
 

 

 

 

 

AGENDA 

PLANNING AND ZONING COMMISSION MEETING 

CITY OF CREVE COEUR, MISSOURI 

MONDAY, JUNE 6, 2022 

6:00 PM 

City of Creve Coeur Planning and Zoning Commission Page 1  

 

Pursuant to Section 610.022 RSMO, the Planning and Zoning Commission could, at any 
time during the meeting, vote to close the public meeting and move to closed session to 
discuss matters relating to litigation, legal actions and/or communications from the City 
Attorney as provided under Section 610.021(1) RSMo. and/or personnel matters under 
Section 610.021(13) RSMo. and/or employee matters under Section 610.021(3) RSMo. 
and/or real estate matters under Section 610.021(2) or other matters as permitted by 
Chapter 610.  
 
Reports, documents, plans, and related materials are available for examination at the Creve 
Coeur Government Center, 300 North New Ballas Road, prior to the meeting.  
 
Special disabled service may be arranged by contacting the Office of the City Administrator 
in advance. 

CALL TO ORDER 

ROLL CALL 

Mr. Gene Rovak (Chair) 
Ms. Muriel Hall 
Mr. Larry Potashnick 
Ms. Julie LaBonte 
Mr. AJ Wang 
Ms. Rhonda O’Brien 
Mr. Thomas Buelter 
 
Mr. Carl Lumley, City Attorney 
Mr. Jason Jaggi, Director of Community Development 
Ms. Bethany L. Moore, City Planner 
Ms. Megan Waller, Administrative Supervisor/Recording Secretary 

ACCEPTANCE OF THE AGENDA 

APPROVAL OF MINUTES 
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1. May 16, 2022 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 

1. PUBLIC HEARING.  Application #22-008: Text Amendment to Conditional 
Uses, Section 405.470.A.14 Food Services and Drinking Places with Drive-
Through Services 

Jason Jaggi, Director of Community Development, on behalf of the City of Creve Coeur, 
Planning Division, has submitted a text amendment application to consider amendments to 
the conditional use standards as provided by Section 405.470.A.14 Food Services and 
Drinking Places (NAICS 722).  Specifically, the text amendment proposes changes to the 
conditional use standards for drive through restaurants with respect to site design, size of 
buildings, and operational aspects of these uses.  The current regulations for drive-through 
restaurants were adopted by the City in 2014.  The Public Hearing was continued from May 
16, 2022. 

NEW BUSINESS 

1. #22-009: an Application for a Master Sign Plan for The Covenant 
Theological Seminary Campus Located at 12330 Conway Road 

Nathan Frazier, of Landmark Sign Company, on behalf of Covenant Theological Seminary 
located at 12330 Conway Road, has submitted an application for a master sign plan for the 
entire Covenant Theological Seminary Campus. The request will allow for a new 
monument sign along N. Forty Drive and establish size and design standards for the 
existing signage throughout the campus. Section 405.955 Master Signage Plans provides 
that as an alternative to what would otherwise be allowed, signs may be permitted in 
accordance with a comprehensive plan of signage for planned developments and large 
campus development of contiguous multi-acre areas, not separated by major highways or 
public rights-of-way subject to the recommendation of the Planning and Zoning 
Commission and approval of the City Council.  

WORK AGENDA 

DEPARTMENT REPORTS 

1. BJC West County and Millennium Park Parking Agreements 
Commissioner Potashnick requested historical information on the parking 
arrangements for Millennium Park between the City and BJC at West County 
Hospital for review and discussion. 

ADJOURNMENT 
Posted: ______________________________________  

Jason W. Jaggi 
Director of Community Development 



 

 

 

 

 

DRAFT MINUTES 

PLANNING AND ZONING COMMISSION MEETING 

CITY OF CREVE COEUR, MISSOURI 

MONDAY, MAY 16, 2022 

6:00 PM 
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CALL TO ORDER 

ROLL CALL 

 AJ Wang Commission Member  
 Rhonda O'Brien Commission Member  
 Julie LaBonte Vice Chair/Commission Member  
 Thomas Buelter Commission Member  
 Gene Rovak Chair/Commission Member  
 Muriel Hall Commission Member  (Absent) 
 Larry Potashnick Commission Member  

The following staff were also present:  
Carl Lumley, City Attorney 
Jason Jaggi, Director of Community Development 
Bethany Moore, City Planner 
Megan Waller, Administrative Supervisor/ Recording Secretary. 

 

ACCEPTANCE OF THE AGENDA 

Mr. Potashnick moved to accept the agenda. Mr. Wang seconded. All in favor.  

APPROVAL OF MINUTES 

1. April 21, 2022 Planning and Zoning Commission Draft Meeting Minutes 

Mr. Potashnick moved to accept the agenda. Ms. LaBonte seconded. All in Favor.  

PUBLIC COMMENT 

None 

UNFINISHED BUSINESS 

None 
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NEW BUSINESS 

1. #22-007: Minor Site Plan for a Fence Within the Front-Yard Setback Along 
Ladue Road for the Property Addressed as 111 Plantation Drive 

Ms. Tammy White, owner of 111 Plantation Drive and Ms. Stephanie Howard, Investor at 111 
Plantation Drive explained that they hope to add a 6ft cedar privacy fence along Ladue Road due to 
safety concerns on the busy street.  
 
Ms. White explained that there are trees at the 28ft line, and that they hope to place the fence at the 
30ft mark. She also explained that more trees have already been planted that will grow to further 
block the view of the fence from Ladue Road.  
 
Ms. Bethany Moore, City Planner, stated that the applicants hope to build a 6ft cedar fence 30ft from 
the property line within the front yard setback along Ladue Rd. 
 
Ms. Moore stated that staff recommends that the fence posts are interior to the yard and hidden from 
Ladue Road. She also stated that the current landscaping should be maintained, and the fence 
should be stained a dark brown color.  
 
Ms. Moore explained that the proposed location of the fence is well within the minimum setback 
requirements, but the materials chosen and height of the fence cause the need for Planning and 
Zoning Commission approval. 
 
Mr. Potashnick moved to approve the application for minor site plan for a fence within the front-yard 
setback along Ladue Road for the property addressed as 111 Plantation Drive subject to staff 
proposed conditions. Ms. LaBonte seconded. All in favor.  

RESULT: APPROVED [UNANIMOUS] 

AYES: Wang, O'Brien, LaBonte, Buelter, Rovak, Potashnick 

ABSENT: Hall 

2. PUBLIC HEARING.  Application #22-008: Text Amendment to Conditional 
Uses, Section 405.470.A.14 Food Services and Drinking Places with Drive-
Through Services 

Those speaking to the request were sworn in.  
 
Mr. Jason Jaggi, Director of Community Development, presented the history of the ordinance and that 
there are currently only three drive through restaurants in Creve Coeur. He stated that there is 
continued interest and demand for these uses from the industry within the City. He began presenting 
with “adjacent to residential” changes.  
 
Mr. Jaggi stated that the comprehensive plan does not directly address the drive through ordinance 
but outlined specific items within the comprehensive plan that do relate to the suggested changes to 
the ordinance.  
 
Mr. Jaggi presented an overview of the City districts that would allow a conditional use permit for 
drive through restaurants. He stated that the proposed text amendment will still maintain separate 
standards for “adjacent to residential” and “not adjacent to residential”.  

 
Mr. Jaggi stated that a suggested change is to clarify drive through windows and ordering facilities 
are not allowed adjacent to a primary street but could be allowed along secondary streets with 
screening.  
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Mr. Jaggi stated that it is suggested to eliminate the tenant space size requirements and  indoor seat 
requirements. He also stated that un-enclosed outdoor dining will not require additional off-street 
parking.  
 
Mr. Buelter asked if there have been complaints regarding limited parking. Mr. Jaggi stated there 
have not been complaints, but a minimum number of parking spaces will remain a consideration of 
the CUP approval process.  
 
Ms. LaBonte asked if the City has received feedback from residents near Bread Co. Mr. Jaggi 
explained that initially there were comments when the restaurant opened but not recently.  
 
Mr. Rovak asked why the size requirement was dropped from the ordinance. Mr. Jaggi explained that 
it does not seem to be a necessary portion of the ordinance, as it is a tenant space in a multi-tenant 
building.  
 
 
Mr. Jaggi stated that a proposed change is to allow the stacking lane to cross between the building 
and street, with screening. He explained that a traffic study, volume control study, and acoustical 
study will still be required.   
 
Mr. Jaggi presented  sites within Creve Coeur that are adjacent to residential that might attract an 
application for a drive through restaurant.  
 
Ms. LaBonte had concerns with traffic backing up into residential areas.  
 
Mr. Jaggi stated that the next set of changes would affect “adjacent to non-residential”.  
 
Mr. Jaggi explained that the proposed changes to the ordinance include rewording to clarify that there 
must be one existing building and the drive through would be included in the second.  
 
Mr. Jaggi stated that the proposed changes would simplify and reduce the minimum frontage 
requirement of one building to be 150ft in width. He also stated that the changes would eliminate 
passageway or arcade provisions. He suggested possibly changing this to a minimum building square 
footage requirement.  
 
Mr. Jaggi stated that a suggested change is to allow order facility and service window on secondary 
streets with landscaped screening.  
 
Ms. LaBonte asked if it is stated anywhere what is defined as a primary versus a secondary street. 
Mr. Jaggi confirmed that there is a street classification system, and it is referenced in the 
comprehensive plan.    
 
Mr. Jaggi stated that a suggested change is to eliminate the requirement that the landscaped area 
adjacent to the building must be equal to 50 percent of the floor space of the building.  
 
Mr. Jaggi suggested eliminating the requirement for freestanding drive throughs to provide 8ft wide 
planting strip on two sides of building.  
 
Mr. Rovak asked for clarification as to why restaurant size applications are getting smaller, and if this 
is due to emphasis on drive through's and carry out. Mr. Jaggi stated that he does think this is why 
and that it is good to keep a minimum square footage requirement in the ordinance.  
 
Mr. Jaggi stated that the suggested ordinance would reduce minimum square footage size 
requirement. This will be discussed at the next hearing.  
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Mr. Jaggi stated that a recommended change is to allow trash enclosures to be detached from the 
building.  
 
Mr. Jaggi stated that a suggested change is that the stacking lane may cross between the principal 
building and primary street frontage with screening.  
 
Mr. Jaggi presented examples of potential sites for these drive throughs.  
 
Mr. Jaggi explained the next steps towards the text amendment.  
 
Ms. Linda Rezny, 104 Graeser Acres, had many concerns regarding drive throughs adjacent to 
residential. 
 
Ms. Rezny asked if there are limitations on hours. Mr. Jaggi responded not at this time.  
 
Ms. Rezny stated that she has concerns regarding sound studies and suggested that they be done at 
different times throughout the day. 
 
Mr. Potashnick moved to continue the public hearing to the next meeting. Ms. LaBonte seconded. All 
in favor.  

RESULT: CONTINUED [UNANIMOUS] 

AYES: Wang, O'Brien, LaBonte, Buelter, Rovak, Potashnick 

ABSENT: Hall 

WORK AGENDA 

None 

DEPARTMENT REPORTS 

Mr. Jaggi stated that the drive through discussion will continue as well as one other application at the 
June 6th meeting. 
 
Mr. Jaggi presented information regarding Mr. Potashnick's Millennium Park parking questions.  
 
Mr. Potashnick stated that he would like to see the contract regarding the parking arrangement with the 
City and BJC regarding the parking. Mr. Jaggi stated there is no contract. 
 
Mr. Buelter asked for a copy of the meeting minutes and staff report when the agreement was discussed.  
 
Mr. Jaggi stated that he would pass along the suggestions of the commission to City staff and Council.  
 
Ms. Rezny asked when the next public hearing for the drive through text amendment will be and had 
concerns regarding the City newsletter. Mr. Jaggi confirmed that it will be the first meeting in June.  

ADJOURNMENT 

Mr. Potashnick moved to adjourn. Mr. Wang second. All in favor. Meeting adjourned at 7:43 pm 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#22-008: TEXT AMENDMENT TO CONDITIONAL USES, SECTION 

405.470.A.14 FOOD SERVICES AND DRINKING PLACES WITH DRIVE-

THROUGH SERVICES 

Key Issues: 

• Are the changes consistent with 

the purposes of the Zoning 

Code? 

• Are the changes consistent with 

the objectives and strategies of 

the Comprehensive Plan?  

FOR THE MEETING OF: Monday, June 6, 2022, 6:00 P.M., Public Hearing 

LOCATION: MX, GC, CB, PO, PC, and LI Zoning Districts 

REQUEST: Jason Jaggi, Director of Community Development, on behalf of 

the City of Creve Coeur, Planning Division, has submitted a text amendment 

application to consider amendments to the conditional use standards as 

provided by Section 405.470.A.14 Food Services and Drinking Places 

(NAICS 722).  Specifically, the text amendment proposes changes to the 

conditional use standards for drive through restaurants with respect to site 

design, size of buildings, and operational aspects of these uses.  The current 

regulations for drive-through restaurants were adopted by the City in 2014.  

  

Text Amendments to the Zoning Ordinance require review and a public 

hearing by the Planning and Zoning Commission with final approval by the 

City Council. 

 

Creve Coeur 2030 References 

• Chapter 3, Objectives and 

Strategies 

ADDITIONAL INFORMATION:   This item was first discussed at the May 16, 

2022, Planning and Zoning Commission meeting.  The Commission 

continued the Public Hearing on this request to Monday, June 6, 2022.  

Meetings are held at 6:00 P.M., in the Council Chambers of the Creve Coeur 

Government Center located at 300 North New Ballas Road. Additional 

information is available at the Government Center, Planning Division offices, 

and on the City’s website at www.crevecoeurmo.gov under the Planning 

Projects page. 

Zoning Code References 

• Section 405.470.A.14 Food 

Services and Drinking Places 

 

APPLICANT: Jason W. Jaggi, AICP 

Director of Community Development 

City of Creve Coeur  

300 N. New Ballas Road 

Creve Coeur, MO 63141 
 

  

REPORT PREPARED BY:  Jason W. Jaggi, AICP Director of Community Development 

DATE:                                      May 12, 2022 

ATTACHMENTS: Existing drive-through ordinance, Section 405.470.A.14; proposed revisions to 

Section 405.470.A.14 drive through restaurants (May 5, 2022 Draft); April 

22, 2022, City Council update memo and draft, February 3 and March 7, 

2022, P&Z Work Session memos and drafts. 

 

 

 

 

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 

 

of 
 

city 
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Planning and Zoning Commission Application #22-008: Drive Through Restaurants CUP TA 

June 6, 2022  Page 2 

 
 

 

BACKGROUND 

The Planning and Zoning Commission started the public hearing on this request on May 16, 2022.  At 

that time staff presented the proposed revisions to the restaurant drive-through ordinance and solicited 

feedback from the Commission and members of the public.  Please refer to the May 16th staff report and 

presentation slides for additional background information.  At the conclusion of the discussion, the 

Commission voted to continue the public hearing to June 6, 2022 to allow additional input and for staff to 

consider the feedback received. 

 

After the meeting, staff has received a few comments regarding the proposed ordinance.  Emailed 

comments are attached for the Commission’s review.    

 

PROPOSED REVISIONS SINCE THE MAY 16 MEETING 

Staff has considered the comments received from both the public and Commission and has provided 

additional revisions.  The changes made to the regulations are shown in the attached redlined document.  

These changes are summarized as follows in accordance with the applicable section number: 

 

• 14.b: Removed the reference that limits restaurants to 40% of the building square footage.  This 

requirement was removed by a prior text amendment back in 2019 via Ordinance 5626 and no 

longer applies. 

 

Adjacent to Residential Uses 

• 14.c:  Restaurant drive-throughs that abut residential uses, has been amended to specify single-

family residential uses.  This change was made based on a comment received that a mixed-use 

development that has multi-family residential adjacent to a proposed drive-thru should not 

qualify.  Staff believes the intent has been to regulate these uses, as applicable, when adjacent to 

single family residences and not to include all forms of residential uses, noting that multi-family 

residential uses are allowed in some commercial zoning districts. 

• 14.c(2), (7) and (8): Minor revisions for clarity.  No substantive changes. 

 

Adjacent to Non-Residential Uses 

• 14.d:  Clarified adjacent to single family uses in the same manner as above. 

