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As a precautionary measure to help prevent exposure and spread of COVID-19, the Planning 
and Zoning Commission scheduled for Monday August 3, 2020, at 6:30 p.m. will be 
livestreamed online. 
 
The Council Chambers will be closed to the public; however, citizens are encouraged to 
participate and submit public comments in the following ways: 
1.  Video Livestream — Watch a live video broadcast of the Planning and Zoning 

Commission meeting here: https://us02web.zoom.us/j/83160938302.  The public will be 
required to provide a name and email address to enter the meeting. The email address will 
not be saved or used to contact you. Citizens will have the opportunity to make public 
comments live during the meeting using the video livestream program (How to Participate 
in Online Public Meetings).  

2.  Teleconference — Call in to the meeting by dialing 1-646-876-9923 /// Webinar ID: 
webinar ID: 831 6093 8302. 

3.   Email — Public comment may also be emailed to the City no later than 5:00 p.m. on 
Monday, August 3, 2020. Submit public comments to Jessica Stutte, Planning Assistant, 
at jstutte@crevecoeurmo.gov. 

4.  Live Audio — Listen to a live audio broadcast of the Planning and Zoning Commission 
meeting by visiting the Agendas & Minutes page and clicking on the "Audio" link at the start 
of the meeting (audio only). 

 
For agenda items that require a public hearing, the City’s court reporter will swear in all persons 
who wish to speak on the application, however, the Planning and Zoning Commission may vote 
to suspend this rule for agenda items where significant public participation is expected in 
recognition of the logistical constraints of audio/ video conferencing.  When the Chair believes it 
is in the best interest of the Commission to suspend this requirement, he/she shall call for a vote 
of the Commission to affirm the suspension prior to opening the public hearing. If the 
requirement is suspended, speakers in the hearing will nonetheless be expected to be truthful. 
 
Members of the public will have three (3) minutes to provide comments.  The Commission will 
utilize a timer that is visible to the public to monitor the time, subject to limits of technology.   
The Chair reserves the right to end the public comment for that individual if the time allowance 
is not being respected.  The Chair will also have the discretion to end public comment for an 
individual for disruption of the hearing. Citizens are encouraged to select one or two members of 
a group to address the Commission as a spokesperson. Time limits for spokespersons may be 
extended at the discretion of the Chair. 
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Reports, documents, plans, and related materials are available for examination at the Creve 
Coeur Government Center, 300 North New Ballas Road, prior to the meeting.  
 
Special disabled service may be arranged by contacting the Office of the City Administrator in 
advance. 

CALL TO ORDER 

ROLL CALL 

 
Ms. Beth Kistner (Chair) 
Mr. Tim Carney 
Ms. Muriel Hall 
Mr. James Myers 
Mr. Gene Rovak 
Mr. Larry Potashnick 
Mr. Todd Streiler 
Mr. Carl Lumley, City Attorney 
Mr. Jason Jaggi, Director of Community Development 
Ms. Whitney Kelly, City Planner 
Ms. Jessica Stutte, Planning Assistant/Recording Secretary 

ACCEPTANCE OF THE AGENDA 

APPROVAL OF MINUTES 

1. July 20, 2020 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 

(None) 

NEW BUSINESS 

1. PUBLIC HEARING. Application #20-020: Conditional Use Permit for a Solar Panel 
Contractor, EFS Energy, at 1283 Research Boulevard in the LI-Light Industrial 
District 
Paul McKnight, of EFS Energy Inc., has submitted an application for a conditional use 
permit as a solar panel contractor at 1283 Research Boulevard, Creve Coeur, MO 
63141.   All Other Specialty Trade Contractors (NAICS  238990) in the LI-Light Industrial 
District requires a conditional use permit with review by the Planning and Zoning 
Commission and approval of an ordinance by the City Council.  
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2. Application #20-021: Site Development Plan for New Landscaping at 456 and 522 
N. New Ballas Road 
Edward M. Dermody, of Dermody & Associates, on behalf of Scott Properties, property 
management company for 456 & 522 N. New Ballas Road, has submitted for review and 
approval of a new landscape plan for the property.  Section 405.540 requires that all 
landscaping shall be permanently maintained in good condition with at least the same 
quality and quantity of landscaping as initially approved. The Applicant removed the 
existing landscaping on the site.  Therefore, any new landscape plan is reviewed and 
approved by the Planning and Zoning Commission in accordance with the provisions for 
site development plan approval in Section 405.1080.   

3. Application #20-022: Site Development Plan for Parking Lot Addition at 633 
Emerson Road 
Jennifer Gross, of Altus Properties, on behalf of DOC-633 Emerson Road MOB, LLC, 
property owners of 633 Emerson Road, has submitted an application for a 15,000 
square foot parking lot expansion to provide an additional 36 parking spaces to the site, 
with new parking lot lighting.  Section 405.1080 requires site plan review by the Planning 
and Zoning Commission for any proposed alteration that would significantly affect the 
exterior of a building.  Section 405.370(G)(1)(b) requires Council review and approval of 
all development or redevelopment plans, other than minor site plans under 5,000 square 
feet of new site coverage, for the properties within the area bounded by Olive Boulevard 
on the north, Old Ballas Road on the south and east and I-270 on the west. 

WORK AGENDA 

(None) 

DEPARTMENT REPORTS 

Director of Community Development 

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: ______________________________________  
Jason W. Jaggi  

Director of Community Development 
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CALL TO ORDER 

Mr. Gene Rovak, Vice-Chair, called the meeting to order at 6:30. 

ROLL CALL 

 Beth Kistner Commission Chair  (Absent) 
 Gene Rovak Commission Member  
 Tim Carney Commission Member  (Remote) 
 Muriel Hall Commission Member  (Remote) 
 Larry Potashnick Commission Member  (Remote) 
 James Myers Commission Member  (Remote) 
 Todd Streiler Commission Member  (Remote) 
 

The following staff were also present: Carl Lumley, City Attorney; Whitney Kelly, City Planner; Jessica 
Stutte, Planning Assistant/ Recording Secretary; and, Chris Tumbarello, IT Coordinator. 
 

ACCEPTANCE OF THE AGENDA 

Mr. Carney made a motion to accept the agenda. Mr. Myers seconded. All in favor. 

APPROVAL OF MINUTES 

1. July 6, 2020 Planning and Zoning Commission Draft Meeting Minutes 

Mr. Carney made a motion to accept the minutes. Mr. Potashnick seconded. All in favor. 

PUBLIC COMMENT 

None 

UNFINISHED BUSINESS 

None 

NEW BUSINESS 

Mr. Potashnick made a motion that all members of the public who wish to speak during the public 
hearings not have to be sworn in. Ms. Hall seconded. All in favor. 
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1. PUBLIC HEARING. Application #20-015: Text Amendment to Allow for Drug 
and Druggists’ Sundries Merchant Wholesalers (NAICS 424210) as a 
Conditional Use in the GC-General Commercial District 

Those speaking to the request were sworn in. 
 
Mr. Paul Martin,  representative for the applicants, said they would like to use a portion of the building 
for wholesale distribution of topicals. He said they would also like to allow walk-in retail and product 
pick up. He said the property is in the GC District. He said the LI District is about 500 feet away and 
they would like to operate a similar type of business as their neighbors in the LI District. He said the 
Text Amendment would allow them to operate the business in the GC District. He said they believe 
they meet the standards of the mixed-use innovation district. 
 
He went over their proposal for the text amendment. 
 
Mr. Streiler asked how the city came up with the 25% floor area. 
 
Ms. Kelly said the 25% came from wanting to limit the intensity of distribution because it is GC even 
though it is near the LI District. 
 
Mr. Carney asked about the percentages of retail, internet mail distribution and wholesale. 
 
Mr. Malashock said the retail portion was minor. He said they wanted to be able to assist walk-in 
customers. 
 
Mr. Streiler asked If there were any bays or deliveries. 
 
Mr. Malashock said the building does not have any bays and if they need large deliveries they would 
need to move to a larger location. He said the deliveries are brought by small van.  
 
Mr. Carney asked if the wholesale business was the reason this was up for discussion. 
 
Ms. Kelly said it was the wholesale aspect. 
 
Mr. Carney said he thought the text amendment would help this area. 
 
No members of the public asked to sped, but there were several questions asked electronically to 
which Ms. Kelly responded. 
 
Mr. Lumley offered the exhibits to the record and the public hearing was closed.  
 
Mr. Carney made a motion to approve subject to the proposed conditions. Mr. Streiler seconded. 
 
Mr. Rovak made a suggestion that the delivery trucks remain small.  
 
Ms. Kelly said the City is not in  a position to regulate the type or size of trucks that deliver. She said 
further discussion regarding the site-specific conditions are reviewed under the conditional use permit 
process. 
 
Mr. Lumley indicated that the site plan would limit the ability to have large trucks make deliveries. A 
subsequent CUP application would allow consideration of such specific issues. 
 
Mr. Streiler recommended they make a motion to modify Section 405.470.34B  to allow up to 50% of 
the building be devoted to the use that are adjacent to an industrial district. Mr. Carney seconded. All 
in favor. 
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A vote was taken on the motion as amended. All in favor. 

RESULT: APPROVED AS AMENDED [UNANIMOUS] 

MOVER: Tim Carney, Commission Member 

SECONDER: Todd Streiler, Commission Member 

AYES: Rovak, Carney, Hall, Potashnick, Myers, Streiler 

ABSENT: Kistner 

2. PUBLIC HEARING. Application #20-017: Conditional Use Permit for a 
Limited Services Restaurant, Vitality Bowls, Within Plaza Shops at 741 N. 
New Ballas Road 

Those speaking to the request were sworn in. 
Mr. Mark Matiszik and Sally Matiszik of G, Section, Inc, introduced the project and the request. 
 
Mr. Carney asked if their hours were 8am-8pm. 
 
Ms. Sally Matiszik said they would be 8am-8pm and they did not see foresee any need to go later. 
 
Mr. Carney asked if the outdoor area was a shared patio. 
 
Ms. Matiszik said it is reserved for a different tenant.  
 
Ms. Kelly said this would be a quick serve restaurant and that was how the parking was calculated 
and the center is showing an excess of parking, and that included in the request was to rescind a 
prior conditional use permit that is no longer utilized. Staff recommended approval. 
 
No member of the public asked to speak. 
 
Mr. Lumley offered the exhibits to the record and the public hearing was closed. 
 
Mr. Carney made a motion to approve subject to the conditions in the draft ordinance. Mr. Myers 
seconded. All in favor. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Tim Carney, Commission Member 

SECONDER: James Myers, Commission Member 

AYES: Rovak, Carney, Hall, Potashnick, Myers, Streiler 

ABSENT: Kistner 

3. PUBLIC HEARING. Application #20-018: Conditional Use Permit for an In-
Patient, Medical Drug Testing and Research Facility, BioPharma at 10330 
Old Olive Street Road 

Those speaking to the request were sworn in. 
 
Mr. James Fredericks, representative for the applicant, explained the request. He said they have 70 
parking spaces. He said they do not intend to do any interior changes. He said the facility is for 
clinical trials and is not a hospital or clinic.  
He said the prior tenant used the facility in the same way they intend to use the space. He said the 
Zoning Code has changed and now they need a CUP in order to meet code. 
 
Ms. Kelly explained why this request was before the commission. 
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No member of the public asked to speak. 
 
Mr. Lumley offered the exhibits for the record and the public hearing was closed. 
 
Mr. Carney made a motion to approve subject to the conditions in the draft ordinance. Ms. Hall 
seconded. All in favor. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Tim Carney, Commission Member 

SECONDER: Muriel Hall, Commission Member 

AYES: Rovak, Carney, Hall, Potashnick, Myers, Streiler 

ABSENT: Kistner 

4. Application #20-019: Site Development Plan for a Detached Accessory 
Structure for an Outdoor Pavilion that Includes an Outdoor Chimney that 
Has a Total Height of 17.5 Feet for the Property at 12861 Chamblee Lane 

Mr. Ed Heine, architect with Agape Construction, said they are requesting a pavilion for the existing 
pool. He said the roof would match the pitch and style of the house roof. 
 
Ms. Kelly said explained why the request was before the Planning and Zoning Commission. 
 
Mr. Carney said he thought the pitch and chimney would look good. 
 
Mr. Myers said he went by the property and thought it would look nice and be hidden from sight. 
 
Mr. Carney made a motion to approve subject to the conditions in the staff report. Mr. Myers 
seconded. All in favor. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Tim Carney, Commission Member 

SECONDER: James Myers, Commission Member 

AYES: Rovak, Carney, Hall, Potashnick, Myers, Streiler 

ABSENT: Kistner 

WORK AGENDA 

None 

DEPARTMENT REPORTS 

Ms. Kelly gave an update on upcoming projects for the next meeting of August 3rd. 

ADJOURNMENT 

Mr. Myers made a motion to adjourn. All in favor. Meeting closed at 8:13 pm. 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#20-020: CONDITIONAL USE PERMIT FOR A SOLAR PANEL 

CONTRACTOR, EFS ENERGY INC., AT 1283 RESEARCH BOULEVARD IN 

THE LI-LIGHT INDUSTRIAL DISTRICT 

Key Issues: 

• Does the request further the 

goals and/or implement the 

Comprehensive Plan? 

• Does the request follow the 

Design Guidelines? 

• Is the request consistent with 

the required findings for a 

conditional use permit? 

FOR THE MEETING OF: Monday, August 3, 2020 

LOCATION: 1283 Research Boulevard, Zoned LI-Light Industrial District. 

REQUEST:  Paul McKnight, of EFS Energy Inc., has submitted an application for 

a conditional use permit as a solar panel contractor at 1283 Research Boulevard, 

Creve Coeur, MO 63141.   All Other Specialty Trade Contractors (NAICS  

238990) in the LI-Light Industrial District requires a conditional use permit with 

review by the Planning and Zoning Commission and approval of an ordinance by 

the City Council.  

Creve Coeur 2030 References 

• Mixed-Use Innovation 

Campus District (MUIC) 

• 39N Master Plan  

ADDITIONAL INFORMATION:  The existing 13,134 square foot warehouse and 

office building was originally developed in 1963 under St. Louis County 

jurisdiction. The entire area was annexed into the City of Creve Coeur in 1990 

and subsequently zoned LI-Light Industrial District.  The property has remained 

largely unchanged since that time, and has some pre-existing, non-conformities 

regarding site development.  No changes to the exterior of the building or site are 

proposed.  And there will be no outdoor storage of materials. 

Zoning Code References 

• Table A: Permitted and 

Conditional Uses 

• Section 405.380: LI-Light 

Industrial 

• Section 1080: Site Concept, 

Site Development and Minor 

Site Plan Approval. 

    

APPLICANT: Paul McKnight 

EFS Energy Inc. 

