting and desiring to be heard were 
given an opportunity to be heard; and 
 
WHEREAS, the Planning and Zoning Commission reviewed and, by _______ vote, recommended 
approval of the conditional use permit, subject to the conditions contained herein, at its meeting on 
________, 2013; and 
 
WHEREAS, the City Council being fully informed finds that approving the Plan subject to certain 
conditions 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. 
 
WHEREAS, all parties desiring to be heard, either for or against said application, were given an 
opportunity to be heard, and a copy of the proposed ordinance has been made available for public 
inspection prior to its consideration by the Council; and this Bill having been read by title in open 
meeting two times before final passage by the City Council, and 

 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, St. Louis County, 
Missouri, as follows: 
  
SECTION 1:   A Master Sign Plan is approved for the Whitfield School campus at 175 S. Mason, in the 
“A” Single Family Residential zoning district whose legal description is as follows: 
 

A PARCEL OF LAND LOCATED IN PART OF LOT 1 OF GOTTFRIED MERTZ ESTATE AS 
RECORDED IN PLAT BOOK 2 PAGE 39 OF THE ST. LOUIS COUNTY RECORDER’S 
OFFICE, BEIN ALSO LOCATED IN SECTION 8, TOWNSHIP 45 NORTH, RANGE 5 EAST, 
CITY OF CREVE COEUR, ST. LOUIS COUNTY, MISSOURI 

 
SECTION 3:  Such approval of the Master Signage Plan for the Mercy campus shall be subject to the 
following conditions:  
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BILL NO. _____ ORDINANCE NO. _________ 
 
 

 
1. The Applicant shall follow the Master Signage Plan received August 6, 2013 for all new or 

altered signage on the campus, as approved by the City of Creve Coeur.  The location, size, 
shape, color, type, and design of each sign shall not substantively depart from the Master Sign 
Plan, unless approved by the City of Creve Coeur. 

2. The Applicant shall submit sign permit and/or building permit applications for proposed signs 
referred to in the Master Sign Plan that currently do not possess a sign permit. 

3. No additional permanent signage is allowed for the campus.  Permitted temporary banners are 
allowed as provided under Section 405.940(E)(5). 

 
SECTION 4:  This ordinance shall become effective in accordance with Section 3.11 (g) of the City 
Charter. 
 
ADOPTED THIS ____ DAY OF ____________________, 2013. 

 
 
 

SCOTT SAUNDERS 
PRESIDENT OF CITY COUNCIL 

 

 
APPROVED THIS ____ DAY OF ___________________, 2013. 

 
 
 

BARRY GLANTZ 
MAYOR 

ATTEST: 
 
 
 

DEBORAH RYAN, MPCC 
CITY CLERK 
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LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 
Direction Use Zoning District Separated by 
North Single-family residence “A” Single-family Residential N/A 
South Single-family residences  “A” Single-family Residential Mosley Acres Drive 
East Single-family residences “A” Single-family Residential N/A 
West Single-family residence “A” Single-family Residential Mosley Road  

 
ANALYSIS 
The property owner is seeking the approval of the preliminary plat for the minor subdivision of 
the property to include four single-family lots.  Section 410.220: Lots, provides further direction 
regarding lot layout where the lots must be in accordance with the provisions of the zoning 
district in which the property is located, with the individual lots having a width and depth 
adequate to provide the necessary front, side and rear yard requirements of the Creve Coeur 
Zoning Ordinance. The proposed lots comply with the minimum district requirements for “A” 
Single Family Residential that requires a minimum of 150 feet of frontage along the proposed 
new road, and have a minimum lot area of 1 acre or more (Lot 1 will be 1.00 acres. Lot 2 will be 
1.18 acres. Lot 3 will be 1.00 acres, and Lot 4 will be 1.00 acres.)  The road coming off Mosley 
Road, Elise Manor Court is 0.42 acres, and the common ground for stormwater is 0.3 acres.  
Below is a close-up of the proposed subdivision: 
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The site development plan also indicates a 10-foot wide strip to be dedicated along Mosley Road. 
The Applicant has indicated that this will include a separated sidewalk along Mosley Road and 
Elise Manor Court.  However, it is not currently shown on the draft subdivision improvement 
plan, therefore a condition of approval has been suggested.  The Applicant will retain 32.05% of 
the existing tree coverage in conformance with Section 410.320: Tree Conservation, where no 
more than 75% of the area of tree masses, and no more than 75% of eight inch caliper trees shall 
be proposed for removal. Eighteen new street trees are provided along the new subdivision drive.  
Below is a close-up of the Landscape Plan, showing that the existing tree lines along Mosley 
Road and Mosley Acres will not be disturbed: 
 