• 14.d(1):  Changed the method for determining the dimension of the additional building on site 

that allows for a drive-thru within a coordinated development.  The current ordinance requires a 

building frontage width of at least 200-feet to qualify for a drive-thru restaurant.  Staff previously 

proposed reducing that to 150-feet to account for smaller buildings.  To provide greater 

flexibility and to simplify the regulation, staff has revised this qualification to require a minimum 

of a 10,000 square foot building.  The specific dimensions of the building would not be 

considered as long as at least one building within the development has a minimum square 

footage of 10,000 square feet.  It is important to note that for drive-thrus that are not adjacent to 

residential, the existing ordinance does not specify the use of the “other” building.  Meaning, the 

other building on the site could be an office building or any other allowable use meeting these 

size requirements.  For those that are adjacent to residential uses, the requirement is that it must 

be located within a multi-tenant retail building and cannot be freestanding.  

• 14.d(2) and (3):  Minor revisions for clarity.  No substantive changes. 

• 14.d.(5): No changes, however, this portion was discussed at the prior meeting but was 

inadvertently left out of the previous version.  The size of a free-standing drive-thru building has 

been reduced from the current requirement of 2,500 square feet to 2,000 square feet to allow for 

smaller restaurants. The minimum seating has been left unchanged at 55.  
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Planning and Zoning Commission Application #22-008: Drive Through Restaurants CUP TA 
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• 14.d.(9) and (10).  Minor revisions for clarity.  No substantive changes. 

 

SUMMARY AND CONCLUSION 

The proposed changes maintain the two-tiered system of regulations for drive-thru restaurants for those 

uses that are adjacent to residential and those that are not. Further, these changes to the drive-thru 

ordinance have been developed in such a manner to achieve an acceptable balance that adheres to the 

broader goals of the comprehensive plan, minimizes negative impacts, but also recognizes the ultimate 

desirability to accommodate these uses in appropriate settings as provided by the current ordinance.     

   

A draft ordinance has been prepared reflective of the changes discussed within this report to facilitate the 

Commission’s review.  Staff requests further discussion by the Commission on the following items, 

which represent the more significant aspects of these amendments: 

• The allowance to have drive-thru service windows and order facilities along a non-primary street 

building frontage subject to landscaped screening.  For reference, primary street frontage is a term 

that refers to the elevation that faces the highest level of roadway as determined by the regional 

functional classification system.   For example, for the property located on the corner of Olive 

and Old Ballas, a building frontage on Olive Blvd. would be the primary street frontage.  

• The specification for adjacent “single family” residential uses. 

• When adjacent to non-residential, the change to base the qualification for a drive-thru from a 

development with a building with 200-feet of frontage to a minimum size of 10,000 square feet. 

• when adjacent to non-residential, the continuance of specifying a minimum size for a drive-thru 

restaurant, and minimum number of indoor seats. 

• The removal of requiring off-street parking for outdoor seating areas.  The current ordinance 

requires 1 additional parking space per 8 outdoor seats.  

 

RECOMMENDATION AND ACTIONS  

After deliberation and upon the closing of the public hearing, if the Planning and Zoning Commission has 

chosen to accept the regulations as provided in the draft ordinance as written, the following would be a 

suitable motion for this application:  

 

“I move to recommend approval of the text amendments presented with Application #22-008 to amend the 

conditional use standards for drive through restaurants as regulated under Section 405.470.A.14 of the 

Zoning Ordinance subject to the conditions contained in the draft ordinance prepared for the meeting of 

June 6, 2022.”  (Conditions may be added, eliminated, or modified by preceding motion.) 

 

APPENDIX 1: COMPREHENSIVE PLAN  

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

 

APPENDIX 2:  ZONING CODE 

Included and attached by reference.  See body of report for specific excerpts. 
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  Draft Revisions 5-5-22 
P&Z Public Hearing May 16, 2022 

Revised P&Z Public Hearing June 6, 2022 

1 
 

Proposed Revised Section 405.470.A Conditional Uses 

(Drive-thru Restaurant Ordinance) 
 

14. Food services and drinking places — (NA/CS 722). Shall be located on sites of not less than 

two (2) acres with the following exceptions and conditions: 

[Ord. No. 5400 §2, 11-10-2014] 

a. The acreage requirement does not apply to restaurants without drive-thru services within the 

"GC" District; 

b. The acreage requirement does not apply to restaurants without drive-thru services in the "CB," 

"PO," "PC" and "LI" Districts that are located within a retail or office building., provided that 

such restaurants do not collectively occupy more than forty percent (40%) of the building square 

footage; [Ord. No. 5626, 2-11-2019] 

 

c. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that abut single family residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes which shall all be located 

on the rear or one (1) end of a multi-tenant retail building having a continuous structure frontage 

of at least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not 

open on the sides). 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a the primary street frontage., unless otherwise approved, and If adjacent to single family 

residential uses, the facility and service window shall be completely screened from the ground-

floor level of adjacent residences with a property line wholly or partially within two hundred 

(200) feet of either the order facility or the service window by means of a solid barrier or 

topographic change. Vegetation cannot be used to meet this requirement but may be needed to 

address aesthetic concerns. If adjacent to a street to the extent allowed above, the drive-thru 

order facility and service window shall provide visual screening in the form of dense landscaping 

as deemed appropriate by the Planning and Zoning Commission.  

(3) The drive-thru restaurant shall have no minimum size requirement; however, less than two 

thousand four hundred (2,400) square feet of gross floor area (area under roof) and a minimum 

of fifty-five (55) indoor seats and tables for customers shall be provided.  Unenclosed outdoor 

seating areas shall not require additional off-street parking. 

(4) The drive-thru order facility and service window shall be no less than fifty (50) feet from any 

property line of any residential use. 

(5) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars] excluding the space being served by the window, which shall be no 

less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide for 

vehicular escape prior to the point of the facility order board, which escape route can be shared 

with the general parking lot circulation. 

(6) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

Formatted: Font: 12 pt
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  Draft Revisions 5-5-22 
P&Z Public Hearing May 16, 2022 

Revised P&Z Public Hearing June 6, 2022 

2 
 

(7)  If the designated stacking lane crosses between the building and primary street frontage it 

shall be screened as provided by Section 405.470.A.14.c.2.The designated stacking lane shall not 

cross between the building and principal street frontage.   

(8) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the 

City, that the required drive-thru facilities shall not interfere with site circulation or be hazardous 

to motorists or pedestrians entering, exitingexiting, or passing by the site and on adjacent 

roadways. 

(9) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(10) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not produce sounds exceeding sixty (60) dB as measured at any property line 

abutting a residential use, up to a height of eight (8) feet above ground at the property line and 

demonstrating that the order facility and service windows will not increase ambient sound levels 

at other property lines above the average Monday to Friday midday level. 
 

d. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that only abut uses other thannon- single family residential uses are subject to the 

following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes in a coordinated 

development located on one (1) or more lots totaling three (3) or more acres, with shared access 

and two (2) or more buildings (including the proposed drive-thru), one (1) of which shall have a 

continuous structure frontage of at least two hundred (200) feet no less than 10,000 square feet of 

gross floor area. Such frontage may include one (1) passageway or arcade (not open on the 

sides). All buildings shall be designed with similar use of materials and design elements such 

that the buildings are aesthetically complementary to each other. 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a the primary street frontage, unless otherwise approved. If adjacent to a street as allowed 

above, the drive-thru order facility and service window shall provide visual screening in the form 

of dense landscaping as deemed appropriate by the Planning and Zoning Commission. 

(3) The drive-thru restaurant shall have pedestrian-oriented landscape adjacent to the buildingsite 

features. equivalent in area to fifty percent (50%) of the gross floor area of the entire restaurant 

use (area under roof).Such features include, but are not limited to, the following: landscaped 

planting areas adjacent to the building, outdoor seating areas, and pedestrian connections within 

the site. Unenclosed outdoor seating areas shall not require additional off-street parking. 

(4) If the drive-thru restaurant is freestanding, an eight-foot-wide planted landscape strip shall be 

adjacent to at least two (2) other sides of the building, exclusive of the pedestrian area. 

(5) If the drive-thru restaurant is freestanding, it shall have no less than two thousand five 

hundred (2,0500) square feet of gross floor area (area under roof) and a minimum of fifty-five 

(55) indoor seats for customers. 

(6) Any service areas, including, but not limited to, trash receptacles, compactors, transformers, 

outdoor cookingcooking, or refrigeration equipment and utility connections, must be fully 

enclosed. Such enclosures shall appear as a part of the restaurant building to the maximum extent 

as found to be practicable by the City. 

Formatted: Font: Not Bold
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(7) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars], excluding the space being served by the window, which shall be 

no less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide 

for vehicular escape prior to the point of the facility order board, which escape route can be 

shared with the general parking lot circulation. 

(8) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(9) If tThe designated stacking lane shall not crosses between the building and principal primary 

street frontage it shall .be screened as provided by Section 405.470.A.14.d.2. 

(10) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of 

the City, that the required drive-thru facilities shall not interfere with site circulation or be 

hazardous to motorists or pedestrians entering, exitingexiting, or passing by the site and on 

adjacent roadways. 

(11) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(12) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not increase ambient sound levels at the property lines above the average Monday 

to Friday midday level. 

e. "Drive-thru" shall mean service to on-premises patrons who do not enter the restaurant/patio 

area, but rather receive service through a drive-up window. 
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BILL NO. _________ ORDINANCE NO. ________ 

 
 

1 

AN ORDINANCE AMENDING SECTION 405.470, CONDITIONAL USES OF THE CREVE 
COEUR ZONING ORDINANCE TO AMEND THE CONDITIONAL USE STANDARDS FOR 
FOOD SERVICES AND DRINKING PLACES AND SECTION 405.820 REQUIRED OFF-

STREET PARKING SPACES REQUIREMENT RELATED TO THESE USES   
 
WHEREAS, an application was made by the Director of Community Development for the City of 
Creve Coeur to amend Section 405.470(14) Conditional Uses, of the Creve Coeur Zoning 
Ordinance to revise the standards for drive-thru restaurant services; and, 
 
WHEREAS, the Planning and Zoning Commission of the City of Creve Coeur, Missouri has 
recognized the need for amendments to such regulations of the City Code of Ordinances as set 
forth herein, to more effectively implement the goals of the Comprehensive Plan and the purposes 
of the Zoning Code; and, 
 
WHEREAS, the Planning and Zoning Commission of the City of Creve Coeur, Missouri, held a 
public hearing thereon at the Creve Coeur Government Center on Monday, May 18, 2022 and 
Monday June 6, 2022, beginning at 6:00 p.m., or immediately following the close of the previous 
public hearing; and, 
 
WHEREAS, the Planning and Zoning Commission reviewed and, by a vote of ___ recommended 
approval of the subject amendments at its meeting on Monday, June 6, 2022; and,  
 
WHEREAS, notice of said public hearing had previously been published at least 15 days prior to 
the hearing in the St. Louis Countian, a newspaper of general circulation in the City of Creve 
Coeur and otherwise posted and published in accordance with the Zoning Ordinance; and, 

 
WHEREAS, all persons who presented themselves at said meeting and desiring to be heard were 
given an opportunity to be heard and a copy of the proposed ordinance has been made available 
for public inspection prior to its consideration by the City Council; and the Bill was read by title in 
open meeting two times before final passage by the City Council; and, 
 
WHEREAS, the City Council being fully informed finds that amending the City Code of Ordinances 
would be in harmony with and bear a substantial relation to the public welfare, health, safety, 
comfort and convenience of the citizens of the City of Creve Coeur and in the public interest. 

 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, Missouri as 
follows: 
 
SECTION 1:  Section 405.470 Conditional Uses of the Zoning Ordinance, of the City of Creve 
Coeur’s Code of Ordinances shall be amended as follows: 
 

Food services and drinking places — (NA/CS 722). Shall be located on sites of not less 
than two (2) acres with the following exceptions and conditions: 

a. The acreage requirement does not apply to restaurants without drive-through 
services within the "GC" District; 
b. The acreage requirement does not apply to restaurants without drive-through 
services in the "CB," "PO," "PC" and "LI" Districts that are located within a retail 
or office building; 
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c. Drive-through services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 
that abut single family residential uses are subject to the following: 

(1)  Drive-through facilities shall be limited to one (1) restaurant with no more 
than two (2) service windows, two (2) order facilities and two (2) 
designated stacking lanes which shall all be located on the rear or one (1) 
end of a multi-tenant retail building having a continuous structure frontage 
of at least two hundred (200) feet. Such frontage may include one (1) 
passageway or arcade (not open on the sides). 

(2)  The drive-through order facility and service window shall only be on or 
adjacent to a wall not facing a the primary street frontage. unless 
otherwise approved, and If adjacent to single family residential uses, the 
facility and service window shall be completely screened from the ground-
floor level of adjacent residences with a property line wholly or partially 
within two hundred (200) feet of either the order facility or the service 
window by means of a solid barrier or topographic change. Vegetation 
cannot be used to meet this requirement but may be needed to address 
aesthetic concerns. If adjacent to a street, the drive-thru order facility and 
service window shall provide visual screening in the form of dense 
landscaping as deemed appropriate by the Planning and Zoning 
Commission. 

(3)  The drive-thru restaurant shall have no minimum size requirement; 
however, less than two thousand four hundred (2,400) square feet of 
gross floor area (area under roof) and a minimum of fifty-five (55) indoor 
seats and tables for customers shall be provided.  Unenclosed outdoor 
seating areas shall not require additional off-street parking. 

(4)  The drive-thru order facility and service window shall be no less than fifty 
(50) feet from any property line of any residential use. 

(5)  The designated stacking lane shall be no less than one-hundred ninety 
(190) feet long [approximately ten (10) cars] excluding the space being 
served by the window, which shall be no less than nine (9) feet wide by 
nineteen (19) feet long. The lane shall, at a minimum, provide for 
vehicular escape prior to the point of the facility order board, which 
escape route can be shared with the general parking lot circulation. 

(6)  The entrance to the designated stacking lane shall be no less than fifty 
(50) feet from the nearest point on the property line across the nearest 
vehicular entrance. 

(7)  If the designated stacking lane crosses between the building and primary 
street frontage it shall be screened as provided by Section 
405.470.A.14.c.2. The designated stacking lane shall not cross between 
the building and principal street frontage. 

(8)  A traffic study shall be submitted by the applicant that demonstrates, to 
the satisfaction of the City, that the required drive-thru facilities shall not 
interfere with site circulation or be hazardous to motorists or pedestrians 
entering, exiting or passing by the site and on adjacent roadways. 

(9)  The order facility shall utilize automatic volume control which adjusts 
outbound volume based on the outdoor ambient noise level. 

(10)  An acoustical study shall be submitted demonstrating that the order 
facility and service windows will not produce sounds exceeding sixty (60) 
dB as measured at any property line abutting a residential use, up to a 
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height of eight (8) feet above ground at the property line and 
demonstrating that the order facility and service windows will not increase 
ambient sound levels at other property lines above the average Monday 
to Friday midday level. 

d. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts that 
only abut non-single family residential uses are subject to the following: 

(1)  Drive-thru facilities shall be limited to one (1) restaurant with no more 
than two (2) service windows, two (2) order facilities and two (2) 
designated stacking lanes in a coordinated development located on one 
(1) or more lots totaling three (3) or more acres, with shared access and 
two (2) or more buildings (including the proposed drive-thru), one (1) of 
which shall have no less than 10,000 square feet of gross floor area. a 
continuous structure frontage of at least two hundred (200) feet. Such 
frontage may include one (1) passageway or arcade (not open on the 
sides). All buildings shall be designed with similar use of materials and 
design elements such that the buildings are aesthetically complementary 
to each other. 

(2)  The drive-thru order facility and service window shall only be on or 
adjacent to a wall not facing a the primary street frontage, unless 
otherwise approved.  If adjacent to a street, the drive-thru order facility 
and service window shall provide visual screening in the form of dense 
landscaping as deemed appropriate by the Planning and Zoning 
Commission. 

(3)  The drive-thru restaurant shall have pedestrian-oriented site features. 
landscape adjacent to the building equivalent in area to fifty percent 
(50%) of the gross floor area of the entire restaurant use (area under 
roof).  Such features include, but are not limited to, the following:  
landscaped planting areas adjacent to the building, outdoor seating 
areas, and pedestrian connections within the site.  Unenclosed outdoor 
seating areas shall not require additional off-street parking. 