9100 Midland Blvd. 

St. Louis, MO 63114 

PROPERTY OWNER: H. O. Watkins 

HOW Realty, LLC 

28152815 Stonington Place 

St. Louis, MO 63131 

 
 
 

  

 

 
 

 
 

 

 
 

 

 
                                                 Google Street View 

 
 

 

 

 

 

 

REPORT PREPARED BY: Whitney Kelly, AICP, City Planner            

DATE: 7/24/2020 

ATTACHMENTS:  Applicant’s Materials received June 30, 2020 

 Draft Ordinance 

  

of 

 

city 

 
CREVE COEUR 

300 North New Ballas Road  •   Creve Coeur, Missouri 63141 

(314) 432-6000  •  Fax (314) 872-2539  •  Relay MO 1-800-735-2966 

www.creve-coeur.org 
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Planning and Zoning Commission  Application #20-020: EFS Energy CUP 

August 3, 2020  Page 2 

 

PROPOSAL SUMMARY 
Paul McKnight, of EFS Energy Inc., is seeking approval to lease the building for the offices and 

warehousing of solar modules and related electrical equipment, as a solar panel contracting company.   

According to the Applicant, staff offices include sales, engineering, construction, and administration for 

50% of the building space.  The remaining warehouse facility will be used to store solar modules and 

related electrical equipment. The number of employees at the busiest shift are 15 people.  There will be no 

outdoor storage of materials. The property was originally developed in 1963 under St. Louis County 

jurisdiction, and annexed into the City in 1990, and has some pre-existing, non-conformities.  The 

property has remined largely the same since originally developed with mature landscaping on the site.  
 

 
Figure 1: Close-up of the Applicant's Floor Plan 

 

 
Figure 2: City’s GIS Image of the Subject Property 
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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 Warehouse LI-Light Industrial NA 

South Warehouse LI-Light Industrial NA 

East Warehouse LI-Light Industrial Research Blvd. 

West Warehouse LI-Light Industrial NA 

 

COMPREHENSIVE PLAN REVIEW 

The subject property is located within the Mixed-Use Innovation Campus District and within the 

Industrial Park area of the 39 N. Master Plan.    The vision for the Mixed-Use Innovation Campus District 

(MUIC) is a sustainable hub for cutting-edge research, job opportunities, and community amenities that 

encourages innovation, collaboration, and entrepreneurship in a vibrant, mixed-use environment.  As the 

proposal is utilizing a vacant warehouse space and building that is pre-existing non-conforming, the 

proposed use would satisfy the goals and objectives of the Comprehensive Plan in as much as this request 

can.  

 

ZONING REVIEW 

The stated purpose of the LI-District, under Section 405.380(A) is to encourage the development and 

redevelopment of areas of the City which are designated as industrial by one (1) of the City's land use 

plans. The "LI" District is further intended to ensure high quality future development through the use of 

site development plan approval procedures which provide for specific consideration of access, parking, 

drainage, landscaping, and design factors.    

 

Section 405.380(G) of the LI-District Regulations states that all business, services, storage, merchandise 

display and repairing and processing shall be conducted wholly within an enclosed building or within a 

fenced and screened exterior storage area, except for off-street automobile parking and off-street loading 

unless expressly permitted by a conditional use permit (see Section 405.1070).  Table A includes All 

Other Specialty Trade Contractors (NAICS  238990) as a Conditional Use in the LI District.  All activity 

will occur inside the building, with no outdoor storage of materials on site.   

 

Parking 

Section 405.820(F)(6) Wholesale trade, warehousing, and storage (NAICS 42, 49) shall have their 

parking requirements based on the following:  
Building Size Parking Spaces 

 
Less than 5,000 square feet 1 space per 1,000 square feet 

 
5,000 to 15,000 square feet 1 space per 1,500 square feet 

 
15,001 to 40,000 square feet 1 space per 2,000 square feet 

 
Greater than 40,001 square feet 1 space per 2,500 square feet 

 
or one (1) space per employee on the largest shift, whichever is greater. 

 

As discussed above the 13,134 square foot warehouse and office building was originally developed in 

1963 under St. Louis County jurisdiction.  There is no specific parking requirement for All Other 

Specialty Trade Contractors, outside of the warehouse facility above.  The overall site plan shows spaces 

available for the entire building.  At a parking requirement of 1 space per 1,500 square feet of floor area, 

is 9 spaces for warehousing, or 15 spaces per employee on the largest shift, are required.  The aerial photo 

indicates plenty of parking available, with approximately 32 spaces available.  Therefore, Staff does not 

anticipate a parking issue on this site.   
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Landscaping 

The City’s landscaping regulations requires that all landscaping shall be permanently maintained in good 

condition with at least the same quality and quantity of landscaping as initially approved. As the site is 

pre-existing, non-conforming with no known Landscape Plan on file, and the existing landscaping is 

mature and well maintained, Staff has not required a landscape plan at this time.  However, Staff has 

included a condition that that all landscaping shall continue to be maintained and any dead or dying plants 

shall be replaced as needed, to comply with Section 405.540 Landscaping. 

 

Trash Enclosure 

The existing trash dumpster is not located within an enclosure.  Therefore, Staff has included a condition 

of approval that the dumpster be property screened within an enclosure with building materials that are 

consistent with the existing structure for the Zoning Administrator’s approval. 

 

CONCLUSION 

The proposed conditional use appears to meet the goals of the Comprehensive Plan and Design Guidelines, 

and satisfies the regulations contained in the Zoning Code.  If the members of the Planning Commission 

are satisfied that the proposal meets goals and objectives of the Comprehensive Plan and the applicable 

requirements of the Zoning Ordinance, the Commission may recommend approval of the conditional use 

permit for an electrical contractor.  Below are the recommended conditions of approval.   

 

1. The Conditional Use Permit shall be for a 13,134 square foot office and warehouse facility for 

EFS Energy, a solar panel contractor, under the category of All Other Specialty Trade Contractors 

(NAICS  238990), at 1283 Research Boulevard, Creve Coeur, MO 63141, as bound together and 

submitted in conjunction with Application #20-020 by Paul McKnight, except as modified below. 

2. The Applicants shall submit for a building permit to properly screen the existing dumpster with a 

trash enclosure that is compatible with the architecture of the main buildings subject to the 

Zoning Administrator’s approval. 

3. All landscaping shall be maintained and vegetation that is totally or predominantly dead and/or 

disfigured due to disease or injury shall be replaced as needed, and should the street trees be 

removed, sufficient landscaping shall be provided on the property to be consistent with the 

landscape plan to the extent possible, as required under Section 405.540 Landscaping 

4. Any new mechanical equipment installed for the site shall be properly screened with approved 

materials by the Zoning Administrator. 

5. Any future enlargement, extension, expansion or alteration in the use of the structures or site must 

be approved by the City Council upon receipt of the recommendation of the Planning and Zoning 

Commission as an amendment to the Conditional Use Permit before a Building Permit for the 

enlargement, expansion or alteration may be issued.  

6. Failure to comply with any one or all of the conditions of this permit shall be adequate cause for 

the revocation of said permit by the City Council, provided, however, no permit shall be revoked 

without prior notice to the owner of the intention of the City Council to revoke this permit and 

reasonable time granted to the owner to correct or remedy any such breach of conditions, except 

for repeated breaches or violations. 

7. No conditional use permit granted by the City Council shall be valid for a period longer than one 

year from the date it grants the conditional use permit, unless within such period:  (1) a building 

permit is obtained and construction is begun; or (2) if a building permit is not required, an 

occupancy permit is obtained and the use of the building commenced.  The City Council may 

grant extensions to the one (1) year period of not more than one hundred and eighty (180) days 

each, without notice or hearing, provided that a written request for such extension is filed by the 

original applicant and approved by the City Council prior to the date the conditional use permit is 

scheduled to expire. 

8. Any transfer of ownership or lease of the property shall include in the transfer or lease agreement 

a provision that the purchaser or lessee agrees to be bound by the approved Site Development 

Plan for the property and the conditions herein set forth, and written confirmation thereof signed 
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by the new owner or lessee shall be filed with the City at the time of such transfer or lease.  

Failure to comply with this provision shall not excuse anyone from these conditions.  

 

MOTION 

The following is an example of an appropriate motion for this application:  

 
“I move to recommend approval of the conditional use permit for EFS Energy at 1283 Research 

Boulevard, subject to the conditions listed in the Staff Report and Draft Ordinance for the 

meeting of August 3, 2020” (Conditions may be added, eliminated, altered, and modified by 

preceding motion). 

 

 

APPENDIX 1: COMPREHENSIVE PLAN  

Included and attached by reference.  See body of report for specific excerpts. 

 

APPENDIX 2: ZONING CODE 

Included and attached by reference.  See body of report for specific excerpts. 
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 APPENDIX 3: AERIAL PHOTO 
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APPENDIX 4: SITE PHOTOGRAPHS Date:7/27/2020  
  

   Description: View 

looking southwest at 

the front of the 

subject property 

existing landscaping 

with mature trees. 

 
Description: View 

looking northwest at 

the front of the 

subject property and 

along the side of the 

existing building. 

 

Description: Google 

Street View Image 

2019 showing the 

unenclosed dumpster 

in the background. 

 

7.1.a

Packet Pg. 14

A
tt

ac
h

m
en

t:
 2

0-
02

0.
E

F
S

E
n

er
g

y.
12

83
 R

es
ea

rc
h

 B
lv

d
 C

U
P

.S
ta

ff
 R

ep
o

rt
.8

-3
-2

02
0 

 (
#2

0-
02

0:
 E

F
S

 E
n

er
g

y 
C

U
P

)



LINDBERGH-WARSON INDUSTRIAL CENTER
ADDITION NO. 1

REgUBD. OF SECTIONS 2,3 AND 4
PLAT BOOK IOO ?AOE 52GRAPHIC SCALE

4002040

(nI
1 inch

FEET )
:40 ft

N/F
PANIEL J. MULLEN ETAL

8rOb5/1q55

f,$r g,?
\

\
FOUND IRON PIPE

t.24',(RE.-) t.2b AcT) Q.O4',5.

Ci

Jn

s
o
a
I
\)
il_

tu
'rl)tu
v.

G.z
il.
luo
IL
o
o
6
n

-o

q
rot

oo
rf)\t
o
oI

\)J
_l
f)
Ul rtr
b1

rfiNiLL\-oN
d7N[-
V

\)F

.oo'

FoUND lRoN PIPE --( .$l; OL' Mlri't ,

x#r *0 E ,,rr^,-^.,1-,* V ..ttttl*t'J1'j"'r,

E:,I/y 
rRoN prpE N/F i B rRoN P|PE J 

-"..:S.tgn 
!{ll%

r"r.rrI'I.D6co ; l-."'fffucHAE/;W+ttbt2/t3bo l ::*.'ISCHUT<wpCr+ri-.r7ii 'b'23b' I i;tii:1,'JYtite;ll
'ENERALN,TEe 

l%;t::N
fl)r.CE oF 

'<Eco"<D 
TITLE, LANp NOt'l oR FoRMERLY oF coNaJl4ER CzNTAr"T coMPANY alrliiifr'8,'[l'iig

RE.,O?DED IN DEED WOK I1IOO PAG, WOq,9.r. LAUE C,oUNTY RE/UORD1.

P.A3I9 OF BEARIN6,5' THE I.{E5T LINE OF RESEARcH BLVD. IN LINDBER6H-I4AR9ON INDUgTRIAL CENTER APDITION
NO. I A5 RECORr,ED IN PLAT WOK IOO PAd.52, 3T. Lo{)E oOUNTY RECORD1 ANP BEIN@ WUTH OO DEREE?
43 MINUTE9 OO SECO\\D1 t/1E:3T.

IT 15 NOT },.IARRANTET2 THAT THI9 PLAT CONIAIN9 COMPLETE INFORMATION
REOARI2 lN@ EA9E|.4ENT9, RE9TRICTION9, Rl AnT9-oF-I"lAY, BUILDI NO L I NE9 AND
OTHER ENCUMBRANoEg THAT MAY APPLY. A CURRENT TITLE OPINION OR
6OMMITI'4ENT FOR TITLE IN9URANCE 19 RECOMI"IENPED, -fHI' SURVEY DOES
NOT cONSTITUTE A TITLE fr.AR'CH BY SJRVEYINO *LUTION5, LLC.

AT THE REAUEST OF MR. HOI4ARI2 I,{ATKIN9, DURIN@ THE MONTTI OF JANUARY, 2011, g)RVEYINO @LUTIONg, LLC
HA9 COMPLETED A BOUNDARY gJRVET ON PART OF LOT 2I OF LINDtsER4I-IAAR9ON INDUgTRIAL CENTER AT2PITION *I
A5 RECORDEP IN PLAT BOOK IOO PA61E 52,9T, LOUI5 COUNTY RECORDa THE RE9UL9T9 OF 9.AID BOUNPARY
9JRVFi ARE +lol,.lN HEREON; AND THAT THlg BOUNDARY AJRVEY l^lA9 CO\4PLETED lN A6,r-,OPDATIr-IE t.llTH THE
CURRENT MINIIYIJM 9TANDARD9 FOR BOL,NDARY EJRVFT9 A9 E3TABLIAED BY THE MI9SOURI BOARI2 FOR
AR6HITE6

"PROft11IONAL 
LAND 9JRVEYORS ANP LAND9CAPE

ARCHI

.VEYING SOLUTIONS, LLC
32q

MONTEVALE COURT
FENTON, MI@URI 63O2b
PHONE/FAX, b36-3O5 -q6O1

,/
MI

A. %I-UKNE6IIT, P.L.g.
diEf?r.NO- L.5.2303 /,

20'UTILITY EA*MENT
P.B. tOO PO.52

f.fiv, Pt

32,115 sq.tt.
O14 acree

FOUND IRON PIPE
o.l2'5., o.l3'tA.

