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

Mr. Thomas Buelter 
Ms. Rhonda O’Brien 
Mr. Larry Potashnick 
Mr. Stephan Tomlinson 
Mr. AJ Wang 
 
 
 
Mr. Carl Lumley, City Attorney 
Mr. Jason Jaggi, AICP, Director of Community Development 
Ms. Bethany L. Moore, AICP, City Planner 
Ms. Claralyn Bollinger, Recording Secretary, Administrative Services Supervisor 

      
ACCEPTANCE OF THE AGENDA 
  
APPROVAL OF MINUTES 
  
 1. June 1, 2026 Planning and Zoning Commission Draft Meeting Minutes 
   
PUBLIC COMMENT 
An opportunity for members of the public to address the Planning and Zoning 
Commission regarding issues or concerns not already on the agenda for this meeting. 
Those wishing to speak will be asked to limit comments to three minutes and to 
complete a speaker card. 
  
UNFINISHED BUSINESS 
  
NEW BUSINESS 
  
 1. Public Hearing. Application #26-012: Text Amendment to the Zoning Code 

to Amend Section 405.470(A)(6) Communication Towers 
  

Jonathon Hunt, of Centerline LLC, on behalf of The Towers, LLC, has submitted a 
text amendment application to the Zoning Ordinance to reduce the required setbacks 
for telecommunications towers when a “Fall Certification Letter” stamped by a 
licensed engineer is provided. The setback required by the applicable zoning district 
shall remain the absolute minimum. Additionally, in the “HE” Higher Education 
Zoning District, the setback for the applicable zoning district shall be reduced by 15 
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feet for the accessory ground equipment serving a communication tower. In 
association with this request, the applicant plans to submit a Conditional Use Permit 
for the construction of a monopole communication tower with associated equipment 
on the Missouri Baptist University Campus. Text amendments require approval by 
the City Council after a recommendation from the Planning and Zoning Commission. 
 
Staff requests this item be moved to the July 7th, 2026 agenda in order to allow the 
applicant additional time to resubmit requested materials and revisions.  

   
 2. Public Hearing. Application #26-013: A Conditional Use Permit for a 

Monopole Communications Tower Located at 1 College Park Drive within 
the Missouri Baptist University Campus 

  
Jonathon Hunt, of Centerline LLC, on behalf of The Towers, LLC, has submitted a 
Conditional Use Permit application for the construction of a 100-foot-tall monopole 
telecommunications tower with accessory ground equipment on the Missouri Baptist 
University Campus within the “HE” Zoning District. In association with the CUP 
application, an application for a text amendment to the Zoning Code has also been 
submitted to reduce the required setbacks for telecommunications towers when a 
“Fall Certification Letter” stamped by a licensed engineer is provided. The setback 
required by the applicable zoning district shall remain the absolute minimum. 
Additionally, in the “HE” Higher Education Zoning District, the setback for the 
applicable zoning district shall be reduced by 15 feet for the accessory ground 
equipment serving a communication tower. Conditional Use Permits require approval 
by the City Council after a recommendation from the Planning and Zoning 
Commission. 
 
Staff requests this item be moved to the July 7th, 2026 agenda in order to allow the 
applicant additional time to resubmit requested materials and revisions. 

   
 3. Application #26-015: Subdivision Improvement Plans for the 3 Lot 

Subdivision Known as BaCon Estates at 350 South Mason Road within the 
A Single-Family Residential Zoning District 

  
Matt Poston, of THD Design Group, on behalf of Lombardo Homes, has submitted a 
request for the subdivision improvement plan approval for the 3-lot subdivision 
known as BaCon Estates located at 350 South Mason Road. The property is located 
on S. Mason Road between B’nai Amoona Congregation to the north and east and 
Holy Mountain Assembly of God to the southeast. The subject property is zoned A 

Page 2 of 102



   
AGENDA 

CITY OF CREVE COEUR  
 PLANNING AND ZONING COMMISSION   

300 NORTH NEW BALLAS RD 
JUNE 15, 2026 

6:00 PM 
 
 

City of Creve Coeur Page 3  

Single Family Residential. The subdivision received preliminary plat and final plat 
approval in 2024 with the condition that the improvement plans would be applied for 
by the future developer before issuance of any building permits. The developer, 
Lombardo Homes, is ready to apply for building permits for these lots and has 
applied to for Subdivision Improvement Plan approval in order to do so. 

   
 4. Application #26-016: Site Development Plan For A Fence Within the Front 

Yard Setback for the Property Addressed as 12111 Ladue Heights Drive 
  

Joe Green, homeowner, has submitted an application for a 6 foot (72”) tall, wooden 
privacy fence within the front yard setback and parallel to Coeur De Ville Lane street 
right of way for the corner property located at 12111 Ladue Heights Drive. This 
property is within the “B” Single-Family Residential Zoning District. The City of Creve 
Coeur’s Zoning Ordinance Section 405.640 (C) Fences Within The Front Yard 
Section And Along Street Right-Of-Way states that no fence shall be located within 
the front yard setback or along street right-of-way, within the area equivalent to the 
front yard setback of the applicable zoning district unless such fence is setback at 
least 15 feet from the property line, no more than 4 feet in height, and is an open 
slatted decorative metal fencing. All other fences must be approved by site 
development plan by the Planning and Zoning Commission. 

   
 5. Application #26-017: Site Development Plan For A Front Yard Fence 

Adjacent to Street Right-of-way for the Property Addressed as 12511 Royal 
Manor Drive 

  
Pradeep Daripally, homeowner, has submitted an application for a 6 foot (72”) tall, 
wooden stockade privacy fence parallel to Ladue Road right of way for the through 
lot property located at 12511 Royal Manor Drive. This property is within the “A-RDD” 
Single-Family Residential Zoning District. The City of Creve Coeur’s Zoning 
Ordinance Section 405.640 (C) Fences Within The Front Yard Section And Along 
Street Right-Of-Way states that no fence shall be located within the front yard 
setback or along street right-of-way, within the area equivalent to the front yard 
setback of the applicable zoning district unless such fence is setback at least 15 feet 
from the property line, no more than 4 feet in height, and is an open slatted 
decorative metal fencing. All other fences must be approved by site development 
plan by the Planning and Zoning Commission. City Council action is not required.  

   
WORK AGENDA 
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PENDING APPLICATIONS 
  
 1. 

• Site Development Plan for a fence located at 11652 Studt Avenue 
 

   
DEPARTMENT REPORTS 
  
Olia Village Update: 6-8-26 City Council/P&Z Work Session Presentation 
 
ADJOURNMENT 
  
 
 
Pursuant to Section 610.022 RSMo., the Planning and Zoning Commission could, 
at any time during the meeting, vote to close the public meeting and move to 
closed session to discuss matters relating to litigation, legal actions and/or 
communications from the City Attorney as provided under Section 610.021(1) 
RSMo. and/or personnel matters under Section 610.021(13) RSMo. And/or 
employee matters under Section 610.021(3) RSMo. and/or real estate matters 
under Section 610.021(2) or other matters as permitted by Chapter 610. 
 
 
 Posted by:  
 Date/Time posted:  
 
 
 
 
 
 
If you need special accommodations to attend a meeting, services may be 
arranged by contacting the Office of the City Administrator in advance. 
 

Page 4 of 102



        MINUTES
CITY OF CREVE COEUR

PLANNING AND ZONING COMMISSION 
300 NORTH NEW BALLAS RD

JUNE 1, 2026
6:00 PM

City of Creve Coeur Page 1

 

 

 
CALL TO ORDER  

A regular meeting of the Planning and Zoning Commission of the City of 
Creve Coeur was called to order by Chair Julie LaBonte at the City Council 
Chamber, 300 North New Ballas Rd, City of Creve Coeur Government 
Center, Creve Coeur, MO 63141 on Monday, June 1, 2026 at 6:00 PM. 
ROLL CALL 

Ms. Julie LaBonte (Chair) 
Mr. Thomas Buelter 
Ms. Rhonda O’Brien 
Mr. Larry Potashnick – absent 
Mr. Stephan Tomlinson 
Mr. AJ Wang – absent 

 

Mr. Carl Lumley, City Attorney 
Mr. Jason Jaggi, AICP, Director of Community Development 
Ms. Bethany L. Moore, AICP, City Planner 
Ms. Claralyn Bollinger, Recording Secretary, Administrative Services 
Supervisor 

 
ACCEPTANCE OF THE AGENDA 

The vote on the motion being 4 ayes and 0 nays, motion carried. 

APPROVAL OF MINUTES 
 

1. May 4, 2026 Planning and Zoning Commission Draft Meeting Minutes 

The vote on the motion being 4 ayes and 0 nays, motion carried. 

RESULT: APPROVED (UNANIMOUS)
MOVER: Ms. O'Brien
SECONDER: Mr. Tomlinson
AYES: Mr. Buelter, Ms. LaBonte, Ms. O'Brien and Mr. Tomlinson
NAYS: None

RESULT: APPROVED (UNANIMOUS)
MOVER: Ms. O'Brien
SECONDER: Mr. Tomlinson
AYES: Mr. Buelter, Ms. LaBonte, Ms. O'Brien and Mr. Tomlinson
NAYS: None
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PUBLIC COMMENT 
 

1. Public Comment Received Related to Bayer East Campus Comprehensive 
Plan Update 

There was one public comment received from Ms. Sussman-Dawson prior to tonight's 
meeting which was placed in the agenda packet. 

 
UNFINISHED BUSINESS 
No Unfinished Business tonight. 

NEW BUSINESS 
 

1. Application #26-014: Application for a Boundary Adjustment Plat 
Consolidating 16 Existing Lots into 4 New Lots on the Bayer East Campus 
Located at 800 North Lindbergh Boulevard 

George Stock of Stock and Associates Consulting Engineers gave the presentation on 
behalf of CV Acquisitions, LLC. Larry Chapman and Richard Moon with CV 
Acquisitions, LLC were in the audience. The total Bayer East campus tract is 151 acres 
with 16 lots today. The request is to consolidate 16 lots into 4 lots. CV Acquisitions, 
LLC is under contract to purchase a portion of the campus, 3 of the 4 lots. 

 
Ms. O'Brien asked if roads or easements affect the lots? Mr. Jaggi said that this is an 
initial step to facilitate the sale to a developer. This will have to be subdivided again 
based on a development proposal. 

 
Mr. Buelter asked why not set up two lots? Mr. Stock said Mr. Chapman is in 
negotiations with a third party to buy proposed lot four. Mr. Chapman sees the north lot 
developing differently than lot 3. 

 
Ms. Moore gave the City's presentation. The applicant will bring a development 
proposal application at a future date. The zoning is still RO Research and Office Park 
Zoning District. 

 
Motion made to approve subject to the condition that a final drawing be prepared 
for signature and recording and with a copy of the recorded document provided to 
City staff. 
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The vote on the motion being 4 ayes and 0 nays, motion carried. 

 
WORK AGENDA 

 
1. NAICS Code Table A Progress Update 

Ms. Moore gave the City's presentation on the NAICS Code Table A Update. We hope 
to have a text amendment to address these changes. We currently use the 2012 edition 
of the NAICS. There is a 2017 and a 2022 version. The update is primarily minor 
changes to the definition and changes to some of the identification codes to 
accommodate updated definitions or condensed use codes. There aren't that many new 
definitions. 

 
While looking at this, there are some proposed changes to the PO, LI and RO Zoning 
Districts. These districts will benefit from the expansion of uses (PO) and the allowance 
of more permitted uses (LI) that help support 39 North Ag Tech District. 

 
Ms. LaBonte asked if we have gotten requests for uses in LI that haven't been 
approved? Ms. Moore said there have been some requests; they're just not allowed so 
they don't move past that initial business license application stage. For the most part, 
she has seen inquiries for service uses that aren't allowed. 

 
 

Changes proposed to LI District to encourage the development and redevelopment of 
area designated as industrial with high-quality future development. This district would 
benefit from less impactful uses or use that require a large amount of parking being 
allowed as Permitted instead of Conditional Use. Other uses to include are home health 
equipment rental and various construction contractor uses that would not include 
exterior storage. 

 
Mr. Buelter asked about various construction contractors and what would stop major 
heavy equipment from being stored outside? Ms. Moore said that the uses she 

RESULT: APPROVED (UNANIMOUS)
MOVER: Ms. O'Brien
SECONDER: Mr. Tomlinson
AYES: Mr. Buelter, Ms. LaBonte, Ms. O'Brien and Mr. Tomlinson
NAYS: None
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highlighted would be less intensive uses that would be allowed by the contractor 
categories. They are contractors that would have indoor storage only. 

 
Ms. LaBonte asked about contractor truck parking? Ms. Moore said they would just 
park their trucks in the parking lot. 

 
Mr. Buelter asked if it's the area north of 39 North? Ms. Moore said yes, just that area. 

 
Mr. Jaggi said that there were a few changes for uses that could be Permitted instead 
of Conditional Uses. The LI District is within the 39 North District boundary. We are 
supporting the expansion of businesses for 39 North to locate there, but at the same 
time, we are not excluding existing LI uses. 

 
Ms. LaBonte asked about the Benson Hill location. Mr. Jaggi said they have a building 
that is in LI. The large former Benson Hill research building is in RO. Mr. Jaggi said we 
are looking at the purpose and intent of the LI District. 

 
There are three PO Zoning Districts in the City. Ms. Moore mentioned changes to PO 
District comprised of office uses and appropriate retail uses and services. The District is 
struggling with vacancies due to a decrease in demand for office space, so staff 
suggests broadening the available uses. Ms. Moore has seen supporting uses apply 
such as nail salons and hair salons, but they are currently not allowed. 

 
Ms. LaBonte raised concern about beauty and barber shops that could be loud or emit 
odors. Ms. Moore said they will be responsible for containing any noises or smells. 
They are Permitted Uses where allowed in other Zoning Districts. 

 
Mr. Jaggi commented on the PO Districts. These are small adjustments to uses. He 
would not expect these changes to open up a lot of demand since there are broader 
issues with the occupancy rates of older office buildings within the PO Districts. 

 
Ms. O'Brien asked if there is an area where a theater could be permitted? Ms. Moore 
said that some of those uses are allowed in the LI District. There would be substantial 
parking that would be required. 

 
Mr. Jaggi said that some office parks elsewhere are being converted to housing. That is 
being considered on the Olia Village site. There may be a possible conversion of an 
office south of the Starbucks to another use. 
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Ms. Moore discussed Other Use Considerations: allowing Limited-Service Restaurants 
and Snack and Non-Alcoholic Beverage Bars with 16 seats or less to be a Permitted 
Use instead of Conditional Use in PH, PO, MX, PC, GC, CB and LI Districts because 
parking is already calculated at 4/1000 like general retail. Staff received a request from 
the 39 North organization to review expanding uses allowed in RO that support the 
Research and Office uses there and allow a clustering effect and sense of place for the 
AgTech ecosystem to thrive. 

 
Next Steps: staff is seeking comments and suggestions for any other uses that the 
Commission would like to see expanded within the PO, LI or RO districts or any other 
districts. Staff and the 39 North organization are still discussing the use changes that 
would best support the 39 North district. These changes to Table A may come as a 
separate text amendment application. Staff will return with a formal text amendment 
application for a public hearing with the Commission. Ms. Moore hopes for this within 
the next two months. 

 

PENDING APPLICATIONS 
 

1. 
• Text Amendment to Section 405.470(A)(6) Communication Towers 

and associated Conditional Use Permit for a monopole 
communication tower located at 1 College Park Drive 

• Subdivision Improvement Plans for 3-lot subdivision BaCon 
Estates 

• Front Yard Fence for 12511 Royal Manor Drive 
• Front Yard Fence for 12111 Ladue Heights Drive 

 
Ms. Moore said there is a text amendment and Conditional Use Permit for a 100-foot 
monopole communication tower on the Missouri Baptist University campus. There are 
two fence permit applications. There is a subdivision improvement plan for the three-lot 
subdivision BaCon Estates. 

 
DEPARTMENT REPORTS 
Mr. Jaggi said that there will be an update by Olia Village developer from 6:00-7:00 
p.m. next Monday, June 8 to the City Council and the Planning and Zoning Commission 
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is invited to attend. 
 

The Graeser Station development financing research process is beginning. Ms. 
LaBonte asked who would determine if something is blighted. Mr. Jaggi said that's by 
state statute chapter 353 and the City Council would determine based on a blighting 
study. Mr. Lumley said PGAV would look at that as part of their work. Mr. Jaggi said 
PGAV has been asked to scrutinize the proposal. We have our consultants and they 
have their consultants. The fees are paid by the developer to the City and the City pays 
PGAV. An incentive guide has been adopted by City Council that lists the process and 
criteria. One of PGAV's core tasks is to evaluate the proposal against this policy guide. 

 
We have received an application for a new Planning and Zoning Commission member. 

ADJOURNMENT 
Meeting adjourned at 7:00 PM. 

 
 

Submitted by: 
 
 
 

Recording Secretary Chair 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#26-015: SUBDIVISION IMPROVEMENT PLANS FOR THE 3 LOT 

SUBDIVISION KNOWN AS BACON ESTATES AT 350 SOUTH MASON ROAD 
WITHIN THE A SINGLE-FAMILY RESIDENTIAL ZONING DISTRICT 

FOR THE MEETING OF: Monday, June 15, 2026 

LOCATION: 350 S. Mason Road. Zoned A Single-Family Residential District. 
 

Key Issues: 
• Does the request further the 

goals and/or implement the 
Comprehensive Plan? 

• Does the request follow the 
Subdivision Regulations? 
 

REQUEST:  Matt Poston, of THD Design Group, on behalf of Lombardo Homes, 
has submitted a request for the subdivision improvement plan approval for the 3-
lot subdivision known as BaCon Estates located at 350 South Mason Road. The 
property is located on S. Mason Road between B’nai Amoona Congregation to the 
north and east and Holy Mountain Assembly of God to the southeast. The subject 
property is zoned A Single Family Residential. 
 

Creve Coeur 2030 
Comprehensive Plan 
References 
• Civic (CV) 

ADDITIONAL INFORMATION:  The subdivision received preliminary plat and 
final plat approval in 2024 with the condition that the improvement plans would 
be applied for by the future developer before issuance of any building permits. 
The developer, Lombardo Homes, is ready to apply for building permits for these 
lots and has applied to for Subdivision Improvement Plan approval in order to do 
so. 

Zoning Code References 
• Section 405.250: A-Single 

Family Residential District 
• Chapter 410: Subdivision 

and Development of Land 

APPLICANT: 
 

Matt Poston 
THD Design Group, Inc. 
148 Chesterfield Industrial 
Boulevard 
Chesterfield, MO 63105 

 
 

 
 
 
 
 
 

  

REPORT PREPARED BY: BETHANY L. MOORE, AICP, CITY PLANNER 
DATE:                             June 10, 2026            
ATTACHMENTS: Revised Improvement Plans submitted on June 5, 2026 

of
city CREVE COEUR

300 North New Ballas Road  •   Creve Coeur, Missouri 63141
(314) 432-6000  •  Fax (314) 872-2539  •  Relay MO 1-800-735-2966

www.crevecoeurmo.gov
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PROJECT BACKGROUND 
The applicant is seeking subdivision improvement plan approval for a 3-lot subdivision, known as BaCon 
Estates, on the previously unsubdivided 3.6-acre tract of land in the “A” single-family residential zoning 
district. The lot was previously owned by the B’nai Amoona Congregation to the north of the subject 
property, who received preliminary and final plat approval in 2024 for the creation of the 3 new lots. The 
lot also abuts the Holy Mountain Assembly of God church to the south. The 3-lot subdivision does not 
include any internal roads or shared common ground. Each lot will be entered directly from S. Mason 
Road.  
 