(4)  If the drive-thru restaurant is freestanding, an eight-foot-wide planted 
landscape strip shall be adjacent to at least two (2) other sides of the 
building, exclusive of the pedestrian area. 

(5)  If the drive-thru restaurant is freestanding, it shall have no less than two 
thousand five hundred (2,500) two-thousand (2,000) square feet of gross 
floor area (area under roof) and a minimum of fifty-five (55) indoor seats 
for customers. 

(6)  Any service areas, including, but not limited to, trash receptacles, 
compactors, transformers, outdoor cooking or refrigeration equipment and 
utility connections, must be fully enclosed. Such enclosures shall appear 
as a part of the restaurant building to the maximum extent as found to be 
practicable by the City. 

(7)  The designated stacking lane shall be no less than one-hundred ninety 
(190) feet long [approximately ten (10) cars], excluding the space being 
served by the window, which shall be no less than nine (9) feet wide by 
nineteen (19) feet long. The lane shall, at a minimum, provide for 
vehicular escape prior to the point of the facility order board, which 
escape route can be shared with the general parking lot circulation. 
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(8)  The entrance to the designated stacking lane shall be no less than fifty 
(50) feet from the nearest point on the property line across the nearest 
vehicular entrance. 

(9)  If the designated stacking lane shall not crosses between the building and 
principal primary street frontage it shall be screened as provided by 
Section 405.470.A.14.d.2. 

(10)  A traffic study shall be submitted by the applicant that demonstrates, to 
the satisfaction of the City, that the required drive-thru facilities shall not 
interfere with site circulation or be hazardous to motorists or pedestrians 
entering, exiting or passing by the site and on adjacent roadways. 

(11)  The order facility shall utilize automatic volume control which adjusts 
outbound volume based on the outdoor ambient noise level.   

(12)  An acoustical study shall be submitted demonstrating that the order 
facility and service windows will not increase ambient sound levels at the 
property lines above the average Monday to Friday midday level. 

 
e. "Drive-thru" shall mean service to on-premises patrons who do not enter the 
restaurant/patio area, but rather receive service through a drive-up window. 

 
 

SECTION 2:  Section 405.820.F Required Off-street Parking Spaces shall be amended to read 
as follows: 
 
SECTION 405.820.F. REQUIRED OFF-STREET PARKING SPACES 
5. Food services and drinking places (NAICS 722). 

a. One (1) parking space per every three (3) seats of maximum occupancy recorded 
under the conditional use permit plus one (1) parking space per every two hundred fifty 
(250) square feet of total building floor area. plus one (1) parking space per each eight 
(8) seats in an outdoor seating area. 
b. Small restaurant facilities which offer only carry-out/delivery service and/or a seating 
capacity of sixteen (16) or fewer persons shall provide parking spaces at the ratio 
required for basic retail uses; provided such small restaurant facilities shall not be 
freestanding or provide drive-through, drive-up or curb service facilities. 

 
 
SECTION 3:  This ordinance shall become effective in accordance with Section 3.11 (g) of the 
City Charter. 
 
ADOPTED THIS ____ DAY OF ____________________, 2019. 

 
 

 

JOE MARTINICH 
PRESIDENT OF CITY COUNCIL 

 
APPROVED THIS ____ DAY OF ___________________, 2019. 
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DR. ROBERT HOFFMAN 
MAYOR 

ATTEST: 
 
 
 

KELLIE HENKE 
CITY CLERK 
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Application #22-008:Text Amendment to Conditional 

Use Permit Standards for Drive Through Restaurants

Section 405.470.A.14

Planning and Zoning Commission

Public Hearing May 16, 2022

Jason Jaggi, AICP Director of Community Development
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BACKGROUND

 Current drive-through ordinance adopted in 2014

 Pre-2014, ordinance limited drive-throughs to a minimum 3-acre lot

 2011, amendment proposed to lower site size to ½ acre with a 1/3 mile 

separation requirement.  Withdrawn.

 Currently, 3 restaurants with drive-throughs in the City of Creve Coeur:  

McDonald’s, St. Louis Bread Company, Panda Express.  Stand alone 

Jimmy John’s approved in 2014 on West Olive—not built
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BACKGROUND

 Need for revisions:

 Existing ordinance is approaching 8 years old.  Continued Demand-

Market and consumer preferences.

 Some provisions are unnecessarily specific.  Difficult to administer and 

comply.  

 May not be producing desirable results

 Joint work session held with City Council and P&Z in December 

2021.  Agreed on need to review ordinance

 Two P&Z work sessions held: Feb. 7th and March 7th.  City Council 

updated:  April 22nd.
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COMPREHENSIVE PLAN REVIEW

 High level, city-wide planning document—does not address drive-through 
restaurants directly

 Not directed at one area of the City—applies to all commercial and light 
industrial districts

 Chapter 3: Objectives and Strategies: 

 Emphasizes pedestrian accessibility and walkability within a mix of uses and 
high quality design (Strategies 1.1, 1.3, and 1.9)

 Recognizes need to be responsive to changing consumer preferences (Strategy 
3.2)

 Mitigate impact of non-residential uses such as lighting, noise and trash on 
adjacent residential uses (Strategy 2.7) and protect residential areas from 
negative encroachment with non-residential uses

 Amendments:  implements goals of Comp Plan while achieving 
appropriate balance and necessary regulations.  
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PROPOSED REVISIONS—OVERVIEW

 Allowed in MX, GC, CB, PO, PC and LI zoning districts with 

conditional use permit (Sec. 405.470.A.14).  No change.

 Maintains two separate standards:  Adjacent to residential and not 

adjacent to residential

 Focus on site design standards: 

 Minimum size of buildings and seating,

 Location of service windows and menu boards 

 Location of stacking lanes

 Landscaping/screening requirements 

 Other clarifications
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EXISTING AND PROPOSED REVISIONS—ABUT RESIDENTIAL

 Min. site size: 2 acres.  No change.

 Limited to one restaurant with no more than 2 service windows, 2 order 
facilities and 2 stacking lanes.  No change.

 Must be located on rear or 1 end of multi-tenant retail building with a building 
frontage of 200-feet.  No change.  Prohibits freestanding drive-through 
restaurants.

 Drive-through order facility and service window on or adjacent to a wall not 
facing a street, unless otherwise approved, screened from ground-floor level of 
adjacent residences within 200-feet of the facility by solid barrier or topographic 
change.  Changed:  prohibits drive through window or order facility from being 
adjacent to a primary street.  Allowed on secondary streets but with landscape 
screening required as viewed from the street. 

 The drive-through restaurant must be min. 2,400 SF in size, 55 indoor seats.  
Changed:  Eliminate minimum size and number of indoor seats.  Unenclosed 
outdoor dining exempt from additional off-street parking requirements (1 space 
per 8 seats) 
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EXISTING AND PROPOSED REVISIONS—ABUT RESIDENTIAL

 Drive-through order facility and service window no closer than 50-

feet from any residential use.  No change.

 Designated stacking lane no less than 190-feet long, 9’x19’ feet 

dimension with vehicle escape route.  No change. 

 Entrance to stacking lane min. 50-feet from the nearest point on 

the property line across nearest vehicular entrance.  No change

 The designated stacking lane cannot cross between building and 

principal street frontage.  Changed:  allows stacking lanes to cross 

between building and primary street frontage but must be screened 

with landscaping
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EXISTING AND PROPOSED REVISIONS—ABUT RESIDENTIAL

 Traffic study to review internal circulation and off-street impacts 

required.  No change.

 Order facility required to utilize automatic volume control.  No 

change. 

 Acoustical study to verify order facility and service window will not 

produce sounds exceeding 60dB at the property line for adjacent 

residential uses.  No change
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EXAMPLES OF ELIGIBLE LOCATIONS* (EXISTING 

DEVELOPMENTS)

6.1.d
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EXAMPLES OF ELIGIBLE LOCATIONS* (EXISTING 

DEVELOPMENTS CON’T)
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EXISTING AND PROPOSED REVISIONS—ABUT NON-

RESIDENTIAL

 Min. site size: 3 acres totaling 1 or more lots in a coordinated development with shared 
access and two or more buildings, 1 of which has a min. building frontage of 200-feet.  
All buildings shall be designed with similar materials and design elements aesthetically 
complementary to each other.  Changed:  2 buildings includes proposed drive-through.  
Simplified to reduce min. frontage requirement of the one building to 150-feet.  
Eliminated passageway or arcade provision.  

 Drive-through order facility and service window cannot face a street, unless otherwise 
approved.  Changed:  Allow order facility and service window on secondary streets 
with landscaped screening.

 Drive-through restaurant to have pedestrian-oriented landscape adjacent to building 
equal to 50% of the floor area of the building.  Changed: Eliminated percentage.  Still 
require landscaping and ped-oriented features incl. but not limited to: landscaping 
adjacent to building, outdoor seating areas, and pedestrian connections throughout 
the site.  Exempt additional off-street parking for unenclosed outdoor seating areas. 

 If drive-through is freestanding, provide 8-foot wide planting strip on two sides of 
building.  Changed:  Eliminated.  Covered in prior provision—no specific dimensions.
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EXISTING AND PROPOSED REVISIONS—ABUT NON-

RESIDENTIAL

 Minimum size of restaurant is 2,500 square feet with min. 55 indoor seats.  
Changed:  Reduced min. size to 2,000 SF.  Accidently left out of draft code.  
More discussion requested.

 Any service areas, including but not limited to, trash receptacles, 
compactors, transformers, outdoor cooking, refrigeration equipment, and 
utility connections must be fully enclosed.  Such elements are to appear 
as part of the building as much as possible.  Changed:  Simply that these 
components must be enclosed.  

 Stacking lane min. 190-feet, 9x19 dimensions, provide for vehicular escape.  
No Change.  

 Entrance to stacking lane min. 50-feet from the nearest point on the 
property line across nearest vehicular entrance.  No change

 The designated stacking lane cannot cross between building and principal 
street frontage.  Changed:  allows stacking lanes to cross between building 
and primary street frontage but must be screened with landscaping
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EXISTING AND PROPOSED REVISIONS—ABUT NON-

RESIDENTIAL

 Traffic study to review internal circulation and off-street impacts 

required.  No change.

 Order facility required to utilize automatic volume control.  No 

change. 

 Acoustical study to verify order facility and service window will not 

produce sounds exceeding ambient daytime levels at property lines.  

No change
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EXAMPLES OF ELIGIBLE LOCATIONS* (ADJACENT 

TO NON-RESIDENTIAL)
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EXAMPLES OF ELIGIBLE LOCATIONS* (ADJACENT 

TO NON-RESIDENTIAL)
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SUMMARY AND NEXT STEPS

 Proposed revisions continue to restrict these uses throughout the 

city

 Discussion requested on amending the size/frontage requirements.  

Industry trend for smaller buildings.

 Solicit additional public input:  proposed revisions emailed to 9 

larger commercial/real estate Creve Coeur property owners and 

developers.

 Provide direction to staff and continue public hearing to June 6th

meeting
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PLANNING AND ZONING COMMISSION MEETING  

CITY OF CREVE COEUR, MISSOURI 

300 NORTH NEW BALLAS ROAD 

MONDAY, MAY 16, 2022 

6:00 P.M. 

 

PUBLIC HEARING 

APPLICATION NO. 22-008  

 

THOSE IN ATTENDANCE: 

Mr. Gene Rovak, Chairman 
Mr. Larry Potashnick 
Ms. Julie LaBonte 
Mr. AJ Wang 
Ms. Rhonda O'Brien 
Mr. Thomas Buelter 
Mr. Carl Lumley, City Attorney 
Mr. Jason Jaggi, Director of Community Development 
Ms. Bethany L. Moore, City Planner 
Ms. Megan Waller Administrative Supervisor/Recording  
    Secretary 

 

 

 

 

 

McLaughlin Court Reporting Services, Inc. 

Deborah K. McLaughlin, RPR, MO-CCR #314, IL-CSR, KS-CCR 
4772 Gatesbury Drive 
St. Louis, MO  63128 

(314) 974-1199 

 1

 2

 3

 4

 5

 6

 7

 8

 9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

6.1.e

Packet Pg. 34

A
tt

ac
h

m
en

t:
 M

ay
 1

8 
20

22
 P

u
b

lic
 H

ea
ri

n
g

 T
ra

n
sc

ri
p

t 
 (

D
ri

ve
-T

h
ro

u
g

h
 R

es
ta

u
ra

n
ts

 T
ex

t 
A

m
en

d
m

en
ts

)



     2

CHAIRMAN ROVAK:  Planning and Zoning Commission

Meeting is called to order for Monday, May 16, 2022.

Begin with roll call.

Ms. Hall is absent.

Mr. Potashnick?

MR. POTASHNICK:  Aye.  Here.

CHAIRMAN ROVAK:  Ms. LaBonte?

MS. LABONTE:  Here.

CHAIRMAN ROVAK:  Mr. Wang?

MR. WANG:  Here.

CHAIRMAN ROVAK:  Ms. O'Brien?

MS. O'BRIEN:  Here.

CHAIRMAN ROVAK:  And Mr. Buelter? 

MR. BUELTER:  Here.

CHAIRMAN ROVAK:  Mr. Lumley -- 

MR. LUMLEY:  Here. 

CHAIRMAN ROVAK:  -- City Attorney?

Mr. Jaggi, Director of Community Development?

MR. JAGGI:  Here.

CHAIRMAN ROVAK:  Ms. Moore, City Planner?

MS. MOORE:  Here.

CHAIRMAN ROVAK:  Megan Waller, Administrative

Assistant/Recording Secretary?  

MS. WALLER:  Here.

CHAIRMAN ROVAK:  Okay.

 1

 2

 3

 4

 5

 6

 7

 8

 9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

6.1.e

Packet Pg. 35

A
tt

ac
h

m
en

t:
 M

ay
 1

8 
20

22
 P

u
b

lic
 H

ea
ri

n
g

 T
ra

n
sc

ri
p

t 
 (

D
ri

ve
-T

h
ro

u
g

h
 R

es
ta

u
ra

n
ts

 T
ex

t 
A

m
en

d
m

en
ts

)



     3

Got everybody.  Ready to go.  Okay.

Okay.  Our next item is Application 22-008:

Text amendment to conditional uses, Section 405.470.A.14

food services and drinking places with drive-through

services.

MR. JAGGI:  Sometimes technology works for you.

Good evening.  

THE COURT REPORTER:  Do I need to swear you in,

Jason?

MR. JAGGI:  Yes.  Thank you.  Thank you for the

reminder.  

And anybody else who -- who may want to speak.  

Thank you.

(Jason Jaggi was sworn in by the court

reporter.)

MR. JAGGI:  Anybody else plans to speak on this

item, you -- you --

VOICE:  Yes.

MR. JAGGI:  -- need to be sworn in.  Anyone else

who wants to make comments this evening.

(Linda Rezny was sworn in by the court

reporter.)

MR. JAGGI:  Thank you.  

Good evening.  Jason Jaggi, Director of

Community Development with the City of Creve Coeur.  
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This is the public hearing for the drive-through

text amendments.  This has been a topic that we've

discussed in work sessions for the last several months and

also with the City Council.

And so tonight we have the formal amendments in

front of you.

But I will start off by saying, there's no

suggestion that you make a recommendation or a vote on

this item this evening.  We'd like to keep the public

hearing open to see if there may be some additional

comments that might be coming forward in the next few

weeks.  

So, with that in mind, I'll go ahead and start

my presentation, and then please stop me along the way if

there is any questions.

So, again, this is the public hearing, and

it's -- involves Section 405.470.A.14 that is the section

of the ordinance that pertains to conditional uses, and,

specifically, conditional uses for restaurants with

drive-through facilities.

Let's see here.  Jump to the next one.

So just a little bit of background on this.  You

all may be familiar with it, but I know we have a couple

new members who haven't been involved since we started

looking at this several months ago.
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The current drive-through ordinance was adopted

by the City Council in 2014.  It was in response to a

request for the Panera or St. Louis Bread Company

drive-through on North New Ballas.  That really what's

kind of leading into the city's review of the ordinance at

that time.