7.1.b

Packet Pg. 15

A
tt

ac
h

m
en

t:
 1

28
3 

R
es

ea
rc

h
 B

lv
d

 s
u

rv
ey

  (
#2

0-
02

0:
 E

F
S

 E
n

er
g

y 
C

U
P

)



7.1.c

Packet Pg. 16

A
tt

ac
h

m
en

t:
 P

la
n

s 
 (

#2
0-

02
0:

 E
F

S
 E

n
er

g
y 

C
U

P
)



7.1.c

Packet Pg. 17

A
tt

ac
h

m
en

t:
 P

la
n

s 
 (

#2
0-

02
0:

 E
F

S
 E

n
er

g
y 

C
U

P
)



7.1.c

Packet Pg. 18

A
tt

ac
h

m
en

t:
 P

la
n

s 
 (

#2
0-

02
0:

 E
F

S
 E

n
er

g
y 

C
U

P
)



7.1.c

Packet Pg. 19

A
tt

ac
h

m
en

t:
 P

la
n

s 
 (

#2
0-

02
0:

 E
F

S
 E

n
er

g
y 

C
U

P
)



7.1.c

Packet Pg. 20

A
tt

ac
h

m
en

t:
 P

la
n

s 
 (

#2
0-

02
0:

 E
F

S
 E

n
er

g
y 

C
U

P
)



7.1.c

Packet Pg. 21

A
tt

ac
h

m
en

t:
 P

la
n

s 
 (

#2
0-

02
0:

 E
F

S
 E

n
er

g
y 

C
U

P
)



 

 

 

BILL NO.                     ORDINANCE NO. _________ 

              
 

AN ORDINANCE AUTHORIZING A NEW CONDITIONAL USE PERMIT FOR A 
SOLAR PANEL CONTRACTOR, EFS ENERGY, AT 1283 RESEARCH BOULEVARD 

IN THE LI-LIGHT INDUSTRIAL DISTRICT 
 

WHEREAS, under Section 405.370(C), All Other Specialty Trade Contractors (NAICS  238990) 
in the “LI” Light Industrial District requires the issuance of a conditional use permit as provided in 
Section 405.1070, Conditional Use Permits; and 
 
WHEREAS, Paul McKnight, of EFS Energy, has submitted an application for a conditional use 
permit as a solar panel contractor, to utilize the building, at 1283 Research Boulevard, Creve 
Coeur, MO 63141; and, 
 
WHEREAS, a public hearing was held by the Creve Coeur Planning and Zoning Commission on 
Monday, August 3, 2020, beginning at 6:30 p.m. or immediately following the close of the previous 
public hearing, on said application for the conditional use permit as provided by Section 
405.1070(D)(2); and,  
 
WHEREAS, notice of publication for said public hearing had been previously published at least 
15 days prior to the hearing, in the St. Louis Countian, a newspaper of general circulation in the 
City of Creve Coeur; and, 
 
WHEREAS, the Planning and Zoning Commission reviewed and, by a ____ vote, recommended 
approval of the conditional use permit, subject to the conditions contained herein, at its meeting 
on August 3, 2020; and, 
 
WHEREAS, all parties desiring to be heard, either for or against said application, were given an 
opportunity to be heard, and a copy of the proposed ordinance has been made available for public 
inspection prior to its consideration by the Council; and this Bill having been read by title in open 
meeting two times before final passage by the City Council, and 
 
WHEREAS, the City Council finds that the application and evidence presented clearly indicate 
that the proposed conditional use, when subject to certain conditions set forth herein: 
 

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

2. Will not cause substantial injury to the value of neighboring property. 
3. Meets the applicable provisions of the City's Comprehensive Plan and any applicable 

neighborhood or sector plans and complies with other applicable zoning district 
regulations and provisions of this Chapter, unless good cause exists for deviation 
therefrom. 

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

NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, St. Louis 
County, Missouri, as follows: 
  

Section 1:  A Conditional Use Permit is authorized to be issued pursuant to Section 3 hereof for 
EFS Energy, a solar panel contractor, within the category of All Other Specialty Trade Contractors 
(NAICS  238990) within the LI-Lighting Industrial zoning district, whose legal description is as 
follows: 
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BILL NO. _________ ORDINANCE NO. _________ 
 
 

The South 143 feet of Lot 21 of RESUBDIVISION OF SECTIONS 2,3, AND 4 OF 
LINDBERGH-WARSON INDUSTRIAL CENTER ADDITION NO. 1, according to the plat 
thereof recorded in plat Book 100 page 52 of the St. Louis County Recorder’s Office.  

 
Section 2:  The Conditional Use Permit granted shall be subject to all applicable statutes, 
ordinances, rules and regulations, and the following conditions: 
 

1. The Conditional Use Permit shall be for a 13,134 square foot office and warehouse 
facility for EFS Energy, a solar panel contractor, under the category of All Other 
Specialty Trade Contractors (NAICS  238990), at 1283 Research Boulevard, Creve 
Coeur, MO 63141, as bound together and submitted in conjunction with Application #20-
020 by Paul McKnight, except as modified below. 

2. The Applicants shall submit for a building permit to properly screen the existing 
dumpster with a trash enclosure that is compatible with the architecture of the main 
buildings subject to the Zoning Administrator’s approval. 

3. All landscaping shall be maintained and vegetation that is totally or predominantly dead 
and/or disfigured due to disease or injury shall be replaced as needed, and should the 
street trees be removed, sufficient landscaping shall be provided on the property to be 
consistent with the landscape plan to the extent possible, as required under Section 
405.540 Landscaping 

4. Any new mechanical equipment installed for the site shall be properly screened with 
approved materials by the Zoning Administrator. 

5. Any future enlargement, extension, expansion or alteration in the use of the structures or 
site must be approved by the City Council upon receipt of the recommendation of the 
Planning and Zoning Commission as an amendment to the Conditional Use Permit 
before a Building Permit for the enlargement, expansion or alteration may be issued.  

6. Failure to comply with any one or all of the conditions of this permit shall be adequate 
cause for the revocation of said permit by the City Council, provided, however, no permit 
shall be revoked without prior notice to the owner of the intention of the City Council to 
revoke this permit and reasonable time granted to the owner to correct or remedy any 
such breach of conditions, except for repeated breaches or violations. 

7. No conditional use permit granted by the City Council shall be valid for a period longer 
than one year from the date it grants the conditional use permit, unless within such 
period:  (1) a building permit is obtained and construction is begun; or (2) if a building 
permit is not required, an occupancy permit is obtained and the use of the building 
commenced.  The City Council may grant extensions to the one (1) year period of not 
more than one hundred and eighty (180) days each, without notice or hearing, provided 
that a written request for such extension is filed by the original applicant and approved 
by the City Council prior to the date the conditional use permit is scheduled to expire. 

8. Any transfer of ownership or lease of the property shall include in the transfer or lease 
agreement a provision that the purchaser or lessee agrees to be bound by the approved 
Site Development Plan for the property and the conditions herein set forth, and written 
confirmation thereof signed by the new owner or lessee shall be filed with the City at the 
time of such transfer or lease.  Failure to comply with this provision shall not excuse 
anyone from these conditions.  
 

Section 3:  The City Administrator of the City of Creve Coeur is hereby authorized and directed 
to issue a Conditional Use Permit in accordance with the provisions of this ordinance, said permit 
to expressly provide for the conditions and stipulations hereinabove set out in Section 2 of this 
ordinance. Exercise of the rights granted pursuant to the issued permit shall constitute acceptance 
of all conditions and stipulations set forth herein. 
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BILL NO. _________ ORDINANCE NO. _________ 
 
 

 
Section 4:  This ordinance shall become effective in accordance with Section 3.11 (g) of the City 
Charter. 
 

ADOPTED THIS ____ DAY OF ____________________, 2020. 

        
 __________________________ 

         HEATHER SILVERMAN 
             PRESIDENT OF CITY COUNCIL 
 

APPROVED THIS ____ DAY OF ___________________, 2020. 

 

_______________________ 
                 BARRY GLANTZ 
                              MAYOR 

ATTEST: 

 

____________________________ 

DEBORAH RYAN 
CITY CLERK 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#20-021 FOR SITE DEVELOPMENT PLAN FOR NEW LANDSCAPING AT  

456 AND 522 N. NEW BALLAS ROAD 

Key Issues: 

• Does the request further the 

goals and/or implement the 

Comprehensive Plan? 

• Does the request follow the 

Design Guidelines? 

 

FOR THE MEETING OF: Monday, August 3, 2020 

LOCATION: 456 & 522 N. New Ballas Road, Zoned PO - Planned Office District. 

REQUEST:  Edward M. Dermody, of Dermody & Associates, on behalf of Scott 

Properties, property management company for 456 & 522 N. New Ballas Road, 

has submitted for review and approval of a new landscape plan for the property.  

Section 405.540 requires that all landscaping shall be permanently maintained in 

good condition with at least the same quality and quantity of landscaping as 

initially approved. The Applicant has removed the existing landscaping on the 

site; therefore, any new landscape plan is reviewed and approved by the Planning 

and Zoning Commission in accordance with the provisions for site development 

plan approval in Section 405.1080.   

Creve Coeur 2030 References 

• West Olive and Large 

Commercial Properties 

Mixed-Use District (MU) 

ADDITIONAL INFORMATION:   The property was originally developed in 1972.  

The last landscape plan for the property was approved in 1991, and a minor 

revision in 1992 to that plan, the overall site coverage at that time was 70%.  The 

current plans indicate that site coverage is now at 72.3%, which could be due to 

road widening of N. New Ballas Road.  Maximum site coverage in the PO-

District is 63%. The Planning and Zoning Commission may, in its discretion, 

allow the permitted coverage to be increased as a bonus by an additional factor 

(not to exceed a total of 70% site coverage) in consideration of special or 

outstanding landscape and site planning features as demonstrated by a site 

development plan submitted in accordance with Section 405.1080. 

Zoning Code References 

• Section 405.320: PO-

Planned Office District 

• 405.540: Landscaping 

• Section 405.1080 Site 

Concept, Site Development 

and Minor Site Plan 

Approval 

    

APPLICANT / 

PROPERTY 

MANAGER: 

Tina Moser, Property Manager 

Scott Properties 

1065 Executive Parkway, Suite 300 

St. Louis, MO 63141 

APPLICANT’S 

REPRESENTATIVE: 

Edward M. Dermody 

Dermody & Associates, LLC 

2394 Charlemagne Drive 

St. Louis, MO 63043 

 
 
 

  

 

 
 

 
 

 

 
 
 

 

                                                  

 
 

 

 

 

 

 

REPORT PREPARED BY: Whitney Kelly, AICP, City Planner            

DATE: 7/28/2020 

ATTACHMENTS:  Applicant’s Materials received June 29, 2020 

 1991 Landscape Plan and Site Data Sheet 

 1992 Landscape Plan Amendment 

 

  

of 

 

city 

 
CREVE COEUR 

300 North New Ballas Road  •   Creve Coeur, Missouri 63141 

(314) 432-6000  •  Fax (314) 872-2539  •  Relay MO 1-800-735-2966 

www.creve-coeur.org 
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Planning and Zoning Commission  Application #20-021: 456 N. New Ballas Landscaping 

August 3, 2020  Page 2 

 

PROPOSAL SUMMARY 
The Applicant recently removed all of the existing landscaping on the subject property due to the health 

and age of the existing plantings, without the knowledge that the City requires that all landscaping is to be 

permanently maintained in good condition with at least the same quality and quantity of landscaping as 

initially approved.  The property was originally developed in 1972 and the last landscape plan was 

approved in 1991, with a minor amendment to in 1992, when at the time the site coverage was 70%.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Close-up of the 1991 Landscape Plan, with the typical parking island plantings 
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The Applicants are seeking approval of a new Landscape Plan for the property.   

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2: 1992 Amendment to the Landscape Plan for the drive aisle between the buildings. 

Figure 3: Proposed New Landscaping 
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Figure 5: Proposed Plant Schedule 

 

 

Land Use and Zoning OF SURROUNDING PROPERTIES 

The adjacent zoning and land uses are as follows: 
 

DIRECTION USE ZONED SEPARATED BY 

North Offices CB-Core Business District NA 

South Offices PO-Planned Office District NA 

East Coeur De Royale Condominium PRD-Planned Residential District NA 

West Retail / Offices CB-Core Business District / GC-

General Commercial District 

N. New Ballas Road 

Figure 4: Close-up of the proposed Landscape Plan of the front building at 522 N. New Ballas Road. 
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Figure 6: City's GIS Image of Zoning Districts of Area 
 

COMPREHENSIVE PLAN AND DESIGN GUIDELINE REVIEW 

The subject property is located within the West Olive and Large Commercial Properties 

Mixed-Use District (MU) of the Comprehensive Plan that supports large development sites with 

centralized, shared-use surface parking lots; comprehensive pedestrian connections between the street, 

parking areas, and buildings; and plentiful outdoor public space amenities within a beautifully-landscaped 

site environment (p. 82). Native Landscaping is also encouraged to support sustainable and low impact 

site development practices (p. 87, and p. 51-Strategy 7.9 of Community Sustainability & Resilience).  

Greater diversity of plant materials is also recommended under City-wide Strategy 5. Parks, Open Space 

& Environment (Strategy 5.7, p. 49), as well as discussions at Council on proposed landscape plans. 

 

The Design Guidelines strongly encourage high quality landscaping that accentuates the building and site, 

softens the effects of parking in areas and enhances the quality of life of the City; the scale and nature of 

landscaping material are to be appropriate to the site or structure, with large-sale landscaping 

complementing the large scale building; and, that there is a consistency of landscape design throughout a 

development; parking areas, traffic-ways and parking structures are to be enhanced with landscaped 

spaces containing trees, tree groupings, and shrubbery or other landscaped enhancements, including 

berms; landscaped areas are to be maximized and balanced throughout the site; and live plant material is 

to be used for ground cover (p. 15-16)  

 

The City's Landscaping Guide provides for the list of appropriate types of trees as well as other plant 

materials, that are geared more toward native species, etc., as well as a list of undesirable trees.  The 

Applicants are showing the use of honey locust trees for parking lot islands.  Gleditsia triacanthos, Honey 

locust (species with thorns) are listed as an undesirable tree due to the hazardous thorns. 

7.2.a

Packet Pg. 29

A
tt

ac
h

m
en

t:
 2

0-
02

1.
45

6 
N

 N
ew

 B
al

la
s 

L
an

d
sc

ap
in

g
.S

D
P

.S
ta

ff
 R

ep
o

rt
.8

-3
-2

02
0 

 (
#2

0-
02

1:
 4

56
 N

. N
ew

 B
al

la
s 

R
o

ad
 L

an
d

sc
ap

in
g

)



Planning and Zoning Commission  Application #20-021: 456 N. New Ballas Landscaping 

August 3, 2020  Page 6 

 

Staff’s review of the proposed landscape plan shows that it lacks the same quality of design, and the 

amount and variety of plant materials as the prior approved plan.  Additional plant material is needed to 

provide more variety of shrubs, with perennials and annuals, etc, throughout the site, and not just ground 

cover and trees within the parking lot islands, to meet with the recommendations of the Comprehensive 

Plan and Design Guidelines, as well as provide the level of design and plant materials that were removed.  

The prior landscape plan included a variety of shrubs and plant materials within the parking lot island, 

where the proposed is only showing grass or ground cover, in exchange for providing a greater number of 

parking lot trees.  However, plant material along with walkways is missing.  Therefore, Staff recommends 

that a condition that additional native plant material and variety should be provided to bring the proposed 

landscape plan closer to the prior approved plans.   

 
 

 
Figure 7: Close-up of the proposed parking lot island landscaping 

 

 
Figure 8: Google Image of the prior landscaping of the parking lot islands that have been removed 

 

The large-scale landscaping that was at the front of the buildings of the 1991 plan are not provided with 

the same quality and scale in the proposed plan, with only base shrubs at the building. Therefore, Staff 

recommends that additional trees and larger scale plantings are needed to soften the building and to meet 

with the recommendations of the Design Guidelines. 
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Figure 9: Close-up of the proposed plantings at 522 N. New Ballas Road 

 

 
Figure 10: 1991 Landscape Plan Detail of the front of 522 N. New Ballas Road 

 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 12: Close-up of the proposed landscaping for the front of 456 N. New Ballas Road Building 

 

Figure 11: Google images of the prior landscaping in front of 522 N. New Ballas Road. 
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Figure 13: 1991 Landscape Plan Detail of the front of 456 N. New Ballas Road 

 

 
Figure 14: Google Image of the prior landscaping in front of 456 N. New Ballas Road 

 

ZONING REGULATIONS 

As previously discussed, the maximum site coverage is 63%, where the Planning and Zoning 

Commission may allow for additional coverage of up to 70% in consideration of special or outstanding 

landscape and site planning features, per Section  405.320(E)(3)(b).  The site was originally developed in 

1972, prior to the current site coverage regulations.  In 1991, the plans indicated a site coverage of 70%, 

with 30% greenspace.  The existing plans are showing a site coverage of 72.3%, which could be due to 

road widening of N. New Ballas Road, or other factors.  Therefore, the property is pre-existing non-

conforming regarding site coverage. 