Typically, the subdivision improvement plans are reviewed between or in tandem with either the 
preliminary subdivision plat or the final subdivision plat. In this case, both the preliminary subdivision 
plat and the final subdivision plat were reviewed and approved by the Planning and Zoning Commission 
prior to the subdivision improvement plans in order to facilitate the sale of the lots to a developer. The 
final subdivision plat included a condition of approval that building permits and final occupancy permits 
would not be approved until the subdivision improvement plans were approved. The applicant is seeking 
subdivision improvement plan approval in order to apply for building permits to construct single family 
houses on each of the three new lots. Per Section 410.130.C. of the Subdivision and Development of Land 
code, Planning and Zoning Commission review and approval is required for subdivision improvement 
plans. City Council action is not required. 
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED SEPARATED BY 

North B’nai Amoona Congregation A-Single Family Residential N/A 

South Holy Mountain Assembly of 
God 

A-Single Family Residential NA 

East B’nai Amoona Congregation/ 
Holy Mountain Assembly of 
God 

A-Single Family Residential N/A 

West Single Family Residences City of Town and Country N/A 

 
ANALYSIS 
Subdivision Improvements 
As shown on the preliminary plat, this is a request is to construct site improvements on a 3-lot subdivision 
on an existing 3.6-acre tract of land between two existing religious organizations within the “A” Single-
Family zoning district. Both B’nai Amoona Congregation and Holy Mountain Assembly of God are 
conditional uses in the “A” zoning district. Under Section 405.250(E)(4)(f), Lot D is subject to a 40-foot 
buffer yard along the eastern and southern lot lines due to its location abutting Holy Mountain Assembly 
of God, 12931 Conway Road, which is a conditional use in the “A” zoning district. Lots B and C are not 
subject to this buffer yard as Congregation Bnai Amoona is creating the lots within the existing 
boundaries of the property. The buffer yard shall not contain any impervious surface and shall be 
landscaped and screened as deemed appropriate by the Planning and Zoning Commission. The submitted 
improvement plans reflect this requirement. The development has no common ground or shared access 
road, and each lot will be accessed directly from S. Mason Road. Sidewalks will be provided according to 
St. Louis County standards as S. Mason Road is maintained as a St. Louis County asset and is not a Creve 
Coeur city street. The applicant has received a special use permit from St. Louis County in order to 
conduct the work according to the proposed plans. The stormwater for each lot will be collected via BMP 
reserve areas on each individual lot for water quality purposes before being piped north offsite to the 
existing detention basin on the adjacent lot owned by B’nai Amoona. As part of the preliminary and final 
plat process, an easement was placed on the B’nai Amoona property addressed as 324 S. Mason Road in 
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order to facilitate such stormwater management measures. The sanitary sewers will be connected to the 
closest existing connection point, which is located across S. Mason Road in the Conway Estates 
subdivision in Town and Country. Per Staff request, the applicant has reached out to the City of Town 
and Country for their review of the proposed sanitary sewer extension.  Any permits required by the City 
of Town and Country will need to be obtained separately by the developer. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 1. Subdivision Improvement Plans. 
 
Sidewalks 
The applicant has provided a 5-foot-wide detached sidewalk along S. Mason Road to connect the three 
new lots to the existing sidewalk segment along the frontage of the adjacent B’nai Amoona property to 
the north. The segment will end at the Lot D property line. The sidewalks are within St. Louis County 
right-of-way.. The plans note that the sidewalks will be built to St. Louis County standards.  
 
Subdivision Layout 
Section 410.220 provides 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 the A Single-
Family Residential District. Lot D includes the required 40-foot buffer yard for single-family uses 
adjacent to conditional uses and the landscaping plan shows that this buffer will be landscaped. Staff has 
reviewed the Subdivision Improvement drawings and find that they are in conformance with the 
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preliminary and final plats, including the tree preservation requirements with minor changes made to 
account for the location of the proposed houses on the lots, and they contain adequate and appropriate 
provisions for stormwater management.  All staff comments have been addressed and reflected on the 
plans.  
 
Stormwater Management 
The City’s Stormwater Ordinance provided in Chapter 425 of city code, requires stormwater to be 
detained on site based upon the amount of additional runoff generated by the development per the MSD 
design storm event on a per lot basis and that no additional runoff is sent to adjacent properties based on 
the proposed improvements. The calculations for stormwater management show no increase in 
stormwater runoff for the designed storm event as compared to pre-development conditions. Department 
of Public Works staff have reviewed the stormwater management plan and concur with its findings that 
the proposed plan is likely to comply with the City’s Stormwater Requirements. The B’nai Amoona 
property to the north includes an easement to allow the stormwater from these three lots to be piped to the 
existing detention basin on site.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2. Proposed BMPs on each lot shown piped to existing detention basin within easement on B’nai Amoona 
property. 
 
Street Tree and Buffer Yard Landscape Plan 
A landscape plan providing the proposed street trees and landscaping is required as part of the subdivision 
improvement plan submission. Section 410.300 requires street trees to be provided at a ratio of 1 per 30 
feet of street frontage. The length of the proposed street frontage is roughly 450 feet and would require 
approximately 15 street trees. The applicant has provided street trees based on this calculation. The street 
trees will be located on the lots instead of in the right-of-way in order to comply with the requirements for 
St. Louis County sidewalk placement.  
 
The landscape plan provides the proposed landscaping for the required 40-foot buffer yard adjacent to 
Holy Mountain Assembly of God property to the south. Per Section 405.250(E)(4)(f), Lot D is subject to 
a 40-foot buffer yard along the abutting property lines that 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. Per Staff request, the applicant has provided a variety of landscape screening 
including a mix of eastern redbud and blue spruce trees with lead plant and little bluestem shrubs.  
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The tree preservation plan is substantially similar to the tree preservation plan approved in 2024 with 
exceptions for the removal of 3 additional trees to accommodate for the proposed new houses. The plan 
shows that 6 new trees will be planted to accommodate for the additional removal. According to the plan, 
of the 23 existing trees in fair or better conditions, 3 are being removed meaning a total of 13% is being 
removed. Section 410.320 Tree Conservation allows for up to 50% of existing trees in fair or better 
condition to be removed without replacement. Any additional removal before the 50% requires 
replacement on a 1 to 1 basis or a 2 to 1 basis for trees over 20 inches DBH. Staff has determined that the 
applicant has met this requirement.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 3. Applicant’s submitted landscape plan showing landscaped buffer and replacement trees. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4. Applicant’s submitted landscape plan showing new street trees. 
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CONCLUSION AND ACTION 
Subdivision Improvement Plan 
After approval of the subdivision improvement plans, the applicant will apply for building permits for 
each of the new homes and site improvement permits to construct the single-family houses, sanitary sewer 
connections, and BMPs required for each lot. The final plat review by the Planning and Zoning 
Commission and final approval from City Council was previously granted in 2024 and this application 
does not require City Council approval. After approval by the City, the final plat was recorded at the 
County to create the legal lots for the applicant to purchase and subsequently apply for permits to 
construct the houses with the condition that the subdivision improvement plans be approved by the 
Planning and Zoning Commission prior to issuance of any building or final occupancy permits.  
 
Review and approval of the subdivision improvement drawings is within the purview of the Planning and 
Zoning Commission and must be complete to the Commission’s satisfaction prior to the issuance of a 
subdivision improvement permit by City Staff.  If the Commission is satisfied that the drawings are 
suitable for approval, staff recommends the following conditions be placed on the approval of this 
request: 
 

1. The Residential Development Permit for each new home shall be in substantial compliance with 
the improvement plans dated June 4, 2026 by THD Design Group, Inc., and with the tree 
conservation plan with an amendment date of June 4, 2026 and landscape plan with an 
amendment date of June 4, 2026. 

2. Any additional tree removal shall be approved by the Zoning Administrator and replaced as 
required by Section 410.310 of the Subdivision Ordinance. 

3. Required approvals by other authorities having jurisdiction shall be provided to the City prior to 
the issuance of the subdivision improvement permit. 

 
Assuming agreement with the Staff Report and the above conditions, the following is an example motion 
for this item:  
 

“I move to approve the subdivision improvement plans for the three-lot subdivision at 350 South 
Mason Road as shown in the “BaCon Estates Subdivision” drawings prepared by THD Design 
Group, Inc, and an amendment date of June 4, 2026 by Robert S. Tierman with the conditions 
recommended by staff as provided in the staff report for the meeting of June 15, 2026” (Other 
conditions may be added, eliminated, altered, and modified by prior motion). 

 
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 
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APPENDIX 4:  SITE PHOTOGRAPHS  
  

 

Description: 
Google Street 
view image of 
existing 
conditions. 

 