And before 2014, the city did not have a lot of

regulations for drive-through restaurants except for the

minimum site sizes had to be 3 acres.  And the feeling is

that that -- that ordinance requirement, in and of itself,

contributed greatly to limiting the amount of

drive-through restaurants that we have in Creve Coeur.

So before 2014, we had one in the city, and

that's McDonald's by City Place.  Other than that we

didn't have any drive-through restaurants.  

So 2014, we kind of opened it up a little bit,

based on a lot of discussion at that time.

But with that became a -- came a trade-off.  So

we -- we took -- we reduced the 2 acre -- or 3 acre

requirement down to 2 for certain applications of

drive-through restaurants, and then added a lot of

performance criteria, a lot of conditions that had to be

satisfied in order to even request it, and to have it be

reviewed by P&Z and ultimately City Council.

I would just mention, just looking at some of
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the history, I did come across, from 2011, there was

actually was a text amendment that was submitted, I

believe, by a -- an applicant, not the city, to reduce the

site size down to a half acre, but to also implement a

separation requirement.

So the site size could be less, but then there

was a separation requirement built into it.  That was

withdrawn.  That did not proceed.

So, a lot of history for the drive-throughs in

Creve Coeur, is -- is, I guess, the summary of all this.

So what we have today is currently three

restaurants with drive-throughs:  We have McDonald's at

City Place, I mentioned; the St. Louis Bread Company on

North New Ballas, and then we have the Panda Express,

which came in, probably about maybe 2000 -- going off the

top of my head -- maybe 2017, somewhere around there.

That's our newest one there at Creve Coeur Pavilion.  

So why are we looking at drive-through

restaurant ordinance requirements?  Few things here.  The

existing ordinance that we have is now approaching eight

years old.  There's continued demand for these uses in

Creve Coeur.  So we get a lot of inquiries in terms of

hey, you know, this is a market for drive-through

restaurants, what are your rules on them.  

And so we have to go through a lot of -- a lot
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of meetings to at least describe the rules, and then what

we find out is a lot of -- a lot of the requests we get,

there's some provision of this ordinance that just doesn't

fit that is problematic.

So, these are kind of the things that we've

heard over the years.

And, also, COVID-19, I think, and just in

general, consumer preferences still are kind of demanding

these uses, but, of course, there's a balance to this as

well.  And we recognize that, and that's how we kind of

went into these amendments.

So my -- my take on this is that some of these

provisions are -- are really unnecessary.  I don't think

they really offer or bring a lot of value to the city.  I

think there -- they could be viewed as a little bit

cumbersome.  And what we're getting in return may not

really be what we wanted.

Certainly, difficult to administer and to comply

with all those regulations too, when we package it

altogether.

And, again, it may not be producing the

desirable results that we -- we want.  You know, the Panda

Express, I mentioned that earlier, you know, that layout

is reflective of the ordinance that we have here, not

exclusively, but a lot of it was driven because of the
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regulations we have in place now with some of the

irregular movements with the service windows and so forth.

So, I think all of these together, we all agreed

we'd discuss it at the joint work session held with City

Council between Planning and Zoning Commission and the

City Council back in December.  We all agreed that this

should be a priority that we look at for 2022, so that

kind of set us off in this direction.

And then we had two work sessions where staff

has presented some suggested revisions.  We've talked

about that, we made some changes along the way,

February 7th and March 7th.  

And then last April, the 22nd, I also presented

in front of the City Council, just to give them an update

on kind of where we're at in terms of the -- the nature of

the amendments prior to scheduling tonight's meeting.

So, we've done some legwork.  We've had some

work sessions, certainly, on all of it.  But I wanted to

make sure everybody kind of understood the background,

especially for the new members that -- that weren't here.

So, whenever we look at text amendments,

whenever we look at rezonings, a lot of our applications

we always look at the Comprehensive Plan.  And the

Comprehensive Plan, just as a reminder, it's a high-level

city-wide planning document that covers all commercial
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districts in the city.

There are certain place-types specific to each

commercial area and even residential in the city, but it

does not, at the end of the day, ultimately address

drive-through restaurants in terms of you should do this,

you should not, things like that.  It just doesn't address

it. 

So, this amendment also does not propose to

really -- we already allow this in Commercial Districts

and applies to all areas of Commercial, Light Industrial,

so these regulations are not specific to certain areas of

the city, it would -- it would apply to all.

So what I did was I really looked at, well, what

are the overall objectives and standards and strategies,

rather, for the Comprehensive Plan.  And these are the

ones that I'm highlighting for you.  

So the need to emphasize pedestrian

accessibility, walkability within a mix of uses and

high-quality design, that's a strategy you can see in

these different sections of the plan.

Recognizes the need to be responsive to consumer

changes and preferences.  And then, of course, to mitigate

any impacts of non-residential uses such as lighting,

noise, and trash on adjacent residential uses and protect

residential areas from negative encroachment with
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non-residential uses.

So, these are kind of the backbone, if you will,

in terms of the approach and moving forward with these

suggested amendments.

You know, I would say that if we didn't have any

regulation at all, I think the Comprehensive Plan would

certainly kind of say, hey, you know, you need some

balance here.  We don't want all -- all of Olive to become

drive-through restaurants.  I don't think that's what any

of us intended to do, and I'm certainly not proposing that

as well.  But I do think some areas we should be looking

at and maybe it might be a little bit too restrictive,

and -- and the approach here is to balance all of these

kind of objectives into the ordinance, so I hope that

comes through when I go through it tonight.

So moving on, just to give you -- I thought a

lot about, well, how -- how should this information be

presented, and this is the format that I came up with.

So, right now, I -- what I'm going to do is I'm

going to go through these, and I'm just going to show you

what the existing is and what's changed.  Just kind of a

summary.  

You have the attachment that's in the packet

that -- that's the redline, but I feel like this,

hopefully, is a little more easier to -- to read and
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comprehend versus the specific language.  So, I did kind

of summarize this and, certainly, will take any questions

if you want specific information.

So, currently, this is just an overview, they're

allowed in our Mixed Use District, General Commercial,

Core Business, Planned Office, Planned Commercial and

Light Industrial.  This is what's on -- in the ordinance

now.  This is not being proposed to change.  So these are

all the different zoning districts that would allow a

conditional use permit for drive-through restaurant.  No

change to that.

It still maintains the two separate standards.

So there are different standards if -- if the site is

adjacent to residential, and there are different standards

if the site is not adjacent to residential, with,

obviously, more protections built in for any proposal

that's adjacent to residential because of the sensitivity

of the -- of the two different languages.

The focus, really, though, is on site design

standards.  Minimum size of buildings and seatings are --

seating is something that is looked at in the amendments;

location of service windows and menu boards; the location

of the stacking lanes; landscaping and screening

requirements.  These are a lot of the things that are --

that are the focus of the amendments, and then, also, some
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other clarification and certain -- a few other items

within it.

So, just to start out here with -- so that's

kind of the overview.  This is the residential, so this --

just keep this in mind as we go through this section.  

These are the regulations for drive-through

restaurants that are adjacent to residential uses.  Okay.

This is what -- this is what applies.

So the minimum site size is 2 acres, and that's

not proposed to change.

You're limited to one restaurant with no more

than two service windows, two order facilities and two

stacking lanes.  That's not changing.

Must be located on -- on the rear or one end of

a multi-tenant retail building with a building frontage of

200 feet.  No change, which this, effectively, eliminates

the ability to have a freestanding restaurant if you're

adjacent to residential.  So that is a significant

limitation of the ordinance today, and that is not

proposed to be changed.  And it also must be a

multi-tenant retail building.  So the best illustrated

example of that would be the Bread Company, which was kind

of the driver for this regulation.  So that's not really

being proposed -- that's not a proposed change.

The drive-through order facility and service
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window on or adjacent to a wall not facing a street,

unless otherwise approved, screened from ground floor of

the adjacent residences within 200 -- 200 feet of the

facility by a solid barrier or topographic change.

What has been suggested for modification is that

the prohibition of window through -- drive-through windows

or order facilities being adjacent to a primary street.

So, we would allow, with this change, we would

allow them to be placed on secondary streets, but with

landscape screening in front of them adjacent to the

street.

So, I think that gives a little bit more

flexibility to -- for some site layouts, but also

recognizes the need, you know, to add some additional

landscaping along the street frontage when those are

present.  

So, when we talk about primary streets, we're

talking about, you know, Olive, obviously, you know,

Ballas North -- you know, Ballas Road.  The main streets,

you would not be able to have a -- a drive-through menu

board, speaker system or window adjacent to those streets.

They could be allowed though on side streets or secondary

streets, but not the primary street, okay.  So that's --

that's the distinction there.

Drive-through restaurants must be a minimum of
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2400 square feet in size, 55 indoor seats.  I mentioned

this during the work sessions.  This has been eliminated

because I'm not sure that it's very applicable because we

already have the multi-tenant building requirement.  So if

it's a multi-tenant building, it would be one tenant space

within that multi-tenant building, and so I don't know

that it's critical that we dictate what size that tenant

space has to be and how many seats are in it.

So, that has been revised to eliminate the --

the minimum size of the restaurant in that multi-tenant

building, as well as to eliminate any fixed number of, you

know, minimum seating requirements.

Additionally, it's proposed, again, to encourage

outdoor dining, these are things in our Comprehensive Plan

that we want to try to do.

And as an incentive, any unenclosed outdoor

dining would be exempt from providing off-street parking.

So currently that is one space per eight seats.

If you remember the application we just had, we

had to apply that.

But I think to incentivize outdoor dining and

create some more vibrancy in our commercial areas, this is

an area that we could probably say, you know, that's no

longer required.

My experience has been that not -- most of our
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restaurants don't fill up inside and out, and the parking

is not going to be really a strong issue, and it just

provides a little more of an incentive to a restaurant

owner to not have to worry about providing additional

off-street parking when we have restaurants in

multi-tenant buildings.  

MR. BUELTER:  One quick question.  

MR. JAGGI:  Yes, sir. 

MR. BUELTER:  The new guy, so.

MR. JAGGI:  Yeah, please.  

MR. BUELTER:  On -- have we ever had any

complaints about parking at any restaurant somewhere with

something that nobody just can't fit?  

I mean Bristol's kind of car packed -- 

MR. JAGGI:  Right. 

MR. BUELTER:  -- from time to time, but just --

I didn't know if there was any other complaints that might

drive some of this logic.

MR. JAGGI:  No.  To answer your question, no.

However, we still require conditional use

permits, and we still will check parking.  

MR. BUELTER:  Okay. 

MR. JAGGI:  So that is a -- that's a key

component, really, of a conditional use process when it

comes to many -- any conditional use, but in particular
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restaurants.

MR. BUELTER:  Okay.  

MR. JAGGI:  Because they do, you know, there

is -- there is a limited amount of parking.  And one thing

trends over the years that we've talked about is, you

know, the more restaurants that fill up our shopping

centers, the more parking demand there is.  

And so we're cognizant of that, but that is

something that we check.  So I don't see that this is any

different.  It just -- we had an additional requirement,

you know, that you have to provide a little more parking

when you have outdoor seating.

But I really look at outdoor seating, especially

how we're trying to approach it here, it's more seasonal.

It's not the same as interior, you know, year round space.

And I think it's just a way to help kind of promote --

promote that a little bit.

MR. BUELTER:  Okay.  Thank you.

MS. LABONTE:  Have we gotten feedback from the

residents by Bread Co on how that's gone?  

MR. JAGGI:  So, we -- when the restaurant first

opened, we did get a couple comments.  But we have not

received any since.

And you can see the multiple layers that are

here to protect the residents for these types of
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restaurants that are adjacent to residential.  And I'm not

even finished with the list, there's more, you know.

But I think we did initially, but it really died

down and we didn't get a lot of comments afterward.

MR. POTASHNICK:  That was most expensive

drive-through restaurant ever installed in Creve Coeur or

probably in the region --

MR. JAGGI:  Yeah.  

MR. POTASHNICK:  -- so.

MR. JAGGI:  And I -- you know, I think that's a

question for the Commission too, is something that was

brought up at Council is, you know, even with all of these

requirements, you know, and we're -- we're trying to be

open and transparent with this, is, you know, at the end

of the day will -- you know, is that still going to be

acceptable to have a drive-through next to residential,

and I got some -- I have some pictures that I want to show

you of sites that would seem to be eligible candidates for

this just to kind of show you that.

So, I mean that's the expectation, is that, you

know, if these items are met, they should be in a

position, you know, unless there's something else going

on, you know, to -- they're meeting their requirements,

so.

But if we don't think that's a -- if we think
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that's a problem, you know, now is the time, you know, we

could say, and I believe the City of Des Peres says that,

no drive-through restaurants or gas, you know, certain

uses, I think drive-throughs might be one of them where

they're not allowed adjacent to residential, so they're

just not allowed.

But this has a lot of layers to it, I don't know

that we're there yet to say that.

CHAIRMAN ROVAK:  You had made a comment on

dropping the 400 -- 1400 square foot requirement --

MR. JAGGI:  2400.  

CHAIRMAN ROVAK:  -- and when you did, you --

MR. JAGGI:  Yeah. 

CHAIRMAN ROVAK:  -- you said alongside of

because these are going to be in a strip center -- most

likely to be in a strip center.  Was the rationale there

because it might be redundant, is that pretty much the

minimum that you see on a storefront in a -- in a strip

center or -- 

MR. JAGGI:  I guess the way I see it -- 

CHAIRMAN ROVAK:  -- is that different item?

MR. JAGGI:  The way I see it is if you're only

allowed one, and it has to be behind -- behind the

stacking line and everything has to be behind it --

CHAIRMAN ROVAK:  Uh-huh.
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MR. JAGGI:  -- but we're saying the

drive-through, the service window and things can be on the

side, but it has to be screened, I don't know why -- why

it's necessary to say you have to have a certain amount of

seating when it's a tenant space within a multi-tenant

building.

CHAIRMAN ROVAK:  Okay.  

MR. JAGGI:  It doesn't seem to -- why do we care

if they have twenty seats in there?  They can only have

one.  I mean I think we're maybe trying to promote certain

types of restaurants.

CHAIRMAN ROVAK:  Uh-huh.

MR. JAGGI:  But, again, I'm not sure why -- I'm

not sure why --

CHAIRMAN ROVAK:  Okay.  I just -- 

MR. JAGGI:  -- it would continue --

CHAIRMAN ROVAK:  -- want to make sure I

understood the rationale -- 

MR. JAGGI:  Yeah.

CHAIRMAN ROVAK:  -- originally and of dropping

it.

MR. JAGGI:  So you, you know, under that

scenario, you could have like an Imo's -- 

CHAIRMAN ROVAK:  Uh-huh. 

MR. JAGGI:  -- be a tenant, you know, and they
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typically don't have many indoor seats.  They have some.

CHAIRMAN ROVAK:  Right. 

MR. JAGGI:  But then that would be the one that

-- the one drive-through that's allowed for that -- for

that building --

CHAIRMAN ROVAK:  Thank you.

MR. JAGGI:  -- you know.

Okay.  Moving on here.

So the drive-through order facility and service

window, and, again, just so everybody understands, order

facility is like the speaker and the menu board.  That's

the order facility.  The service window is, obviously,

where you pick up the food.

No change.  It can't be any closer than 50 feet

from any residential use.  No change there.

We have criteria for the stacking lane, which

equals about ten cars, that they have to show at least

that amount, and with an escape route.  So if you're in

the -- in the queue, change your mind, something happens,

there's a way for you to get out of that queue, you're not

just locked in.  Okay.  So that would -- that would

still -- no changes there.

Stacking lane minimum of 50 feet to the nearest

point of the property line.  I think that's, again, to try

to avoid conflicts with cars backing up on to a roadway;
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that they need to be separated out from the property line.

No change to that.

And then this is a -- a more significant change

where this designated stacking lane cannot cross between

the building and the principal street frontage.  That's

what it says now.  I don't know that this is going to come

into play very much with the scenario where this is a

multi-tenant building and -- and it requires you --

requires the stacking lane to be behind it anyway.  I

suppose it's possible.  But I think, in general, we would

want to allow -- the change would be to be a little less

restrictive and to allow that to cross the building, the

stacking lane, not the facilities or the window, but the

lane that wraps around, that could cross the primary

street, but we would ask for additional landscaping, you

know, or berming or things like that to help screen some

of that from the street.  So that -- that's a provision in

here.