 

Landscaping 

The City’s landscaping regulations requires that all landscaping shall be permanently maintained in good 

condition with at least the same quality and quantity of landscaping as initially approved.  The Applicants 

were seeking to update the site and removed all of the existing landscaping without the knowledge of this 

requirement or contacting the City.  Additionally, it appears that additional trees on the 450 N. New 

Ballas property along the angled property line were also removed. Staff has asked if adding additional 

landscaping could be replaced in cooperation with the adjacent property owner.  However, the 

Applicant’s Landscape Architect has indicated that the property owner of 450 N. New Ballas was not 

interested in providing for the landscaping. 
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Figure 15: Google Image of the trees in the background along the angled property line of 450 N. New Ballas 

Road at the parking lot that were removed 

 

Section 405.540 Landscaping provides design standards for landscape plans that include a minimum of 1 

street tree for every 30 lineal feet of street frontage as well as, that there shall be a minimum of two (2) 

deciduous shade trees, within and up to, every one hundred (100) linear feet of parking for each parking 

row. Such trees shall be spaced evenly around the perimeter. The ends of parking rows abutting a 

circulation aisle shall be defined by interior landscaped areas whenever feasible. Further, no landscaped 

hedge shall be less than two (2) feet in height and two (2) feet in spread at time of installation; however, 

no hedge or wall or berm shall exceed three (3) feet in height within ten (10) feet of any driveway 

opening. The individual plants used in the development of such a hedge shall be placed so as to be not 

more than thirty (30) inches on center.  The proposed landscape plan does appear to meet with the 

minimum requirements for the number of parking lot island trees.  However, the proposal does not rise to 

the level of special or outstanding landscaping to offset the non-conforming site coverage on site. 

 

CONCLUSION 

The proposed landscape plan does not provide the same quality of design and quantity of materials as the 

prior approved plan.  The Commission should discuss additional design options with the Applicant and 

provide direction to bring the site closer to compliance with the City’s Comprehensive Plan and Design 

Guidelines, and satisfies the regulations contained in the Zoning Code.  

 

Below are suggested revisions which Staff believes would address the deficiencies with the submitted 

revised landscape plan: 

 

• Additional large-scale and native shrubs should be provided around the building at the entrances 

to bring the site up to the standards of the previously existing landscaping and in consideration of 

the site coverage of over 70%. 

• Additional plantings should be provided along the walkway within the parking lot to provide 

greater interest in similar manner as the prior landscaping, and to bring the site up to the level of 

the prior approved plan.   

• If the honey locust is the species with thorns, it should be replaced with a Missouri Native tree as 

recommended by the City’s Landscaping Guide. 
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Below are the recommended conditions of approval, including the conditions for Staff approval of the 

above suggested changes:  

 

1. The Applicant shall submit a final landscape plan indicating the existing and new landscaping for 

the property of 456 N. New Ballas that contain the buildings addressed as 456 and 522 N. New 

Ballas Road, to be in substantial compliance with the landscape plan received June 29th, as bound 

together and submitted in conjunction with Application #20-021 by Dermody & Associates, Ideal 

Landscape Group, on behalf of Scott Properties, except as modified below.  

2. The Landscape plan shall be revised to include greater number of plant materials and native 

varieties, eliminate the use of undesirable trees as identified by the City’s Landscaping Guide,  

and provide large-scale plantings adjacent to the building, and along the parking lot walkway to 

bring the site closer to compliance with the City’s Design Guidelines and Comprehensive Plan, as 

well as closer to the prior approved plan from 1991. The revised plan shall be subject to approval 

by the Zoning Administrator. 

3. All landscaping shall be maintained per the prior approved plan and vegetation that is totally or 

predominantly dead and/or disfigured due to disease or injury shall be replaced as needed, and 

should the street trees be removed, sufficient landscaping shall be provided on the property to be 

consistent with the landscape plan to the extent possible, as required under Section 405.540 

Landscaping 

4. Any new mechanical equipment installed for the site shall be properly screened with approved 

materials by the Zoning Administrator. 

5. Any future enlargement, extension, expansion, or alteration in the use of the structures or site 

must be approved by the Planning and Zoning Commission or if required City Council before a 

Building Permit for the enlargement, expansion or alteration may be issued.  

6. Any transfer of ownership or lease of the property shall include in the transfer or lease agreement 

a provision that the purchaser or lessee agrees to be bound by the approved Site Development 

Plan for the property and the conditions herein set forth, and written confirmation thereof signed 

by the new owner or lessee shall be filed with the City at the time of such transfer or lease.  

Failure to comply with this provision shall not excuse anyone from these conditions.  

 

MOTION 

The following is an example of an appropriate motion for this application:  

 
“I move to approval of the landscape plan for 456 N. New Ballas Road subject to the conditions 

listed in the Staff Report and Draft Ordinance for the meeting of August 3, 2020” (Conditions 

may be added, eliminated, altered, and modified by preceding motion). 

 

 

APPENDIX 1: COMPREHENSIVE PLAN  

Included and attached by reference.  See body of report for specific excerpts. 

 

APPENDIX 2: ZONING CODE 

Included and attached by reference.  See body of report for specific excerpts. 
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 APPENDIX 3: AERIAL PHOTO 
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Narrative: 

Scott Properties Commercial Real Estate is a commercial real-estate management firm that 

is located 1065 Executive Parkway, Creve Coeur, MO 63141.  Scott Properties has been 

serving the City of Creve Coeur and surrounding communities for over 50 years with more 

than 38 separate properties, 500 tenants and over 2,000,000 square feet of commercial 

space. 

 

Scott Properties purchased the Medical Office Buildings at 456 & 522 North New Ballas 

Road, Creve Coeur, MO on or about January 2001.  This property was developed on or 

about 1972 and 1974 by Jewish Hospital prior the adoption of City of Creve Coeur in 1976 

and or current site and landscape requirements defined in the City’s Zoning Ordinances.  

Medical Office Buildings have been serving the City of Creve Coeur and surrounding 

community as home to a variety of medical office that include dental, orthoptics, and other 

similar uses since they have been constructed. 

 

As part of Scott Properties long term commitment to the community, their tenants and 

guests, they strive to provide buildings and landscape that are clean, well maintained and 

well landscaped.  As part of the goal, Scott Properties engaged Ideal Landscape early spring 

of 2020 to remove and replace the existing landscape while making repairs to the existing 

inground automatic irrigation systems.  These improvements are due to a desire to remove 

unsightly landscape, diseased/ dying trees, and repair the existing irrigation system.  No 

improvements or alterations to the site and buildings is proposed.  Landscape renovation 

began without knowledge of the City of Creve Coeur’s requirements to remove existing 

landscape.  City of Creve Coeur informed Scott Properties to cease work until a landscape 

plan is approved by Planning and Zoning Commission. 

 

Description of Request: 

Scott Properties request the Planning and Zoning Commission approve the landscape 

renovations (with irrigation repairs) at 456 & 522 N. New Ballas Rd.  Proposed landscape 

renovations are shown on Landscape Development Set.  Set includes: 

X1.0 -Alta Survey 

L1.0 –Site Plan with existing trees, building and walkways 

L1.1 –Amended Landscape Plan 

 

Proposed new replacement plantings meets the required planting requirements identified in 

Chapter 405. Zoning Ordinance.  The exception to this, are street trees which are proposed 

to be located into parking lot island nearest to N. New Ballas Road.  The reason is that 

through time, the ROW area had been rededicated to allow for N. New Ballas Rd. expansion.  

This area is now paved with a walkway and or roadway. 

 

Proposed landscape will provide a consistent, sustainable and well-manicured landscape.  

See Landscape Development Plan L1.0 and Sheet L1.1 for proposed landscape renovations. 

 

Rationale: 

Scott Property removed existing landscape at 456 & 522 N. New Ballas Rd without city 

consent.  These plantings had been removed because the majority plants plants had 

become diseased, stressed and exhibit significant dieback due to a variety of environmental 

issues.  New landscape plantings will also allow Scott Property to upgrade the landscape and 

repair the existing irrigation system in conformance to Zoning Code Section 405.540. 

Landscaping, Part F. 
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Photographs of existing structures at 522 & 456 North New Ballas Road, Creve Coeur, MO 

 

456 North New Ballas Road photographs 

 

 
FRONT/ WEST ELEVATION 

 

 
FRONT/ WEST ELEVATION @ ENTRY 

 
 

SOUTH/ SIDE ELEVATION 
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REAR/ EAST ELEVATION (PARTIAL) 

 

 
REAR/ EAST ELEVATION (PARTIAL) 

 

 
NORTH/ SIDE ELEVATION 
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Floor plan for 456 North New Ballas Road 
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522 North New Ballas Road photographs 

 

 
FRONT/ WEST ELEVATION 

 

 

 
FRONT/ WEST ELEVATION @ ENTRY 

 

 
SOUTH/ SIDE ELEVATION  
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REAR/ EAST ELEVATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

NORTH/ SIDE ELEVATION -PARTIAL 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

NORTH/ SIDE ELEVATION -PARTIAL 
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Floor plan for 522 North New Ballas Road 
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Photographs of proposed replacement landscape materials with schedule of proposed 

plantings for 456 & 522 North New Ballas, Creve Coeur, MO 
 

Proposed Replacement Landscape 

Key Qty. Common Name Botanical Name 

A 20 Armstrong Maple Acer × freemanii 'Armstrong' 

B 38 Honey Locust Gleditsia triacanthos 

C 21 Redbud Cersis canadensis 

        

a 24 Boxwood Buxus sp/ Green Velvet' 

b 12 Azalea Rhododendron sp. 

c 56 Juniper Juniperus chinensis 'Gold Tip' 

d 54 Miniature Rose Rosa sp. 

e 26 Oakleaf Hydrangea Hydrangea quercifolia 

f 20 Double File Viburnum Viburnum plicatum  

g 24 Gold Mop False Cypress Chamaecyparis pisifera 'Golden Mop' 

h 100 Sumac Rhus aromatica 'Gro-Low' 

j 14 Russian Sage Perovskia atriplicifolia 

        

335 +/- Sq. Ft. Annuals/ Seasonal Flowers 

 
Proposed Trees: 

Key: A 

Armstrong Maple 

Shade tree 
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Key: B 

Honey Locust 

Shade Tree 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Key: C 

Redbud 

Flowering Tree 
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SHRUBS/ PERENNIALS 

Key: a 

Boxwood 

Evergreen 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Key: b 

Azalea 

Evergreen(flower color to be determined)  

 

 

 

 

 

 

 

 

 

 

 

 

Key: c 

Gold Tip Juniper  

Evergreen Shrub 
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Key: d 

Miniature Rose 

Flowering Shrub 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Key: e 

Oakleaf Hydrangea 

Flowering Shrub 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Key: f 

Double File Viburnum 

Flowering Shrub 
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Key: g 

Gold Mop False Cypress 

Evergreen Shrub 
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Russian Sage 

Perennial 
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LEGAL DESCRIPTION: 

Legal Description copied form Alta Survey created by McDaniel Engineering and Survey Co, 

Inc on or about June 15, 2020 by Scott Properties. 

 

PARCEL 12 

Part of the Southeast 1/4 of Section 3, Township 45 North, Range 5 East, described A5:  

Beginning at a point in the east line of New Ballas Road, 60 feet wide, at its intersection 

with the North Line of property conveyed to George P. Thomsen and Wife by deed recorded 

in Deed Book 1792 Page 123, thence Northwardly along the East Line of said New Ballas 

Road, North 0 degrees 21 minutes West A distance of 374.93 feet to the most Southwestern 

corner of Property conveyed to WM. H. Chapman and Wife, by deed recorded in Deed Book 

3472 Page 46, thence along the South Line of said Chapman Property and its direct 

prolongation Eastward, South 88 degrees 52 minutes East, a distance of 448.59 feet to a 

point, thence leaving said Southern Line and running South 0 degrees 23 minutes and 20 

seconds East, a distance of 374.96 feet to a point in the aforementioned North Line of 

Property conveyed to George P Thomsen, thence along said North Line of Thomsen, North 

88 degrees 52 minutes West, a distance of 448.84 feet to the point of beginning, according 

to survey thereof made by George W. Kropp & Associates, during February, 1972. 

 

PARCEL 13 

A tract of landscape being in the Southeast 1/4 of Section 3, Township 45 North, Range 5 

East, City of Creve Coeur, St. Louis County, Missouri and being more particular described as 

follows:  Beginning at a point in the East Line of Ballas Road, 600.00 feet wide, said 

beginning point being distance South 0 degrees 21 minutes East, 574.96 feet from the 

South Line of Old Ballas Road, 35.00 feet wide, said beginning point also the Southwest 

Corner of a tract of land of a tract of landscape heretofore conveyed to H. & M. Joint 

Venture, thence south 88 degrees 52 minutes East and along the South Line and its 

prolongation Eastwardly a distance of 498.84 feet to a point in the East Line of a tract of 

land conveyed to Minnie Gelber; thence South 0 degrees 23 minutes 20 seconds East along 

said East Line, a distance of 427.50 feet to a point in the East Line of a tract of land 

conveyed to Minnie Gelber; thence South 89 degrees 36 minutes 40 feet to a point; thence 

South 89 degrees 36 minutes 40 seconds West, a distance of 284.00 feet to a point in the 

Former Missouri Pacific Railroad Right-Of-Way, 100.00 feet wide, said last mentioned point 

being distance 50.00 feet from the center line of said Right-Of-Way; thence Northwest along 

a curve to the Left, having a radius of 1,960.08 feet, a distance of 384.41 feet to a point in 

the East Line of Ballas Road, 60.00 feet wide, thence North 0 degrees 21 minutes West 

along said Ballas Road, a distance of 124.24 feet to Point of Beginning. 

 

Source of Bearing 

Creve De Royal as Recorded in Plat Book 173 Page 14 of the St. Louis County Records 

 

Source of Title 

Deed Book 6637 Page 2039 (Parcel #23), Deed Book 6877 Page 1653 (Parcel #13) of the 

St. Louis County Records 

 

Source of Records: First American Title of St. Louis, Inc.  Commitment NO 386269 Dated 

November 1, 2000. 
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ALTA Survey 

1

NOTE:

Plat provided by Scott Properties Commercial Real Estate for the purposes to verify existing field

conditions such as property lines, easements, above ground utilities, building locations and parking

lot areas.   Drawing was created by McDaniel Engineering & Survey.  (McDaniel Engineering &

Survey is no longer a corporation in the State of Missouri.)  Dermody & Associates, LLC does not

guarantee accuracy of this drawing.   This is not a survey of existing conditions.