Description: 
Google Street 
view image 
from S. Mason 
Road of existing 
site conditions. 
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DEVELOPMENT NOTES: 1. Site Address: 350, 354, & 358 South Mason Road St. Louis, MO 63141 Loc.# 18P210287 2. Owner Information: Lombardo Homes of St. Louis, a Michigan Limited Liability Company 4 Research Park, Suite 130 St. Chalres, MO 63304          Doc.#2026040400635  3. Developer: Lombardo Homes of St. Louis, a Michigan Limited Liability Company 4 Research Park, Suite 130 St. Charles, MO 63304 Attn: Ryan Holmes, 816-805-4634 4. Area of Tract:  156,825 sq. ft. or 3.60 acres, more or less. 156,825 sq. ft. or 3.60 acres, more or less. 5. Present Zoning: "A" Residential District (City of Creve Coeur) "A" Residential District Dimensional Requirements Front Yard Setback:   50 Feet 50 Feet Side Yard Setback:   15 Feet 15 Feet Rear Yard Setback:   30 Feet 30 Feet Minimum Site Area:   1.0 Acre 1.0 Acre Minimum Lot Width:   150 Feet 150 Feet Maximum Lot Coverage:  25% 25% Maximum Building Height: 2.5 Stories, or 35 Feet 2.5 Stories, or 35 Feet Minimum Building Footprint: 1,600 Square Feet 1,600 Square Feet Floor Area Ratio:   0.30 0.30 6. Utility Provider Districts:         Situs Served    Situs Served  Situs Served        Water:   Missouri American Water   Yes Water:   Missouri American Water   Yes Missouri American Water   Yes Yes       Sewer:   MSD       Yes Sewer:   MSD       Yes MSD       Yes Yes       Telephone:  AT&T      Yes Telephone:  AT&T      Yes AT&T      Yes Yes       Gas:    Spire Energy     Yes Gas:    Spire Energy     Yes Spire Energy     Yes Yes       Electric:   Ameren UE      Yes Electric:   Ameren UE      Yes Ameren UE      Yes Yes       Fire District:  Creve Coeur Fire District:  Creve Coeur Creve Coeur      School District:  Parkway School District:  Parkway Parkway 7. As determined through graphic plotting only and according to the FIRM Flood Insurance Rate As determined through graphic plotting only and according to the FIRM Flood Insurance Rate Map numbered 29189C0188K, dated February 4, 2015 for St. Louis County, Missouri, this development is located in Zone X Unshaded, areas determined to be outside the 0.2% chance annual floodplain. 8. A title commitment or policy has not been provided to the surveyor by the client for the A title commitment or policy has not been provided to the surveyor by the client for the preparation of this document. 9. This is not a boundary survey. Property information shown hereon is per the BaCon Estates record plat, a subdivision recorded in Plat Book 373, at Page 439, of the St. Louis County, Missouri Records. 10. Property has access to South Mason Road, a publicly dedicated street. The property has full access on the frontage of said street to enter and exit by vehicle at the locations as shown. 11. The proposed sidewalks shall be constructed to St. Louis County ADA Requirements.  12. The 40 foot wide landscape buffer as shown along the south and west lines of proposed lot "D" of the subdivision is for landscaping purposes under City of Creve Coeur Section 405.250 (E)(4)(f). this area shall be improved under a landscape plan and this area is restricted from building and impervious surfaces. 13. The location of the 24" water line along South Mason Road has been shown per field locate markings collected at the time of the survey and utility size and material type were taken from the Missouri American Water Company Facilities Map 18P. 14. Reference to Metropolitan St. Louis Sewer District (MSD) structures has been taken from base map 18P. 15. Sewer and water utility lines will be provided by available public utility. 16. Elevations referenced on drawing are based upon NAVD'88 Datum, in feet. 
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N.T.S.
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SITE BENCHMARK: Description: Center of access lid for MSD Curb Inlet 18P4-0195D Collected Elev. = 550.12 Feet (NAD88') Location: located on the northern curb line for the southern access drive to BNAI AMOONA  facility approximately 15 feet southwest of an existing 24" diameter tree, and  approximately 37 feet northwest of an existing light pole. 
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FOUND CROSS FOUND IRON PIPE  SET IRON ROD BENCHMARK  SPOT GRADE  TRAFFIC SIGNAL BOX  PHONE BOX  UTILITY MANHOLE  BOLLARD  MAILBOX SIGN POST SHRUB DECIDUOUS TREE EVERGREEN TREE  ELECTRIC BOX  ELECTRIC METER  UTILITY POLE  GUY WIRE  GAS METER  GAS VALVE  WATER METER  WATER VALVE  HYDRANT  WATER SHUT OFF  SPRINKLER HEAD IRRIGATION VALVE BOX  WELL  TEST HOLE  CABLE TV BOX  LIGHT STANDARD  CLEAN OUT  SANITARY MANHOLE  SAMPLING TEE SEPTIC TANK ACCESS STORM SEWER MANHOLE  GRATE INLET  AREA INLET  DOWNSPOUT  DRAINAGE SWALE  SURFACE CONTOUR  TREE LINE  SAN. SEWER  STORM SEWER OVERHEAD ELECTRIC LINE UNDERGROUND ELECTRIC GAS LINE WATER LINE TELEPHONE LINE FIBER OPTIC LINE CABLE TV  GUARDRAIL  WIRE FENCE  WROUGHT IRON FENCE  CHAIN LINK FENCE SANITARY DESIGNATOR STORM DESIGNATOR 
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AC   ACRE ACRE AI   AREA INLET AREA INLET ATG   ADJUST TO GRADE ADJUST TO GRADE APPROX  APPROXIMATELY APPROXIMATELY ASPH  ASPHALT ASPHALT BW   BASE OF WALL ELEVATION  BASE OF WALL ELEVATION  BM    BENCHMARK BENCHMARK BMP   BEST MANAGEMENT PRACTICE BEST MANAGEMENT PRACTICE BLDG   BUILDING BUILDING CATV   CABLE TELEVISION CABLE TELEVISION CALC   CALCULATED CALCULATED CIP   CAST IRON PIPE CAST IRON PIPE CL   CENTERLINE CENTERLINE CP    CLAY PIPE CLAY PIPE XSEC   CROSS SECTION CROSS SECTION XING   CROSSING CROSSING CFS   CUBIC FEET PER SECOND CUBIC FEET PER SECOND CI   CURB INLET CURB INLET CO    CLEANOUT  CLEANOUT  C&G   CURB & GUTTER CURB & GUTTER CO   CLEANOUT  CLEANOUT  CMP    CORRUGATED METAL PIPE    CORRUGATED METAL PIPE  CORRUGATED METAL PIPE  CONC    CONCRETE    CONCRETE  CONCRETE  DCI    DOUBLE CURB INLET  DOUBLE CURB INLET  DIP   DUCTILE IRON PIPE  DUCTILE IRON PIPE  DIA    DIAMETER DIAMETER Q   DISCHARGE DISCHARGE DAI   DOUBLE AREA INLET DOUBLE AREA INLET DS    DOWNSPOUT DOWNSPOUT ESMT   EASEMENT EASEMENT ELEV    ELEVATION    ELEVATION  ELEVATION  EP   END OF PIPE END OF PIPE EX   EXISTING EXISTING FPS   FEET PER SECOND FEET PER SECOND FF   FINISH FLOOR FINISH FLOOR FH   FIRE HYDRANT FIRE HYDRANT FE   FLARED END FLARED END FBD   FLAT BOTTOM DITCH FLAT BOTTOM DITCH FD   FLOOR DRAIN  FLOOR DRAIN  FL   FLOW LINE FLOW LINE FTG   FOOTING  FOOTING  GI   GRATE INLET  GRATE INLET  HDPE HIGH   DENSITY POLYETHYLENE HIGH   DENSITY POLYETHYLENE  DENSITY POLYETHYLENE HW   HIGH WATER HIGH WATER HGL   HYDRAULIC GRADE LINE  HYDRAULIC GRADE LINE  HYD   HYDRANT HYDRANT IMP   IMPROVEMENT IMPROVEMENT IP   IRON PIPE OR PIN IRON PIPE OR PIN LS   LAND SURVEYOR LAND SURVEYOR MH   MANHOLE  MANHOLE  MSD   METROPOLITAN ST. LOUIS SEWER METROPOLITAN ST. LOUIS SEWER DISTRICT NTS    NOT TO SCALE  NOT TO SCALE  OC    ON CENTER ON CENTER OH   OVERHEAD  OVERHEAD  PVMT   PAVEMENT   PAVEMENT PAVEMENT PDE   PERMANENT DRAINAGE PERMANENT DRAINAGE EASEMENT PVC   POLYVINYL CHLORIDE POLYVINYL CHLORIDE PCC    PORTLAND CEMENT CONCRETE PORTLAND CEMENT CONCRETE PC    PRECAST CONCRETE  PRECAST CONCRETE  PROP   PROPOSED    PROPOSED  PROPOSED  RR    RAILROAD RAILROAD RCP   REINFORCED CONCRETE PIPE  REINFORCED CONCRETE PIPE  ROW   RIGHT-OF-WAY RIGHT-OF-WAY SCH    SCHEDULE  SCHEDULE  SWPPP  STORMWATER POLLUTION   STORMWATER POLLUTION   PREVENTION PLAN TBA   TO BE ABANDONED  TO BE ABANDONED  TBP    TO BE PROTECTED TO BE PROTECTED TBR   TO BE REMOVED TO BE REMOVED TBR&REL  TO BE REMOVED & RELOCATED TO BE REMOVED & RELOCATED TBR&R  TO BE REMOVED & REPLACED  TO BE REMOVED & REPLACED  TW    TOP OF WALL ELEVATION  TOP OF WALL ELEVATION  TYP    TYPICAL  TYPICAL  UIP    USE IN PLACE  USE IN PLACE  VCP    VITRIFIED CLAY PIPE  VITRIFIED CLAY PIPE  WV    WATER VALVE WATER VALVE YD   YARD DRAIN YARD DRAIN 
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PROJECT BENCHMARK: This project was performed with the use of Global Positioning System (GPS) equipment and the use of a Continuous Operating Reference Station (CORS) as part of the Missouri Department of Transportation (MoDOT) Virtual Reference System (VRS) Network. Data was obtained with the use of a Trimble R10 GPS Receiver and a TSC7 Data Collector. Horizontal Datum is Grid North, Missouri State Plane Coordinate System NAD'83 (2401), East Zone Vertical Datum is NAVD'88. Horizontal and Vertical data observation tolerance is 0.10 feet.
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METROPOLITAN ST. LOUIS SEWER DISTRICT NOTES: STANDARD CONSTRUCTION 2023 VERSION: All storm and sanitary sewer structures and appurtenances to be dedicated to MSD, or to be Private under MSD Inspection, shall conform to the Metropolitan St. Louis Sewer District, Standard Construction Specifications for Sewers and Drainage Facilities, 2023. That will include Standard Details shown therein, all subsequent changes made thereto, and shall also include the following: PART 2 - MATERIALS OF CONSTRUCTION Section G Pipe. 12. Corrugated Polypropylene Pipe. . d. Pipe for gravity sewer installations shall be installed in accordance with ASTM D2321.     Consolidation by water (jetting or puddling) shall not be used. Consolidation shall be    in accordance with MSD Standard Construction Specifications for trench backfill.    Price for compacted backfill shall be included in pipe unit cost. For use in sanitary    and combined sewer installations, a representative from the pipe manufacturer shall    visit the site within the first 100 feet of pipe installation. Coordination of the site    visit shall be arranged by the Contractor. The Contractor shall provide the MSD    Inspector at least 24 hours' notice of the planned date and time of the    manufacturer's site visit.    Following the site visit, the Contractor shall be required to provide a letter from the    piping manufacturer summarizing their observations. At a minimum, the letter shall:    Indicate the date the initial section of pipe was installed; and verify that the     installation occurred in accordance with manufacturer's recommended procedures. e. Trench width shall be in accordance with manufacturer's installation recommendations.    District standard payline widths based on the nominal pipe diameter shall apply.If Reinforced Concrete Pipe is used for sanitary or combined sewers larger than 27" all pipe AND joints shall conform to ASTM C 361. In addition, if the diameter is larger than 48" the joint type must include a gasket that is confined in a groove in the spigot of the pipe. For sewer pipe (storm, sanitary and combined) with a design grade less than one percent (1%), verification of the pipe grade will be required for each installed reach of sewer, prior to any surface restoration or installation of any surface improvements. The contractor's field supervisor will be required to provide daily documentation verifying that the as-built pipe grade meets the design grade through the submittal of signed cut sheets to the District Inspector upon request. The contractor will be required to remove and replace any sewer reach having an as-built grade flatter than the design grade by more than 0.1%. Sewers with grade greater than the design grade may be lift in place provided no other sewer grade is reduced by this variance in the as-built grade. MSD also reserves the right to require the contractor to remove and replace (at any time prior to construction approval) for which the as-built grade does not comply with the grade tolerance stated in the above paragraphs. Field surveyed verification must be made under the direction of a licensed land surveyor or registered engineer. The sewer contractor shall be responsible for any cost associated with the field verification of the sewer grade, or removal and replacement of the sewer pipe or associated appurtenances. 
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BACKWATER VALVE NOTE: A Backwater Valve shall be required on all building laterals per local plumbing code. COMPACTED FILL REQUIREMENTS: A registered professional geotechnical engineer will verify that all compressible material has been removed prior to fill placement and that all fill, and filled areas, including trench backfills, under buildings and under sanitary and storm sewer lines constructed above the original ground surface, has been compacted to 90% Modified Proctor. Fill is to be placed in a maximum of nine-inch (9”) lifts. ) lifts. Tests shall be taken at a maximum of fifty-feet (50’) wide intervals along the route of the pipe, at a ) wide intervals along the route of the pipe, at a maximum interval, of two feet (2’), vertically and laterally on each side of the pipe, at a distance equal ), vertically and laterally on each side of the pipe, at a distance equal to the depth of fill over the pipe. A copy of these results will be submitted to MSD prior to placement of the sewer pipe. CONSTRUCTION SITE RUNOFF: Construction site runoff shall not flow into BMP areas. All stormwater flow to BMP areas shall be diverted, plugged or disconnected until the construction site is stable AND the MSD inspector provides approval to place the BMP on-line. CONTRACTOR’S INSURANCE (OFFSITE): (This note is to be highlighted in yellow on the cover S INSURANCE (OFFSITE): (This note is to be highlighted in yellow on the cover sheet of plans when private development work includes offsite sewer construction) Prior to obtaining a construction permit from the Metropolitan St. Louis Sewer District, the contractor shall be required to provide the District with a copy of an executed Certificate of Insurance indicating that the permittee has obtained and will continue to carry commercial general liability and comprehensive auto liability insurance. The requirements and limits shall be as stated in the Rules and Regulations and Engineering Design Requirements for Sanitary and Stormwater Drainage Facilities, Section 10.080. INFILTRATION BED: To prevent construction sediment from clogging infiltration bed, at no time may construction sediment enter these facilities. Additionally, these facilities shall not be constructed until all surrounding area that drains to them is fully stable/established. PUBLIC SEWER MAINTENANCE: Maintenance of the sewers designated “public” shall be the responsibility of the Metropolitan St. Louis public” shall be the responsibility of the Metropolitan St. Louis shall be the responsibility of the Metropolitan St. Louis Sewer District upon dedication of the sewers to the District. REMOVE REPLACE OR REHAB NOTE: The removal and replacement, or rehabilitation of the existing structure will be determined by the MSD field inspector. If the structure is determined to remain in place, then the top shall be adjusted to grade, if needed. SHOP DRAWINGS: The project engineer shall provide shop drawings signed and sealed by a Professional Engineer licensed in Missouri for approval to MSD prior to construction of these structures. Structures shall be designed to sustain HS-20 loads. Please contact the District’s Construction Management Division at (314) 335- s Construction Management Division at (314) 335- 2072 for questions.
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STORMWATER MANAGEMENT NOTE: PROJECT DISTURBANCE = 2.70 ACRES 2.70 ACRES  ACRES PROJECT RUNOFF DIFFERENTIAL = 0.747 CFS 0.747 CFS CFS ANY FUTURE LAND DISTURBANCE AND/OR INCREASE IN IMPERVIOUS AREA ON THIS SITE MAY REQUIRE ADDITIONAL STORMWATER MANAGEMENT PER MSD REGULATIONS IN PLACE AT THAT TIME (INCLUDING TOTAL LAND DISTURBANCE AND/OR IMPERVIOUSNESS ADDED ON THIS PLAN.)
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DETAIL DRAWINGS THE DETAIL DRAWINGS SHOWN HEREON ARE ONLY FOR PRIVATE CONSTRUCTION THAT IS NOT UNDER MSD PERMITS. REFER TO MSD STANDARD CONSTRUCTION SPECIFICATIONS AND STANDARD DETAILS FOR PUBLIC SEWER CONSTRUCTION OR PRIVATE CONSTRUCTION UNDER MSD PERMITS.
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GENERAL UTILITY NOTES: 1. UTILITY DATA SOURCES: UNDERGROUND UTILITIES SHOWN ON THESE PLANS HAVE BEEN PLOTTED FROM UTILITY DATA SOURCES: UNDERGROUND UTILITIES SHOWN ON THESE PLANS HAVE BEEN PLOTTED FROM : UNDERGROUND UTILITIES SHOWN ON THESE PLANS HAVE BEEN PLOTTED FROM  UNDERGROUND UTILITIES SHOWN ON THESE PLANS HAVE BEEN PLOTTED FROM AVAILABLE RECORDS, SURVEYED SURFACE INDICATORS, AND/OR MARKINGS PROVIDED BY MISSOURI ONE CALL (811) AT THE TIME OF SURVEY. THD DESIGN GROUP DOES NOT GUARANTEE THE ACCURACY OR THD DESIGN GROUP DOES NOT GUARANTEE THE ACCURACY OR  DOES NOT GUARANTEE THE ACCURACY OR COMPLETENESS OF THE UTILITY INFORMATION SHOWN. 2. LOCATIONS ARE APPROXIMATE: THE LOCATIONS, SIZES, AND DEPTHS OF ALL EXISTING UTILITIES ARE TO LOCATIONS ARE APPROXIMATE: THE LOCATIONS, SIZES, AND DEPTHS OF ALL EXISTING UTILITIES ARE TO  THE LOCATIONS, SIZES, AND DEPTHS OF ALL EXISTING UTILITIES ARE TO BE CONSIDERED APPROXIMATE ONLY. THE ABSENCE OF A UTILITY ON THE PLANS DOES NOT CONSTITUTE APPROXIMATE ONLY. THE ABSENCE OF A UTILITY ON THE PLANS DOES NOT CONSTITUTE . THE ABSENCE OF A UTILITY ON THE PLANS DOES NOT CONSTITUTE A WARRANTY THAT NO UTILITY EXISTS WITHIN THE PROJECT LIMITS. 3. CONTRACTOR RESPONSIBILITY & VERIFICATION: IN ACCORDANCE WITH MISSOURI REVISED STATUTES CONTRACTOR RESPONSIBILITY & VERIFICATION: IN ACCORDANCE WITH MISSOURI REVISED STATUTES  IN ACCORDANCE WITH MISSOURI REVISED STATUTES MISSOURI REVISED STATUTES CHAPTER 319, THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR REQUESTING UTILITY LOCATES , THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR REQUESTING UTILITY LOCATES THROUGH MISSOURI ONE CALL (1-800-DIG-RITE) AT LEAST TWO (2) WORKING DAYS PRIOR TO ANY EXCAVATION. 4. FIELD EXPLORATION (POTHOLING): THE CONTRACTOR SHALL PHYSICALLY VERIFY THE HORIZONTAL AND FIELD EXPLORATION (POTHOLING): THE CONTRACTOR SHALL PHYSICALLY VERIFY THE HORIZONTAL AND  THE CONTRACTOR SHALL PHYSICALLY VERIFY THE HORIZONTAL AND VERTICAL LOCATION OF ALL UTILITIES BY NON-DESTRUCTIVE METHODS (E.G., HAND DIGGING OR VACUUM EXCAVATION) PRIOR TO THE COMMENCEMENT OF ANY GRADING, TRENCHING, OR CONSTRUCTION. ANY DISCREPANCIES BETWEEN FIELD FINDINGS AND THESE PLANS MUST BE REPORTED TO THD DESIGN THD DESIGN GROUP, INC. AND THE UTILITY OWNER IMMEDIATELY AND BEFORE WORK PROCEEDS IN THE AFFECTED  AND THE UTILITY OWNER IMMEDIATELY AND BEFORE WORK PROCEEDS IN THE AFFECTED AREA. 5. LIABILITY: FAILURE BY THE CONTRACTOR TO VERIFY UTILITY LOCATIONS SHALL BE AT THEIR OWN RISK. LIABILITY: FAILURE BY THE CONTRACTOR TO VERIFY UTILITY LOCATIONS SHALL BE AT THEIR OWN RISK.  FAILURE BY THE CONTRACTOR TO VERIFY UTILITY LOCATIONS SHALL BE AT THEIR OWN RISK. THD DESIGN GROUP ASSUMES NO LIABILITY FOR DAMAGES OR DELAYS RESULTING FROM UTILITY  ASSUMES NO LIABILITY FOR DAMAGES OR DELAYS RESULTING FROM UTILITY DISCREPANCIES OR INTERFERENCE NOT PREVIOUSLY VERIFIED IN THE FIELD BY THE CONTRACTOR.
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LAND DISTURBANCE STATEMENT The developer is aware that any land clearing, construction or development involving the movement of earth shall be in accordance with the Storm Water Pollution Prevention Plan and the applicant will assumes and acknowledges responsibility for compliance with this Code and the Storm Water Pollution Prevention Plan.
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SHEET INDEX 1. TITLE SHEET 2. CONSTRUCTION NOTES 3. EXISTING CONDITIONS & DEMOLITION PLAN 4. FLAT PLAN - 40 SCALE 5. FLAT PLAN - 20 SCALE 6. INTERIM GRADING PLAN 7. FINISH GRADING PLAN 8. SANITARY SEWER PROFILES 9. STORM SEWER PROFILES 10. BMP PLAN - LOT B 11. BMP PLAN - LOT C 12. BMP PLAN - LOT D 13. BMP PLANTING PLAN 14. BMP DRAINAGE AREA MAP 15. EXISTING DRAINAGE AREA MAP 16. PROPOSED DRAINAGE AREA MAP 17. STORMWATER POLLUTION PREVENTION PLAN 18. SWPPP DETAILS 19. SWPPP DETAILS 20. SWPPP DETAILS 21. SWPPP DETAILS 22. CONSTRUCTION DETAILS CONSTRUCTION DETAILS 23. CONSTRUCTION DEATILS CONSTRUCTION DEATILS 24. TREE STUDY REPORT TREE STUDY REPORT 25. TREE STUDY CENSUS TREE STUDY CENSUS 26. LANDSCAPE PLAN - STREET PLANTINGS LANDSCAPE PLAN - STREET PLANTINGS 27. LANDSCAPE PLAN - BUFFER PLANTINGS LANDSCAPE PLAN - BUFFER PLANTINGS 28. M.U.T.C.D. PLAN M.U.T.C.D. PLAN 29. M.U.T.C.D. DETAILSM.U.T.C.D. DETAILS
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TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415
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 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"
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Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer
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26MSD-00179, MAP 18P4
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31. All corrugated steel pipe shall conform to the requirements of AASHTO M-36 and shall be fully coated with bituminous material conforming to the requirements of AASHTO M-190.  Corrugated steel pipe shall be helical pipe with reformed ends. Pipes shall be joined using either hugger bands with rubber o-ring gaskets or universal corrugated bands with sponge neoprene gaskets.  All gasket materials shall conform to ASTM D-1056. 32. All standard curb inlets are to have front-of-inlet 2' (two feet) behind curb. 33. Concrete Pipe Joints shall be M.S.D. Type "A" Approved Compression Joints and shall conform to the requirements of the Specification for Joints and Circular Concrete Sewer and Culvert Pipe, using flexible, watertight, rubber-type gaskets A.S.T.M. C-443. Band-Type Gaskets depending entirely on cement for adhesion and resistance to displacement during jointing shall not be used. 34. No grout shall be used in rip-rap. See plans for details. 35. 8" P.V.C. sanitary sewer pipe shall meet the following standards: A.S.T.M. D-3034 SDR35, with wall thickness compression joint A.S.T.M. D-3212. An appropriate rubber seal waterstop as approved by the sewer district shall be installed between P.V.C. pipe and masonry structures. 36. The Contractor shall prevent all storm/surface water, mud or construction  debris from entering the existing sanitary sewer system. 37. The minimum vertical distance from the low point of the basement to the flowline of the sanitary sewer at the corresponding house connection shall not be less than two and one half feet (2 1/2') plus the diameter of the sanitary sewer. 38. All sanitary laterals shown on plan are to be constructed of 6 inch P.V.C. pipe. 39. All P.V.C. sanitary sewer pipe is to be SDR35 or equal with "clean 1/2" to 1" granular stone bedding", uniformly graded.  This bedding shall be installed per MSD standard requirements. 40. Brick shall not be used on sanitary manholes. 41. All sanitary sewer manholes shall be waterproofed on the exterior in accordance with Missouri D.N.R. Specification 10CSR-8.120 (7) (E). 42. All sanitary and storm sewer construction shall conform to current Metropolitan Sewer District Standards and Specifications unless otherwise directed by the County. 43. All pipes shall have positive drainage through manholes.  No flat base structures are allowed. 44. All trench backfills under paved areas shall be granular backfill, and shall be water jetted. All other trench backfills may be earth material (free of large clods or stones) and shall be water jetted. 45. All sewer tops built without elevations furnished by the Engineer will be the            responsibility of the sewer contractor. 46. Easements shall be provided for all proposed public storm sewers, sanitary sewers, and utilities. 47. Gas, water, and other underground utilities shall not conflict with the depth or horizontal location of existing and proposed sanitary and storm sewers including house laterals. 48. All waterline construction shall conform to current Missouri American Water Company Standards and Specifications. 49. The contractor shall place all fire hydrants within (2') feet of the street curb. 50. The contractor shall place the "steamer" outlet of the fire hydrant toward the street. 51. The Metropolitan Sewer District shall be notified at least 48 hours prior to construction of sanitary sewers for coordination and inspections. 52. All streets within this set of improvement plans shall be Publicly maintained. (After being built to the City standards and specifications & accepted by the City). 53. All water mains sizes are shown on the plans. 54. All fire hydrants are to have valves. 55. All water main bends are to be made with fittings. 56. All service lines under streets are to have a 2 inch casing installed. 57. All water mains should have a 12 gauge solid core tracer wire taped to the top of water main. 58.  All drop manholes are to be 48 inches, waterproofed. 59.  Final testing: a mandrel must be pulled through and an air test may be required. 60.  As-built locations of laterals must be provided to the MSD. 61. 42" manholes/Waterproofed for 8" sewers only. 48" manholes/waterproofed for sewers over 8". 62. Installation of Landscaping and Ornamental Entrance Monument or Identification Signage construction if proposed, shall be reviewed by the Department of Highways and Traffic for sight distance considerations and approved prior to installation or construction. 63. The developer or municipality is advised that utility companies will require compensation for relocation  of their utility facilities within public road right-of-way. Utility relocation cost shall be considered the developer's responsibility.  The developer should also be aware of extensive delays in utility company relocation and adjustments. Such delays will not constitute a cause to allow occupancy prior to completion of road improvements. 64. Right-of-way and/or easement dedication(s) shall be completed prior to issuance of a Special Use Permit. Road improvements shall be completed prior to the issuance of an occupancy permit.  If development phasing is anticipated, the development shall complete road improvements, rights-of-way dedication, and access requirements of each phase of development as directed by the Department of Transportation. As previously noted, the delays due to utility relocation and adjustments will not constitute a cause to allow occupancy prior to completion of road improvements. 65. Provide adequate temporary off-street parking for construction employees. Parking on non-surfaced areas shall be prohibited in order to eliminate the conditions whereby mud from construction and employee vehicles is tracked onto the pavement causing hazardous roadway and driving conditions. 66.  All storm water shall be discharged at an adequate natural discharge point. Sinkholes are not adequate discharge points. 67. Interim storm drainage control in the form of siltation control measures Shall be provided. 68. The developer is required to provide adequate storm water systems in accordance with St. Louis County and M.S.D. Standards.
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69.  All disturbed areas within St. Louis County right-of-way shall be sodded.  70. All work within St. Louis County right-of-way shall be constructed to County standards. 71. Utility and sanitary sewer work in St. Louis County right-of-way requires separate special use permits.  Contact St. Louis County at 314-615-8517 for permits. 72. Additional siltation control shall be installed as required by St. Louis County Department of Highways and Traffic, and/or St. Louis County Department of Public Works. 73. Contractor shall Maintain at least a ten foot (10') horizontal separation of water mains from any existing or proposed sanitary sewer. The distance must be measured edge-to-edge. Installation of the water main closer to a sanitary sewer is acceptable where the water main is laid in a separate trench or on an undisturbed earth shelf located on one (1) side of the sanitary sewer at an elevation so the bottom of the water main is at least eighteen inches (18") above the top of the sanitary sewer; (b) Providing a minimum vertical distance of eighteen inches (18") between the outside of the water main and the outside of the sanitary sewer where water mains cross sanitary sewer mains. This shall be the case where the water main is either above or below the sanitary sewer. At crossings, one (1) full length of water pipe must be located so both joints will be as far from the sanitary sewer line as possible. Special structural support for the water and sanitary sewer pipes may be required. 74. All striping within County right-of-way shall be installed by County forces. 75. All sediment shall be washed from all vehicles at Wash-Down Station prior to leaving the site so that no sediment is tracked onto County roads. 76. Prior to Special Use Permit issuance by St. Louis County, a special cash escrow or a special escrow supported by an Irrevocable Letter of Credit shall be established with St. Louis County Department of Transportation to guarantee completion of required road improvements.  Road improvements shall be completed prior to the issuance of occupancy permits. 77. A Permit shall be obtained from the St. Louis County Department of Public Works for construction of retaining walls. 78. A Permit shall be obtained from the St. Louis County Department of Public Works for roof drain connections. 79. Applicant shall use extreme caution in areas where traffic signal facilities are existing.  It is the responsibility of the contractor/developer to contact the St. Louis County Department of Transportation at (314) 615-0215 a minimum of 48 hours in advance of construction work for locating and spotting existing traffic signal conduit.  In the event the contractor damages any traffic signal facilities, repairs shall be made at the contractor's expense by an electrical contractor as directed by St. Louis County. 80. All affected offsite property owners shall be given notice 48 hours in advance of any work. 812. Any disturbed off site property (i.e. bushes, fences, mailboxes, etc.) shall be replaced in kind at the developer's expense. 82. The contractor shall notify the St. Louis County Division of Operations striping personnel at (314) 615-0233, 24 hours in advance of any striping related work.  All grinding of existing striping and installation of temporary striping as required by St. Louis County shall be performed by the contractor.  All permanent striping will be installed by the St. Louis County Department of Transportation. 83. A Drainlayer Permit shall be obtained from the St. Louis County Department of Public Works for internal (private) storm sewers. 84. All construction shall be per most current details located in the St. Louis County Design Criteria Manual and/or the Sediment and Erosion Control Manual. 85. All Hydrants, Power Poles or other obstructions within Saint Louis County Road Right-of-Way shall have a minimum two foot setback from face of curb or edge of shoulder of the ultimate pavement section as directed by Saint Louis County Department of Transportation. 86. Any entity that performs work on St. Louis County maintained property shall provide the County with a Certificate of Insurance evidencing general liability coverage (bodily injury and property damage) in the amounts specified as the limits of liability set by the State for public entities.  Such certificate shall include St. Louis County as an additional insured and shall be provided prior to the issuance of any permit. Certificate shall provide for a 30 day policy cancellation notice to St. Louis County.  Upon request, the County will provide the specific amounts for both per person and per occurrence limits.   87. All sidewalks and associated accessibility improvements shall be constructed to St. Louis County ADA Standards.  87. Sidewalk terminations in compliance with St. Louis County ADA Standards shall be provided. 89. Continuous pedestrian access shall be provided during the construction process.  Prior to the start of construction, adequate pedestrian access around the site shall be provided and verified.  No existing sidewalk shall be removed without providing adequate pedestrian facilities and routes during construction activities. 90. The contractor shall maintain existing traffic control signs (Street Name, Stop, No Parking, One-Way, Turn, etc) until such time as they need to be removed/relocated for construction operations.  Temporary signing shall be in accordance with the current version of MUTCD Chapter 6F (Temporary Traffic Control Zone Devices).  Existing signs shall not lie on the ground for any period of time.  Portable supports shall not be located on sidewalks or areas designated for pedestrian traffic.  Signs shall be crashworthy and properly maintained for cleanliness, visibility, and proper positioning, and shall be coordinated with the St. Louis County Sign Shop at (314) 615-0242. 91. Maximum legal lengths in the County are forty (40) feet for any single unit truck and fifty-five (55) feet for any combination of vehicles, including the load. Maximum legal width is eight (8) feet and maximum height is thirteen and one-half (13½) feet. Legal weight limits in the County are the same as those required by Missouri State laws, except in cases when the County Council has established roadway load limits by ordinance or when bridges are posted under state regulations.  Any vehicles exceeding these limits shall require a Special Use Permit for overweight and/or over-dimension vehicles prior to driving on St. Louis County roadways.  Contact James Hayes at (314) 615-8515 for permits. 92. Trucks shall not exceed posted weight limits for St. Louis County bridges during haul operations. 93. Removal and replacement of sidewalk, curb, pavement, etc. shall be to the next joint. 94. The most stringent of the above requirements shall apply.
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GENERAL NOTES: : 1.  Underground utilities have been plotted from available information and therefore their locations shall be considered approximate only. The verification of the location of all underground utilities, either shown or not shown on these plans, shall be the responsibility of the contractor, and shall be located prior to any grading and/or construction of improvements. 2. Erosion control shall not be limited to what is shown on the plans. The contractor shall take whatever means necessary to prevent siltation from entering adjacent roadways, properties, and ditches. Such control might include channeling runoff into sediment basins, channeling runoff into areas where an extra row of straw bales are used. A silt fence might be considered, if necessary. 3.  No area shall be cleared without permission of the developer. 4.  Owner/Developer assumes full responsibility as to the performance of the grading operation and assurance that all properties and City, County and State roads will be adequately protected. 5.  Soil preparation and re-vegetation shall be performed according to St. Louis County requirements. 6. Where natural vegetation is removed during grading, vegetation shall be re-established in such a density as to prevent erosion. Permanent type grasses shall be established as soon as possible or during the next seeding period after grading has been completed.   7. Site preparation includes the clearance of all stumps, trees, bushes, shrubs, and weeds; the grubbing and removal of roots and other surface obstructions from the site; and the demolition and removal of any man-made structures. The unsuitable material shall be properly disposed of off-site. Topsoil and grass in the fill areas shall be thoroughly disced prior to the placement of any fill. The Soils Engineer shall approve the discing operation.  8.  Compaction equipment shall consist of tamping rollers, pneumatic-tired rollers, vibratory rollers or high speed impact type drum rollers acceptable to the Soils Engineer. The rollers shall be designed so as to avoid the creation of a layered fill without proper blending of successive fill layers.  9. The Soils Engineer shall observe and test the placement of the fill to verify that specifications are met. A series of fill density tests will be determined on each lift of fill. Interim reports showing fill quality will be made to the Owner at regular intervals.  10. The Soils Engineer shall notify the Contractor of rejections of a lift of fill or portion thereof.  The Contractor shall rework the rejected portion of fill and obtain notification from the Soils Engineer of its acceptance prior to the placement of additional fill.  11.  All areas to receive fill shall be scarified to a depth of not less than 8-10 inches and then compacted to at least 85 percent of the maximum density as determined by the Modified AASHTO T-180 Compaction Test (ASTM-D1557). Natural slopes steeper than 1 vertical to 5 horizontal to receive fill shall have horizontal benches cut into the slopes before the placement of any fill. The width and height to be determined by the Soils Engineer. The fill shall be placed in horizontal layers not exceeding 8 inches in thickness and compacted in accordance with the specifications given below. The Soils Engineer shall be responsible for determining the acceptability of soils placed. Any unacceptable soils placed shall be removed at the Contractor's expense. 12.  The sequence of operation in the fill areas will be; fill, compact, verify acceptable soil density, and repetition of the sequence. The acceptable moisture contents during the filling operation are those at which satisfactory dry densities can be obtained. 13.  The surface of the fill shall be finished so that it will not impound water. If at the end of a days work it would appear that there may be rain prior to the next working day, the surface shall be finished smooth. If the surface has been finished smooth for any reason, it shall be scarified before proceeding with the placement of succeeding lifts. Fill shall not be placed on frozen ground, nor shall filling operations continue when the temperature is such as to permit the layer under placement to freeze. 14.  All cut and fill slopes should be a maximum OF 33% slope (3:1) after grading. 15.  All cohesive fill including filled places under proposed buildings and storm and sanitary sewer lines and paved areas including trench backfills within and off the road right-of-way shall be compacted to 90% for cohesive fill and 95% for granular fill of maximum density as determined by the "Modified AASHTO T-180 Compaction Test (ASTM D1557)".  All tests shall be verified by a Soils Engineer concurrent with grading and backfilling operations.  The compacted fill shall be free of rutting and shall be non-yielding and non-pumping during proof rolling and compaction. 16.  Fill placed within proposed roadway easement shall be compacted to 90% M.O.D. Proctor and be 2% below to 4% above optimum moisture content. 17.  Soft soil in the bottom and banks of any existing or former pond site should be removed, spread out and permitted to dry sufficiently to be used as fill. None of this material should be placed in proposed right-of-way locations or on sewer & building locations without approval by a Soils Engineer. 18.  Any wells and/or springs which may exist on this property should be located and sealed in a manner acceptable to St. Louis County. 19.  Temporary siltation control measures (structural) shall be maintained until vegetative cover is established at a sufficient density to provide erosion control on the site. 20.  If straw bales or silt fences are destroyed by heavy rains, vandalism, etc., they are to be replaced immediately by contractor. 21.  When grading operations are completed or suspended for more than thirty (30) days, permanent grass must be established at sufficient density to provide erosion control on the site.  Between permanent grass seeding periods, temporary cover shall be provided according to the Designated Official's recommendation. All finished grades (areas not to be disturbed by improvement) in excess of 5% slopes (5:1) shall be mulched and tacked at the rate of 100 pounds per 1000 square feet when seeded. 22.  All existing trash and debris on-site must be removed and disposed of off-site. 23.  Debris and foundation material from any existing on-site building or structure which is scheduled to be razed for this development must be disposed of off-site. 24.  The total yardage of this project is based on a 15% shrinkage factor. 25.  The shrinkage factor is subject to change, due to soil conditions (types and moisture content), weather conditions, and the percentage of compaction actually achieved at the time of the year grading is performed. As a result, adjustments in final grade may be required. If adjustments need to be made, the contractor shall contact THD Design Group prior to completion of the grading. 26.  Earth quantities were obtained from comparison of the proposed finish grade condition with the existing condition survey performed by THD Design Group during February, 2026. 27.  The vertical grading tolerance shall be plus or minus 0.2 feet for all rough grading. 28. All construction and materials shall conform to the City of Creve Coeur, St. Louis County, and MSD Standards and requirements. 29. All storm sewers shall be Reinforced A.S.T.M. C-76, Class III minimum, unless otherwise shown on the plans. 30.  All storm sewer pipe in the roadway easement shall be reinforced concrete pipe (A.S.T.M.   C-76, Class III minimum).
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LAND DISTURBANCE STATEMENT The developer is aware that any land clearing, construction or development involving the movement of earth shall be in accordance with the Storm Water Pollution Prevention Plan and the applicant will assumes and acknowledges responsibility for compliance with this Code and the Storm Water Pollution Prevention Plan.
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PERMITTEE(OWNER/DEVELOPER) SHALL AMEND THE SWPPP WHENEVER: 1. Design, operation or maintenance of BMP's is changed. Design, operation or maintenance of BMP's is changed. 2. Design of the construction project is changed that could significantly affect the Design of the construction project is changed that could significantly affect the quality of the storm water discharges. 3. Site operator's inspections indicate deficiencies in the SWPPP or any BMP. Site operator's inspections indicate deficiencies in the SWPPP or any BMP. 4. Inspections by the local governing authority or by the Missouri Department of Inspections by the local governing authority or by the Missouri Department of Natural Resources indicate deficiencies in the SWPPP or any BMP. 5. The SWPPP is determined to be ineffective in significantly minimizing or controlling The SWPPP is determined to be ineffective in significantly minimizing or controlling erosion or excessive sediment deposits in streams or lakes. 6. The SWPPP is determined to be ineffective in preventing pollution of waterways from The SWPPP is determined to be ineffective in preventing pollution of waterways from construction wastes, chemicals, fueling facilities, concrete truck washouts, toxic or hazardous materials, site litter or other substances or wastes likely to have an adverse impact on water quality. 7. Total settleable solids from a storm water outfall exceeds 0.5 mL/L/hr if the Total settleable solids from a storm water outfall exceeds 0.5 mL/L/hr if the discharge is within the prescribed proximity of a "Valuable Resource Water" as defined by the MDNR. 8. Total settleable solids from a storm water outfall exceeds 2.5 mL/L/hr for any Total settleable solids from a storm water outfall exceeds 2.5 mL/L/hr for any other outfall. 9. The local governing authority or Missouri Department of Natural Resources The local governing authority or Missouri Department of Natural Resources determines violations of water quality standards may occur or have occurred.