These are other significant, again, significant

items that I don't know a lot of cities have, but we have

that and no changes are proposed where you have to have a

traffic study, so that's a traffic engineer has to submit

a report that demonstrates that the internal circulation

is sufficient for the proposed drive-through, and that

there will be no off-street impacts, or that those impacts
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will be mitigated in some form or fashion.  So that is

still a requirement there. 

And then they're required to utilize automatic

volume control, so that, again, hopefully, cuts down on

the -- the idea of the speakers being too loud.  No

change.

And then an acoustical study is required.  That

would verify that the order facility and service window

will not produce sounds exceeding that decibel limit at

the property line for adjacent residential uses.  So a lot

of protections are still in here, and they're not proposed

to change for these uses abutting residential.

But I think the central question, again, that I

want to make sure we talk about is even with this, you

know, would -- is there any reason that we would want to

just prohibit them adjacent to residential.

So just think about that a little bit, cause now

is the -- now is the time to look at some of this.

If there's no questions on the regulations, I

will just kind of show you -- now, please keep in mind

this is --

MR. POTASHNICK:  Separate question.

MR. JAGGI:  Yes, sir.  

MR. POTASHNICK:  What do you think the chances

of there being another drive-through restaurant in Creve
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Coeur in the next five years with -- based upon --

MR. JAGGI:  I would say there's a lot of

interest, and there are some sites that we have talked

about over the years that would seem to be decent

candidates for it. 

MR. POTASHNICK:  What sites would those be?

MR. JAGGI:  I'll -- I'll show you some.

MR. POTASHNICK:  Thank you.

MR. JAGGI:  So this is -- this is the QT site,

as we all know, is in litigation.  The -- I'm pointing

this out, is that, you know, if that does not move

forward, this would be a site that would be eligible for

one, okay, because it's got the frontage here, and it --

and it -- it's a development here, you know, you could --

there could potentially be one on the corner.  I think it

would meet a lot of these requirements I've talked about.

So I wanted to show that.

This one is -- so I think this is -- this would

be more -- more feasible for this, for this type of use.

This is, technically, could have one, I think, but it's

not very practical.

And this is the shopping center.  This is 270,

and it's just west of 270 on Olive.  I think Cantor Law,

if you're familiar with that. 

MR. POTASHNICK:  Yes. 
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MR. JAGGI:  There's a pizza place in here.  That

bowl or strip building.  It's adjacent to residential.  It

has a -- I don't think that it's very practical, but

possibly, theoretically, this could maybe have one, but,

again, I don't think it's very practical.

This one here is -- so we have Tempo right here

and Olive.  This is Cold Stone Creamery and Imo's is in

here.  You know this building?  Everybody familiar with

this?  Okay.

You know, this would meet -- this would meet the

size requirements multi-tenant building where you could

potentially have one come in the back.  Again, this would

require a lot of site modifications to have this.  It

would knock out a lot of parking, but it's possible that

you could have it on this -- on this site here.

Now, this is attached residential.  This is

multi-family back here, but our ordinance says adjacent

residential.  It does not distinguish between multi-family

rental, single-family, it just says adjacent residential.

So they're all treated the same.

So that -- this is one that, again, is possible,

but would have to have a lot of site changes, and it may

have practical difficulty with it.

And then this is the -- the site here, which is

Shoppes at Questover.  And, again, you have adjacent
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residential in this little area here.  I see a lot of

challenges from a practical standpoint with trying to put

in a drive-through, but this -- this would qualify with

meeting some of the minimum requirements in terms of

eligibility right here.

And, really, I looked today, this afternoon,

these are the sites that jump out to me, really, on the

ones that are adjacent to residential that could possibly

have one.  But I think the key message here is that my

belief is that it's very limited, even with the proposed

changes, we wouldn't be able to have a proposal adjacent

to residential.

Now, I also want to be clear that it doesn't

prohibit a redevelopment that would have a building

meeting those requirements, and then the new restaurant

would come in as part of that, that's not built today.  So

that, you know, this would apply under any scenario.  They

don't have to just go into this building, they could build

something new, and then -- and then meet this requirement

and propose a conditional use in a new building with a

restaurant and drive-through as part of it.  

So that's unknown.  I don't have any --

nothing's pending for that adjacent residential.

I hope that helps give you at least a little bit

of an example.  It's hard to tell you with 100 percent
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certainty, yes, this could meet it, that can't.  There's

just so many variables to be able to tell you that.  But

at least this gives you a little bit of an idea of what

we're talking about in the scope of for adjacent to

residential.

And if there's no more questions, I'll keep

going.  

MS. LABONTE:  Yeah, I was --

CHAIRMAN ROVAK:  Yes.

MS. LABONTE:  -- there was an article in the

Wall Street Journal last month that I was going to send to

everybody, but it was about drive-throughs and

residential, and it was specifically talking about

Chick-fil-A, that just how long lines and long queuing

coming off into residential neighborhoods, and it's just

really not gone well, right, so I think the traffic study

or the queuing or -- is definitely something to work

through in residential --

MR. JAGGI:  And I think -- 

MS. LABONTE:  -- cause it's all over the place

problems for -- for them right now.

MR. JAGGI:  Yeah, and I think this is -- this is

why we have that in there.  

MS. LABONTE:  Yeah.

MR. JAGGI:  But, you know, I think there are
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certain -- certain restaurant drive-through uses.  This

doesn't, you know, it could be Burger King; it could be

Chick-fil-A, you know, we can't dictate that.

MS. LABONTE:  Right. 

MR. JAGGI:  But, you know, we all know the ones

that are more problematic than others.  The Burger King -- 

MS. LABONTE:  Well -- 

MR. JAGGI:  -- typically don't have the

problems, but the Chick-fil-As -- 

MS. LABONTE:  Right.  Right. 

MR. JAGGI:  -- and the Starbucks do.  

MS. LABONTE:  Based upon -- yeah --

MR. JAGGI:  Uh-huh. 

MS. LABONTE:  -- have popularity.

MR. JAGGI:  Right.  I think Cane's -- I've seen

Canes around that are very busy as well. 

MS. LABONTE:  Yeah. 

MR. JAGGI:  So right now the chicken --

chicken -- 

MS. LABONTE:  Yeah.  Yeah.  

MR. JAGGI:  -- restaurants are pretty popular.

But, yeah, I mean, certainly, I think that's why

that's in there -- 

MS. LABONTE:  Yeah.

MR. JAGGI:  -- to try to understand that more.
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I will say that the Chick-fil-As that I've been

to, they seem to manage them pretty well, but they get a

lot of volume, and -- and if we do have a Chick-fil-A

proposal, I think we're all going to be very attuned to.  

MS. LABONTE:  Yeah, I don't know any that are --

I mean all the ones that I go to are not by residential,

right, so -- 

MR. JAGGI:  Right. 

MS. LABONTE:  -- I don't know.  This was in --

MR. JAGGI:  There was one in California that I

saw.  

MS. LABONTE:  Yeah, these were Santa Barbara -- 

MR. JAGGI:  Yeah. 

MS. LABONTE:  -- that they were.  

MR. JAGGI:  And if that's the same one, I think

the city was taking action against it as a nuisance.

MS. LABONTE:  Yes.  Well, yeah, definitely the

residents.  

But they're saying that Toledo, Ohio and

Beaumont, Texas also filed lawsuits over the mushrooming

drive-through queues --

MR. JAGGI:  Okay.

MS. LABONTE:  -- so. 

MR. JAGGI:  Yeah.

It'd be interesting to see what type of
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regulations they have, if they're anywhere close to these.  

MS. LABONTE:  It would be interesting -- 

MR. JAGGI:  Yeah.  

MS. LABONTE:  -- to look at that. 

MR. JAGGI:  And if you have that list, I will

certainly look into that. 

MS. LABONTE:  Yeah, I'll send you this article.

MR. JAGGI:  Okay.  

MS. LABONTE:  I meant to send it when I saw it.

MR. JAGGI:  Uh-huh.

MR. WANG:  Jason -- 

MR. JAGGI:  Yes. 

MR. WANG:  -- how about, years ago it was

rumored that, you know, where the Walgreens was, the

St. Vincent's, that that was -- I think that was

Chick-fil-A was -- how would that have been?  

MR. JAGGI:  There's a development called The

Ones.  I don't know if that's the one you're thinking of

where there were like three separate individual

drive-through buildings.  Never proposed for that site.

This is going back several years.

MR. WANG:  Yeah.

MR. JAGGI:  I believe that amendment in 2011

might have been -- 

MR. WANG:  That was -- 
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MR. JAGGI:  -- associated with that.  

MR. WANG:  It was associated with that, yeah.  

MR. JAGGI:  That's -- that would not be allowed.

Okay.

Okay.  Keep moving here.

So now we're going to switch gears, and we're

going to talk about these that are adjacent to

non-residential, and I think this is really the focus of

some of the changes, because we understand the protections

for residential, you know, that we don't want to loosen

that up very much because just a lot of the conflicts that

are inherent with that.  

But this one, so what we have here is minimum

site size is different.  It's for 3 acres, and it can be

one or more lots in a coordinated development with shared

access with two or more buildings, one of which has a

minimum building frontage of 200 feet, so that's the width

of the building.  And the building shall be designed with

similar materials and design elements esthetically

complimentary to one another.  

That is the existing regulation.  What's -- the

amendment before you would propose to change that to say

two buildings, which would include the proposed

drive-through.  

So, it's somewhat of an interpretation in terms
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of how it's applied, but I think it needs to be clarified

because this has come up, oh, does that mean, you know,

you have to have two existing buildings, and then this

would be the third, or does this mean, no, the

drive-through would be the second building, and you only

have to have one.

This clarifies and says two buildings, and one

of those two would include the drive-through restaurant.

Okay.  So that -- that's in the ordinance.  And then it

has been simplified and reduced the minimum frontage

requirement for one of those buildings to be 150 feet in

width.  And right now the code has some exemptions or

clarification where it says you can have an arcade; you

can have a pass-through; it just gets, I think, a little

overly complex.  

And, in my mind, from a user standpoint and

conferring with folks, if we just simplify that and maybe

if we go with the 150, we shorten it, but we don't allow,

you know, 150.  We're not going to go, oh, if you have a

passageway, or if there's an arcade, you know, 150 feet.

That's -- that's the standard.

And some of the reasoning behind this is that,

you know, drive-through restaurants, I think, are getting

a little smaller.  I think that's the trend is they're

moving a little smaller, and I think this ordinance tries
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to address that.

So, another thing that I would point out is we

can also look at a square footage requirement.  So instead

of having a frontage requirement, we could say the

building has to be at least 5,000 square feet, and then

you can get one.  

So there's just different units of measurement

on it.  But I think what we have now is -- is it's 200

feet.  It meets the one application that this was kind of

measured against, but it's not transferable to a lot of

other properties, and I've seen buildings that, you know,

not in Creve Coeur, but in other areas, that, you know,

they -- if there was a drive-through as part of that, it

wouldn't seem to be that -- that big of a difference, but.

So then the next thing here is the order

facility and service window cannot face the street unless

otherwise approved.  What has changed here is that the

struggle was this, unless otherwise approved, so that's

very vague.  Does that mean you can or you can't, or does

that mean, yes, you can, but then you have to do this, so

I think just to simplify it, we can just say, okay, you

can't have any of these things on the primary street, but

you can on secondary streets, and they have to be screened

and landscaped, just like the -- the -- the other one

adjacent to residential, so.  
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MS. LABONTE:  And do we have defined somewhere,

really like really written down what a primary street is

versus secondary?

MR. JAGGI:  We do.  So the current ordinance

says principal frontage, so it has a similar theme on some

of the regulations.  We do.  There's a street

classification system that we have --

MS. LABONTE:  Okay.

MR. JAGGI:  -- that East/West Gateway utilized

in terms of arterial.

Our Comprehensive Plan also on part of the

street frontage plan lays out those streets as well.  So

we do have that, but that's something that we can -- 

MS. LABONTE:  Yeah, I think it might be

better -- 

MR. JAGGI:  -- we can look at.  

MS. LABONTE:  -- just to be really -- 

MR. JAGGI:  Yeah. 

MS. LABONTE:  -- very transparent about -- 

MR. JAGGI:  Uh-huh. 

MS. LABONTE:  -- what it is.

MR. JAGGI:  Yeah.  We will -- we'll look at that

a little bit more (inaudible).

Moving on here.  So then it says ordinance, now,

again, this is adjacent to non-residential, drive-through
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restaurant to have pedestrian oriented landscape adjacent

to the building equal to 50 percent of the floor area of

the building.  That is very specific.  And that has been

changed to eliminate that specific percentage, but still

require landscaping and pedestrian oriented features, and

then we list examples of that.  It's not inclusive, but

there could be others, but just to kind of illustrate the

point.  That would include landscaping adjacent to the

building.  It would also include outdoor seating areas and

pedestrian connections throughout the site.

So we're giving some examples of what that

actually entails.  But if an applicant came before us and

said, well, I've got this, you know, that could be

considered as well.  

But we moving away from that 50 percent hard

number because that doesn't give you a lot of flexibility,

and it's not easily transferable sometimes from sites to

sites.  So that's how we modified that.

And then there's another provision that says if

a drive-through is freestanding provide 8-foot wide

planting strip on two sides of the building, that has been

eliminated because the feeling is it's already covered up

here, and we usually don't get that specific when we --

when we regulate site plans like that, so, that has been

eliminated.  
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Yes, sir.

CHAIRMAN ROVAK:  You mentioned that -- well,

you -- you transitioned first to frontage, and then say we

might consider square foot?

MR. JAGGI:  Yes.

CHAIRMAN ROVAK:  But you said the applications

have been getting smaller, are we finding this because

they're tending away from certain amount of dine in, and

they're trying to really do just carry out and, you know,

maximize carry out and drive-through, and really minimize

their dine in?  

MR. JAGGI:  That's what we've seen.  And that's

my understanding of the industry; how they're looking at

drive-throughs moving forward, is that when you have a

drive-through restaurant, they're emphasizing the

drive-through more than the in -- indoor dining.

I -- I would have concerns with us just

eliminating that because I've seen some other cities where

they're almost like little kiosks.  They're almost

outbuildings that have a drive-through coffee shop or snow

cone or something, and I don't know that that's a

direction we want to move in.  I think we still want, you

know, some minimum standards, but I don't -- I'm not so

sure our restaurant -- I think our restaurant sizes are a

little big for -- for -- for what the industry is moving
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toward.

CHAIRMAN ROVAK:  Okay.  So we might want to

quantify it, but not let it fall --

MR. JAGGI:  I think so.  I think we want to try

to come up with a reasonable number, and to me, that's a

little bit less than what we have.

I wouldn't say go any lower than 1500 square

feet, and we can, certainly, do a little more research for

some newer projects that are around the area, and show you

this is what a 1500 square foot building looks like; this

is what a 2400, so forth.  

So, we can look at that a little bit more.  But

I do want to -- I do think this is something that's -- and

you can --

CHAIRMAN ROVAK:  In play.  

MR. JAGGI:  In play, yes.

Speaking of which, what we have right now is

we've reduced that to 2,000 square feet, and I realized

when I was going through the presentation, for some reason

the attachment where the draft -- the draft regulations,

it -- it left out No. 5, so we will correct that and bring

that back --

CHAIRMAN ROVAK:  Okay.

MR. JAGGI:  -- and that's on packet -- packet

page 43, if you're following along, you can see how it

 1

 2

 3

 4

 5

 6

 7

 8

 9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

6.1.e

Packet Pg. 69

A
tt

ac
h

m
en

t:
 M

ay
 1

8 
20

22
 P

u
b

lic
 H

ea
ri

n
g

 T
ra

n
sc

ri
p

t 
 (

D
ri

ve
-T

h
ro

u
g

h
 R

es
ta

u
ra

n
ts

 T
ex

t 
A

m
en

d
m

en
ts

)



    37

goes from 3 to 4, and it skips No. 5.  This is -- this is

supposed to be No. 5, so we'll get that corrected.

But what proposes, again, reduce it a little

bit.  And like we've discussed, I think that's something

that's in play.  

We've also, again, tried to simplify this area

here when it comes to service areas that are included, but

not limited to trash receptacles, compacters,

transformers, outdoor cooking, refrigeration, utility

connections, and so forth, that they're -- the ordinance

says now they're required for such elements are to appear

as a part of the building as much as possible.