X1.0

N

Existing ALTA

Survey
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Medical Office Building at

456 North New Ballas Road

Medical Office Building at

522 North New  Ballas Road

White Pine

18" DBH

Fair

White Pine
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Fair

Redbud
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Fair

White Pine
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Fair

Ash

18" DBH

Poor

Hackberry -multistem

30" DBH
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12' DBH

Poor

Pin Oak

20" DBH

Good

White Pine

18" DBH

Fair

Redbud

8" DBH

Fair

Existing

Parking Lot

Existing retaining

wall: +/-5' tall

Slope down: 3:1

-typical along this boundary

Pin Oak

20" DBH

Good

Pin Oak

18" DBH

Good

Pin Oak

18" DBH

Poor

Ash

26" DBH

Poor

White Pine

20" DBH
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24" DBH

Good

Pin Oak

20" DBH

Good

Pin Oak

24" DBH

Good

Pin Oak

24" DBH

Good

White Pine

18" DBH

Fair

+/-18 Juniper Trees @ 12-15' tall -OFF PROPERTY

Continuous Burning Hedge @ 10-12' tall

Continuous Burning Hedge @ 10-12' tall

Existing brush @

10-12' tall

Existing brush @

10-12' tall

Existing Juniper Trees @ +/-8' tall
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Pin Oak

26" DBH

Poor

Top of slope

Bottom of slope

Existing monument sign w/ Landscape Area

Curb

Property Line at back of curb

Easement

Easement

Fire hydrant

Parking lot light

Parking lot light

Parking lot light

Parking lot light

Parking lot light

Parking lot light

Parking

lot light

Parking lot light

Parking lot light

Parking lot light

Parking lot light

Parking lot light

Fire hydrant

Elevated walk into building

Walkway -typical

Walkway -typical

Walkway -typical

Walkway -typical

Walkway -typical

Walkway -typical

New and Existing

Landscape Area

-typical

Existing Landscape Area

New Landscape

Area -typical

Existing Landscape Area --typical

Landscape Area -typical

Landscape Area

Lawn Area

-typical

Lawn Area

-typical

New

Landscape

Lawn Area

 -typical

Lawn Area

-typical

New Landscape

Area -typical

New Landscape

Area -typical

Lawn Area

-typical

Lawn Area

-typical

Lawn Area

-typical

Adjoining Property

-owned by others

Adjoining Property

-owned by others

Property Line

Retaining wall built as part of N.

New Ballas Road expansion

Property Line

at back of wall

Existing Sidewalk

NORTH NEW BALLAS ROAD

Property Line

Existing Sidewalk

Pedestrian plaza:

1,125 sf

Pedestrian plaza:

1,125 sf

+/- 5,900 sf area of landscape

and ROW area prior to N. New

Ballas Road expansion

+/- 1,700 sf area of landscape

and ROW area prior to N. New

Ballas Road expansion
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Existing Site Plan

with Existing Trees

Scale: 1" = 30' 0"

Site Plan with existing trees, building and walkways

1

L1.0

N

00 30' 60'

Plan shows existing site elements and trees observed on April 28, 2020 by Dermody & Associates.  Site elements copied from Plat provided by Scott Properties -see Sheet X1.0

Tree removed from site and identified on

Google Maps.  Average size: +/-18" DBH

and in poor condition.

Existing Tree on site to remain.  Size

and condition of tree shown on plan.

Lawn/ Open Area

Existing ground cover to remain

New Landscape Area

DescriptionSymbol

EXISTING TREE LEGEND:

NOTE:  Existing trees found using Google Earth

(Satellite image dated 9/2019) and confirmed by images

of site prior to tree removed by Ideal Landscape.  Trees

removed due poor condition of trees.  Majority of

existing trees had been Bradford Pear and not allowed

according to City of Creve Couer, MO code.

Not to scale

Floor Plans

2

7.2.c

Packet Pg. 51

A
tt

ac
h

m
en

t:
 4

56
-5

22
 N

 N
ew

 B
al

la
s 

L
an

d
sc

ap
e 

P
la

n
s 

 (
#2

0-
02

1:
 4

56
 N

. N
ew

 B
al

la
s 

R
o

ad
 L

an
d

sc
ap

in
g

)



Medical Office Building at

456 North New Ballas Road

Medical Office Building at

522 North New  Ballas Road

b

NORTH NEW BALLAS ROAD

+/-350 Lin. Ft. divided by 30 =  11.6 or 12 street trees +/-124 Lin. Ft.  divided by 30 =  4.1 or 4 street trees

A A
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Existing

shrubs

Existing tree with large trunk diameter and root

structure -no landscape is proposed due to

concern of damaging root system. Typical at

each island along west boundary.

Existing tree with large truck diameter and root

structure -no landscape is proposed due to

concern of damaging root system. Typical at

each island along west boundary.

Existing shrubs

Existing utility easement

Existing utility easement

h

Existing tree with large truck diameter

and root structure -no landscape is

proposed due to concern of

damaging root system.
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Landscape Plan

Scale: 1" = 30' 0"

Minor Site Plan -Replacement Plantings

1

L1.1

N

00 30' 60'

Set tree plumb

12" min.

Scarify sides &

bottom of tree pit

Topsoil: see specifications

Lawn

Subsoil

3" Mulch

Remove wire basket and burlap

@ upper 1/3rd of root ball

Remove all bindings @ tree trunk

Top of mulch flush w/ finish grade

SHADE TREE PLANTING DETAIL

Amended landscape soil:

1 part compost to 2 part

existing soil

Spade-cut bed edge 6" deep

Topsoil: see specifications

Lawn

Subsoil

Top of mulch flush w/

finish grade

Below 12 inches finish grade

shall follow and adhere to

Earthwork specifications and

Civil drawings and details

Scarify roots

Amended landscape soil:

1 part compost to 2 part existing soil

SHRUB PLANTING DETAIL

Narrative:

Scott Properties Commercial Real Estate is a commercial real-estate management firm that is located 1065 Executive Parkway,

Creve Coeur, MO 63141.  Scott Properties has been serving the City of Creve Coeur and surrounding communities for over 50

years with more than 38 separate properties, 500 tenants and over 2,000,000 square feet of commercial space.

Scott Properties purchased the Medical Office Buildings at 456 & 522 North New Ballas Road, Creve Coeur, MO on or about

January 2001.  This property was developed on or about 1972 and 1974 by Jewish Hospital prior the adoption of City of Creve

Coeur in 1976 and or current site and landscape requirements defined in the City's Zoning Ordinances.  Medical Office Buildings

have been serving the City of Creve Coeur and surrounding community as home to a variety of medical office that include dental,

orthoptics, and other similar uses since they have been constructed.

As part of Scott Properties long term commitment to the community, their tenants and guests, they strive to provide buildings and

landscape that are clean, well maintained and well landscaped.  As part of the goal, Scott Properties engaged Ideal Landscape

early spring of 2020 to remove and replace the existing landscape while making repairs to the existing inground automatic

irrigation systems.  These improvements are due to a desire to remove unsightly landscape, diseased/ dying trees, and repair

the existing irrigation system.  No improvements or alterations to the site and buildings is proposed.  Landscape renovation

began without knowledge of the City of Creve Coeur's requirements to remove existing landscape.  City of Creve Coeur informed

Scott Properties to cease work until a landscape plan is approved by Planning and Zoning Commission.

Description of Request:

Scott Properties request the Planning and Zoning Commission approve the landscape renovations (with irrigation repairs) at 456

& 522 N. New Ballas Rd.  Proposed landscape renovations are shown on Landscape Development Set.  Set includes:

X1.0 -Alta Survey

L1.0 -Site Plan with existing trees, building and walkways

L1.1 -Amended Landscape Plan

Proposed new replacement plantings meets the required planting requirements identified in Chapter 405. Zoning Ordinance.

The exception to this, are street trees which are proposed to be located into parking lot island nearest to N. New Ballas Road.

The reason is that through time, the ROW area had been rededicated to allow for N. New Ballas Rd. expansion.  This area is

now paved with a walkway and or roadway.

Proposed landscape will provide a consistent, sustainable and well-manicured landscape.  See Landscape Development Plan

L1.0 and Sheet L1.1 for proposed landscape renovations.

Rationale:

Scott Property removed existing landscape at 456 & 522 N. New Ballas Rd without city consent.  These plantings had been

removed because the majority plants plants had become diseased, stressed and exhibit significant dieback due to a variety of

environmental issues.  New landscape plantings will also allow Scott Property to upgrade the landscape and repair the existing

irrigation system in conformance to Zoning Code Section 405.540. Landscaping, Part F.
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456 BALLAS BUILDING

Contact Sharon Botkin 
314-542-0777

sbotkin@scottproperties.com 

$23.00/SF Full-Service Medical Space

Information herein is not warranted and subject to change without notice. We assume no liability for errors on items included in quoted price. Owner 
and Leasing Representative make no representation as to the environmental condition of property and recommend Tenant’s independent investigation.

1065 Executive Parkway
Creve Coeur, MO 63141
www.scottproperties.com

Prime location at Ballas and Olive, close 
to many restaurants, shopping centers, 

banks, and hotels

Charter, Charter fiber 
and T1 service available

Ample free parking 

Monument signage available

Minutes from most major hospitals - 
Mercy  Missouri Baptist, 
St. Lukes’s & Barnes West

AVAILABLE SUITES

Suite 101 - 5,204 sf Suite 126 - 2,029 sf

Suite 211 - 2,729 sf Suite 220 - 2,912 sf
Suite 290 - 2,570 sf Suite 299 - 4,887 sf

click on any suite to view the floorplan

FIRST FLOOR

SECOND FLOOR

THIRD FLOOR

View On Map

Conference Room 
Available

Suite 324 - 947 sf Suite 345 - 877 sf
Suite 348 - 3,812 sf Suite 386 - 7,319 sf

*suite 290 & 299 may be combined for a 7,457 sf space*

456 N. New Ballas Road
Creve Coeur, MO 63141
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522 BALLAS BUILDING

Contact Sharon Botkin 
314-542-0777

sbotkin@scottproperties.com 

$23.00/SF Full-Service Medical Space

522 North New Ballas
Creve Coeur, MO 63141

Information herein is not warranted and subject to change without notice. We assume no liability for errors on items included in quoted price. Owner 
and Leasing Representative make no representation as to the environmental condition of property and recommend Tenant’s independent investigation.

1065 Executive Parkway
Creve Coeur, MO 63141
www.scottproperties.com

Prime location at Ballas and Olive, close 
to many restaurants, shopping centers, 

banks, and hotels

Charter, Charter fiber 
and T1 service available

Ample free parking available

Monument signage available

Minutes from most major hospitals - 
Mercy  Missouri Baptist, 
St. Lukes’s & Barnes West

AVAILABLE SUITES

Suite 120 - 908 sf  Suite 152 - 2,533 sf
Suite 163 - 1,437 sf  Suite 199 - 3,181 sf

Suite 200 - 715 sf  Suite 245 - 815 sf
Suite 270 - 1,230 sf  Suite 290 - 942 sf

Suite 300 - 1,978 sf  Suite 347 - 601 sf
Suite 392 - 2,964 sf

click on any suite to view the floorplan

FIRST FLOOR

SECOND FLOOR

THIRD FLOOR

View On Map
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https://www.google.com/maps/place/522+N+New+Ballas+Rd,+Creve+Coeur,+MO+63141/@38.6653305,-90.4444548,17z/data=!3m1!4b1!4m5!3m4!1s0x87df32a4e21e69c9:0xfdb3f3e27a3bcd64!8m2!3d38.6653263!4d-90.4422661
http://scottproperties.com/
http://scottproperties.com/wp-content/uploads/2017/11/522ste245.jpg
http://scottproperties.com/wp-content/uploads/2017/07/522ste300.jpg
http://scottproperties.com/wp-content/uploads/2017/06/522ste392.jpg
http://scottproperties.com/wp-content/uploads/2014/06/522ste347.jpg
http://scottproperties.com/wp-content/uploads/2014/03/522ste290.jpg
http://scottproperties.com/wp-content/uploads/2014/04/522ste270.jpg
http://scottproperties.com/wp-content/uploads/2017/02/522ste199.jpg
http://scottproperties.com/wp-content/uploads/2014/03/522ste163-NEW-e1475013190472.jpg
http://scottproperties.com/wp-content/uploads/2014/04/522ste152-e1475013224683.jpg
http://scottproperties.com/wp-content/uploads/2014/06/522ste120-NEW-e1475013747605.jpg
http://scottproperties.com/wp-content/uploads/2018/09/522ste200.jpg


7.2.e

Packet Pg. 57

A
tt

ac
h

m
en

t:
 1

99
1 

L
an

d
sc

ap
e 

P
la

n
  (

#2
0-

02
1:

 4
56

 N
. N

ew
 B

al
la

s 
R

o
ad

 L
an

d
sc

ap
in

g
)



7.2.e

Packet Pg. 58

A
tt

ac
h

m
en

t:
 1

99
1 

L
an

d
sc

ap
e 

P
la

n
  (

#2
0-

02
1:

 4
56

 N
. N

ew
 B

al
la

s 
R

o
ad

 L
an

d
sc

ap
in

g
)



7.2.e

Packet Pg. 59

A
tt

ac
h

m
en

t:
 1

99
1 

L
an

d
sc

ap
e 

P
la

n
  (

#2
0-

02
1:

 4
56

 N
. N

ew
 B

al
la

s 
R

o
ad

 L
an

d
sc

ap
in

g
)



7.2.f

Packet Pg. 60

A
tt

ac
h

m
en

t:
 1

99
1 

S
it

e 
D

at
a 

In
fo

rm
at

io
n

  (
#2

0-
02

1:
 4

56
 N

. N
ew

 B
al

la
s 

R
o

ad
 L

an
d

sc
ap

in
g

)



7.2.g

Packet Pg. 61

A
tt

ac
h

m
en

t:
 1

99
2 

R
ev

is
io

n
  (

#2
0-

02
1:

 4
56

 N
. N

ew
 B

al
la

s 
R

o
ad

 L
an

d
sc

ap
in

g
)



R 

 

 

 

APPLICATION TO PLANNING AND ZONING COMMISSION 
#20-022 FOR SITE DEVELOPMENT PLAN FOR PARKING LOT ADDITION  

AT 633 EMERSON ROAD 

Key Issues: 

• Does the request further the 

goals and/or implement the 

Comprehensive Plan? 

• Does the request follow the 

Design Guidelines? 

FOR THE MEETING OF: Monday, August 3, 2020 

LOCATION: 633 Emerson Road, Zoned CB – Core Business District. 

REQUEST:  Jennifer Gross, of Altus Properties, on behalf of DOC-633 

Emerson Road MOB, LLC, property owners of 633 Emerson Road, has 

submitted an application for a 15,000 square foot parking lot expansion to 

provide an additional 36 parking spaces to the site, with new parking lot 

lighting.  The property was originally developed in 1989 and expanded in 

1998. The overall site coverage with this request will increase from 52.5% to 

62.3%.   The property also has a non-conforming billboard.   