AutoCAD SHX Text_1352
PERMITTEE (OWNER/DEVELOPER) SHALL: 1. Notify all contractor and other entities (including utility crews, government employees, Notify all contractor and other entities (including utility crews, government employees, or their agents) who will perform work at the site, of the existence of the SWPPP and what actions or precautions shall be taken while onsite to minimize the potential for erosion and the potential for damaging any BMP. 2. Determine the need for and establish training programs to ensure that all site Determine the need for and establish training programs to ensure that all site workers have been trained, at a minimum, in erosion control, material handling & storage and housekeeping. 3. Provide copies of the SWPPP to all parties who are responsible for installation, Provide copies of the SWPPP to all parties who are responsible for installation, operation or maintenance of any BMP.. 4. Maintain a current copy of the SWPPP on the site at all times Maintain a current copy of the SWPPP on the site at all times ESTIMATED SCHEDULE OF OPERATIONS: Proposed start of operations - June, 2026 Approximate durations: Install construction parking and washdown area   1 day  (June 2026) 1 day  (June 2026) (June 2026) Install perimeter silt fence       2 days  (June 2026) 2 days  (June 2026) (June 2026) June 2026) ) Clearing           5 days  (June 2026) 5 days  (June 2026) (June 2026) June 2026) ) Rough Grading          3 weeks  (June-July 2026) 3 weeks  (June-July 2026) (June-July 2026) Sewer Installation         2 weeks  (July 2026) 2 weeks  (July 2026) (July 2026) Final grading & vegetation       52 week  (July-July 2027) 52 week  (July-July 2027) (July-July 2027) Removal of BMP's         When conditions are met When conditions are met Note: Schedule durations are subject to change due to weather conditions. Some operations will have overlapping time frames. GENERAL NOTES:  1. All existing improvements are to remain unless otherwise noted. All existing improvements are to remain unless otherwise noted. 2. See sheet 1 and 2 for additional notes, legend and abbreviations. See sheet 1 and 2 for additional notes, legend and abbreviations. 3. Maximum slope permitted on the project is 3:1. Maximum slope permitted on the project is 3:1. 4. Existing elevations shown are approximate and shall be confirmed by the contractor Existing elevations shown are approximate and shall be confirmed by the contractor prior to construction. EARTHWORK QUANTITIES: (Finish Grade Volume)  (Finish Grade Volume) CUT      FILL       FILL FILL 5,875 CU. YDS.   4,670 CU. YDS,  1,205 CU. YDS. CUT  .   4,670 CU. YDS,  1,205 CU. YDS. CUT  4,670 CU. YDS,  1,205 CU. YDS. CUT  ,  1,205 CU. YDS. CUT  1,205 CU. YDS. CUT  Note: the above yardage is an approximation only, NOT FOR BIDDING PURPOSES. Contractor shall verify quantities prior to construction. *Volume above includes earthwork quantities for sediment basin construction. HAUL ROUTE:  Fill material for this site will be obtained on-site. Haul Route: Material to be hauled to Champ Landfill; from the site take S Mason Road South to Conway Road; head West on Conway Road to Hwy 141 (Maryland Heights Expressway; take Hwy 141 North (Maryland Heights Expressway) to Riverport Drive East to Champ Landfill. Haul-Off Required:    770 CU. YDS.    770 CU. YDS. 770 CU. YDS. Truck Capacity:   9 CU. YDS. 9 CU. YDS. Number of Trucks:   5  5  Number of Trips/Day:  10 10 
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SILTATION CONTROL NOTES: 1. Siltation control shall be installed prior to any grading or construction operation and shall be inspected and maintained as necessary to insure their proper function until sufficient vegetation has been established to prevent erosion control. 2. The maintenance of all siltation controls shall be the responsibility of the developer. 3. Additional siltation control may be required as directed by the local governing authority. 4. All grading areas shall be protected from erosion by erosion control devices and/or seeding and mulching as required by the local governing authority. 5. Additional siltation control devices may be required as directed by the local governing authority. CONSTRUCTION SCHEDULE OF BMP'S: 1. Install construction entrance, parking and washdown area. Construction parking area to Install construction entrance, parking and washdown area. Construction parking area to be utilized as designated equipment, maintenance and fuel area. Remove when vehicles no longer access unpaved areas. 2. Prior to clearing, siltation fences are to be installed at the perimeter of the land as Prior to clearing, siltation fences are to be installed at the perimeter of the land as shown. Remove when permanent vegetation of slope is established and approved by the local governing authority. 3. Install inlet protection around existing area inlet prior to land disturbance. Remove after Install inlet protection around existing area inlet prior to land disturbance. Remove after contributing drainage areas have been adequately stabilized and approved by the local governing authority. 4. Construct rock check dams once drainage swale is constructed. Remove when upstream Construct rock check dams once drainage swale is constructed. Remove when upstream areas are stabilized with vegetation and approved by the local governing authority. 5. Seed and mulch all disturbed areas when grading operations are completed. Seed and mulch all disturbed areas when grading operations are completed. EROSION CONTROL REQUIREMENTS: 1. Soil stabilization shall be completed with five days of clearing or inactivity in Soil stabilization shall be completed with five days of clearing or inactivity in construction. 2. If seeding or another vegetative erosion control method is used it shall become If seeding or another vegetative erosion control method is used it shall become established within two weeks or the local governing authority may require the site to be reseeded or a non-vegetative option employed. 3. Techniques shall be employed to ensure stabilization on steep slopes and in Techniques shall be employed to ensure stabilization on steep slopes and in drainageways. 4. Soil stockpiles must be stabilized or covered at the end of each workday, or perimeter Soil stockpiles must be stabilized or covered at the end of each workday, or perimeter controls must be in place to prevent silt from the stockpile from leaving the site. 5. The entire site must be stabilized, using a heavy mulch layer or another method that The entire site must be stabilized, using a heavy mulch layer or another method that does not require germination to control erosion, at the close of the construction season. 6. Techniques shall be employed to prevent the blowing of dust of sediment from the site. Techniques shall be employed to prevent the blowing of dust of sediment from the site. 7. Techniques shall be employed to divert upland runoff past disturbed slopes. Techniques shall be employed to divert upland runoff past disturbed slopes. SEEDING SCHEDULE: Vegetation shall be established on exposed soil after a phase of rough or finished grading has been completed or areas where no activity will occur for 30 days. See seeding rates on sheet 16 of this plan. ROUTINE INSPECTIONS & MAINTENANCE: BMP's & Site are to be inspected on a regular schedule (once per week minimum) and within 48 hours of a rain event that causes storm water runoff to occur onsite. Written inspection reports shall be submitted to the St. Louis County Public Works. CONTAINMENT FAILURE PLAN: In the event of any loss of contained sediment: 1. Repair any damaged siltation fences. Repair any damaged siltation fences. 2. Clean up any necessary silted areas. Clean up any necessary silted areas. 3. Restore any necessary silted areas.. Restore any necessary silted areas.. 4. Provide documentation of actions & mandatory reporting to St. Louis County Public Provide documentation of actions & mandatory reporting to St. Louis County Public Works. ESTIMATED BMP QUANTITIES: Item         Quantity Unit Quantity Unit Unit Siltation fence:       700  L.F. 700  L.F. L.F. Parking & Washdown area:    1   Ea. 1   Ea. Ea. Seeding, mulch and fertilizer areas:  2.63  Ac. 2.63  Ac. Ac. Fiber Roll:        6  L.F. 6  L.F. L.F. Inlet Protection:      4  Ea. 4  Ea. Ea. CONTROL REQUIREMENTS FOR CONSTRUCTION MATERIALS: 1. Spill prevention and control facilities for materials such as paint, solvents, petroleum Spill prevention and control facilities for materials such as paint, solvents, petroleum products, chemicals, toxic or hazardous substances, substances regulated under the Resource Conservation and Recover Act (RCRA) or the Comprehensive Environmental Response, Compensation and Liability Act (CERCLA), and any wasters generated from the sue of such materials and substances, including their containers. Any containment systems employed to meet this requirement shall be constructed of materials compatible with the substances contained and shall be adequate to protect both surface and ground water. 2. Collection and disposal of discarded building materials and other construction site wastes. Collection and disposal of discarded building materials and other construction site wastes. 3. Litter control. Litter control. 4. Control of concrete truck washouts. Control of concrete truck washouts. 5. Assurance that on-site fueling facilities will adhere to applicable federal and state Assurance that on-site fueling facilities will adhere to applicable federal and state regulations concerning storage and dispensers. 6. Provision of sufficient temporary toilet facilities to serve number of workers.Provision of sufficient temporary toilet facilities to serve number of workers.