I think, you know, our main interest is that any

of these areas are screened, like we would any other use.

That we want trash enclosures screened, but they don't

have to be adjacent to the building.  In fact, they're

usually not.  But some of these cooking areas are, so a

lot of the times in these restaurants you'll see a -- out

the back door, you'll see like an enclosed area where they

have some of these things, refrigeration, so forth.  But I

don't think we need to be that specific.  We could just

look at that as a part of the site plan.  Main thing is

they have them enclosed.  And that can be reviewed with

the site plan.

Stacking lane.  No change.  Same as the other
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requirement next to residential.  50 feet nearest the

property line, no change there.

The stacking lane, we are changing that and

softening it up to say that they can cross between the

principal building and -- or the -- between the building

and the principal street frontage.

We would allow that, but we would also, again,

require that to be screened.  And I would point to the

Panda Express as an example of that regulation, had a lot

to do with the layout of that building where you --

there's no lanes on any of these streets, but it creates a

little bit of an odd site plan.

So, this we would allow it to cross over in

front of the street, but you have to screen.  Again,

that -- this allows more flexibility for -- for site

design.

Okay.  And then these same things that we talked

about earlier, all these also would apply to

drive-throughs that abut non-residential; traffic study,

automatic volume control and then acoustical study as

well.

Examples.  This one becomes a lot more difficult

to -- to say, you know, what sites could this apply to

because there's -- there, again, there's a lot of

variables.  But just to give you an idea of what sites,
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you know, would be candidates for this, that are maybe

more stronger candidates than the residential.

So here we have Olive, and we have Tempo, we

looked at this one that was adjacent to residential, this

site, this is the TGI Fridays; this is the Westgate

Shoppes here; this is an outbuilding, it's a -- it's a

building with, you know, shopping center, multi-tenant,

you know, that Fridays could be demo'ed and a

drive-through restaurant would go in here.  And this

would -- this would comply.  So, as you can see, you would

have, just to illustrate this, you could have the

drive-through come around the stacking lane, could be in

front here, but your order windows could be here; menu

boards could be on this side, but we wouldn't want any of

that in the front, but we would allow the stacking lane to

cross Olive with landscape. 

If we don't have that, you can kind of see how

we run into problems with our ordinance where you don't

have -- where you're not allowing any of these to cross

the street.  It creates a very odd site layout and becomes

really difficult to even propose.

So, I think what I'm suggesting is kind of a

nice middle ground, and recognizes the need to protect the

esthetics and so forth, but then kind of allows some site

flexibility there.
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This is the shopping center where we have Aldi,

and we just have the -- the outdoor deck for the Mexican

restaurant here.

So, if you may recall, we have a substation that

was -- they did a land swap, Ameren did, and that was part

of the owner of the shopping center.  You know, this could

be subject to a drive-through.  There's been interest in

that here.  And that would qualify because it's -- it's a

development with shared access and this building would --

would meet that multi-tenant.  

MR. POTASHNICK:  Got a very nice sprinkling

system too.

MR. JAGGI:  Yeah.  Have you been hit by it?  I

remember that.

So, anyway, this -- this, though, is a very

tight site.  I mean this is tight to meet any

drive-through separate of our ordinance, this is a very

tight site to have that, but that could be a possibility.

And then the other one here is -- is this is

where we have the Starbucks, and there is the bank, office

building here.  This has been subject to, you know, it is

prime for redevelopment.  And this could be something that

could meet the ordinance, but this would be more of a -- a

redevelopment-type situation.  But here's Craig and Office

Parkway.  Pei Wei's right here.  This site here.
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Those are really -- I -- there's other sites out

there, I'm sure, but it becomes difficult to -- to say

exactly yes or no, you know, without a lot of analysis.

But, anyway, just a summary here, I'll conclude

my remarks.

Proposed revisions continue to be restrict those

uses throughout the city.  We're just kind of targeting

specific areas.

I would like some discussion regarding the size

of buildings and frontage requirements.  Again, the

industry trend is for smaller buildings.  

And then I do think my recommendation would be

to continue this public hearing, as well as this item, to

the next meeting, so we can solicit some additional input.

And I did notify about nine commercial property

entities, folks that are developers or they own

significant property in the city, and I advised them of

this amendment.  I heard back from one that said, thank

you, they'll look at it and they'll -- they might provide

some comments for the next meeting.

But we do probably want to solicit a little more

input from our commercial property owners as well.

And then any other direction to staff, we'd

certainly like to hear that this evening, and we'll be

prepared to bring that back to you at the next meeting.  
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That concludes my remarks and happy -- 

CHAIRMAN ROVAK:  Thank you. 

MR. JAGGI:  -- to answer any questions.

CHAIRMAN ROVAK:  I guess, first, before we would

call for a motion to continue, I'd like to see what

comments might still be floating around or questions.  

Anybody? 

Oh, we have a speaker card.  Okay.

Oh, Linda Rezny.  We know you, but you still

have to state -- 

LINDA REZNY:  I'm sorry? 

CHAIRMAN ROVAK:  -- your name and address.  

LINDA REZNY:  Yeah.  Okay.  

So I appreciate your comment about checking back

with people after something has already happened, and but

what happened in that case is that you're measuring the

people who continued to complain.  Nobody went back and

asked, right?  

And having dealt with people on a lot of issues,

not just these, I get.  I already told them.  They didn't

listen.  Why should I complain any more.  Okay.  

So that if you don't actually go back and ask

people if they're happy and what could be done better next

time, you're not going to find out.  Okay.  There might

still be some (inaudible) show again either. 

 1

 2

 3

 4

 5

 6

 7

 8

 9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

6.1.e

Packet Pg. 75

A
tt

ac
h

m
en

t:
 M

ay
 1

8 
20

22
 P

u
b

lic
 H

ea
ri

n
g

 T
ra

n
sc

ri
p

t 
 (

D
ri

ve
-T

h
ro

u
g

h
 R

es
ta

u
ra

n
ts

 T
ex

t 
A

m
en

d
m

en
ts

)



    43

So, and if you want to have a hearing, I suggest

you put it in the newsletter.  Okay.  That's why I'm the

only person here probably.

Okay.  Now, was appalled to hear that this would

apply to the QT because that's my corner.  Okay.

And --

CHAIRMAN ROVAK:  I'm sorry to interrupt you.

What I said, and maybe it sounded like as a

remark in passing, but, for the record, will you -- Linda,

will you state your name and your address --

LINDA REZNY:  Address.  I'm sorry.  I'm sorry.

CHAIRMAN ROVAK:  -- so we can get it in the

record. 

LINDA REZNY:  I'm sorry.  Linda Resny, 104

Graeser Acres.

CHAIRMAN ROVAK:  Okay.  Continue. 

LINDA REZNY:  Okay.  Okay.  Okay. 

Now, are there any hours in this for how -- how

long?  No hours.  Okay.

Why should this be next to residential at all?

Okay.  You -- you would get so much less pushback if you

just said you couldn't do that.

And always nobody does this.  There should be a

trashcan when you leave.  

CHAIRMAN ROVAK:  Be a trashcan.
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LINDA REZNY:  When you pull out of this place,

there should be a trashcan.  Okay.

CHAIRMAN ROVAK:  Oh.  

LINDA REZNY:  And the stuff doesn't end up --

while they're driving down my street, they threw it out

the window.  This is what happens.  This is what happens.

I can tell you all the places that people in my -- who

drive through my neighborhood do.

The idea of the wrap around, I'm going to use my

phone.  Okay.  So you've got a long building here, and

the -- the street's on this side, okay, so the street's on

this side, and you have to be driving past the building to

do your pick up going in this direction, right.  Okay.  So

you're driving past the building in this direction, if the

drive-through window is over here and you've got 190 feet,

what keeps this lane from -- from -- people from blocking

the rest of the entrances to all of these stores?  I

think -- I think something has to be worked out for that.  

I understand when you've got, basically, a

freestanding place, okay, that's a different situation,

but I think you should write in that this -- this line

shouldn't loop around in front of the entrances to the

other stores.  Okay.

And another general problem with sound, they do

the sound thing for -- they measure it at noon when it's 
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noisy, okay, and -- and all the other noises are mixing in

with the noises that are coming from the restaurant, but

when somebody's going through the drive-through on a

summer night at eight o'clock and they're making the same

amount of noise, then you actually hear it.  And I think

that should be a consideration whenever you're doing sound

studies.

Okay.  And, yeah, Jason talked about the number

of tables.  If you really want to have a place that's just

a drive-through, then no tables.  But if you really want

to have a restaurant, then you really need to put some

tables in it.

But just some general things.  If this was being

driven by COVID, okay, maybe it's not, but if this was

being driven by COVID, a lot of the COVID stuff is over,

it's a little late to try to provide drive-up for real

restaurants when people wanted to come and pick up food.

And so I would propose that there's two

different kinds of restaurants, maybe there's more, but

there's the -- the little place that's got a lot of

volume.  Okay.  And then there's a place where they're

really selling food, and they're selling an experience.

They're selling a whole meal.  They don't have that kind

of volume, but some people are willing to take the food

home.  Okay.  Like I might be willing to take the food
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home.  You notice I was wearing my mask.  Okay.  This is

still required at my house because it will kill my

husband.  I do not go to restaurants.  Okay. 

So that's sort of the low volume place.  And

might they be allowed to have a window where they can only

have three cars, and it would just be a place where you

handed out food.  Okay.  So you don't have to send an

employee running outside in the snow to hand them

something on the parking lot.  If -- if COVID things are

still a problem.

Okay.  So, this and -- and -- and let me

reiterate.  Not by residential.  Okay.

So the not -- they -- they don't do it by

residential, but they -- not by residential

drive-throughs, if you say that there should be a 150 foot

building, and another building, isn't that sort of pushing

to have these little freestanding things that I thought

you didn't want to have, but maybe you changed your mind,

because by saying they have to be two buildings, then all

you need is a 150 foot building, and then you can put in a

freestanding thing.  Didn't think you wanted freestanding

thing.

And then I'm a little concerned that even more

sites will become available just by, oh, we can do it, we

can do it, let's -- it's going to be easier to do, let's
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just collect some more acreage so we got 3 acres, or,

let's see, who here remembers the Mobile?  Okay.  Okay.

Gene is shaking his head.  Okay.  

So they redid the Mobile.  The Mobile could not

put the -- the carwash.  They couldn't make the end of the

carwash face residential.  Okay.  And then they wanted to

not make it face the road, so they turned it to face an

extra lot, they chose not to use that belonged to them.

So it's not facing residential even though the next

building is residential, they just left a lot, which was

theirs, but they left it there, and so now it's not facing

residential.

Could similar things be done where you

deliberately leave a little piece of land around your

development to make it so that even though the next thing

is residential, it -- it actually doesn't abut residential

because you've left -- you've left yourself a buffer?

Okay.  

And Jason said that that depended on how big of

a lot you're required to have in that kind of a situation,

but I didn't make him explain to me.

And I asked him for possibilities and then I --

when I wrote it today, and he did that.  Thank you.

So, yes, I think -- I think that covers my.  But

the biggest thing would be all my neighbors would say
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don't let QT turn into -- into a -- it's bad enough that

all of these people, if we had QT, would be coming all day

and all night getting gas, but it's going to be an actual

literal drive-through restaurant, that's -- that's --

that's not going to fly in my neighborhood.

Thank you.

CHAIRMAN ROVAK:  Thank you.

Do we have any others who wish to speak?

MR. JAGGI:  Doesn't look like anybody else would

like to speak, but if there's any questions, I'd be happy

to answer?

CHAIRMAN ROVAK:  Any other questions, otherwise

ask for a motion to continue this.  

MR. POTASHNICK:  I move to continue.

CHAIRMAN ROVAK:  Second?  

MS. LABONTE:  Second.

CHAIRMAN ROVAK:  Okay.  All in favor?  

(All responded aye.)

Okay.

MR. JAGGI:  Thank you.  

MS. LABONTE:  Thank you.  

(The public hearing was continued at 7:11 p.m.) 
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STATE OF MISSOURI    ) 
                     ) SS 
COUNTY OF ST. LOUIS  ) 

 

I, Deborah K. McLaughlin, Registered 

Professional Reporter, Missouri Certified Court Reporter, 

Illinois Certified Shorthand Reporter and Kansas Certified 

Court Reporter, do hereby certify that I reported the 

Planning and Zoning public hearing stenographically and 

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

accurate transcript of the public hearing. 

 

 

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

Deborah K. McLaughlin, RPR, MO-CCR, IL-CSR, KS-CCR 
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6/2/22, 9:05 AM Creve Coeur Mail - Panera on Ballas/ June 6th Hearing

https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1734531332850546935%7Cmsg-f%3A1734531332850… 1/2

Jason Jaggi <jjaggi@crevecoeurmo.gov>

Panera on Ballas/ June 6th Hearing

1 message

Joe Flaherty <JFlaherty@cedarwoodd.com> Thu, Jun 2, 2022 at 8:52 AM
To: Jason Jaggi <jjaggi@crevecoeurmo.gov>

Mr. Jaggi

 

I am sure you remember me and the address below. I am the home most immediately impacted by the drive-thru that
Panera was allowed. There were some safe guards put in place to protect the neighborhood. The measures the city took
haven’t
worked and then Panera came back after the drive thru was open to the board of adjustments and was successful
in opening the drive thru at 6AM versus the mandated 7AM. I was never notified of this change to the ordinance but found
out the hard way, being woken
up by someone ordering bagels. The sound wall does nothing to stop the noise. The little
area between the building and the wall emanate odor, heat and noise that is reverberated into my backyard. Panera still
doesn’t oblige the neighbors with early morning
dumpster service and trucks delivering while its still dark outside. And
now recently, employees are “hanging out” occasionally in the parking lot once Panera closes, playing music, talking and
causing a nuisance.

 

I am not a big fan of the City protecting the interests of the tax paying citizens and the neighborhoods that make Creve
Coeur such a great place to live. I still find it hard to believe that the increase in sales that Panera has from the
drive thru
has made much of an impact in tax revenue for the City.

 

I know there is a new P & Z discussions about proposed changes to the City’s drive-thru regulations for June 6. I am a
commercial developer and did the CVS here in the City so I have been a part of doing business in the City and
developing
responsibly. I feel that the core of the City is Olive Boulevard and that any and all drive thrus under
consideration would have to be on Olive ONLY as that is your urban core in the city, carries the most traffic and likely is
the most sought after areas
for visitors and workers to our community looking for food service. I also feel that cross
access to drive thru properties to neighboring properties would and should be mandatory so you can cut down the turning
on and off of Olive which further slows traffic.
Areas that border residential homes should not only be forced to build
sound walls but should have to landscape with taller pine trees or arborvitae trees (maybe Thuja) as those are
sustainable and not too expensive to have a green barrier as well as a sound
barrier. Mistakes made by the City on the
Panera should be considered in the new zoning changes (potential) and hours of operation and delivery should be
considered.

 

Heck, I would even support 1 acre lots for drive thru with some responsible development. The city needs more business
and historically it has been close to impossible to bring the fast food, quick service and drive thru food options to
the City
due to the strict rules around development. As I stated in my first paragraph, those were mistakes made by the City and
to make those same mistakes on future development would be a shame for the City and its residents, learning by those
mistakes made
and adapting and holding developers accountable improves the lives of City residents and the overall
quality of development moving forward.

 

I hope this is helpful and if you have any questions please feel free to reach out to me.

 

Joe Flaherty

The Cedarwood Companies

Director of Site Acquisition
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6/2/22, 9:05 AM Creve Coeur Mail - Panera on Ballas/ June 6th Hearing

https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1734531332850546935%7Cmsg-f%3A1734531332850… 2/2

11921 Rocky Drive

St. Louis MO 63141

330-696-8260 office

314-486-5167 cell

jflaherty@cedarwoodd.com
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4/12/22, 8:31 AM Creve Coeur Mail - FW: Drive Through Dining

https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1727917031614950644%7Cmsg-f%3A1727917031614… 1/2

Jason Jaggi <jjaggi@crevecoeurmo.gov>

FW: Drive Through Dining

1 message

pdwilhelms@att.net <pdwilhelms@att.net> Mon, Mar 21, 2022 at 8:41 AM
To: jjaggi@crevecoeurmo.gov, blmoore@crevecoeurmo.gov

Mr. Jaggi,

I thought this was an interesting article for the Creve Coeur Planning and Zoning to read.  We all want Creve Coeur to be
a vibrant safe city.  This shows Creve Coeur may need to be more open to drive through establishments as the industry is
heading in that direction.  We could attract some more current “up and comers” to our city. 