Creve Coeur 2030 References 

• Central Business District 

• West Olive and Large 

Commercial Properties 

Mixed-Use District (MU) 

ADDITIONAL INFORMATION:   Section 405.1080 requires site plan review by 

the Planning and Zoning Commission for any proposed alteration that would 

significantly affect the exterior of a building.  Section 405.370(G)(1)(b) 

requires City Council review and approval of all development or 

redevelopment plans, other than minor site plans under 5,000 square feet of 

new site coverage, for the properties within the area bounded by Olive 

Boulevard on the north, Old Ballas Road on the south and east and I-270 on the 

west. Section 405.950(L)(2)(a) of the sign regulations state that all lighting and 

landscaping of grandfathered billboards shall maintain the previously approved 

and required landscaping. The proposal will have to remove some of the 

existing trees for the new parking area.   

Zoning Code References 

• Section 405.370: CB-Core 

Business District 

• Section 405.540: Landscaping 

• Section 405.680: Lighting 

• Article VII Off-Street Parking 

and Loading Regulations 

• Section 405.950(L)  

Billboards 

• Section 405.1080 Site 

Concept, Site Development 

and Minor Site Plan Approval 
    

APPLICANT / 

PROPERTY 

MANAGER: 

Jennifer Gross 

Altus Properties 

231 Bemiston Ave., Suite 650 

St. Louis, MO 63105 

APPLICANT’S 

REPRESENTATIVE: 

Yosef Howley, P.E. 

CEDC 

10820 Sunset Office Drive, Suite 200 

St. Louis, Missouri 63127 

 
 
 

  

 

 
 

 
 

 

 
 

 

 

                                                  

 
 

 

 

 

 

 

REPORT PREPARED BY: Whitney Kelly, AICP, City Planner            

DATE: 7/30/2020 

ATTACHMENTS:  Applicant’s Materials received July 2, 2020 

 Revised Landscape Plan received July 16, 2020 

 Materials from 2013 Minor Site Plan 

 Draft Resolution 

   

of 

 

city 

 
CREVE COEUR 

300 North New Ballas Road  •   Creve Coeur, Missouri 63141 

(314) 432-6000  •  Fax (314) 872-2539  •  Relay MO 1-800-735-2966 

www.creve-coeur.org 
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Planning and Zoning Commission  Application #20-022: 633 Emerson Rd. SDP 

August 3, 2020  Page 2 

 

BACKGROUND AND PROPOSAL SUMMARY 
The property was originally built in 1989.  In 1998, the property received approval of a Site Development 

Plan to enclose the underground parking and construct additional surface parking to the south.  A 

condition of the approval, at that time, included submitting (for staff’s approval) a revised landscape 

buffer to protect the residents on Emerson Road from the sight of the billboard on the subject property 

and required additional trees at various locations in and around the existing parking areas. However, Staff 

has not been able to locate the revised landscape plan.  In 2013, the Planning and Zoning Commission 

approved a minor site plan for new landscaping around the base of the building, new entry elements and 

“Living Fence/Trellis" system at the south elevation and east elevation that was used to break up the 

blank walls and provide greater interest to the building,  a new paint scheme for the property, as well as a 

boundary adjustment, and right-of-way dedication, to create one, 3.63 acre lot.  The property also has a 

non-conforming billboard on the property.   

 

 
Figure 1: 2013 Rendering of the East Elevations for the Living Fence/Trellis system 

 

  
Figure 2: Close-up of the 2013 Landscaping Plan for around the building. 

 

The Applicants are seeking to add 15,000 square feet to the site in order to provide an additional 36 

parking spaces.  The overall site coverage will increase from 52.5% to 62.3%.  The Applicant has 

indicated that to offset the effect of this additional impervious area, two sections of pavement in the 

existing parking are proposed to be removed and replaced with pervious pavers (while still counted as 

coverage). Landscape measures are proposed to meet Creve Coeur standards and provide adequate 

screening for the proposed parking to adjacent properties, primarily residential areas to the south, 

including maintaining screening for the existing billboard sign. 
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Planning and Zoning Commission  Application #20-022: 633 Emerson Rd. SDP 

August 3, 2020  Page 3 

 

 
Figure 3: Close-up of the proposed site plan of the new parking area, with the permeable pavers used. 

 
 

 
Figure 4: Proposed new landscape plan 
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Planning and Zoning Commission  Application #20-022: 633 Emerson Rd. SDP 

August 3, 2020  Page 4 

 

 
Figure 5: Proposed Plant Schedule 

 

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

DIRECTION USE ZONED SEPARATED BY 

North Office CB-Core Business District NA 

South Residential C Single Family Residential Old Ballas Road 

East Office/ Summit Lofts 

Condominium Residential  

CB-Core Business District Emerson Road 

West Park Provence PC-Planned Community District N. New Ballas Road 

 

 
Figure 6: GIS Image of the surrounding area 
 

7.3.a

Packet Pg. 65

A
tt

ac
h

m
en

t:
 #

20
-0

22
.6

33
 E

m
er

so
n

S
D

P
.S

ta
ff

 R
ep

o
rt

.8
-3

-2
02

0 
 (

#2
0-

02
2:

 6
33

 E
m

er
so

n
 R

d
 P

ar
ki

n
g

 L
o

t 
A

d
d

it
io

n
)



Planning and Zoning Commission  Application #20-022: 633 Emerson Rd. SDP 

August 3, 2020  Page 5 

 

COMPREHENSIVE PLAN AND DESIGN GUIDELINE REVIEW 

The subject property is located within the West Olive and Large Commercial Properties 

Mixed-Use District (MU) of the Comprehensive Plan that supports large development sites with 

centralized, shared-use surface parking lots; comprehensive pedestrian connections between the street, 

parking areas, and buildings; and plentiful outdoor public space amenities within a beautifully-landscaped 

site environment (p. 82). Native Landscaping is also encouraged to support sustainable and low impact 

site development practices (p. 87, and p. 51-Strategy 7.9 of Community Sustainability & Resilience).  

Greater diversity of plant materials is also recommended under City-wide Strategy 5. Parks, Open Space 

& Environment (Strategy 5.7, p. 49), as well as discussions at Council on proposed landscape plans. 

 

The Design Guidelines strongly encourage high quality landscaping that accentuates the building and site, 

softens the effects of parking in areas and enhances the quality of life of the City; the scale and nature of 

landscaping material are to be appropriate to the site or structure, with large-sale landscaping 

complementing the large scale building; and, that there is a consistency of landscape design throughout a 

development; parking areas, traffic-ways and parking structures are to be enhanced with landscaped 

spaces containing trees, tree groupings, and shrubbery or other landscaped enhancements, including 

berms; landscaped areas are to be maximized and balanced throughout the site; and live plant material is 

to be used for ground cover (p. 15-16)  

 

The City's Landscaping Guide provides for the list of appropriate types of trees as well as other plant 

materials, that are geared more toward native species, etc., as well as a list of undesirable trees.  The 

Applicants are showing the use of skyline honey locust trees for parking lot islands, which according to 

the Missouri Botanical Garden Plant Finder, is the non-thorn variety of honey locust.  However, the 

proposal does include the use of Sawtooth Oak trees, which are listed as an undesirable, invasive tree.  

Therefore, a condition of approval includes that any plant materials listed in the City’s Landscape Guide 

as undesirable shall be replaced with one from the recommended trees/plant list.    

 

The proposal will require the removal of some of the large existing evergreen trees that are used to screen 

the views of the billboard on along Emerson Road and Old Ballas Road, which is discussed further below 

under the Billboard Regulations.  Additional evergreens have been added including along the west 

property line for the headlight screening of vehicles along I-270, and to fill in where parking lot trees are 

currently missing.  However, the planting around the building and the living-trellis are not shown. 

Therefore, a condition of approval includes that the final landscape plan shall be updated to include 

plantings and plants on the trellis system to comply with the approved plans from 2013. 
 

ZONING REGULATIONS 

As previously discussed, the maximum site coverage is 63%, where the Planning and Zoning 

Commission may allow for additional coverage of up to 70% in consideration of special or outstanding 

landscape and site planning features, per Section 405.320(E)(3)(b).  The additional parking will bring the 

site up to a site coverage to 62.3%.   

 

Section 405.370(G) requires Council approval for any and all development or redevelopment plans, other 

than minor site plans, within the following areas: 

a. The area bounded by the City limits on the north, Olive Boulevard on the south, Craig Road on 

the east and I-270 on the west. 

b. The area bounded by Olive Boulevard on the north, Old Ballas Road on the south and east and 

I-270 on the west. 

 

Minor site development plans are any proposed alteration that would add new impermeable surface in 

excess of five hundred (500) square feet or significantly affect the exterior of a building or redevelopment 

of a site that already contains a building or buildings, provided that any such expansion, change or 

redevelopment shall not add more than five thousand (5,000) square feet of new impermeable surface to 

the site, per Section 405.1080.  As the proposal is adding more than 15,000 square feet of coverage, it will 
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Planning and Zoning Commission  Application #20-022: 633 Emerson Rd. SDP 

August 3, 2020  Page 6 

 

require going before City Council.  While the Applicants are utilizing permeable pavers for stormwater,   

the City still considers this to be counted as site coverage as it is used for a parking area.   

 

Landscaping 

The City’s landscaping regulations require that all landscaping shall be permanently maintained in good 

condition with at least the same quality and quantity of landscaping as initially approved.  Section 

405.540 Landscaping provides design standards for landscape plans that include a minimum of 1 street 

tree for every 30 lineal feet of street frontage as well as that there shall be a minimum of two (2) 

deciduous shade trees, within and up to, every one hundred (100) linear feet of parking for each parking 

row. Such trees shall be spaced evenly around the perimeter. The ends of parking rows abutting a 

circulation aisle shall be defined by interior landscaped areas whenever feasible. Further, no landscaped 

hedge shall be less than two (2) feet in height and two (2) feet in spread at time of installation; however, 

no hedge or wall or berm shall exceed three (3) feet in height within ten (10) feet of any driveway 

opening. The individual plants used in the development of such a hedge shall be placed so as to be not 

more than thirty (30) inches on center.  Additionally, Section 405.810(A)(5) requires that headlight 

screening of vehicles from view by an earth berm, a solid wall, decorative fence, evergreen planting of 

equivalent visual density or other effective means. Such fence or berm and associated landscaping shall 

be a minimum of eighteen (18) inches in height and an average of three (3) feet in height at the time of 

planting. Therefore, additional landscaping has been provided along I-270.  Some of the trees are showing 

a 2.5 caliper, and therefore a condition of approval is that all trees are to be a minimum of 3” as required 

under Section 405.540(F).   

 

Many of the existing large trees that are providing screening of the billboard appear to be in poor health 

or are completely dead.  Many of the trees that are indicated to be remain, are also in poor health, or 

showing signs of stress and will need to be removed.  Therefore, a revised landscape plan is needed to 

identify those trees that will need to be removed, and replaced, as well as fill in missing landscaping 

throughout the site.  Staff has included a condition that additional landscaping is needed for the parking 

area just to the east of the billboard, as well as additional evergreen plants added around the billboard to 

soften the sign, as discussed further below. 

 

Billboard 

The subject property has a non-conforming billboard.  Section 405.950(L)(2)(a) of the sign regulations 

states that all lighting and landscaping of grandfathered billboards shall maintain the previously approved 

and required landscaping.  Staff does have a concern with the removal of the large evergreens that were 

required to provide screening for the residents to the south and east of the property and the parking so 

close to the billboard area.   
 
 
 
 
 
 
 

 

 

 

 
 

 

 

 
 
 
 

Figure 7: Google Image of the Existing Landscaping at Emerson and Old Ballas Road 

Figure 8: Google Images of existing trees and screening of the billboard looking south at Emerson and Old Ballas Road, 

and Staff photo of some of the existing trees in poor health. 
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The new parking area will be very close around the non-conforming billboard, and the new plantings will 

require time to provide the same screening as the existing on the site.  The Applicants have indicated that 

they feel that additional parking is needed to ensure retention of tenants.  They have added additional 

plantings to the south for screening purposes and are maintaining the existing trees that would be within 

the parking lot islands.  If approved, the final landscape plan for this site will also serve as the required 

landscaping to satisfy the requirements of the billboard ordinance.   

 

Staff has included that landscaping along the west parking rows should also be provided for headlight 

screening. 

 

 
Figure 9: Close-up of the Landscape plan for the new addition and the billboard with highlighted areas for 

additional landscaping. 

 

Lighting 

Section 405.680 Lighting of the Zoning Ordinance provides that the Planning and Zoning Commission 

shall review all lighting plans that include the type, number, brightness, type of cutoff/shielding and hours 

of usage of all fixtures.  Section 405.680(B) requires that all lighting shall be downcast and fully shielded 

and shall not cast light upon adjacent property or right-of-way nor shall glare be emitted from an 

illuminant source.  Section 405.680(B)(3) requires that all lighting for non-residential developments shall 

not exceed twenty-four (24) feet in height (measured from the bottom of the base to the top of fixture) 

unless specifically permitted by site development plan approval in accordance with Section 405.1080.  

Additionally, Section 405.810(A)(4) of the Off-Street Parking and Loading Regulations parking lot 

requires lighting shall maintain a minimum of one (1) foot-candle of illumination at night.   

 

The new parking area is proposed to have new lighting that meets with these regulations.  However, the 

site photometric plan indicates that the existing parking lots are flood lights.  Therefore, a condition of 

approval includes that all lighting shall be downcast and fully shielded, and that the existing flood lights 

shall be replaced with the same light fixtures as the proposed new fixtures.  If additional light fixtures are 

needed, Staff has included a condition that Staff shall have the authority to approve additional light 

fixtures to meet with the requirements above.  
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Figure 11: Close-up of the Applicant's Photometric Plan showing that lighting levels to be less than 1 fc at the 

property line. 

 

 

 

 

 

 

 

 

 

 

Property Maintenance 

While visiting the site, Staff observed that the existing parking lot needs maintenance and parking lot will 

need to be repaired as needed and resealed.  The Public Works Department has also requested that the 

southernmost driveway entrance, near the area of the new parking spaces, is to be reconstructed to meet 

with the current ADA requirements as well.  Therefore, Staff has included a condition that the entire 

parking lot be resealed, and that the southern entrance be reconstructed to meet with ADA regulations, as 

directed by the Department of Public Works. 

 

CONCLUSION 

Should the Commission find the proposal in keeping with the Comprehensive Plan and the Design 

Guidelines and in keeping with the regulations regarding the Section 405.950(L)(2)(a) of the Sign 

Regulations that require maintenance of the landscaped screening of grandfathered billboards, a motion to 

recommend approval to the City Council is needed. Below are the bullet points of the main conditions 

discussed that involve additional landscaping and screening and other site issues as recommended by 

staff: 

 

• A revised landscape plan to include the landscaping around the building that was approved 2013, 

replacement of any missing landscaping along Emerson Road, and identifying any dead or dying 

trees that need to be replaced. 

Figure 10: Light Fixture and Schedule 
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• Additional evergreen plantings around the base of the billboard to soften the area, as well as for 

headlight screening along the parking area.   