AutoCAD SHX Text_1354
SWPPP NOTES: 1. Any land clearing, construction, or development involving the movement of earth shall be in accordance with the Storm Water Pollution Prevention Plan, and the person issued a Land Disturbance Permit assumes and acknowledges responsibility for compliance with the St. Louis County Land Disturbance Code and the approved Storm Water Pollution Prevention Plan at the site of the permitted activity. 2. Prior to any Major Land Disturbance Activity, a land disturbance permit form the State of Missouri Department of Natural Resources is required. 3. There are no known sink holes, springs, seeps, or karst features on the subject property. 4. No onsite industrial activities such as concrete or asphalt batch plans are proposed for stock pile operations. 5. Upon the event that stormwater run-off occurs on-site the client or contractor shall immediately notify by email and phone call to the Special Inspector to inform him of the stormwater runoff and to inspect the repaired/replaced BMP. 6. There are no proposed dewatering operations proposed with the stock pile operations.

THD_17
Pencil



19 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 37 of 102

AutoCAD SHX Text_1355
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1356
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1357
BaCon Estates

AutoCAD SHX Text_1358
SWPPP DETAILS

AutoCAD SHX Text_1359
IMPROVEMENT PLANS

AutoCAD SHX Text_1360
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1361
26MSD-00179, MAP 18P4

THD_18
Pencil



20 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 38 of 102

AutoCAD SHX Text_1362
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1363
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1364
BaCon Estates

AutoCAD SHX Text_1365
SWPPP DETAILS

AutoCAD SHX Text_1366
IMPROVEMENT PLANS

AutoCAD SHX Text_1367
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1368
26MSD-00179, MAP 18P4

THD_19
Pencil



21 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 39 of 102

AutoCAD SHX Text_1369
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1370
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1371
BaCon Estates

AutoCAD SHX Text_1372
SWPPP DETAILS

AutoCAD SHX Text_1373
IMPROVEMENT PLANS

AutoCAD SHX Text_1374
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1375
26MSD-00179, MAP 18P4

THD_20
Pencil



22 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 40 of 102

AutoCAD SHX Text_1376
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1377
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1378
BaCon Estates

AutoCAD SHX Text_1379
CONSTRUCTION DETAILS

AutoCAD SHX Text_1380
IMPROVEMENT PLANS

AutoCAD SHX Text_1381
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1382
26MSD-00179, MAP 18P4

THD_21
Pencil



23 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 41 of 102

AutoCAD SHX Text_1383
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1384
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1385
BaCon Estates

AutoCAD SHX Text_1386
CONSTRUCTION DETAILS

AutoCAD SHX Text_1387
IMPROVEMENT PLANS

AutoCAD SHX Text_1388
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1389
26MSD-00179, MAP 18P4

AutoCAD SHX Text_1390
LOT B

AutoCAD SHX Text_1391
LOT C

AutoCAD SHX Text_1392
LOT D

AutoCAD SHX Text_1393
TQ =0.88cfs 15=0.88cfs H.W.D.=0.22

AutoCAD SHX Text_1394
TQ =1.07cfs 15=1.07cfs H.W.D.=0.23'

AutoCAD SHX Text_1395
TQ =1.40cfs 15=1.40cfs H.W.D.=0.36'

AutoCAD SHX Text_1396
12" (TYP)

THD_22
Pencil



24 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 42 of 102

AutoCAD SHX Text_1397
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1398
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1399
BaCon Estates

AutoCAD SHX Text_1400
TREE STUDY REPORT

AutoCAD SHX Text_1401
IMPROVEMENT PLANS

AutoCAD SHX Text_1402
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1403
26MSD-00179, MAP 18P4

THD_23
Pencil



25 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

NORTH

Page 43 of 102

AutoCAD SHX Text_1404
LOT A N/F THE HOLY MOUNTAIN ASSEMBLY OF GOD LOC. NO. 18P220198 12931 CONWAY ROAD  10658/409

AutoCAD SHX Text_1405
MASON ROAD (VARIABLE WIDTH-PUBLIC R.O.W.)

AutoCAD SHX Text_1406
ASPHALT PARKING LOT

AutoCAD SHX Text_1407
2

AutoCAD SHX Text_1408
1

AutoCAD SHX Text_1409
3

AutoCAD SHX Text_1410
4

AutoCAD SHX Text_1411
5

AutoCAD SHX Text_1412
6

AutoCAD SHX Text_1413
7

AutoCAD SHX Text_1414
8

AutoCAD SHX Text_1415
9

AutoCAD SHX Text_1416
10

AutoCAD SHX Text_1417
11

AutoCAD SHX Text_1418
12

AutoCAD SHX Text_1419
13

AutoCAD SHX Text_1420
14

AutoCAD SHX Text_1421
15

AutoCAD SHX Text_1422
16

AutoCAD SHX Text_1423
17

AutoCAD SHX Text_1424
18

AutoCAD SHX Text_1425
19

AutoCAD SHX Text_1426
20

AutoCAD SHX Text_1427
21

AutoCAD SHX Text_1428
22

AutoCAD SHX Text_1429
23

AutoCAD SHX Text_1430
24

AutoCAD SHX Text_1431
25

AutoCAD SHX Text_1432
26

AutoCAD SHX Text_1433
27

AutoCAD SHX Text_1434
28

AutoCAD SHX Text_1435
29

AutoCAD SHX Text_1436
30

AutoCAD SHX Text_1437
31

AutoCAD SHX Text_1438
32

AutoCAD SHX Text_1439
33

AutoCAD SHX Text_1440
34

AutoCAD SHX Text_1441
35

AutoCAD SHX Text_1442
36

AutoCAD SHX Text_1443
37

AutoCAD SHX Text_1444
38

AutoCAD SHX Text_1445
39

AutoCAD SHX Text_1446
40

AutoCAD SHX Text_1447
41

AutoCAD SHX Text_1448
42

AutoCAD SHX Text_1449
43

AutoCAD SHX Text_1450
44

AutoCAD SHX Text_1451
45

AutoCAD SHX Text_1452
46

AutoCAD SHX Text_1453
47

AutoCAD SHX Text_1454
48

AutoCAD SHX Text_1455
49

AutoCAD SHX Text_1456
50

AutoCAD SHX Text_1457
51

AutoCAD SHX Text_1458
52

AutoCAD SHX Text_1459
53

AutoCAD SHX Text_1460
54

AutoCAD SHX Text_1461
55

AutoCAD SHX Text_1462
56

AutoCAD SHX Text_1463
57

AutoCAD SHX Text_1464
58

AutoCAD SHX Text_1465
59

AutoCAD SHX Text_1466
60

AutoCAD SHX Text_1467
61

AutoCAD SHX Text_1468
62

AutoCAD SHX Text_1469
63

AutoCAD SHX Text_1470
64

AutoCAD SHX Text_1471
65

AutoCAD SHX Text_1472
66

AutoCAD SHX Text_1473
67

AutoCAD SHX Text_1474
68

AutoCAD SHX Text_1475
69

AutoCAD SHX Text_1476
70

AutoCAD SHX Text_1477
71

AutoCAD SHX Text_1478
72

AutoCAD SHX Text_1479
73

AutoCAD SHX Text_1480
74

AutoCAD SHX Text_1481
75

AutoCAD SHX Text_1482
76

AutoCAD SHX Text_1483
77

AutoCAD SHX Text_1484
78

AutoCAD SHX Text_1485
79

AutoCAD SHX Text_1486
80

AutoCAD SHX Text_1487
81

AutoCAD SHX Text_1488
82

AutoCAD SHX Text_1489
83

AutoCAD SHX Text_1490
2

AutoCAD SHX Text_1491
1

AutoCAD SHX Text_1492
3

AutoCAD SHX Text_1493
4

AutoCAD SHX Text_1494
5

AutoCAD SHX Text_1495
6

AutoCAD SHX Text_1496
7

AutoCAD SHX Text_1497
8

AutoCAD SHX Text_1498
9

AutoCAD SHX Text_1499
10

AutoCAD SHX Text_1500
11

AutoCAD SHX Text_1501
12

AutoCAD SHX Text_1502
13

AutoCAD SHX Text_1503
14

AutoCAD SHX Text_1504
15

AutoCAD SHX Text_1505
16

AutoCAD SHX Text_1506
17

AutoCAD SHX Text_1507
18

AutoCAD SHX Text_1508
19

AutoCAD SHX Text_1509
20

AutoCAD SHX Text_1510
21

AutoCAD SHX Text_1511
22

AutoCAD SHX Text_1512
23

AutoCAD SHX Text_1513
24

AutoCAD SHX Text_1514
25

AutoCAD SHX Text_1515
26

AutoCAD SHX Text_1516
27

AutoCAD SHX Text_1517
28

AutoCAD SHX Text_1518
29

AutoCAD SHX Text_1519
30

AutoCAD SHX Text_1520
31

AutoCAD SHX Text_1521
32

AutoCAD SHX Text_1522
33

AutoCAD SHX Text_1523
34

AutoCAD SHX Text_1524
35

AutoCAD SHX Text_1525
36

AutoCAD SHX Text_1526
37

AutoCAD SHX Text_1527
38

AutoCAD SHX Text_1528
39

AutoCAD SHX Text_1529
40

AutoCAD SHX Text_1530
41

AutoCAD SHX Text_1531
42

AutoCAD SHX Text_1532
43

AutoCAD SHX Text_1533
44

AutoCAD SHX Text_1534
45

AutoCAD SHX Text_1535
46

AutoCAD SHX Text_1536
47

AutoCAD SHX Text_1537
48

AutoCAD SHX Text_1538
49

AutoCAD SHX Text_1539
50

AutoCAD SHX Text_1540
51

AutoCAD SHX Text_1541
52

AutoCAD SHX Text_1542
53

AutoCAD SHX Text_1543
54

AutoCAD SHX Text_1544
55

AutoCAD SHX Text_1545
56

AutoCAD SHX Text_1546
57

AutoCAD SHX Text_1547
58

AutoCAD SHX Text_1548
59

AutoCAD SHX Text_1549
60

AutoCAD SHX Text_1550
61

AutoCAD SHX Text_1551
62

AutoCAD SHX Text_1552
63

AutoCAD SHX Text_1553
64

AutoCAD SHX Text_1554
65

AutoCAD SHX Text_1555
66

AutoCAD SHX Text_1556
67

AutoCAD SHX Text_1557
68

AutoCAD SHX Text_1558
69

AutoCAD SHX Text_1559
70

AutoCAD SHX Text_1560
71

AutoCAD SHX Text_1561
72

AutoCAD SHX Text_1562
73

AutoCAD SHX Text_1563
74

AutoCAD SHX Text_1564
75

AutoCAD SHX Text_1565
76

AutoCAD SHX Text_1566
77

AutoCAD SHX Text_1567
78

AutoCAD SHX Text_1568
79

AutoCAD SHX Text_1569
80

AutoCAD SHX Text_1570
81

AutoCAD SHX Text_1571
82

AutoCAD SHX Text_1572
83

AutoCAD SHX Text_1573
EXISTING TREE TO REMAIN (TYP)

AutoCAD SHX Text_1574
LOT B 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1575
LOT C 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1576
LOT D 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1577
EXISTING TREE TO BE REMOVED (TYP)

AutoCAD SHX Text_1578
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1579
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1580
BaCon Estates

AutoCAD SHX Text_1581
TREE STUDY CENSUS

AutoCAD SHX Text_1582
IMPROVEMENT PLANS

AutoCAD SHX Text_1583
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1584
26MSD-00179, MAP 18P4

AutoCAD SHX Text_1585
100'

AutoCAD SHX Text_1586
0'

AutoCAD SHX Text_1587
1"=50'

AutoCAD SHX Text_1588
50'

AutoCAD SHX Text_1589
GRAPHIC SCALE

AutoCAD SHX Text_1590
50'

AutoCAD SHX Text_1591
NOTES: 1) ALL TREES IN FAIR OR BETTER CONDITION WILL REMAIN. ALL TREES IN FAIR OR BETTER CONDITION WILL REMAIN. 2) ADDITIONAL TREE REMOVAL AND STREET TREE PLACEMENT ARE ADDITIONAL TREE REMOVAL AND STREET TREE PLACEMENT ARE SUBJECT TO THE IMPROVEMENT PLANS BEING SUBMITTED FOR EACH INDIVIDUAL LOT IN THE FUTURE. 3) FINAL LANDSCAPING PLAN FOR THE BUFFER YARD ON LOT D TO BE FINAL LANDSCAPING PLAN FOR THE BUFFER YARD ON LOT D TO BE INCLUDED ON THE INDIVIDUAL SITE PLAN FOR LOT D AT THE TIME OF BUILD PERMIT APPLICATION.

THD_24
Pencil



MH
C

MH
B

MH
D

AI
103

AI
102

100

OS
D1

OS
C1

OS
B1

26 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

NORTH

Page 44 of 102

AutoCAD SHX Text_1592
LOT 1 N/F ANDREW J.  BIERHALS LOC. NO. 18P210201 13005 CONWAY ESTATES DRIVE  22358/3297

AutoCAD SHX Text_1593
MASON ROAD (VARIABLE WIDTH-PUBLIC R.O.W.)

AutoCAD SHX Text_1594
15'W R.O.W. DEDICATION PER PB. 373, PG. 439

AutoCAD SHX Text_1595
WM

AutoCAD SHX Text_1596
WM

AutoCAD SHX Text_1597
WM

AutoCAD SHX Text_1598
TOP OF 12" CMP ELEV=545.18 (PIPE DAMAGED)

AutoCAD SHX Text_1599
EDGE OF ASPH

AutoCAD SHX Text_1600
EDGE OF ASPH

AutoCAD SHX Text_1601
CONC WALK

AutoCAD SHX Text_1602
WOOD FENCE

AutoCAD SHX Text_1603
WOOD FENCE

AutoCAD SHX Text_1604
CONC WALK

AutoCAD SHX Text_1605
ASPH DRIVE

AutoCAD SHX Text_1606
6" D.I. WATER MAIN

AutoCAD SHX Text_1607
GM

AutoCAD SHX Text_1608
GM

AutoCAD SHX Text_1609
GM

AutoCAD SHX Text_1610
LOT B 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1611
LOT C 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1612
LOT D 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1613
40' W LANDSCAPE BUFFER

AutoCAD SHX Text_1614
40' W LANDSCAPE BUFFER

AutoCAD SHX Text_1615
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1616
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1617
BaCon Estates

AutoCAD SHX Text_1618
LANDSCAPE PLAN - STREET TREES

AutoCAD SHX Text_1619
IMPROVEMENT PLANS

AutoCAD SHX Text_1620
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1621
26MSD-00179, MAP 18P4

AutoCAD SHX Text_1622
SYMBOL

AutoCAD SHX Text_1623
SIZE

AutoCAD SHX Text_1624
COMMON NAME

AutoCAD SHX Text_1625
QTY

AutoCAD SHX Text_1626
BOTANICAL NAME

AutoCAD SHX Text_1627
LANDSCAPE LEGEND

AutoCAD SHX Text_1628
2-1/2"

AutoCAD SHX Text_1629
YELLOWWOOD

AutoCAD SHX Text_1630
CLADRASTIS KENTUKEA

AutoCAD SHX Text_1631
15

AutoCAD SHX Text_1632
Plantings shown hereon are to demonstrate compliance with city code requirements. Substitutions are allowed provided the contractor provides the city with a detailed Landscape Plan, including tree species and mature height, prior to landscape installation. A planting plan developed by a qualified landscape specialist is recommended.

AutoCAD SHX Text_1633
notes: 1) All trees in fair or better condition will remain. All trees in fair or better condition will remain. 2) Additional tree removal and street tree placement are subject to the site plans Additional tree removal and street tree placement are subject to the site plans submitted for each individual lot at the time of building permit applications. Street trees shown hereon are to indicate the number of street trees required per lot. Actual location and type of street trees to be determined with individual site plan submittals 3) Full buffer yard landscape plans for the buffer yard on Lot D shall be required prior to Full buffer yard landscape plans for the buffer yard on Lot D shall be required prior to issuance of the building permit for Lot D.

AutoCAD SHX Text_1634
100'

AutoCAD SHX Text_1635
0'

AutoCAD SHX Text_1636
1"=50'

AutoCAD SHX Text_1637
50'

AutoCAD SHX Text_1638
GRAPHIC SCALE

AutoCAD SHX Text_1639
50'

THD_25
Pencil

THD_26
Pencil



MH
C

MH
B

MH
D

AI
103

AI
102

100

OS
D1

OS
C1

OS
B1

27 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

NORTH

Page 45 of 102

AutoCAD SHX Text_1640
LOT 1 N/F ANDREW J.  BIERHALS LOC. NO. 18P210201 13005 CONWAY ESTATES DRIVE  22358/3297

AutoCAD SHX Text_1641
MASON ROAD (VARIABLE WIDTH-PUBLIC R.O.W.)

AutoCAD SHX Text_1642
15'W R.O.W. DEDICATION PER PB. 373, PG. 439

AutoCAD SHX Text_1643
WM

AutoCAD SHX Text_1644
WM

AutoCAD SHX Text_1645
WM

AutoCAD SHX Text_1646
TOP OF 12" CMP ELEV=545.18 (PIPE DAMAGED)

AutoCAD SHX Text_1647
EDGE OF ASPH

AutoCAD SHX Text_1648
EDGE OF ASPH

AutoCAD SHX Text_1649
CONC WALK

AutoCAD SHX Text_1650
WOOD FENCE

AutoCAD SHX Text_1651
WOOD FENCE

AutoCAD SHX Text_1652
CONC WALK

AutoCAD SHX Text_1653
ASPH DRIVE

AutoCAD SHX Text_1654
PROP. LANDSCAPE BUFFER PLANTINGS (TYP)

AutoCAD SHX Text_1655
EXISTING TREE TO REMAIN (TYP)

AutoCAD SHX Text_1656
6" D.I. WATER MAIN

AutoCAD SHX Text_1657
GM

AutoCAD SHX Text_1658
GM

AutoCAD SHX Text_1659
GM

AutoCAD SHX Text_1660
LOT B 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1661
LOT C 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1662
LOT D 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1663
40' W LANDSCAPE BUFFER

AutoCAD SHX Text_1664
40' W LANDSCAPE BUFFER

AutoCAD SHX Text_1665
REPLACEMENT TREE PLANTINGS

AutoCAD SHX Text_1666
REPLACEMENT TREE PLANTING

AutoCAD SHX Text_1667
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1668
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1669
BaCon Estates

AutoCAD SHX Text_1670
LANDSCAPE PLAN - BUFFER PLANTINGS

AutoCAD SHX Text_1671
IMPROVEMENT PLANS

AutoCAD SHX Text_1672
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1673
26MSD-00179, MAP 18P4

AutoCAD SHX Text_1674
Plantings shown hereon are to demonstrate compliance with city code requirements. Substitutions are allowed provided the contractor provides the city with a detailed Landscape Plan, including tree species and mature height, prior to landscape installation. A planting plan developed by a qualified landscape specialist is recommended.

AutoCAD SHX Text_1675
notes: 1) All trees in fair or better condition will remain. All trees in fair or better condition will remain. 2) Full buffer yard landscape plans for the buffer yard on Lot D shall be required prior to Full buffer yard landscape plans for the buffer yard on Lot D shall be required prior to issuance of the building permit for Lot D.