 
 
Lot 1 will have frontage along Mosley Road, Mosley Acres and Elise Manor.  Lot 2 will have 
frontage along Elise Manor Court and Mosley Acres Drive.  The primary frontage of both lots 
will be along Elise Manor Court, while the existing tree line along Mosley Acres Drive will not 
be disturbed, as required by Section 410.220.H, to wit: 
 

If unavoidable, the primary frontage of double frontage lots shall be so designated on the subdivision plat, a 
common landscape buffer or easement shall be defined along the secondary street frontage and no access to 
the lot shall be allowed from the secondary street frontage.  Where possible, primary frontage for such 
double frontage lots shall be on interior subdivision streets and a landscaped buffer or low masonry wall 
within an easement shall be provided along the secondary frontage on the major street, collector or arterial 
street to provide screening of sight and sound and to prevent direct access to said double frontage lot from 
this secondary frontage.  

 
A condition of approval includes that the final subdivision plans include an easement along 
Mosley Acres be included to prevent any future access.  
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CONCLUSION AND ACTION 
Review of preliminary plats is a ministerial act that should be approved if the proposed plat 
substantially meets all land development standards of this Chapter and those of any other 
applicable City regulations.  This application does substantially meet all applicable codes for the 
“A” Single Family Residential District. The suggested conditions of approval are: 
 

1. The Subdivision Improvement Plan shall include a separated sidewalk along Mosley 
Road and Elise Manor Court. 

2. Prior to issuance of any building permits, the applicant shall prepare and record the final 
subdivision plat, including an easement restricting future access from Mosley Acres, as 
approved by the City Council, and record appropriate indentures requiring maintenance 
of the stormwater basin and common ground area, as approved by the City Attorney. 

 
Action on this item will be in the form of a motion to recommend approval as presented, or 
approval with additional conditions, to meet all technical requirements. City Council action is 
not required. Assuming agreement with the Staff Report, the following is an example motion for 
this application:  
 

“I move to recommend approval of the preliminary plat with the conditions outlined in 
the staff report for the minor Subdivision of Mosley Grove, at 536 N. Mosley Road as 
shown in the Preliminary Plat, dated June 25, 2013.” (Other conditions may be added, 
eliminated, altered, and modified by prior motion). 

 
Once the Commission has approved the preliminary plat, the Applicant may proceed with 
preparing the Subdivision Improvement Plan and Final Plat for Planning and Zoning 
Commission review and approval by the City Council. If conditions have been placed upon 
approval of the subdivision improvement plans, such conditions shall be resolved to the 
satisfaction of the Zoning Administrator prior to submittal of the final subdivision plat. 
   
 
APPENDIX 1: COMPREHENSIVE PLAN  
Included and attached by reference.  See body of report for specific excerpts. 
 
 
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 

  

Proposed Mosley Grove Subdivision 
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APPENDIX 4:  SITE PHOTOGRAPHS Photo Date: 09/13/2013 
  

 Description:  View 
looking south along the 
west side of Mosley 
Road 

 Description:  View 
looking east  down 
Mosley Acres from 
across Mosley Road 

 
Description:  View 
looking north from the 
intersection of Mosley 
Road and Mosley 
Acres. 
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