• Reconstruction of the southern entrance to meet with ADA standards, and repairing and resealing 

the remaining asphalt parking area. 

• Upgrading the existing flood light fixtures with lights that are consistent with the LED lighting 

proposed for the new parking area, and in compliance with Section 405.680 Lighting.  If 

additional light fixtures are needed, Staff has included a condition that authorizes Staff to approve 

such provided that it meets with all of the requirements of Section 405.680 and Section 

405.810(A)(4) of the Off-Street Parking and Loading Regulations. 

 
Below are the recommended conditions of approval, including the conditions for Staff approval of the 

above suggested changes, as well as the customary conditions for this type of project:  

 

1. The Applicant shall submit a site improvement permit for the additional 15,000 square feet of 

new site coverage for the parking lot at 633 Emerson Road to be in substantial compliance with 

the site development plans received July 2, 2020, as bound together and submitted in conjunction 

with Application #20-022 by CEDC, except as modified below.  

2. A final landscape shall be submitted to be in substantial compliance with the revised Landscape 

Plan emailed on July 16, 2020, as bound together, and submitted in conjunction with Application 

#20-022 by CEDC, except as modified below. 

3. The Landscape plan shall be revised to include the plantings around the building and “Living 

Fence/Trellis" system at the south elevation and east elevation of the building consistent with the 

approved  plans in 2013;  identify and replace all dead and dying trees and plants in order to 

provide attractive year-round screening along Emerson Road frontages, and any plant materials 

listed as an undesirable species, shall be replaced with a Missouri Native tree as recommended by 

the City’s Landscaping Guide, for the Zoning Administrator’s approval. 

4. Additional shrubs shall be provided around the west side of the new parking area and additional 

upright evergreen plants placed around the Billboard to soften the area as discussed in the Staff 

Report for August 3, 2020 Planning and Zoning Commission meeting, for the Zoning 

Administrator’s approval. 

5. All new trees shall have a minimum caliper of three inches (3”) as required under Section 

405.540 Landscaping 

6. An underground irrigation system shall be installed for the new landscaped areas as required 

under Section 405.540(10).   

7. All landscaping shall be maintained per the approved Landscape Plan and any vegetation that is 

totally or predominantly dead and/or disfigured due to disease or injury shall be replaced as 

needed and in a prompt and workmanlike manner as dictated by accepted horticultural standards. 

8. All lighting shall be installed or modified to be in conformance with Section 405.680, Lighting, 

of the Zoning Ordinance, subject to approval of the Zoning Administrator. 

9. The entire parking lot shall be resealed, and the southernmost entrance and adjacent sidewalk 

shall be reconstructed to meet with ADA regulations, as directed by the Department of Public 

Works. 

10. Any future enlargement, extension, expansion, or alteration in the use of the structures or site 

must be approved by the Planning and Zoning Commission or if required City Council before a 

Building Permit for the enlargement, expansion or alteration may be issued.  

11. Any transfer of ownership or lease of the property shall include in the transfer or lease agreement 

a provision that the purchaser or lessee agrees to be bound by the approved Site Development 

Plan for the property and the conditions herein set forth, and written confirmation thereof signed 

by the new owner or lessee shall be filed with the City at the time of such transfer or lease.  

Failure to comply with this provision shall not excuse anyone from these conditions.  
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MOTION 

The following is an example of an appropriate motion for this application:  

 
“I move to recommend approval of the site development plans for an additional 15,000 square 

feet of parking for the 633 Emerson Road subject to the conditions listed in the Staff Report and 

Draft Resolution for the meeting of August 3, 2020” (Conditions may be added, eliminated, 

altered, and/or modified). 

 

 

APPENDIX 1: COMPREHENSIVE PLAN  

Included and attached by reference.  See body of report for specific excerpts. 

 

APPENDIX 2: ZONING CODE 

Included and attached by reference.  See body of report for specific excerpts. 
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 APPENDIX 3: AERIAL PHOTO 
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APPENDIX 4: SITE PHOTOGRAPHS Date: 7/30/2020  
  

   Description: View of 

existing trees that 

appear to be in poor 

health. 

 Description: Existing 

street tree that is dead 

and needs to be 

replaced. 

 Description: View 

looking south from 

the existing parking 

lot of several dead 

trees that will need to 

be replaced. 
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Description: View of 

the parking lot that 

will need to be 

resurfaced. 

 
Description: View of 

the existing 

landscaped trellis on 

the south elevation of 

the building 

 

Description: Google 

image of the existing 

landscaping and 

missing landscaping 

in the foreground, 

and the trellis at the 

east elevation of the 

building.   
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Quick Facts
•	 Lumen packages range from 7,100 - 48,600 lumens (50W - 350W)
•	 Replaces 70W up to 1,000W HID equivalents
•	 Efficacies up to 148 lumens per watt
•	 Energy and maintenance savings up to 85% versus HID solutions
•	 Standard universal quick mount arm with universal drill pattern

Interactive Menu
•	 Ordering Information page 2

•	 Mounting Details page 3

•	 Optical Configurations page 3

•	 Product Specifications page 3

•	 Energy and Performance Data page 4

•	 Control Options page 5

Dimensional Details

Prevail XL

Prevail

17-7/8" [454mm] 39-5/8" [1006mm]

3-11/16"
[94mm]

13-15/16" [354mm] 26-13/16" [681mm]

2-3/4"
[70mm]

6-15/16"
[177mm]

7-1/8"
[180mm]

Prevail

Prevail XL

Area / Site Luminaire

Lumark  
PRV / PRV-XL Prevail LED

Typical Applications

Outdoor • Parking Lots • Walkways • Roadways • Building Areas 

CLASS A

Product Certifications

Product Features

LumenSafe Technology LumaWatt Pro WaveLinx
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Product Family 1, 2 Light Engine 3 Driver Voltage Distribution Mounting (Included) Color

PRV=Prevail C15=(1 LED) 7,100 Nominal Lumens
C25=(2 LEDs) 13,100 Nominal Lumens
C40=(2 LEDs) 17,100 Nominal Lumens
C60=(2 LEDs) 20,000 Nominal Lumens

D=�Dimming (0-10V) UNV=�Universal (120-277V)
347=347V
480=480V 4

T2=Type II
T3=Type III
T4=Type IV
T5=Type V

SA=Standard Versatile Arm
MA=Mast Arm 
WM=Wall Mount Arm 

AP=Grey
BZ=Bronze
BK=Black
DP=Dark Platinum
GM=Graphite Metallic
WH=WhitePRV-XL=Prevail XL C75=(4 LED) 26,100 Nominal Lumens  

C100=(4 LED) 31,000 Nominal Lumens  
C125=(4 LED) 36,000 Nominal Lumens  
C150=(6 LED) 41,100 Nominal Lumens  
C175=(6 LED) 48,600 Nominal Lumens

Options (Add as Suffix) Accessories (Order Separately) 17 

7030=70 CRI / 3000K CCT 5					   
7050=70 CRI / 5000K CCT 5	 				  
HSS=House Side Shield 6					   
L90=Optics Rotated 90° Left					   
R90=Optics Rotated 90° Right					  
10K=10kV/10kA UL 1449 Fused Surge Protective Device			 
HA=50°C High Ambient Temperature 7			 
PER=NEMA 3-PIN Twistlock Photocontrol Receptacle			 
PER7=NEMA 7-PIN Twistlock Photocontrol Receptacle				  
MSP/DIM-L12=Integrated Sensor for Dimming Operation, 8' − 12' Mounting Height 8, 9

MSP/DIM-L30=Integrated Sensor for Dimming Operation, 12' − 30' Mounting Height 8, 9

MSP-L12=Integrated Sensor ON/OFF Operation, 8' − 12' Mounting Height 8, 9

MSP-L30=Integrated Sensor ON/OFF Dimming Operation, 12' − 30' Mounting Height 8, 9

MS/DIM-L20=Motion Sensor for Dimming Operation, 9' − 20' Mounting Height 9, 10

MS/DIM-L40W=Motion Sensor for Dimming Operation, 21' − 40' Mounting Height 9, 10

MS-L20=Motion Sensor for ON/OFF Operation, 9' − 20' Mounting Height 9, 10

MS-L40W=Motion Sensor for ON/OFF Operation, 21' − 40' Mounting Height 9, 10

ZW=Wavelinx-enabled 4-PIN Twistlock Receptacle 9, 11, 12

ZW-SWPD4XX=Wavelinx Wireless Sensor, 7' − 15' Mounting Height 9, 11, 12, 13

ZW-SWPD5XX=Wavelinx Wireless Sensor, 15' − 40' Mounting Height 9, 11, 12, 13

LWR-LW=LumaWatt Pro Wireless Sensor, Wide Lens for 8' − 16' Mounting Height 9, 14

LWR-LN=LumaWatt Pro Wireless Sensor, Narrow Lens for 16' − 40' Mounting Height 9, 14

(See Table Below)=LumenSafe Integrated Network Security Camera 15, 16

PRVWM-XX=Wall Mount Kit 8	

PRVMA-XX=Mast Arm Mounting Kit 8
PRVSA-XX=Standard Arm Mounting Kit 8
PRVXLSA-XX=Standard Arm Mounting Kit (for Prevail XL) 15 

PRVXLWM-XX=Wall Mount Kit (for Prevail XL) 15 

PRVXLMA-XL=Mast Arm Mounting Kit (for Prevail XL) 15	 	
MA1010-XX=Single Tenon Adapter for 3-1/2" O.D. Tenon
MA1011-XX=2@180° Tenon Adapter for 3-1/2" O.D. Tenon
MA1017-XX=Single Tenon Adapter for 2-3/8" O.D. Tenon
MA1018-XX=2@180° Tenon Adapter for 2-3/8" O.D. Tenon		
HS/VERD=House Side Shield 6, 18

VGS-F/B=Vertical Glare Shield, Front/Back 18

VGS-SIDE=Vertical Glare Shield, Side 18			 
OA/RA1013=Photocontrol Shorting Cap
OA/RA1014=NEMA Photocontrol − 120V
OA/RA1016=NEMA Photocontrol − Multi-Tap 105-285V
OA/RA1201=NEMA Photocontrol − 347V
OA/RA1027=NEMA Photocontrol − 480V
ISHH-01=Integrated Sensor Programming Remote 19		
FSIR-100=Wireless Configuration Tool for Occupancy Sensor 20	
SWPD4-XX=WaveLinx Wireless Sensor, 7' − 15' Mounting Height 12, 13, 21

SWPD5-XX=WaveLinx Wireless Sensor, 15' − 40' Mounting Height 12, 13, 21

WOLC-7P-10A=WaveLinx Outdoor Control Module (7-PIN) 22	 	

NOTES:
1.� DesignLights Consortium® Qualified. Refer to www.designlights.org Qualified Products List under Family Models for details.
2. Customer is responsible for engineering analysis to confirm pole and fixture compatibility for applications. Refer to installation instructions and pole white paper WP513001EN for additional support information.
3.	Standard 4000K CCT and 70CRI.
4.	Only for use with 480V Wye systems. Per NEC, not for use with ungrounded systems, impedance grounded systems or corner grounded systems (commonly known as Three Phase Three Wire Delta, Three Phase     
    High Leg Delta and Three Phase Corner Grounded Delta systems).
5.	Use dedicated IES files on product website for non-standard CCTs.
6. Option will come factory-installed. House Side Shield not suitable with T5 distribution or C60 lumen package.
7. Not available with C60 lumen package.
8.	Only available in PRV configurations C15, C25, C40 or C60.
9.	Controls system is not available with photocontrol receptacle (PER or PER7) or other controls systems (MS, MSP, ZW or LWR).
10. Utilizes the Wattstopper sensor FSP-211.
11.	 Sensor passive infrared (PIR) may be overly sensitive when operating below -20°C (-4°F).
12.	 In order for the device to be field-configurable, requires WAC Gateway components WAC-PoE and WPOE-120 in appropriate quantities. Only compatible with WaveLinx system and software and requires system    
      components to be installed for operation. See website for more Wavelinx application information. 
13.	 Replace XX with sensor color (WH, BZ, or BK).
14.	LumaWatt Pro wireless sensors are factory installed and require network components LWP-EM-1, LWP-GW-1, and LWP-PoE8 in appropriate quantities. See website for LumaWatt Pro application information. 
15.	 Only available in PRV-XL configurations C75, C100, C125, C150, or C175.
16.	 Not available with 347V, 480V, or HA options. Consult LumenSafe system product pages for additional details and compatability information.
17.	 Replace XX with paint color. 
18.	 Must order one per optic/LED when ordering as a field-installable accessory (1, 2, 4, or 6).
19.	 This tool enables adjustment to Integrated Sensor (MSP) parameters including high and low modes, sensitivity, time delay, cutoff and more. Consult your lighting representative at Eaton for more information.
20.	This tool enables adjustment to Motion Sensor (MS) parameters including high and low modes, sensitivity, time delay, cutoff and more. Consult your lighting representative at Eaton for more information.
21.	  Requires Wavelinx-enabled 4-PIN twistlock receptacle (ZW) option.
22.	 Requires 7-PIN NEMA twistlock photocontrol receptacle (PER7) option. The WOLC-7 cannot be used in conjunction with other controls systems (MS, MSP, ZW or LWR).

Product Family Camera Type Data Backhaul

L=LumenSafe Technology     D=Dome Camera C=Cellular, Customer Installed SIM Card  
A=Cellular, Factory Installed AT&T SIM Card  
V=Cellular, Factory Installed Verizon SIM Card  
S=Cellular, Factory Installed Sprint SIM Card

E=Ethernet Networking

Product Family 1 Light Engine Voltage Distribution Options (Add as Suffix)

PRVS=Prevail C15=(1 LED) 7,100 Nominal Lumens  
C25=(2 LEDs) 13,100 Nominal Lumens  
C40=(2 LEDs) 17,100 Nominal Lumens  
C60=(2 LEDs) 20,000 Nominal Lumens

UNV=�Universal (120-277V)
347=347V 2

T3=Type III
T4=Type IV

MSP/DIM-L30=��Integrated Sensor for Dimming Operation, Maximum 30' Mounting Height 2

PRVS-XL=Prevail XL C75=(4 LED) 26,100 Nominal Lumens  
C100=(4 LED) 31,000 Nominal Lumens  
C125=(4 LED) 36,000 Nominal Lumens  
C150=(6 LED) 41,100 Nominal Lumens  
C175=(6 LED) 48,600 Nominal Lumens

NOTES:
1.	�All stock configurations are standard 4000K/70CRI, bronze finish, and include the standard versatile mounting arm. 
2.	Only available in PRVS configurations C15, C25, C40 or C60.

Ordering Information
SAMPLE NUMBER:  PRV-XL-C75-D-UNV-T4-SA-BZ

LumenSafe Integrated Network Security Camera Technology Options (Add as Suffix)

Stock Ordering Information
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Pole Mount Arm (PRV)

4-15/16"
[125mm]

3-3/4"
[96mm]

6-15/16"
[177mm]

4"
[102mm]

4-7/8"
[124mm]

1-1/4" [32mm]

9/16"
[15mm]

Dia. Hole

5-11/16"
[144mm]

3-1/8"
[78mm]

7-1/8"
[180mm] 4"

[102mm]

4-7/8"
[124mm]

1-7/16" [34mm]

1/2"
[14mm]

Dia. Hole

6"
[153mm]

3-1/4"
[83mm]

2-1/2"
[64mm]

O.D.