AutoCAD SHX Text_1676
100'

AutoCAD SHX Text_1677
0'

AutoCAD SHX Text_1678
1"=50'

AutoCAD SHX Text_1679
50'

AutoCAD SHX Text_1680
GRAPHIC SCALE

AutoCAD SHX Text_1681
50'

AutoCAD SHX Text_1682
SYMBOL

AutoCAD SHX Text_1683
SIZE

AutoCAD SHX Text_1684
COMMON NAME

AutoCAD SHX Text_1685
QTY

AutoCAD SHX Text_1686
BOTANICAL NAME

AutoCAD SHX Text_1687
EXISTING TREE

AutoCAD SHX Text_1688
LANDSCAPE LEGEND

AutoCAD SHX Text_1689
LITTLE BLUESTEM

AutoCAD SHX Text_1690
 VARIOUS

AutoCAD SHX Text_1691
SCHIZACHYRIUM SCORPARIUM

AutoCAD SHX Text_1692
2 GAL.

AutoCAD SHX Text_1693
VAR.

AutoCAD SHX Text_1694
20

AutoCAD SHX Text_1695
7

AutoCAD SHX Text_1696
BLUE SPRUCE

AutoCAD SHX Text_1697
PICEA PUNGENS

AutoCAD SHX Text_1698
6' TALL

AutoCAD SHX Text_1699
17

AutoCAD SHX Text_1700
EASTERN REDBUD

AutoCAD SHX Text_1701
CERCIS CANADENSIS

AutoCAD SHX Text_1702
2 1/2"

AutoCAD SHX Text_1703
20

AutoCAD SHX Text_1704
LEAD PLANT

AutoCAD SHX Text_1705
AMORPHA CANECENS

AutoCAD SHX Text_1706
2 GAL.

AutoCAD SHX Text_1707
10

THD_27
Pencil



MH
C

MH
B

MH
D

MH
C

MH
B

MH
D

28 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 E
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

NORTH

Page 46 of 102

AutoCAD SHX Text_1708
MASON ROAD (VARIABLE WIDTH-PUBLIC R.O.W.)

AutoCAD SHX Text_1709
CONC WALK

AutoCAD SHX Text_1710
WM

AutoCAD SHX Text_1711
WM

AutoCAD SHX Text_1712
WM

AutoCAD SHX Text_1713
WOOD FENCE

AutoCAD SHX Text_1714
WOOD FENCE

AutoCAD SHX Text_1715
4"-6" PVC ROOF DRAIN (TYP)

AutoCAD SHX Text_1716
4"-6" PVC ROOF DRAIN (TYP)

AutoCAD SHX Text_1717
3' W CONC WALK

AutoCAD SHX Text_1718
3' W CONC WALK

AutoCAD SHX Text_1719
3' W CONC WALK

AutoCAD SHX Text_1720
16'

AutoCAD SHX Text_1721
16'

AutoCAD SHX Text_1722
16'

AutoCAD SHX Text_1723
4"-6" DOWNSPOUT (TYP)

AutoCAD SHX Text_1724
ROW

AutoCAD SHX Text_1725
ROW

AutoCAD SHX Text_1726
ROW

AutoCAD SHX Text_1727
ROW

AutoCAD SHX Text_1728
ROW

AutoCAD SHX Text_1729
53'

AutoCAD SHX Text_1730
12" CMP PIPE FL=544.43

AutoCAD SHX Text_1731
EB

AutoCAD SHX Text_1732
12" CMP PIPE FL=543.79

AutoCAD SHX Text_1733
EB

AutoCAD SHX Text_1734
24" WATER MAIN

AutoCAD SHX Text_1735
RIGHT LANE CLOSED AHEAD

AutoCAD SHX Text_1736
CAUTION ROAD WORK AHEAD

AutoCAD SHX Text_1737
CAUTION ROAD WORK AHEAD

AutoCAD SHX Text_1738
LEFT LANE CLOSED AHEAD

AutoCAD SHX Text_1739
ORANGE NAVICADE TRAFFIC CHANNELIZING CONE PLACED WITH ORANGE FLASHING LIGHT (TYP.) (OR APPROVED EQUAL) 

AutoCAD SHX Text_1740
ORANGE NAVICADE TRAFFIC CHANNELIZING CONE PLACED EVERY 10 FEET ALONG CONSTRUCTION WORK AREA (OR APPROVED EQUAL) 

AutoCAD SHX Text_1741
238.41'

AutoCAD SHX Text_1742
40'

AutoCAD SHX Text_1743
48.01'

AutoCAD SHX Text_1744
58.65'

AutoCAD SHX Text_1745
51.75'

AutoCAD SHX Text_1746
40'

AutoCAD SHX Text_1747
91.75'

AutoCAD SHX Text_1748
100'

AutoCAD SHX Text_1749
50.00'

AutoCAD SHX Text_1750
100'

AutoCAD SHX Text_1751
LOT C 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1752
MASON ROAD (VARIABLE WIDTH-PUBLIC R.O.W.)

AutoCAD SHX Text_1753
CONC WALK

AutoCAD SHX Text_1754
WM

AutoCAD SHX Text_1755
WM

AutoCAD SHX Text_1756
WM

AutoCAD SHX Text_1757
WOOD FENCE

AutoCAD SHX Text_1758
WOOD FENCE

AutoCAD SHX Text_1759
4"-6" PVC ROOF DRAIN (TYP)

AutoCAD SHX Text_1760
4"-6" PVC ROOF DRAIN (TYP)

AutoCAD SHX Text_1761
3' W CONC WALK

AutoCAD SHX Text_1762
3' W CONC WALK

AutoCAD SHX Text_1763
3' W CONC WALK

AutoCAD SHX Text_1764
16'

AutoCAD SHX Text_1765
16'

AutoCAD SHX Text_1766
16'

AutoCAD SHX Text_1767
4"-6" DOWNSPOUT (TYP)

AutoCAD SHX Text_1768
ROW

AutoCAD SHX Text_1769
ROW

AutoCAD SHX Text_1770
ROW

AutoCAD SHX Text_1771
ROW

AutoCAD SHX Text_1772
ROW

AutoCAD SHX Text_1773
53'

AutoCAD SHX Text_1774
12" CMP PIPE FL=544.43

AutoCAD SHX Text_1775
EB

AutoCAD SHX Text_1776
12" CMP PIPE FL=543.79

AutoCAD SHX Text_1777
EB

AutoCAD SHX Text_1778
24" WATER MAIN

AutoCAD SHX Text_1779
ORANGE NAVICADE TRAFFIC CHANNELIZING CONE PLACED EVERY 10 FEET ALONG CONSTRUCTION WORK AREA (OR APPROVED EQUAL) 

AutoCAD SHX Text_1780
ORANGE NAVICADE TRAFFIC CHANNELIZING CONE PLACED WITH ORANGE FLASHING LIGHT (TYP.) (OR APPROVED EQUAL) 

AutoCAD SHX Text_1781
LEFT LANE CLOSED AHEAD

AutoCAD SHX Text_1782
CAUTION ROAD WORK AHEAD

AutoCAD SHX Text_1783
CAUTION ROAD WORK AHEAD

AutoCAD SHX Text_1784
RIGHT LANE CLOSED AHEAD

AutoCAD SHX Text_1785
100'

AutoCAD SHX Text_1786
50'

AutoCAD SHX Text_1787
40.14'

AutoCAD SHX Text_1788
40'

AutoCAD SHX Text_1789
100'

AutoCAD SHX Text_1790
22'

AutoCAD SHX Text_1791
LOT C 52,275 S.F. 1.200 AC.

AutoCAD SHX Text_1792
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1793
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1794
BaCon Estates

AutoCAD SHX Text_1795
M.U.T.C.D. PLAN

AutoCAD SHX Text_1796
IMPROVEMENT PLANS

AutoCAD SHX Text_1797
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1798
26MSD-00179, MAP 18P4

AutoCAD SHX Text_1799
30'

AutoCAD SHX Text_1800
60'

AutoCAD SHX Text_1801
30'

AutoCAD SHX Text_1802
0'

AutoCAD SHX Text_1803
1"=30'

AutoCAD SHX Text_1804
GRAPHIC SCALE

AutoCAD SHX Text_1805
UNDERGROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED NDERGROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED DERGROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ERGROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED RGROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED GROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED OUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED UND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED D UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED TILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ILITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED LITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ITIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED TIES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED IES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ES HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED S HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED HAVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED AVE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED VE BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED E BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED BEEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED EEN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED EN PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED N PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED PLOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED LOTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED OTTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED TTED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED TED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED D FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED FROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ROM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED OM AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED M AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED AVAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED VAILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED AILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ILABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED LABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ABLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED BLE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED LE INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED E INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED INFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED NFORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED FORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ORMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED RMATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED MATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ATION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED TION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ION AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ON AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED N AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED AND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED ND THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED D THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED  THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED THEREFORE THEIR LOCATIONS SHALL BE CONSIDERED HEREFORE THEIR LOCATIONS SHALL BE CONSIDERED EREFORE THEIR LOCATIONS SHALL BE CONSIDERED REFORE THEIR LOCATIONS SHALL BE CONSIDERED EFORE THEIR LOCATIONS SHALL BE CONSIDERED FORE THEIR LOCATIONS SHALL BE CONSIDERED ORE THEIR LOCATIONS SHALL BE CONSIDERED RE THEIR LOCATIONS SHALL BE CONSIDERED E THEIR LOCATIONS SHALL BE CONSIDERED  THEIR LOCATIONS SHALL BE CONSIDERED THEIR LOCATIONS SHALL BE CONSIDERED HEIR LOCATIONS SHALL BE CONSIDERED EIR LOCATIONS SHALL BE CONSIDERED IR LOCATIONS SHALL BE CONSIDERED R LOCATIONS SHALL BE CONSIDERED  LOCATIONS SHALL BE CONSIDERED LOCATIONS SHALL BE CONSIDERED OCATIONS SHALL BE CONSIDERED CATIONS SHALL BE CONSIDERED ATIONS SHALL BE CONSIDERED TIONS SHALL BE CONSIDERED IONS SHALL BE CONSIDERED ONS SHALL BE CONSIDERED NS SHALL BE CONSIDERED S SHALL BE CONSIDERED  SHALL BE CONSIDERED SHALL BE CONSIDERED HALL BE CONSIDERED ALL BE CONSIDERED LL BE CONSIDERED L BE CONSIDERED  BE CONSIDERED BE CONSIDERED E CONSIDERED  CONSIDERED CONSIDERED ONSIDERED NSIDERED SIDERED IDERED DERED ERED RED ED D APPROXIMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, PPROXIMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, PROXIMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ROXIMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, OXIMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, XIMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, IMATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, MATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ATE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, TE ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, E ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ONLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, NLY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, LY.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, Y.  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, .  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,   THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, HE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, E VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, VERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ERIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, RIFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, IFICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, FICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ICATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, CATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ATION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, TION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ION OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ON OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, N OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, OF THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, F THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, THE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, HE LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, E LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, LOCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, OCATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, CATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ATION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, TION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ION OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ON OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, N OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, F ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, LL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, L UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, NDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, DERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, RGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, GROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, OUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, UND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, D UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, TILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, LITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, TIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, IES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, S, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, , EITHER SHOWN OR NOT SHOWN ON THESE PLANS,  EITHER SHOWN OR NOT SHOWN ON THESE PLANS, EITHER SHOWN OR NOT SHOWN ON THESE PLANS, ITHER SHOWN OR NOT SHOWN ON THESE PLANS, THER SHOWN OR NOT SHOWN ON THESE PLANS, HER SHOWN OR NOT SHOWN ON THESE PLANS, ER SHOWN OR NOT SHOWN ON THESE PLANS, R SHOWN OR NOT SHOWN ON THESE PLANS,  SHOWN OR NOT SHOWN ON THESE PLANS, SHOWN OR NOT SHOWN ON THESE PLANS, HOWN OR NOT SHOWN ON THESE PLANS, OWN OR NOT SHOWN ON THESE PLANS, WN OR NOT SHOWN ON THESE PLANS, N OR NOT SHOWN ON THESE PLANS,  OR NOT SHOWN ON THESE PLANS, OR NOT SHOWN ON THESE PLANS, R NOT SHOWN ON THESE PLANS,  NOT SHOWN ON THESE PLANS, NOT SHOWN ON THESE PLANS, OT SHOWN ON THESE PLANS, T SHOWN ON THESE PLANS,  SHOWN ON THESE PLANS, SHOWN ON THESE PLANS, HOWN ON THESE PLANS, OWN ON THESE PLANS, WN ON THESE PLANS, N ON THESE PLANS,  ON THESE PLANS, ON THESE PLANS, N THESE PLANS,  THESE PLANS, THESE PLANS, HESE PLANS, ESE PLANS, SE PLANS, E PLANS,  PLANS, PLANS, LANS, ANS, NS, S, , SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.HALL BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ALL BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.LL BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.L BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.BE THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.E THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.THE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.HE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.E RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.SPONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.PONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ONSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.NSIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.SIBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.IBILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.BILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ILITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.LITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ITY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.TY OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.Y OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.OF THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.F THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.THE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.HE CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.E CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.CONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ONTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.NTRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.TRACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.RACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ACTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.CTOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.TOR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.OR, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.R, AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS., AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.AND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ND SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.D SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.SHALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.HALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ALL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.LL BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.L BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.BE LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.E LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.LOCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.OCATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.CATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ATED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.TED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ED PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.D PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.PRIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.RIOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.IOR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.OR TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.R TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.TO ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.O ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ANY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.NY GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.Y GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS. GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.GRADING AND/OR CONSTRUCTION OF IMPROVEMENTS.RADING AND/OR CONSTRUCTION OF IMPROVEMENTS.ADING AND/OR CONSTRUCTION OF IMPROVEMENTS.DING AND/OR CONSTRUCTION OF IMPROVEMENTS.ING AND/OR CONSTRUCTION OF IMPROVEMENTS.NG AND/OR CONSTRUCTION OF IMPROVEMENTS.G AND/OR CONSTRUCTION OF IMPROVEMENTS. AND/OR CONSTRUCTION OF IMPROVEMENTS.AND/OR CONSTRUCTION OF IMPROVEMENTS.ND/OR CONSTRUCTION OF IMPROVEMENTS.D/OR CONSTRUCTION OF IMPROVEMENTS./OR CONSTRUCTION OF IMPROVEMENTS.OR CONSTRUCTION OF IMPROVEMENTS.R CONSTRUCTION OF IMPROVEMENTS. CONSTRUCTION OF IMPROVEMENTS.CONSTRUCTION OF IMPROVEMENTS.ONSTRUCTION OF IMPROVEMENTS.NSTRUCTION OF IMPROVEMENTS.STRUCTION OF IMPROVEMENTS.TRUCTION OF IMPROVEMENTS.RUCTION OF IMPROVEMENTS.UCTION OF IMPROVEMENTS.CTION OF IMPROVEMENTS.TION OF IMPROVEMENTS.ION OF IMPROVEMENTS.ON OF IMPROVEMENTS.N OF IMPROVEMENTS. OF IMPROVEMENTS.OF IMPROVEMENTS.F IMPROVEMENTS. IMPROVEMENTS.IMPROVEMENTS.MPROVEMENTS.PROVEMENTS.ROVEMENTS.OVEMENTS.VEMENTS.EMENTS.MENTS.ENTS.NTS.TS.S..

AutoCAD SHX Text_1806
Call BEFORE you DIG

AutoCAD SHX Text_1807
MISSOURI ONE-CALL SYSTEM, INC.

AutoCAD SHX Text_1808
TOLL FREE

AutoCAD SHX Text_1809
1-800-344-7483

AutoCAD SHX Text_1810
PHASE 1 M.U.T.C.D. 1"=30'

AutoCAD SHX Text_1811
PHASE 2 M.U.T.C.D. 1"=30'

THD_28
Pencil



29 OF 29

PROJECT NUMBER: 23-1573

DATE: 11-24-2023

DRAWN BY: BJF

14
8 

C
H

E
S
T

E
R

F
IE

L
D

 I
N

D
U

S
T

R
IA

L
 B

L
V

D
, S

T
E

 G
, C

H
E

S
T

E
R

F
IE

L
D

, M
O

 6
30

05

T
H

D
D

E
S
IG

N
 G

R
O

U
2
, I

N
C

�

Page 47 of 102

AutoCAD SHX Text_1812
TEL. 636-294-2972 FAX: 636-294-3027 WEB: THDDESIGNGROUP.COM Corporate Certificate of Authority #2011004415

AutoCAD SHX Text_1813
 DESIGN GROUP, INC. "your solution for engineering and surveying"your solution for engineering and surveying"

AutoCAD SHX Text_1814
BaCon Estates

AutoCAD SHX Text_1815
M.U.T.C.D. PLAN DETAILS

AutoCAD SHX Text_1816
IMPROVEMENT PLANS

AutoCAD SHX Text_1817
Date:__________ Robert Tiemann License No. PE-2016001308 Civil Engineer