 

I am not a restaurant or food industry owner, just a citizen of Creve Coeur MO.
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4/12/22, 8:31 AM Creve Coeur Mail - FW: Drive Through Dining

https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1727917031614950644%7Cmsg-f%3A1727917031614… 2/2

Pete & Debbie Wilhelms

12950 Ambois Dr.

Creve Coeur MO 63141

 

Home Account

 

pdwilhelms@att.net
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https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1734625039578034436%7Cmsg-f%3A1734625039578… 1/2

Jason Jaggi <jjaggi@crevecoeurmo.gov>

Decibels and drive thru

1 message

L R <lrezny@hotmail.com> Fri, Jun 3, 2022 at 9:42 AM
To: "jjaggi@crevecoeurmo.gov" <jjaggi@crevecoeurmo.gov>, L R <lrezny@hotmail.com>

Sending this so Commission gets it today.

Drive thru regulations, acoustical study for locations abutting residential

"the order facility and service window will not produce sounds exceeding 60 dB as measured at any property line abutting
residential'

Decibels increase exponentially

'A 10 db increase means 10 times louder, a 20 db increase means 100 times louder'

The impact of 60dB of conversation:

https://decibelpro.app/blog/how-loud-is-60-db-compared-to-other-volumes/

60 decibels is as loud as a normal conversation between two people sitting at a distance of about one meter (3 ¼ feet).....

How loud 60 decibels is also depends on how sensitive a person is to certain sounds.

For example, a 60 decibels sound level like the one you would find in an office can be considered normal. Or, it can cause
annoyance, affect concentration, and raise blood pressure.

The reason for this is that some people are negatively affected by the fluctuating nature of certain sounds. Like the sound
of people talking.

Second of all, hearing others talk can be very distracting. Even if we want to not focus on what they are saying, we cannot
resist it because that’s what we are programmed to do: to listen to others.

So, in this case, the 60 decibels sound level caused by people speaking to each other or on the phone can be considered
loud by some."

*****

So even if 60dB of conversation are not a blaring noise it gets your attention because it is conversation

This is the sound of conversation at your property line. Might that be where you  are sitting on your patio?

How far away from  your property line do you have to go to avoid that annoyance? Assuming the the rules have managed
to keep the sound at this level.

There are other part of the rules that talk about measuring noise at noon, a noisy time by a retail strip.What is the impact
of the noise during a quieter time, like after supper.

The rules even say the loud speakers should modulate according to  the changes in surrounding sound; that might not
modulate the voices from the car,
who are talking over their engine and air/heater fan noises

Is reads well, but according to the neighbors abutting the drive thru at Ballas, they are hearing sounds they find annoying.

Hopefully they will write you or attend the meeting.  This is what they told me

11921 Closest to windows  Female owner VERY angry about noise, says they were not told the truth about the noise
impact

11933 Can hear sounds from the drive thru, works changing schedule and not sure if he is off then.  Says it is quieter than
his old neighborhood where he heard gunfire: faint praise.

11939 Older gentleman hears noise from window especially in evening
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https://mail.google.com/mail/u/0/?ik=f88cde28ed&view=pt&search=all&permthid=thread-f%3A1734625039578034436%7Cmsg-f%3A1734625039578… 2/2

11945 Older gentleman hears noise

next house does not abut the Ballas lot and has a raised berm for the parking lot of the Medical building behind them. Do
not hear noises

image.png
2358K
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TEXT AMENDMENT APPLICATION 
 

 

PLEASE COMPLETE FRONT AND BACK PAGES 

 

Applicant: Applicant’s Representative (if applicable): 

        
Name Name 

    
Company (If Applicable) Company (If Applicable) 

    
Address Address 

    
Address Address 

Telephone #      

Fax #    

Telephone #      

Fax #    

Email:    Email:    

 

 

 

Applicant’s Status (Indicate one): 

  City Official (Mayor, City Councilor, Planning Commissioner, Zoning Administrator) 

  Private Party (Financial, contractual, or proprietary interest) 

  Other Governmental Interest (Jurisdiction:  ) 

 

 

 

The undersigned hereby requests to be placed on the Agenda for the Planning and Zoning 

Commission meeting at 6:30 P.M. on Monday, , 20 . 

 

 

  
Applicant’s Signature 

 

 

  
Applicant’s Representative’s Signature 

 

  
Date 

 

  
Date 

 

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

(314) 872-2500/872-2501    Fax (314) 872-2505     Relay MO 1-800-735-2966 

www.creve-coeur.org 

 

File #___________ 
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Description of Request (attach additional sheets as needed):  

Affected Section(s) of the Zoning or Subdivision Code: 

Proposed Ordinance Language (attach additional sheets as needed): 

Office Use Only 

____ Proposed Ordinance Language Received By: 

____ Fees Paid 

____ Written Justification Date: 

Planning Department (314)872-2501 Revised: 11/21 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#22-008: TEXT AMENDMENT TO CONDITIONAL USES, SECTION 

405.470.A.14 FOOD SERVICES AND DRINKING PLACES WITH DRIVE-

THROUGH SERVICES 

Key Issues: 

• Are the changes consistent with 

the purposes of the Zoning 

Code? 

• Are the changes consistent with 

the objectives and strategies of 

the Comprehensive Plan?  

FOR THE MEETING OF: Monday, May 16, 2022, 6:00 P.M. 

LOCATION: MX, GC, CB, PO, PC, and LI Zoning Districts 

REQUEST: Jason Jaggi, Director of Community Development, on behalf of 

the City of Creve Coeur, Planning Division, has submitted a text amendment 

application to consider amendments to the conditional use standards as 

provided by Section 405.470.A.14 Food Services and Drinking Places 

(NAICS 722).  Specifically, the text amendment proposes changes to the 

conditional use standards for drive through restaurants with respect to site 

design, size of buildings, and operational aspects of these uses.  The current 

regulations for drive-through restaurants were adopted by the City in 2014.  

  

Text Amendments to the Zoning Ordinance require review and a public 

hearing by the Planning and Zoning Commission with final approval by the 

City Council. 

 

Creve Coeur 2030 References 

• Chapter 3, Objectives and 

Strategies 

ADDITIONAL INFORMATION:   The Planning and Zoning Commission will 

conduct a Public Hearing on this request on Monday, May 16, 2022 prior to 

providing a recommendation to the City Council.  Meetings are held at 6:00 

P.M., in the Council Chambers of the Creve Coeur Government Center 

located at 300 North New Ballas Road. Additional information is available at 

the Government Center, Planning Division offices, and on the City’s website 

at www.crevecoeurmo.gov under the Planning Projects page. 

Zoning Code References 

• Section 405.470.A.14 Food 

Services and Drinking Places 

 

APPLICANT: Jason W. Jaggi, AICP 

Director of Community Development 

City of Creve Coeur  

300 N. New Ballas Road 

Creve Coeur, MO 63141 
 

  

REPORT PREPARED BY:  Jason W. Jaggi, AICP Director of Community Development 

DATE:                                      May 12, 2022 

ATTACHMENTS: Existing drive-through ordinance, Section 405.470.A.14; proposed revisions to 

Section 405.470.A.14 drive through restaurants (May 5, 2022 Draft); April 

22, 2022, City Council update memo and draft, February 3 and March 7, 

2022, P&Z Work Session memos and drafts. 

 

 

 

 

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 

 

of 
 

city 
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Planning and Zoning Commission Application #22-008: Drive Through Restaurants CUP TA 

May 16, 2022  Page 2 

 
 

BACKGROUND 

The current drive through ordinance for restaurants was established in 2014 in association with a request 

for a drive through facility for St. Louis Bread Company at 447 North New Ballas Road.  Prior this 

ordinance, the City required a conditional use permit with the provision that drive-through restaurants 

must be located on sites of at least 3-acres.  The 3-acre site minimum appeared effective in limiting these 

uses as prior to current ordinance, only one drive through restaurant was operating in the City.  In 2011, a 

text amendment request was considered that would lower the site size requirement for drive-through 

restaurants to 1-acre with a separation requirement of ½ miles between uses; however, this amendment 

did not make it all the way through the process. 

 

The current ordinance is highly restrictive compared to many municipalities but has been effective in 

achieve the outcome desired by the City to limit these uses.  Currently, there are three (3) drive throughs 

in Creve Coeur: McDonald’s (11521 Olive Blvd.), St. Louis Bread Company (447 N. New Ballas Rd.), 

and Panda Express (10445 Olive Blvd.).  In addition, a conditional use permit was approved in 2014 for a 

freestanding Jimmy Johns with a drive-through at 13140 Olive Boulevard; however, that restaurant was 

never built.   Creve Coeur continues to be the subject of interest for additional drive through 

developments but many have difficulty meeting all of the requirements of the ordinance.  More recently, 

the COVID-19 pandemic and the rise of contactless food service has helped to fuel interest in drive 

through developments not only in Creve Coeur but in many other cities nationally.  

 

On December 6, 2021, a Joint Work Session with the Planning and Zoning Commission and the City 

Council was held to identify planning priorities for staff in 2022.  There was general agreement to review 

the current drive-through ordinance to determine if changes need to be made.  Following the December 

joint session, City staff held work sessions with the Planning and Zoning Commission on February 7, 

2022 and March 7, 2022 to discuss possible revisions. In addition, on April 22nd, staff presented a 

summary of the revisions to the City Council for their review and input prior to the public hearing at the 

Planning and Zoning Commission.  The staff memos and draft versions of the revisions associated with 

each of these meetings are attached for reference. 

 

The proposed amendments seek to modify several areas of the current ordinance.  After eight years since 

the adoption of this ordinance, staff believes that some of the requirements are unnecessarily specific, 

difficult to achieve, and, as a result, changes are needed.  Based on prior discussions at the work sessions, 

the Planning and Zoning Commission and the City Council have expressed support for such a review.   

The proposed changes, as currently presented, maintain the structure of the regulations with different 

requirements for these uses that are adjacent to residential uses and those that are not.  At this time, staff 

is not proposing a formal draft ordinance for a recommendation to City Council, as further discussion and 

additional public input is desired. 

 

COMPREHENSIVE PLAN REVIEW 

The Creve Coeur 2030 Comprehensive Plan does not specifically address drive through restaurants. 

However, the plan promotes and places an emphasis on pedestrian accessibility and walkability with a 

mix of uses and high-quality design (Strategies 1.1, 1.3 and 1.9, Page 45) while recognizing the need to 

be responsive to changing consumer preferences (Strategy 3.2, Page 47).  The plan also emphasizes the 

need to mitigate the impact of non-residential uses such as lighting, noise and trash on adjacent residential 

uses (Strategy 2.7, Page 46) and to protect residential areas from negative encroachment non-residential 

uses (Strategy 2.9, Page 46).  The plan organizes the City into several Placetypes with a vision and 

recommendations for each Placetype.  This text amendment applies to a specific category of use which is 

conditionally permitted in nearly all of the City’s non-residential zoning districts. As such, this review 
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Planning and Zoning Commission Application #22-008: Drive Through Restaurants CUP TA 

May 16, 2022  Page 3 

 
does not specifically address each Placetype recommendation, however, it can be reasonably stated that 

drive-through restaurants, without regulation, would be counter to the overall vision and goals within the 

non-residential Placetypes.  As such, the proposed text amendments continues to promote the desired 

form and character for these uses while providing the necessary regulations for consistency with the 

broader goals of the plan.   These broader goals include protection of adjacent residential areas from 

commercial uses, high quality development, pedestrian accommodations, and visually attractive 

streetscapes. 

 

PROPOSED AMENDMENTS TO THE ZONING CODE 

The City regulates drive through-restaurants within Section 405.470.A.14 of the Zoning Ordinance.   A 

conditional use permit is required for these uses in all commercial and light industrial zoning districts.  

The numerous conditional use standards that are required to be met are the focus of this review and 

suggested amendments.  Other allowable drive through uses, such as drive through banks and pharmacies, 

are regulated separately and are not part of this review. 

 

Existing Ordinance 

The ordinance is split into two separate sets of requirements for lots that abut residential uses and lots that 

do not abut residential uses. For properties adjacent to residential, the drive through facility must be 

located within a multi-tenant building located to the side or rear and cannot be freestanding.  Other 

restrictions include the location of the window and ordering facilities, the minimum size and number of 

seats of the establishment are also provided. 

 

For properties not located adjacent to residential, the drive through facility must be located within a 

coordinated development that has at least two buildings and at least 3 acres combined and can be 

freestanding.  Requirements specifying the location of the drive through window, stacking lane, minimum 

size and number of seats are provided. 

 

Proposed Revisions 

The redlined version of the changes is attached for review.  As previously noted, the structure for separate 

requirements for drive throughs adjacent to residential and those that are not have been left in place.   

 

Drive-through restaurants adjacent to residential uses 

The prohibition for freestanding drive-through restaurants remains in place with only one drive through 

restaurant with the stacking lanes on the rear or side of a multi-tenant retail building with at least 200-feet 

of frontage.   In addition, the requirement for a traffic study, automatic volume control for the order 

facility, and a noise study remain in place. 

 

The following changes are summarized below:  

• Prohibit drive through order facility and service window to be adjacent to a wall facing a primary 

street.  Service windows and menu boards would not be allowed on any building frontage that 

faces a primary street (Olive Boulevard, Ballas Road, etc.).  The current ordinance is vague on 

this subject as it does not allow an order facility or service window adjacent to any street but 

provides an exception for approval without any context.  

• If adjacent to a street (as allowed above), the drive through facility and order window shall 

provide landscape screening to soften the appearance from the road. 

• Remove the requirement that specifies a minimum size for the floor area of restaurants and 

minimum number of indoor seats.  This has been changed to still require indoor seating for 

customers and to encourage outdoor dining, allow unenclosed outdoor seating areas to be exempt 

from providing additional off-street parking.  The zoning ordinance currently requires 1 parking 

space per 8 outdoor seats.  For the size of the restaurant, the specific limit of 2,400 square feet has 

been removed as it seems unnecessary given the requirement that drive through restaurants must 

be located within a multi-tenant building.  
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Planning and Zoning Commission Application #22-008: Drive Through Restaurants CUP TA 

May 16, 2022  Page 4 

 

• Remove the prohibition against the stacking lane crossing between the building and principal 

street frontage.  This has been changed to allow the stacking lane to be placed in such a manner 

but with landscaped screening provided.   

 

Drive-through restaurants adjacent to non-residential uses 

The proposed revisions for drive through restaurants that are not adjacent to residential uses are more 

extensive to allow greater flexibility while still maintaining appropriate standards.  The requirement for a 

traffic study, automatic volume control for the order facility and a noise study remain in place. 

 

The following changes are summarized below:  

• The limit for one drive through restaurant remains within a coordinated development totaling 3 or 

more acres remains.  The revisions clarify that a total of two buildings within the coordinated 

development must be present, and that the drive through restaurant qualifies as one of those two 

buildings.  This provision maintains the prohibition of drive throughs on separate lots that are not 

part of a larger development.  The minimum size of the building currently requires 200-feet of 

frontage.  The proposed amendment lowers that to 150-feet.  As an alternative, this provision 

could be eliminated or based upon a minimum square footage (such as 5,00 square feet) for 

greater flexibility.   

• Drive through order facilities would be prohibited from being placed on the building facing a 

primary street but would be allowed adjacent to a secondary street with landscaping to soften the 

view from the roadway. 

• The specific requirements for landscaping adjacent to the building at 50% of the building size 

within an 8-foot wide area has been eliminated.  Instead, the revision still requires pedestrian 

oriented site and landscaping features with examples provided but without specific, pre-

determined requirements. 

• Unenclosed outdoor dining areas would not require additional off-street parking. 

• The minimum size for the drive through restaurant, if freestanding, has been reduced from 2,500 

square feet to 2,000 square feet to reflect current trends in the industry for smaller buildings.  The 

provision for 55-indoor seats remains, but could be reduced or re-stated after further discussion. 

• Allow service areas (trash enclosures, equipment, etc.) to be detached from the building but to 

still require screening. 