7-13/32"
[188mm]

4-1/8"
[104mm]

3"
[76mm]

O.D.

3-5/16"
[84mm]

O.D.

8"
[203mm]

7"
[178mm]

6"
[152mm]

5"
[127mm]

3"
[76mm]

13/32"
[11mm]

Dia. Hole6"
[152mm]

2-3/8"
[60mm]

8"
[203mm]

7-1/8"
[181mm]

7/16"
[12mm]

Dia. Hole
5-1/8"

[130mm]

Pole Mount Arm (PRV-XL) Versatile Mount System

Wall Mount (PRV)

Mounting Configurations and EPAs 
NOTE: For 2 PRV’s mounted at 90°, requires minimum 3” square or 4” round pole for fixture clearance. For 2 PRV-XL’s mounted at 90° , requires minimum  
4” square or round pole for fixture clearance. Customer is responsible for engineering analysis to confirm pole and fixture compatibility for applications.

Mast Arm Mount (PRV) Mast Arm Mount (PRV-XL)

Wall Mount (PRV-XL)

PRV-C15 
(7,100 Nominal Lumens)

PRV-C25/C40/C60 
(13,100/17,100/20,000 
Nominal Lumens)

PRV-XL-C75/C100/C125 
(26,100/31,000/36,300 Nominal Lumens)

PRV-XL-C150/C175 
(41,100/48,600 Nominal Lumens)

Wall Mount Arm Mount Single
EPA 0.92 (PRV)
EPA 1.12 (PRV-XL)

Arm Mount 2 @ 180°
EPA 1.35 (PRV)
EPA 2.25 (PRV-XL)

Arm Mount 2 @ 90°
EPA 1.42 (PRV)
EPA 2.13 (PRV-XL)

Arm Mount 4 @ 90°
EPA 1.63 (PRV)
EPA 2.52 (PRV-XL)

Arm Mount 3 @ 90°
EPA 1.63 (PRV)
EPA 2.52 (PRV-XL)

Product Specifications
Construction 
•	 Single-piece die-cast aluminum housing
•	 Tethered die-cast aluminum door 

Optics
•	 Dark Sky Approved (3000K CCT and warmer only)
•	 Precision molded polycarbonate optics

Electrical
•	 -40°C minimum operating temperature
•	 40°C maximum operating temperature
•	 >.9 power factor
•	 <20% total harmonic distortion

•	 Class 1 electronic drivers have expected life of 
100,000 hours with <1% failure rate

•	 0-10V dimming driver is standard with leads 
external to the fixture

Mounting
•	 Versatile, patented, standard mount arm 

accommodates multiple drill patterns ranging from 
1-1/2" to 4-7/8"

•	 A knock-out on the standard mounting arm enables 
round pole mounting

•	 Prevail: 3G vibration rated
•	 Prevail XL Mast Arm: 3G vibration rated
•	 Prevail XL Standard Arm: 1.5G vibration rated

Finish
•	 Five-stage super TGIC polyester powder coat  

paint, 2.5 mil nominal thickness

Shipping Data
•	 Prevail: 20 lbs. (9.09 kgs.)
•	 Prevail XL: 45 lbs. (20.41 kgs.)

Mounting Details

Optical Configurations
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Power and Lumens (PRV)

Light Engine C15 C25 C40 C60

Power (Watts) 52 96 131 153

Input Current @ 120V (A) 0.43 0.80 1.09 1.32

Input Current @ 277V (A) 0.19 0.35 0.48 0.57

Input Current @ 347V (A) 0.17 0.30 0.41 0.48

Input Current @ 480V (A) 0.12 0.22 0.30 0.35

Distribution

Type II

4000K Lumens 7,123 13,205 17,172 20,083

BUG Rating B2-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G3

3000K Lumens 6,994 12,965 16,860 19,718

Type III

4000K Lumens 7,111 13,183 17,144 20,050

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4

3000K Lumens 6,982 12,944 16,832 19,686

Type IV

4000K Lumens 7,088 13,140 17,087 19,984

BUG Rating B1-U0-G3 B2-U0-G4 B2-U0-G4 B3-U0-G5

3000K Lumens 6,959 12,901 16,777 19,621

Type V

4000K Lumens 7,576 14,045 18,264 21,360

BUG Rating B3-U0-G3 B4-U0-G3 B4-U0-G4 B5-U0-G4

3000K Lumens 7,438 13,790 17,932 20,972

Power and Lumens (PRV-XL)

Light Engine C75 C100 C125 C150 C175

Power (Watts) 176 217 264 285 346

Input Current @ 120V (A) 1.50 1.84 2.21 2.38 2.92

Input Current @ 277V (A) 0.66 0.82 0.97 1.04 1.25

Input Current @ 347V (A) 0.54 0.66 0.79 0.84 1.02

Input Current @ 480V (A) 0.40 0.48 0.57 0.62 0.74

Distribution

Type II

4000K Lumens 26,263 31,231 36,503 41,349 48,876

BUG Rating B3-U0-G3 B3-U0-G4 B4-U0-G4 B4-U0-G4 B4-U0-G5

3000K Lumens 25,786 30,664 35,840 40,598 47,989

Type III

4000K Lumens 26,120 31,061 36,304 41,124 48,610

BUG Rating B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

3000K Lumens 25,646 30,497 35,645 40,377 47,727

Type IV

4000K Lumens 26,098 31,035 36,274 41,089 48,569

BUG Rating B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5

3000K Lumens 25,624 30,471 35,615 40,343 47,687

Type V

4000K Lumens 28,129 33,450 39,097 44,287 52,349

BUG Rating B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

3000K Lumens 27,618 32,843 38,387 43,483 51,398

Lumen Maintenance

Configuration
TM-21 Lumen 
Maintenance 

(50,000 Hours)

Theoretical L70
(Hours)

Up to PRV-C60 at 25ºC 91.30% 194,000

Up to PRV-C60 at 40ºC 87.59% 134,000

Up to PRV-XL-C175 at 25ºC 91.40% 204,000

Up to PRV-XL-C175 at 40ºC 89.41% 158,000

Lumen Multiplier

Ambient  
 Temperature

Lumen  
Multiplier

10ºC 1.02

15ºC 1.01

25ºC 1.00

40ºC 0.99

Energy and Performance Data
View PRV IES files

View PRV-XL IES files
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http://webtools.cooperindustries.com/lighting/iesFiles/index.cfm?loc=lumark/OUTDOOR%20AREA-SITE%20AND%20ROADWAY/PRV%20PREVAIL%20LED
http://webtools.cooperindustries.com/lighting/iesFiles/index.cfm?loc=lumark/OUTDOOR%20AREA-SITE%20AND%20ROADWAY/PRV-XL%20PREVAIL%20XL%20LED
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Control Options
0-10V (D) The dimming option provides 0-10V dimming wire leads for use with a lighting control panel or other control method.
Photocontrol (PER and PER7) Photocontrol receptacles provide a flexible solution to enable “dusk-to-dawn” lighting by sensing light levels. Advanced control systems 
compatible with NEMA 7-pin standards can be utilized with the PER7 receptacle.
Dimming Occupancy Sensor (MSP and MS) These sensors are factory installed in the luminaire housing. When a sensor for dimming operation (/DIM) option is selected, the 
luminaire will dim down to approximately 50 percent power after five minutes of no activity detected. When activity is detected, the luminaire returns to full light output. When 
a sensor for ON/OFF operation is selected, the luminaire will turn off after five minutes of no activity.
These occupancy sensors include an integral photocell that can be activated or inactivated with the programming remote / configuration tool for “dusk-to-dawn” control or 
“daylight harvesting”. Note: For MSP sensors, the factory preset is ON (Enabled), and for MS sensors, the factory preset is OFF (Disabled). The programming remote / tool is 
a wireless tool that can be utilized to change the dimming level, time delay, sensitivity and other parameters. A variety of sensor lenses are available to optimize the coverage 
pattern for mounting heights from 8’-40’.

WaveLinx Wireless Control and Monitoring System  Available in 7-PIN or 4-PIN configurations, the WaveLinx Outdoor control platform operates on a wireless mesh network 
based on IEEE 802.15.4 standards enabling wireless control of outdoor lighting. Use the WaveLinx Mobile application for set-up and configuration. At least one Wireless Area 
Controller (WAC) is required for full functionality and remote communication (including adjustment of any factory pre-sets).
WaveLinx Outdoor Control Module (WOLC-7P-10A)  A photocontrol that enables astronomic or time-based schedules to provide ON, OFF and dimming control of fixtures 
utilizing a 7-PIN receptacle. The out-of-box functionality is ON at dusk and OFF at dawn.
WaveLinx Wireless Sensor (SWPD4 and SWPD5)  These outdoor sensors offer passive infrared (PIR) occupancy and a photocell for closed loop daylight sensing. These 
sensors can be factory installed or field-installed via simple, tool-less integration into luminaires equipped with the Zhaga Book 18 compliant 4-PIN receptacle (ZW). These 
sensors are factory preset to dim down to approximately 50 percent power after 15 minutes of no activity detected. These occupancy sensors include an integral photocell for 
"dusk-to-dawn" control or daylight harvesting that is factory-enabled. A variety of sensor lenses are available to optimize the coverage pattern for mounting heights from 7'-40'.

LumaWatt Pro Wireless Control and Monitoring System (LWR-LW and LWR-LN)  The Eaton’s LumaWatt Pro powered by Enlighted is a connected lighting solution that 
combines LED luminaires with an integrated wireless sensor system. The sensor controls the lighting system in compliance with the latest energy codes and collects valuable 
data about building performance and use. Software applications turn the granular data into information through energy dashboards and specialized apps that make it simple 
and help optimize the use of other resources beyond lighting.

Coverage Side Area (Feet)

For mounting heights from 8' to 12' (-L12)
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For mounting heights from 12' to 30' (-L30)
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LumenSafe (LD) The LumenSafe integrated network camera is a streamlined, outdoor-ready camera that provides high definition video surveillance. This IP camera solution 
is optimally designed to integrate into virtually any video management system or security software platform of choice. No additional wiring is needed beyond providing line 
power to the luminaire. LumenSafe features factory-installed power and networking gear in a variety of networking options allowing security integrators to design the optimal 
solution for active surveillance.
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RESOLUTION NO. ____ 

A RESOLUTION APPROVING A SITE DEVELOPMENT PLAN FOR A 15,000 SQUARE 
FOOT, 36 SPACE PARKING LOT ADDITION AT 633 EMERSON ROAD 

 

WHEREAS, Section 405.370(G)(1)(b) states that the City Council will hereby exercise the right, 
power and authority to review and approve any and all development or redevelopment plans, for 
the properties within the area bounded by Olive Boulevard on the north, Old Ballas Road on the 
south and east and I-270 on the west, as provided for in Section 405.1080; and 
 
WHEREAS, an application was submitted by Jennifer Gross, of Altus Properties, on behalf of 
DOC-633 Emerson Road MOB, LLC, property owners of 633 Emerson Road, for a 15,000 square 
foot parking lot expansion to provide an additional 36 parking spaces to the site, with new parking 
lot lighting within the greenspace and around the non-conforming billboard; and  
 
WHEREAS, the Planning and Zoning Commission reviewed and, by a ____  vote, recommended 
approval of the request, subject to the conditions contained herein, at its meeting on August 3, 
2020; and 
 
WHEREAS, all parties desiring to be heard, either for or against said application, were given an 
opportunity to be heard, and a copy of the proposed resolution has been made available for public 
inspection prior to its consideration by the Council; and 
 
WHEREAS, the City Council finds that the application and evidence presented clearly indicate 
that the proposed Site Development Plan, when subject to certain conditions set forth herein, 
should be approved: 
 

NOW, THEREFORE, be it resolved by the City Council of the City of Creve Coeur, St. Louis 
County, Missouri, as follows: 
  

Section 1:  The site development plan for the property addressed as 633 Emerson Road is 
approved subject to the following conditions: 
 

1. The Applicant shall submit a site improvement permit for the additional 15,000 square 
feet of new site coverage for the parking lot at 633 Emerson Road to be in substantial 
compliance with the site development plans received July 2, 2020, as bound together 
and submitted in conjunction with Application #20-022 by CEDC, except as modified 
below.  

2. A final landscape shall be submitted to be in substantial compliance with the revised 
Landscape Plan emailed on July 16, 2020, as bound together and submitted in 
conjunction with Application #20-022 by CEDC, except as modified below. 

3. The Landscape plan shall be revised to include the plantings around the building and 
“Living Fence/Trellis" system at the south elevation and east elevation of the building 
consistent with the approved  plans in 2013;  identify and replace all dead and dying 
trees and plants in order to provide attractive year-round screening along Emerson Road 
frontages, and any plant materials listed as an undesirable species, shall be replaced 
with a Missouri Native tree as recommended by the City’s Landscaping Guide, for the 
Zoning Administrator’s approval. 

4. Additional shrubs shall be provided around the west side of the new parking area and 
additional upright evergreen plants placed around the Billboard to soften the area as 
discussed in the Staff Report for August 3, 2020 Planning and Zoning Commission 
meeting, for the Zoning Administrator’s approval. 

5. All new trees shall have a minimum caliper of three inches (3”) as required under 
Section 405.540 Landscaping 
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RESOLUTION NO. ____ 
 

6. An underground irrigation system shall be installed for the new landscaped areas as 
required under Section 405.540(10).   

7. All landscaping shall be maintained per the approved Landscape Plan and any 
vegetation that is totally or predominantly dead and/or disfigured due to disease or injury 
shall be replaced as needed and in a prompt and workmanlike manner as dictated by 
accepted horticultural standards. 

8. All lighting shall be installed or modified to be in conformance with Section 405.680, 
Lighting, of the Zoning Ordinance, subject to approval of the Zoning Administrator. 

9. The entire parking lot shall be resealed, and the southernmost entrance and adjacent 
sidewalk shall be reconstructed to meet with ADA regulations, as directed by the 
Department of Public Works. 

10. Any future enlargement, extension, expansion or alteration in the use of the structures or 
site must be approved by the Planning and Zoning Commission or if required City 
Council before a Building Permit for the enlargement, expansion or alteration may be 
issued.  

11. Any transfer of ownership or lease of the property shall include in the transfer or lease 
agreement a provision that the purchaser or lessee agrees to be bound by the approved 
Site Development Plan for the property and the conditions herein set forth, and written 
confirmation thereof signed by the new owner or lessee shall be filed with the City at the 
time of such transfer or lease.  Failure to comply with this provision shall not excuse 
anyone from these conditions.  

 
Section 2:  This resolution shall become effective upon approval. 
 

ADOPTED THIS ___ DAY OF August 2020. 
 

 
 

BARRY GLANTZ 
MAYOR 

ATTEST: 
 
 
 
 

DEBORAH RYAN, MPCC 
CITY CLERK 
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