AutoCAD SHX Text_1818
26MSD-00179, MAP 18P4

AutoCAD SHX Text_1819
RIGHT-OF-WAY & TRAFFIC CONTROL NOTES: 1. Except for emergency ROW work as provided in subsection 90-283(c)(1)b., ROW work shall be performed only upon issuance and in accordance with the requirements of a ROW permit. 2. At all times during the work, ROW permits shall be conspicuously displayed at the work site and shall be available for inspection by the director. 3. If at any time it appears that the duration or scope of the ROW work is or will become materially different from that allowed by the ROW permit, the ROW user shall inform the director. The director may issue a waiver, an extension or a revised ROW permit, or require that the ROW user reapply for a ROW permit in accordance with all requirements of this chapter.  4. ROW users shall not open or encumber more of the rights-of-way than is reasonably necessary to complete the ROW work in the most expeditious manner or allow excavations to remain open longer than is necessary to complete the work. The width of the excavation shall be no greater than is necessary for doing the work. The ROW user excavating in the rights-of-way shall cause the excavation to be done with the least possible injury to the pavement, sidewalk, curbing, parkway, or other surface and shall place the materials from the excavation where they will cause the least possible inconvenience to the public and permit the uninterrupted passage of water along the gutters.  5. All ROW work that affects vehicular or pedestrian traffic shall be properly signed, barricaded, and otherwise protected at the ROW user's expense. The ROW user shall be solely responsible for providing adequate traffic control to the area surrounding the work as determined by the director. All traffic control devices shall be in compliance with the current version of the standard specifications and the Manual of Traffic Control Devices (MUTCD), unless otherwise agreed to by the director. All surplus excavation materials, tools, or supplies at the site of the ROW work shall be barricaded and lighted at night. The ROW user assumes the sole responsibility for maintaining proper barricades, plates, safety fencing, and/or lights as required from the time of opening of the ROW until completion.  6. The ROW user shall perform the ROW work at such times that will allow the least interference with the normal flow of traffic and the peace and quiet of the neighborhood, as permitted by the director. Unless otherwise provided by the director in the permit, nonemergency ROW work on arterial and collector streets may not be accomplished during the hours of 7:00 a.m. to 8:30 a.m. and 4:00 p.m. to 6:00 p.m. in order to minimize disruption of traffic flow. 7. The ROW user shall notify the city no less than three working days in advance of any ROW work that would require any street closure or would reduce traffic flow to less than two lanes of moving traffic for more than four hours. Except in the event of emergency ROW work, no such closure shall take place without notice and prior authorization from the city.  8. All ROW work shall be in accordance with all applicable sections of the Occupational Safety and Health Act of 1970, the National Electrical Safety Code, applicable engineering code, and other federal, state, or local laws and regulations that may apply, including, without limitation, local health, safety, construction ordinances, and laws and accepted industry practices, all as hereafter may be amended or adopted. The ROW user shall comply with the excavation requirements of Missouri One Call established by RSMo 319.010 et seq., as amended. In addition, all ROW users shall be subject to all technical specifications, design criteria, policies, resolutions, and ordinances now or hereafter adopted or promulgated by the city in the reasonable exercise of its police power relating to permits and fees, sidewalk and pavement cuts, facility location, construction coordination, surface restoration, and other requirements on the use of the rights-of-way. In the event of a conflict among ordinances and standards, the most stringent ordinance or standard shall apply (except insofar as that ordinance or standard, if followed, would result in facilities that could not meet requirements of federal, state, or local law).  9. All safety practices required by law shall be used during ROW work, including commonly accepted methods and devices to prevent failures and accidents that are likely to cause damage, injury, or nuisance to the public.  10. The person doing the excavating or other ROW work must after the work is completed and the refill is made, clean up and haul away all surplus earth, rock, debris, or other rubbish. The ROW user shall remove dirt from the wheels of all vehicles leaving any site where mud has accumulated on the wheels before such vehicles enter any public street of the city. It shall be unlawful for any ROW user to permit any vehicles to leave such place with mud on the wheels which is liable to be dispersed over any public street of the city and it shall be unlawful for any driver of a vehicle to enter upon the public streets of the city without having removed or had mud removed from the wheels prior to such entry. Each occurrence shall be a separate offense. The ROW user shall be responsible for damages to the city, or its contractors, resulting from such failure and shall indemnify the city and its contractors as provided herein and pay the costs for remedying such failure.  11. The contractor performing work within the ROW shall restore the ROW condition upon completion of work per the Section 90-283 (10) of the City of Ladue Municipal Code.
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ESTIMATED SCHEDULE OF OPERATIONS: Proposed start of operations - June, 2026 Approximate durations: Pavement Demolition        1 day  (June 2026) 1 day  (June 2026) (June 2026) Excavation           1 day  (June 2026)            1 day  (June 2026) 1 day  (June 2026) (June 2026) June 2026) ) Sanitary sewer / water installation      2 day  (June 2026) 2 day  (June 2026) (June 2026) June 2026) ) Excavation backfill         1 day (June 2026) 1 day (June 2026) (June 2026) June 2026) ) Pavement placement         1 day  (June 2026) 1 day  (June 2026) (June 2026) June 2026) ) Restore site conditions        1 day (July 2026) 1 day (July 2026) (July 2026) *Durations shown above are for installation of utilities on an individual basis.  Open cutting of pavement shall be performed one lane at a time. No full closure of Mason Road shall be allowed. EARTHWORK QUANTITIES WITHIN R.O.W.:  CUT    FILL FILL 95 CU. YDS.   25 CU. YDS, .   25 CU. YDS, 25 CU. YDS, , NET:    70 CU. YDS. CUT 70 CU. YDS. CUT Note: the above yardage is an approximation only, NOT FOR BIDDING PURPOSES. Contractor shall verify quantities prior to construction. Excavation Details: 1 excavation for approximately 58' long and 8' wide at an average depth of 1'-3" HAUL ROUTE:  No haul for the excess dirt shall be required. Remaining cut will be used on-site in proposed fill areas. 
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APPLICATION TO PLANNING AND ZONING COMMISSION 

#26-016: SITE DEVELOPMENT PLAN FOR A FENCE WITHIN THE FRONT 
YARD SETBACK FOR THE PROPERTY ADDRESSED AS 12111 LADUE 

HEIGHTS DRIVE 
 

FOR THE MEETING OF: Monday, June 15, 2026 
SUBJECT PROPERTY LOCATION: 12111 Ladue Heights Drive, zoned B Single 
Family Residential   

Key Issues: 
• Does the request integrate 

with the existing 
surrounding uses? 
 

Comprehensive Plan 
References 
• Countryside Estates (CR) 
• Design Guidelines 

REQUEST:  Joe Green, homeowner, has submitted an application for a 6 foot (72”) 
tall, wooden privacy fence parallel to Coeur De Ville Lane Street right of way for 
the corner property located at 12111 Ladue Heights Drive. This property is within 
the “B” Single-Family Residential Zoning District. The City of Creve Coeur’s 
Zoning Ordinance Section 405.640 (C) Fences Within The Front Yard Section And 
Along Street Right-Of-Way states that no fence shall be located within the front 
yard setback or along street right-of-way, within the area equivalent to the front 
yard setback of the applicable zoning district unless such fence is setback at least 
15 feet from the property line, no more than 4 feet in height, and is an open slatted 
decorative metal fencing.  
 
ADDITIONAL INFORMATION:  All other fences must be approved by site 
development plan by the Planning and Zoning Commission. City Council action 
is not required.   

Zoning Code References 
• Section 405.260: B-Single 

Family Residential 
• Section 405.640: Fences 

and Walls 
• Section 405.1080: Site 

Concept, Site 
Development, and Minor 
Site Plan Approval 

OWNER/APPLICANT: Joseph Green 
12111 Ladue Heights Drive 
Creve Coeur, Mo 63141 

 
 
 
 
 
 

   

REPORT PREPARED BY: Bethany L. Moore, AICP, City Planner 
DATE: 6/8/2026 
ATTACHMENTS: Applicant’s Materials    

CREVE COEUR
300 North New Ballas Road  •   Creve Coeur, Missouri 63141

(314) 432-6000  •  www.crevecoeurmo.gov

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

DIRECTION USE ZONED SEPARATED BY 
North Single family 

residence 
B Single Family 
Residential 

N/A 

South Single family 
residence 

B Single Family 
Residential 

Ladue Heights Drive 

East Single family 
residence 

B Single Family 
Residential 

Coeur De Ville Lane, I-270, and 
Emerson Road 

West Single family 
residence 

B Single Family 
Residential 

N/A 

 
FENCE PLACEMENT AND DESIGN 
The Applicant is seeking to install a 6 foot (72”) tall wooden, privacy fence, a portion of which is located 
approximately 20 feet from the secondary front yard property line adjacent to Coeur De Ville Lane right-
of-way for the corner lot property addressed as 12111 Ladue Heights Drive.  The remaining portion of the 
fence will be placed at the building line and will not project into the street-fronting yard.  There is not 
currently a fence in this location and there are very few fences along Coeur De Ville Lane. There is a 6-
foot-tall wooden privacy fence further north along Coeur De Ville Lane at 12116 Royale Valley Drive 
that was approved by the Planning and Zoning Commission in 2025. This fence sits lower than the street 
due to the topography. The applicant is requesting the fence due to the noise created by the three 
roadways adjacent to the property. The subject property includes some existing vegetation that would 
block the fence from visibility along Coeur De Ville and the applicant is proposing installing landscaping 
to screen the visible section of fence. Staff suggests a condition of approval that a final landscaping plan 
be submitted showing evergreens installed in any open spaces to fill in the existing vegetation to help 
screen the site-proof fence from Coeur De Ville Lane. 
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ANALYSIS 
The Zoning Code provides standards for evaluating requests for fences adjacent to street right-of-way 
under Section 405.640 Fences and Walls:  
 

C. Fences Or Walls Within The Front Yard Section And Along Street Right-Of-Way.  
A fence may project within the area equivalent to the front yard of the applicable zoning 
district, when clearly to the side or rear of the home, provided that such fence is setback at 
least fifteen (15) feet from the property line, no more than four (4) feet in height, and is an 
open slatted decorative metal fencing, similar in style for swimming pool enclosures as 
provided in Subsection (D). Any other fence design or location, outside of the preceding 
criteria, in the area equivalent to the front yard along any street right-of-way shall be subject 
to site development plan approval by the Planning and Zoning Commission in accordance 
with Section 405.1080. 

 
The applicant is requesting a site proof, 6-foot-tall wooden fence 20 feet from the property line which 
requires site plan approval for the application from the Planning and Zoning Commission. The fence is on 
the side of the house within the front yard setback for the corner property adjacent to Coeur De Ville Lane 
right of way. The context of the surrounding area includes mostly open lots with landscaped screening 
and the 6-foot-tall wooden fence approved by the Planning and Zoning Commission in 2025 for 12116 
Royale Valley Drive. The placement of a 6-foot-tall sight-proof fence along Coeur De Ville Lane would 
be uncommon along this portion of the road but given that the fence will sit back 20 feet from the 
property line and will be mostly screened with existing landscaping, the visual impact should be limited. 
Landscaping or existing vegetation is also common to screen the fences. Staff recommends a condition of 
approval that a final landscaping plan be submitted showing evergreens installed in any open spaces to fill 
in the existing vegetation to help screen the site-proof fence from Ladue Road. This condition is common 
in requests where a solid wooden fence is placed along street right of way. The planting of the additional 
landscaping would help to mitigate the visual impact of the fence.  
 
 
 

Figure 1: Applicant's Site Plan with proposed fence location shown in yellow.

Figure 2: Fence detail showing 6-foot-tall wooden privacy fence.
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CONCLUSION AND ACTION 
If the members of the Planning Commission find the applicant’s reasons for the fence location, height, 
and design sufficient, they can approve it as proposed.  If the Commission wishes to revise the location, 
material or height of the fence, discussion with the Applicant and a revised motion would be necessary.   
 
MOTION 
The motion for the fence within the front yard setback and adjacent to street right-of-way at 12111 Ladue 
Heights Drive as shown in the enclosed site plan will be in the form of approval, approval with 
conditions, or deferral. City Council action is not required. The following is an example motion for this 
application: 
 

“I move to approve the site plan for a 6-foot-tall wooden privacy fence to be located 20 feet from 
the property line along Coeur De Ville Lane with a final landscaping plan to be submitted for 
staff review, for the corner property addressed as 12111 Ladue Heights Drive as discussed within 
the Staff Report for Application #26-016 for the June 15, 2026, Planning and Zoning Commission 
meeting.” (Modification or revisions may be included 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 MAP  
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APPENDIX 4:  SITE PHOTOGRAPHS Date Taken: 6/9/26 
  

 

 

Description: Google 
street view image of 
proposed fence location. 

 

Description: View of 
proposed fence location 
from Ladue Heights 
Drive 

 

Description: View of 
proposed fence location 
from Coeur De Ville 
Lane. 
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PLANNING AND ZONING COMMISSION AGENDA APPLICATION 

SITE DEVELOPMENT PLAN 

Select Project Type:      Site Development Plan          Site Concept Plan               Minor Site Plan 

Title of Project:  _______________________________________________________________ 

Location of Project: _______________________________________Locator #_____________ 

Subject for Agenda: ____________________________________________________________ 

        Applicant: 

Architect ____      Engineer ____      Contractor ____      Agent ____      Owner ____ 

Applicant: Applicant’s Representative (if applicable): 

Name Name 

Company (If Applicable) Company (If Applicable) 

Address Address 

Address Address 

Telephone # Telephone # 

Fax #  Fax #  

Email:  Email:  

Applicant’s Signature Applicant’s Representative’s Signature 

Owner’s Acknowledgement (if different from applicant): 

Name     Company (If Applicable) 

Address 

Phone  Fax    Email 

Applicant’s Signature
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Description of Request (attach additional sheets as needed) 

General Description:  ____________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Rationale 

Please describe in detail, on an attached sheet, the reasons why you believe the request should be approved 

and what steps are being taken to lessen any impacts on surrounding residences and businesses.  An 

explanation of the building and landscape designs (if changes are proposed) should also be included. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Submittal Checklist 

 Rationale 

 Site plan 4 hard copies 

 Access and parking plan-4 hard copies; (may 

be shown on site plan) 

 Landscape plan 4 hard copies 

 Floor plan 4 hard copies 

 Electronic copies of all materials 

 Building elevations for new construction 

 Photographs of existing structures 

 Materials samples for Commission review 

 Legal Description in Word format 

 Fees: $250 (non-refundable) 

$2000 (refundable deposit) 

 Other items as requested by staff 

Preferred Public Hearing Date:  Monday, , 20 . 

**Confirm schedule and available meeting dates with Planning Division staff** 

Office Use Only 

____ All Sections Complete Received By: 

____ All Documents, incl. e-Copies 

____ Fees Paid Date: 

Revised: 7/22
Page 59 of 102



Page 60 of 102



Page 61 of 102



 

Page 62 of 102



SITE DEVELOPMENT PLAN FOR A FENCE 
ALONG COEUR DE VILLE LANE FOR 

THE PROPERTY AT 
12111 LADUE HEIGHTS DRIVE

Home Owners: Joe & Lauren Green

Contact Info for Joe Green

C: 636.634.6806

E: JoeGreen8902@gmail.com
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SUBJECT: REQUEST FOR APPROVAL OF A 6-
FOOT PRIVACY FENCE ON CORNER LOT

Dear Members of the Planning & Zoning Commission,

My family and I moved to our home on 12111 Ladue Heights Drive in September of 2023  to accommodate our growing family.  Since that time, I 
have spent countless hours making cosmetic improvements to “clean the home up” on both the exterior and interior.  I am writing to formally 
request approval for the installation of a six-foot privacy fence at my residence located at our home, which is situated on a corner lot within the 
City of Creve Coeur.

I understand that the City has established specific guidelines governing privacy fences on corner lots, particularly with respect to sight distance, 
public safety, and neighborhood aesthetics.  I want to assure the Commission that my intent is to fully comply with all applicable ordinances and 
visibility requirements, including maintaining clear sight triangles at street intersections and adhering to approved fence placement standards.

The primary reasons for requesting this fence are safety, security, and quality of life for my family.  I have two young children under 5 years old and a 
dog, and the fence is essential to help ensure that they can safely use our yard without the risk of running into the street or being exposed to traffic 
hazards.  Due to our corner-lot location and proximity to nearby roadways, this concern is ongoing and significant.

Additionally, our property is affected by noise from the nearby highway, which has increased over time with the construction on highway 270.   A six-
foot privacy fence would provide a meaningful sound buffer, helping to reduce traffic noise and create a safer and more comfortable outdoor 
environment for my family. 

The proposed fence will be constructed of wood, maintained in good condition, with greenery planted in front, and designed to be consistent with 
the character of the neighborhood.  I am committed to working with City staff to ensure the final layout meets all code requirements and addresses 
any safety considerations the Commission may have.

Thank you for your time and thoughtful consideration of this request. 

Respectfully,

Joe Green Page 64 of 102



LADUE HEIGHTS HOA APPROVAL
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PROPERTY 
SURVEY
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Proposed Wooden Privacy Fence Location
*Setback 20ft+ from the property line

PROPERTY SURVEY
W/ RENOVATIONS MARKED

48 FT

6 FT

36 FT
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PROPERTY LINE

*Yellow Lines depicting length of fence
**Yellow horizontal marking indicates 20+ feet inside property line

PROPOSED FENCE LAYOUT
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DESCRIPTION 

• Seeking to install a 6 foot (72”) tall, 

wooden, privacy fence located 20+ ft 

setback from the east property line 

aligned with Coeur De Ville for the 

property addressed at 12111 Ladue 

Heights Drive.  There is currently no 

fence installed in the location. 

6 ft

6 ft

• This fence will be installed on the East 

side of the property line only and will not 

enclose the entire backyard of the 

property. 

• The fence will be installed from the NE 

side of my home to the NE corner of my 

lot to the tree line

• 6ft x 6ft Horizontal Panels on East 

property line
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RENDERING 
(VIEW FROM COEUR DE VILLE)
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PRIVACY FENCES IN THE COMMUNITY

121116 Royal Valley Drive    11485 Ladue Road 

1004 Mason Road     1014 Mason Road
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SOUND REDUCTION PURPOSE

• Federal Highway Administration 

says that a 6 foot solid wooden 

noise barrier with limited gaps 

above street level can decrease 

sound levels by 5+decibels

• Source: Highway Traffic Noise 

Abatement - Polguide - Regulations 

And Guidance - Noise - 

EnvironMent - FHWA

• Part of MoDOT’s criteria for a 

sound wall includes 66+ decibels 

in the area

• Source: Sound Walls | Missouri 

Department of Transportation

• The average decibels from Hwy 

270, within my property line, 

exceed MoDOT’s criteria

Mon, 4/13/26 

6:15pm-6:20pm

Tues, 4/14/26 

2:05pm-2:10pm

Tues, 4/14/26 

6:10pm-6:15pm
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SAFETY PURPOSE

Fence to be installed parallel to Highway 

270, which is one of the most heavily 

traveled stretches of  highway in the 

state (per MoDOT)

• 120ft from property line to Hwy 270

• 50ft from property line to Coeur De Ville

Proposed fence location will not 
impact sightlines of drivers on Coeur 

De Ville or Ladue Heights Dr

Deteriorated chain link fence 
between Coeur De Ville and HWY 
270 with a gate that’s often left open 
by MoDOT Contractors

2023 Statistics from MSHP for Creve Coeur
Total Crashes = 976   Ranked #20 out of 732 MO counties

Personal Injury Crashes = 255  Ranked #18 out of 732 MO counties

Persons Injured = 374   Ranked #17 out of 732 MO counties

Source:

https://www.mshp.dps.missouri.gov/MSHPWeb/SAC/Compendium/TrafficCompendium.html#  Page 73 of 102
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#26-017: SITE DEVELOPMENT PLAN FOR A FRONT YARD FENCE 

ADJACENT TO STREET RIGHT-OF-WAY FOR THE PROPERTY ADDRESSED AS 
12511 ROYAL MANOR DRIVE 

FOR THE MEETING OF: Monday, June 15, 2026 
SUBJECT PROPERTY LOCATION: 12511 Royal Manor Drive, zoned A-RDD 
Single Family Residential   
 

Key Issues: 
• Does the request integrate 

with the existing 
surrounding uses? 
 

Comprehensive Plan 
References 
• Countryside Estates (CR) 
• Design Guidelines 

REQUEST:  Pradeep Daripally, homeowner, has submitted an application for a 6 
foot (72”) tall, wooden stockade privacy fence parallel to Ladue Road right of way 
for the through lot property located at 12511 Royal Manor Drive. This property is 
within the “A-RDD” Single-Family Residential Zoning District. The City of Creve 
Coeur’s Zoning Ordinance Section 405.640 (C) Fences Within The Front Yard 
Section And Along Street Right-Of-Way states that no fence shall be located within 
the front yard setback or along street right-of-way, within the area equivalent to the 
front yard setback of the applicable zoning district unless such fence is setback at 
least 15 feet from the property line, no more than 4 feet in height, and is an open 
slatted decorative metal fencing.  
 
ADDITIONAL INFORMATION:  All other fences must be approved by site 
development plan by the Planning and Zoning Commission. City Council action 
is not required.   

Zoning Code References 
• Section 405.250: A-

Single Family Residential 
• Section 405.640: Fences 

and Walls 
• Section 405.1080: Site 

Concept, Site 
Development, and Minor 
Site Plan Approval 

OWNER/APPLICANT: Pradeep Daripally 
12511 Royal Manor Drive 
Creve Coeur, MO 63141 

 
 
 
 
 
 

   

REPORT PREPARED BY: Bethany L. Moore, AICP, City Planner 
DATE: 6/8/2026 
ATTACHMENTS: Applicant’s Materials    

CREVE COEUR
300 North New Ballas Road  •   Creve Coeur, Missouri 63141

(314) 432-6000  •  www.crevecoeurmo.gov

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

DIRECTION USE ZONED SEPARATED BY 
North Single family 

residence 
A Single Family 
Residential 

Ladue Road 

South Single family 
residence 

A-RDD Single Family 
Residential 

Royal Manor Drive 

East Single family 
residence 

A-RDD Single Family 
Residential 

N/A 

West Single family 
residence 

A-RDD Single Family 
Residential 

N/A 

 
FENCE PLACEMENT AND DESIGN 
The Applicant is seeking to install a 6 foot (72”) tall stockade, wooden, privacy fence segment, located 
approximately 4 feet from the rear property line adjacent to Ladue Road right-of-way for the through lot 
property addressed as 12511 Royal Manor Drive. The proposed fence segment would run parallel to the 
rear property line adjacent to Ladue Road right-of-way and would not enclose the yard. The applicant has 
mentioned to Staff that future plans include enclosing the rear yard with a 4-foot-tall fence of an open, 
metal design when finances allow. This future plan is not part of the current request. There is not 
currently a fence in this location but there are fences along Ladue Road directly adjacent to the subject 
property and directly across Ladue Road. The existing fences along Ladue Road include a mix of open 
designed fences and solid privacy fences. There is also existing landscaping along Ladue Road serving as 
a barrier for the houses that abut it. The subject property includes existing vegetation that would block the 
fence from visibility along Ladue Road. Staff suggests a condition of approval that a final landscaping 
plan be submitted showing evergreens installed in any open spaces to fill in the existing vegetation to help 
screen the site-proof fence from Ladue Road. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 Figure 1: Applicant's Site Plan with proposed fence location shown in yellow.
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ANALYSIS 
The Zoning Code provides standards for evaluating requests for fences adjacent to street right-of-way 
under Section 405.640 Fences and Walls:  
 

C. Fences Or Walls Within The Front Yard Section And Along Street Right-Of-Way.  
A fence may project within the area equivalent to the front yard of the applicable zoning 
district, when clearly to the side or rear of the home, provided that such fence is setback at 
least fifteen (15) feet from the property line, no more than four (4) feet in height, and is an 
open slatted decorative metal fencing, similar in style for swimming pool enclosures as 
provided in Subsection (D). Any other fence design or location, outside of the preceding 
criteria, in the area equivalent to the front yard along any street right-of-way shall be subject 
to site development plan approval by the Planning and Zoning Commission in accordance 
with Section 405.1080. 

 
The applicant is requesting a site proof, 6-foot-tall wooden fence segment 4 feet from the property line 
which requires site plan approval for the application from the Planning and Zoning Commission. The 
fence is clearly to the rear of the house on a through lot that abuts Ladue Road right of way and will not 
enclosure the rear yard. The context of the surrounding area includes wooden fencing in several locations 
along Ladue Road, both adjacent to the subject property and directly across Ladue Road. The placement 
of a 6-foot-tall sight-proof fence along Ladue Road would not be an unusual circumstance along the road 
but landscaping or existing vegetation is also common to screen the fences. Staff recommends a condition 
of approval that a final landscaping plan be submitted showing evergreens installed in any open spaces to 
fill in the existing vegetation to help screen the site-proof fence from Ladue Road. This condition is 
common in requests where a solid wooden fence is placed along street right of way. The planting of the 
additional landscaping would help to mitigate the visual impact of the fence.  
 
CONCLUSION AND ACTION 
If the members of the Planning Commission find the applicant’s reasons for the fence location, height, 
and design sufficient, they can approve it as proposed.  If the Commission wishes to revise the location, 
material or height of the fence, discussion with the Applicant and a revised motion would be necessary.   
 
 
 

Figure 2: Fence detail showing 6-foot-tall wooden privacy fence.

Page 76 of 102

https://ecode360.com/28143152#28143152
https://ecode360.com/28143685#28143685


Planning and Zoning Commission                                                     Application #26-017: 12511 Royal Manor Drive Fence 
June 15, 2026  Page 4 

MOTION 
The motion for the fence adjacent to street right-of-way at 12511 Royal Manor Drive as shown in the 
enclosed site plan will be in the form of approval, approval with conditions, or deferral. City Council 
action is not required. The following is an example motion for this application: 
 

“I move to approve the site plan for a 6-foot-tall wooden stockade privacy fence to be located 4 
feet from the property line along Ladue Road with a final landscaping plan to be submitted for 
staff review, for the property addressed as 12511 Royal Manor Drive as discussed within the Staff 
Report for Application #26-017 for the June 15, 2026, Planning and Zoning Commission 
meeting.” (Modification or revisions may be included 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.  

Page 77 of 102



Planning and Zoning Commission                                                     Application #26-017: 12511 Royal Manor Drive Fence 
June 15, 2026  Page 5 

 APPENDIX 3: AERIAL MAP  
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APPENDIX 4:  SITE PHOTOGRAPHS Date Taken: 6/9/26 
  

 
 

Description: 
Front of 
12511 
Royal 
Manor 
Drive 
looking 
towards 
back yard 
where fence 
is proposed. 

 

Description: 
Front of 
12511 
Royal 
Manor 
Drive 
looking 
towards 
back yard 
where fence 
is proposed. 

 

Description: 
Goggle 
image of 
proposed 
fence 
location 
from Ladue 
Road. 
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PLANNING AND ZONING COMMISSION AGENDA APPLICATION 
SITE DEVELOPMENT PLAN 

Select Project Type:      Site Development Plan          Site Concept Plan               Minor Site Plan 

Title of Project:  _______________________________________________________________ 

Location of Project: _______________________________________Locator #_____________ 

Subject for Agenda: ____________________________________________________________ 

        Applicant: 

Architect ____      Engineer ____      Contractor ____      Agent ____      Owner ____ 

Applicant: Applicant’s Representative (if applicable): 

Name Name 

Company (If Applicable) Company (If Applicable) 

Address Address 

Address Address 

Telephone # Telephone # 

Fax #  Fax #  
Email:  Email:  

Applicant’s Signature Applicant’s Representative’s Signature 

Owner’s Acknowledgement (if different from applicant): 

Name     Company (If Applicable) 

Address 

Phone  Fax    Email 

Applicant’s Signature
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Description of Request (attach additional sheets as needed) 

General Description:  ____________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Rationale 
Please describe in detail, on an attached sheet, the reasons why you believe the request should be approved 

and what steps are being taken to lessen any impacts on surrounding residences and businesses.  An 

explanation of the building and landscape designs (if changes are proposed) should also be included. 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

Submittal Checklist 
 Rationale 
 Site plan 4 hard copies 
 Access and parking plan-4 hard copies; (may 

be shown on site plan) 
 Landscape plan 4 hard copies 
 Floor plan 4 hard copies 
 Electronic copies of all materials 

 Building elevations for new construction 
 Photographs of existing structures 
 Materials samples for Commission review 
 Legal Description in Word format 
 Fees: $250 (non-refundable) 

$2000 (refundable deposit) 
 Other items as requested by staff 

Preferred Public Hearing Date:  Monday, , 20 . 

**Confirm schedule and available meeting dates with Planning Division staff** 

Office Use Only 
____ All Sections Complete Received By: 
____ All Documents, incl. e-Copies 
____ Fees Paid Date: 

Revised: 7/22
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Fence Pictures and Dimensions 
 
 

 

           
 
 
We will use a 17 6.0-ft x 8.0-ft Pressure Treated Red Cedar Dog Ear Stockade Privacy 
Fence Panel with no gate.   
 
18 4-in x 4-in x 8-ft Red Cedar Ground contact pressure treated post  
 
All posts are set 30' below grade with 26' of pre-mixed concrete and a 4' dirt fill on top. 
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12511 ROYAL MANOR DRIVE

 LOT 502 OF ROYALGATEPLAT2
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TITLE DISCLAIMER
 

BASIS OF BEARINGS

SURVEYOR'S STATEMENT
 

LINE TYPES

ABBREVIATIONS 

NOTE: THIS DRAWINGHASBEENCOMPILEDWITHOUT THE
BENEFIT OF A CURRENT CERTIFICATE OF TITLE EXAMINATION
AND, THEREFORE, MAY NOT CONTAIN EASEMENTS,
RESERVATIONS, EXCEPTIONS, RESTRICTIONS AND COVENANTS
OF RECORD.

ROYALGATE PLAT 2
PLAT BOOK: 179, PAGE: 6

AT THE REQUEST OF SWAPNA DARIPALLY, ALTEA, LLC, HASDURINGTHE MONTH OF OCTOBER, 2025, EXECUTED A
BOUNDARY RETRACEMENT & IMPROVEMENT SURVEY OF LOT 502 OF ROYALGATE PLAT 2, ACCORDING TO THE
PLAT THEREOF RECORDED IN PLAT BOOK 179, PAGE 6 OF THE ST. LOUIS COUNTY, MISSOURI, RECORDS,
TOGETHER WITH THE LOCATION OF OBSERVED IMPROVEMENTS THEREON, AND THAT THE RESULTS OF SAID
SURVEY ARE IN MY PROFESSIONAL OPINION, CORRECTLY INDICATED ON THE ABOVE PLAT. THIS SURVEY WAS
EXECUTED IN ACCORDANCE WITH THE CURRENT MISSOURI STANDARDS FOR PROPERTY BOUNDARY SURVEYS
FOR URBAN CLASS PROPERTY. BUILDING SETBACK INFORMATION DEPICTED HEREON IS FROM THE RECORD

 

PLAT OR CITY BLOCK MAP (IF APPLICABLE). PLANNING AND ZONING RESTRICTIONS WERE NOT OBTAINED OR
ADDRESSED AS A PART OF THIS SURVEY. DECLARATION IS MADE TO THE ORIGINAL PURCHASER OF THIS
SURVEY ONLY AND IS NOT TRANSFERABLE. UTILITY LOCATES WERE NOT REQUESTED AND NO UTILITIES OR
SEWERS WERE LOCATED IN CONJUNCTION WITH THIS SURVEY. THE OPINION OF THE ORIGIN OF THE FENCES
SHOWN HEREON IS FROM EVIDENCE OBSERVED DURING THE COURSE OF THIS SURVEY, AND MAY INCLUDE:
FENCE CONSTRUCTION, OCCUPANT TESTIMONY, OR OTHER AVAILABLE INFORMATION. NO GUARANTEE IS MADE
OR CERTAINTY GIVEN AS TO THE ORIGIN OR OWNERSHIP OF FENCES. THIS BOUNDARY SURVEY IS NON-
TRANSFERABLE. DUE TO EACH MUNICIPALITY HAVING DIFFERENT ZONING SETBACK REQUIREMENTS, OVERHANGS
SHOWN ON THIS SURVEY MAY BE IN VIOLATIONS THAT THE SURVEYOR IS NOT AWARE OF AND
MAKES NO WARRANTIES TO THIS AFFECT.
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SCALE 1" = 20 FT

17 6.0-ft x 8.0-ft Pressure Treated Red Cedar Dog Ear Stockade Privacy Fence
Panel with no gate.  18 4-in x 4-in x 8-ft Red Cedar Ground contact pressure treated
post All posts set 30' below grade with 26' of pre-mixed concrete and a 4' dirt fill on

top. 

Fence will start with adjoiners wood fence and go all the way down the
property line and will stop about 3 feet inside the property line.

17 6.0-ft x 8.0-ft Pressure Treated Red Cedar Dog Ear Stockade Privacy
Fence Panel with no gate. 18 4-in x 4-in x 8-ft Red Cedar Ground contact
pressure treated post All posts set 30' below grade with 26' of pre-mixed
concrete and a 4' dirt fill on top. 
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General Description:  
 
​ We are wanting to get approval for our wooden fence. At the rear of the house, 4ft from 
the property line, we plan to install eighteen (18) 6.0 ft x 8.0 ft pressure-treated pine dog-ear 
stockade privacy fence panels with no gate. The reason behind this is because I have 2 young 
boys. One is 5 and the other is 8. My wife and I would feel a lot safer if no one from the main 
road can just walk into my backyard for any type of reason while my boys are out playing 
around. I do plan on getting my whole backyard fenced but for financial issues I cannot finish 
the whole back yard instead, I will do it in sections. On the side we plan to install Pro Series 4 ft 
H x 8 ft W spaced bar flat metal fence panels.  
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Pradeep Daripally​
12511 Royal Manor Drive​
Creve Coeur, MO 63141​
615-438-6876​
patel101.p@gmail.com 

05-15-2026 

City of Creve Coeur​
Planning and Zoning Department 

 

Subject: Request for Approval of Privacy Fence Installation 

Dear Planning and Zoning Department, 

I am writing to respectfully request approval for the installation of a 6.0-foot by 8.0-foot 
pressure-treated pine dog-ear stockade privacy fence panel at my property located at 12511 
Royal Manor Drive. 

The proposed fence will not include a gate and is intended to provide privacy, security, and 
improved appearance for my property, which is located along a main road. Due to the property's 
exposure to heavy traffic and visibility from the roadway, the privacy fence would help reduce 
noise, increase safety for my children and pets, and enhance the overall character of the property. 

The fence will be constructed using pressure-treated pine materials and installed in a professional 
and well-maintained manner in compliance with applicable property line and safety 
requirements. I understand that properties located on main roads may require additional review, 
and I respectfully ask the city to consider approving this request based on the practical privacy 
and safety benefits the fence would provide. 

Thank you for your time and consideration. I appreciate your review of my request and look 
forward to your response. 

Sincerely, 

Pradeep Daripally 
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CITY COUNCIL WORKSESSION  
06.08.2026
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▪ PLANNED SUBDIVSION OF 17 
LOTS

▪ STRATEGICALLY PLACED 
DENSITIES

▪ MINIMIZED SURFACE PARKING 
LOTS

▪ RETAINED NATURAL BUFFERS

▪ UPSCALE LIVE-WORK-PLAY

▪ AMENITY TO 39N INNOVATION 
DISTRICT & ENHANCING 
GREENWAY

OLIA VILLAGE THE HEART OF CREVE COEUR
CONCEPT 
PLAN Page 87 of 102



▪ CITY OF ST LOUIS WATER CONDUITS – 
100FT WIDE AND VARIES 45FT

▪ OLIVE & LINDBERGH CONNECTIONS

▪ 96 ACRES WITH 85FT OF ELEVATION

▪ REUSE EXISTING CAMPUS BUILDINGS

▪ EXISTING RESIDENTIAL BUFFERS

▪ ALL NEW UTILITY INFRASTRUCTURE

▪ MAINTAIN STREAMS & IMPROVE 
STORMWATER DRAINAGE

OLIA VILLAGE THE HEART OF CREVE COEUR
CHALLENGING 
SITE Page 88 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR PAVILLION DRIVE VIEW
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OLIA VILLAGE THE HEART OF CREVE COEUR
MAIN STREET WEST 
VIEW Page 90 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR
SCHNUCKS SOUTHWEST 
VIEW Page 91 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR
RETAINING 
WALL Page 92 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR
UTILITY 
INSTALLATIONS Page 93 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR
UTILITY 
INSTALLATIONS Page 94 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR
OFFSITE 
IMPROVEMENTS Page 95 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR PHASED PAVING PLAN
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OLIA VILLAGE THE HEART OF CREVE COEUR
LOT 
1 Page 97 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR
SCHNUCKS BUILDING 
PAD Page 98 of 102



KEY DATES
SCHNUCKS

06.23.26 GROUNDBREAKING
01.29.27 SHELL COMPLETE
10.28.27 GRAND OPENING

FISCHER HOMES
FALL 2026 SITE IMPROVEMENTS

✔ STREET PAVING SUMMER/FALL 
‘26

✔ PHASE I STREET DEDICATION 
EOY ‘26

✔ PAVILLION DR CONST – SUMMER 
‘27

UPCOMING SUBMITTALS
✔ SIGN PACKAGE – JUNE ‘26
✔ PAVING PACKAGE – JUNE ‘26
✔ LOTS 2&3 SDP – AUGUST ‘26

OLIA VILLAGE THE HEART OF CREVE COEUR KEY DATES Page 99 of 102



OLIA VILLAGE THE HEART OF CREVE COEUR LOT 4
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OLIA VILLAGE THE HEART OF CREVE COEUR SIGNAGE PACKAGE
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	 CALL TO ORDER
	 ROLL CALL
	 Ms. Julie LaBonte (Chair)Mr. Thomas BuelterMs. Rho

	 ACCEPTANCE OF THE AGENDA
	 APPROVAL OF MINUTES
	1. June 1, 2026 Planning and Zoning Commission Draft 
	P & Z minutes 6.1.2026


	 PUBLIC COMMENT
	 UNFINISHED BUSINESS
	 NEW BUSINESS
	1. Public Hearing. Application #26-012: Text Amendmen
	2. Public Hearing. Application #26-013: A Conditional
	3. Application #26-015: Subdivision Improvement Plans
	26-015 BaCon Estates Improvment Plans Staff Report 6.15.26
	Subdivision Improvment Plans 6-04-26 Signed
	Elevations

	4. Application #26-016: Site Development Plan For A F
	26-016 12111 Ladue Heights Fence Staff Report 6.15.26
	Applicant's Materials

	5. Application #26-017: Site Development Plan For A F
	26-017 12511 Royal Manor Drive Fence Staff Report 6.15.26
	Applicants Materials


	 WORK AGENDA
	 PENDING APPLICATIONS
	1. Site Development Plan for a fence located at 11652

	 DEPARTMENT REPORTS
	1. Olia Village Update: 6-8-26 City Council/P&Z Work 
	Olia Village City Project Update 06.08.26


	 ADJOURNMENT

		2026-06-05T09:20:44-0500
	Robert Tiemann


	Title of Project: Site Dev Plan - 6' Privacy Fence @ 12111 Ladue Heights Drive
	Location of Project: 12111 Ladue Heights Drive
	Locator: 
	Subject for Agenda: Approval for installation of 6' Privacy Fence
	Name: Joe Green
	Name_2: 
	Company If Applicable: 
	Company If Applicable_2: 
	Address: 12111 Ladue Heights Drive
	Address_2: 
	Address_3: Creve Coeur, MO 63141
	Address_4: 
	Telephone: 636.634.6806
	Telephone_2: 
	Fax: 
	Fax_2: 
	Email: JoeGreen8902@gmail.com
	Email_2: 
	Name & Company If Applicable: 
	Address_5: 
	Phone: 
	Fax_3: 
	Email_3: 
	Check Box1: Yes
	Check Box2: Off
	Check Box3: Off
	Check Box4: Off
	Check Box5: Off
	Check Box6: Off
	Check Box7: Off
	Check Box8: Yes
	Description of Request attach additional sheets as needed: 

Seeking to install a 6' (72”) tall, wooden, privacy fence located 20'-30' setback from the east property line aligned with Coeur De Ville for the property addressed at 12111 Ladue Heights Drive.  There is currently no fence installed in the location. This fence will be installed on the East side of the property line only and will not enclose the entire backyard of the property. The length of the fence will be roughly 90' total, running from the NE corner of my home to the NE corner of my backyard to the tree line.  The fence will be setback 3' from the current vegetation in the back yard.  Refer to pages 4-8 of the site plan document provided for further information related to property survey, site improvement drawings, material, etc.

	explanation of the building and landscape designs if changes are proposed should also be included 1: 
Reasons: Safety (Refer to page 11 of site plan document), Sound Reduction (Refer to page 10 of site plan document), and privacy fences have been approved at other properties along Coeur De Ville, Ladue Rd, Mason Rd, Emerson Rd, etc.. (Refer to page 9)
Lessen impact: Privacy fence will not enclose backyard, continuing to preserve openness of neighborhood.  Privacy fence will be setback 25'+ from Coeur De Ville, will not impede driver sight lines.  Privacy Fence will be setback 3' from current vegetation, concealing 80% of the fence. Additional greenery to be planted once fence is installed to cover an open spot.

	Preferred Meeting Date: June 15
	Year: 26