 

SUMMARY AND NEXT STEPS 

While these uses provide a convenience to the public, if not regulated appropriately, drive-through 

restaurants can have negative impacts on the City’s commercial districts and adjacent residential areas.  

The submitted changes to the drive through ordinance have been developed in such a manner to achieve 

an acceptable balance that implements the broader goals of the comprehensive plan, that seeks to mitigate 

the negative impacts, but also recognizes the ultimate desirability to accommodate these uses as provided 

by the current ordinance.     

 

The specific areas that staff would like to the Commission to discuss and provide further direction on the 

following: 

 

• The suitability of drive throughs adjacent to residential uses.  Staff received feedback from the 

City Council update at the meeting on April 22nd that the City should discuss prohibiting these 

uses altogether if located adjacent to residential and instead focus on other sites that do not have 

this condition. 

• Reducing the minimum size of freestanding drive-through restaurants and minimum indoor 

seating.  Based on staff observations of recent developments, the size of these establishments 

appears to be getting smaller.  
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Staff has provided the link to this meeting’s agenda packet to several commercial property owners and the 

commercial real estate community in the City to advise them of these proposed changes; however 

additional time to review and solicit comments would be appropriate.  At this time, staff recommends that 

the Commission review the proposed amendments at this meeting, take comments from the public, and 

provide direction for staff to address at a subsequent meeting.  Based on the discussion at this meeting, 

staff will incorporate any suggested revisions and prepare a draft ordinance outlining all of the changes 

for review and action by the Commission at a future meeting. 

 

MOTION 

A sample motion to continue the application and public hearing to allow additional input is as follows:  

 

“I move to continue the public hearing for the proposed text amendments to the Zoning 

Ordinance as discussed with Application #22-008, amending the conditional use standards for 

drive-through restaurants, to the meeting of June 6, 2022”  

 

 

 

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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  Draft Revisions 5-5-22 
P&Z Public Hearing May 16, 2022 

Proposed Revised Section 405.470.A Conditional Uses 

(Drive-thru Restaurant Ordinance) 
 

14. Food services and drinking places — (NA/CS 722). Shall be located on sites of not less than 

two (2) acres with the following exceptions and conditions: 

[Ord. No. 5400 §2, 11-10-2014] 

a. The acreage requirement does not apply to restaurants without drive-thru services within the 

"GC" District; 

b. The acreage requirement does not apply to restaurants without drive-thru services in the "CB," 

"PO," "PC" and "LI" Districts that are located within a retail or office building, provided that 

such restaurants do not collectively occupy more than forty percent (40%) of the building square 

footage; 

 

c. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that abut residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes which shall all be located 

on the rear or one (1) end of a multi-tenant retail building having a continuous structure frontage 

of at least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not 

open on the sides). 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a primary street., unless otherwise approved, and If adjacent to residential uses, the 

facility and service window shall be completely screened from the ground-floor level of adjacent 

residences with a property line wholly or partially within two hundred (200) feet of either the 

order facility or the service window by means of a solid barrier or topographic change. 

Vegetation cannot be used to meet this requirement but may be needed to address aesthetic 

concerns. If adjacent to a street, the drive-thru order facility and service window shall provide 

visual screening in the form of dense landscaping as approved by the Planning and Zoning 

Commission.  

(3) The drive-thru restaurant shall have no minimum building size requirement; however, less 

than two thousand four hundred (2,400) square feet of gross floor area (area under roof) and a 

minimum of fifty-five (55) indoor seats and tables for customers shall be provided.  Unenclosed 

outdoor seating areas shall not require additional off-street parking. 

(4) The drive-thru order facility and service window shall be no less than fifty (50) feet from any 

property line of any residential use. 

(5) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars] excluding the space being served by the window, which shall be no 

less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide for 

vehicular escape prior to the point of the facility order board, which escape route can be shared 

with the general parking lot circulation. 

(6) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 
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  Draft Revisions 5-5-22 
P&Z Public Hearing May 16, 2022 

(7)  If the designated stacking lane crosses between the building and principal street frontage it 

shall be screened in a manner consistent with Section 405.470.A.14.c.2 above.The designated 

stacking lane shall not cross between the building and principal street frontage.   

(8) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the 

City, that the required drive-thru facilities shall not interfere with site circulation or be hazardous 

to motorists or pedestrians entering, exiting or passing by the site on adjacent roadways. 

(9) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(10) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not produce sounds exceeding sixty (60) dB as measured at any property line 

abutting a residential use, up to a height of eight (8) feet above ground at the property line and 

demonstrating that the order facility and service windows will not increase ambient sound levels 

at other property lines above the average Monday to Friday midday level. 
 

d. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that only abut non-residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes in a coordinated 

development located on one (1) or more lots totaling three (3) or more acres, with shared access 

and two (2) or more buildings (including the proposed drive-thru), one (1) of which shall have a 

continuous structure frontage of at least two hundredone hundred-fifty (200150) feet. Such 

frontage may include one (1) passageway or arcade (not open on the sides). All buildings shall 

be designed with similar use of materials and design elements such that the buildings are 

aesthetically complementary to each other. 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a primary street, unless otherwise approved. If adjacent to a street, the drive-thru order 

facility and service window shall provide visual screening in the form of dense landscaping as 

approved by the Planning and Zoning Commission. 

(3) The drive-thru restaurant shall have pedestrian-oriented landscape adjacent to the buildingsite 

features. equivalent in area to fifty percent (50%) of the gross floor area of the entire restaurant 

use (area under roof).These features shall include, but not be limited to, the following: 

landscaped planting areas adjacent to the building, outdoor seating areas, and pedestrian 

connections throughout the site. Unenclosed outdoor seating areas shall not require additional 

off-street parking. 

(4) If the drive-thru restaurant is freestanding, an eight-foot-wide planted landscape strip shall be 

adjacent to at least two (2) other sides of the building, exclusive of the pedestrian area. 

(5) If the drive-thru restaurant is freestanding, it shall have no less than two thousand five 

hundred (2,0500) square feet of gross floor area (area under roof) and a minimum of fifty-five 

(55) indoor seats for customers. 

(6) Any service areas, including, but not limited to, trash receptacles, compactors, transformers, 

outdoor cooking or refrigeration equipment and utility connections, must be fully enclosed. Such 

enclosures shall appear as a part of the restaurant building to the maximum extent as found to be 

practicable by the City. 

(7) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars], excluding the space being served by the window, which shall be 
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  Draft Revisions 5-5-22 
P&Z Public Hearing May 16, 2022 

no less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide 

for vehicular escape prior to the point of the facility order board, which escape route can be 

shared with the general parking lot circulation. 

(8) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(9) If tThe designated stacking lane shall not crosses between the building and principal street 

frontage it shall .be screened in a manner consistent with Section 405.470.A.14.d.2 above. 

(10) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of 

the City, that the required drive-thru facilities shall not interfere with site circulation or be 

hazardous to motorists or pedestrians entering, exiting or passing by the site on adjacent 

roadways. 

(11) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(12) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not increase ambient sound levels at the property lines above the average Monday 

to Friday midday level. 

e. "Drive-thru" shall mean service to on-premises patrons who do not enter the restaurant/patio 

area, but rather receive service through a drive-up window. 
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Section 405.470.A 

 

14. Food services and drinking places — (NA/CS 722). Shall be located on sites of not less than 

two (2) acres with the following exceptions and conditions: 

[Ord. No. 5400 §2, 11-10-2014] 

a. The acreage requirement does not apply to restaurants without drive-thru services within the 

"GC" District; 

b. The acreage requirement does not apply to restaurants without drive-thru services in the "CB," 

"PO," "PC" and "LI" Districts that are located within a retail or office building, provided that 

such restaurants do not collectively occupy more than forty percent (40%) of the building square 

footage; 

c. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that abut residential uses are subject to the following: 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes which shall all be located 

on the rear or one (1) end of a multi-tenant retail building having a continuous structure frontage 

of at least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not 

open on the sides). 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a street, unless otherwise approved, and shall be completely screened from the ground-

floor level of adjacent residences with a property line wholly or partially within two hundred 

(200) feet of either the order facility or the service window by means of a solid barrier or 

topographic change. Vegetation cannot be used to meet this requirement but may be needed to 

address aesthetic concerns. 

(3) The drive-thru restaurant shall have no less than two thousand four hundred (2,400) square 

feet of gross floor area (area under roof) and a minimum of fifty-five (55) indoor seats for 

customers. 

(4) The drive-thru order facility and service window shall be no less than fifty (50) feet from any 

property line of any residential use. 

(5) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars] excluding the space being served by the window, which shall be no 

less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide for 

vehicular escape prior to the point of the facility order board, which escape route can be shared 

with the general parking lot circulation. 

(6) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(7) The designated stacking lane shall not cross between the building and principal street 

frontage. 

(8) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the 

City, that the required drive-thru facilities shall not interfere with site circulation or be hazardous 

to motorists or pedestrians entering, exiting or passing by the site. 

(9) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(10) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not produce sounds exceeding sixty (60) dB as measured at any property line 

abutting a residential use, up to a height of eight (8) feet above ground at the property line and 
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demonstrating that the order facility and service windows will not increase ambient sound levels 

at other property lines above the average Monday to Friday midday level. 

d. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that only abut non-residential uses are subject to the following: 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes in a coordinated 

development located on one (1) or more lots totaling three (3) or more acres, with shared access 

and two (2) or more buildings, one (1) of which shall have a continuous structure frontage of at 

least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not open 

on the sides). All buildings shall be designed with similar use of materials and design elements 

such that the buildings are aesthetically complementary to each other. 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a street, unless otherwise approved. 

(3) The drive-thru restaurant shall have pedestrian-oriented landscape adjacent to the building 

equivalent in area to fifty percent (50%) of the gross floor area of the entire restaurant use (area 

under roof). 

(4) If the drive-thru restaurant is freestanding, an eight-foot-wide planted landscape strip shall be 

adjacent to at least two (2) other sides of the building, exclusive of the pedestrian area. 

(5) If the drive-thru restaurant is freestanding, it shall have no less than two thousand five 

hundred (2,500) square feet of gross floor area (area under roof) and a minimum of fifty-five 

(55) indoor seats for customers. 

(6) Any service areas, including, but not limited to, trash receptacles, compactors, transformers, 

outdoor cooking or refrigeration equipment and utility connections, must be fully enclosed. Such 

enclosures shall appear as a part of the restaurant building to the maximum extent as found to be 

practicable by the City. 

(7) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars], excluding the space being served by the window, which shall be 

no less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide 

for vehicular escape prior to the point of the facility order board, which escape route can be 

shared with the general parking lot circulation. 

(8) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(9) The designated stacking lane shall not cross between the building and principal street 

frontage. 

(10) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of 

the City, that the required drive-thru facilities shall not interfere with site circulation or be 

hazardous to motorists or pedestrians entering, exiting or passing by the site. 

(11) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(12) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not increase ambient sound levels at the property lines above the average Monday 

to Friday midday level. 

e. "Drive-thru" shall mean service to on-premises patrons who do not enter the restaurant/patio 

area, but rather receive service through a drive-up window. 
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MEMO TO CITY ADMINISTRATOR AND CITY COUNCIL 
 

Meeting Date: April 25, 2022 

 

Subject: Drive Through Restaurant Ordinance Amendments Update 

 

Memo Prepared by:  Jason W. Jaggi, AICP, Director of Community Development 

 

Attachments: Staff Memo to P&Z, March 1, 2022 and Draft Ordinance 

  

   

 

 

Staff has discussed possible changes to the drive through ordinance with the Planning and Zoning 

Commission over the course of two meetings earlier this year, February 7th and March 7th.   At the last 

meeting, the Commission directed staff to prepare the amendments for formal review and public hearing. 

The public hearing is being scheduled for May 16th.   

 

Attached to this memo is the draft ordinance that was discussed with the Planning and Zoning 

Commission at the March 1st meeting a cover memo providing an explanation of the changes to the 

ordinance. 

 

Prior to preparing the formal amendments, staff would like to review the draft with the City Council.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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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Council Update—April 22, 2022 
(Packet Pages 183-184) 

Adjacent to Residential Uses 

 
(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service windows, 

two (2) order facilities and two (2) designated stacking lanes which shall all be located on the rear or one 

(1) end of a multi-tenant retail building having a continuous structure frontage of at least two hundred 

(200) feet. Such frontage may include one (1) passageway or arcade (not open on the sides). 

 

• NOTE:  No freestanding drive throughs allowed.  May need to look at the need for 200-feet 

building.  Could be reduced. 

 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not facing a 

primary street., unless otherwise approved, and If adjacent to residential uses, the facility and service 

window shall be completely screened from the ground-floor level of adjacent residences with a property 

line wholly or partially within two hundred (200) feet of either the order facility or the service window 

by means of a solid barrier or topographic change. Vegetation cannot be used to meet this requirement 

but may be needed to address aesthetic concerns. If adjacent to a street, the drive-thru order facility and 

service window shall provide visual screening in the form of dense landscaping as approved by the 

Planning and Zoning Commission.  

 

• NOTE:  Existing ordinance does not allow adjacent to any street, “unless otherwise 

approved”.  Revision specifically allows them adjacent to secondary streets with landscaped 

screening from the street.  Desire to allow adjacent to primary street?   

 

 

(3) The drive-thru restaurant shall have no minimum building size requirement; however, less than two 

thousand four hundred (2,400) square feet of gross floor area (area under roof) and a minimum of fifty-

five (55) indoor seats for customers shall be provided.  Seasonal outdoor seating is encouraged and, if 

provided, shall not require additional off-street parking. 

 

• NOTE:  Remove the minimum restaurant size and number of indoor seats.  Currently, 2,400 

square feet and 55 indoor seats are required.  Provision doesn’t seem relevant because drive 

through restaurants must be located within a multi-tenant building. The requirement for 

indoor seating has been retained without a specific number of seats provided.  Seasonal 

outdoor seating is encouraged with no additional off-street parking required.  Need to define 

seasonal outdoor dining (Covered or uncovered and unenclosed) 

 

(4) The drive-thru order facility and service window shall be no less than fifty (50) feet from any 

property line of any residential use. 

 

(5) The designated stacking lane shall be no less than one-hundred ninety (190) feet long [approximately 

ten (10) cars] excluding the space being served by the window, which shall be no less than nine (9) feet 

wide by nineteen (19) feet long. The lane shall, at a minimum, provide for vehicular escape prior to the 

point of the facility order board, which escape route can be shared with the general parking lot 

circulation. 

 

(6) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the nearest 

point on the property line across the nearest vehicular entrance. 
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(7)  If the designated stacking lane crosses between the building and principal street frontage it shall be 

screened in a manner consistent with Section 405.470.A.14.c.2 above.The designated stacking lane shall 

not cross between the building and principal street frontage.   

 

• NOTE:  Unlikely to occur given the requirement that it be located within a multi-tenant 

building. 

 

 

(8) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the City, 

that the required drive-thru facilities shall not interfere with site circulation or be hazardous to motorists 

or pedestrians entering, exiting or passing by the site on adjacent roadways. 

 

(9) The order facility shall utilize automatic volume control which adjusts outbound volume based on 

the outdoor ambient noise level. 

 

(10) An acoustical study shall be submitted demonstrating that the order facility and service windows 

will not produce sounds exceeding sixty (60) dB as measured at any property line abutting a residential 

use, up to a height of eight (8) feet above ground at the property line and demonstrating that the order 

facility and service windows will not increase ambient sound levels at other property lines above the 

average Monday to Friday midday level. 

 
 

Adjacent to Non-Residential Uses 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service windows, 

two (2) order facilities and two (2) designated stacking lanes in a coordinated development located on 

one (1) or more lots totaling three (3) or more acres, with shared access and two (2) or more buildings 

(including the proposed drive-thru), one (1) of which shall have a continuous structure frontage of at 

least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not open on the 

sides). All buildings shall be designed with similar use of materials and design elements such that the 

buildings are aesthetically complementary to each other. 

 

• NOTE: The requirement that drive through facilities must be located within coordinated 

developments, including shared access and complimentary design remains.  The provision 

has been clarified that one other building in addition to the drive through building is 

required. 

 

 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not facing a 

primary street, unless otherwise approved. If adjacent to a street, the drive-thru order facility and service 

window shall provide visual screening in the form of dense landscaping as approved by the Planning and 

Zoning Commission. 

 

• NOTE: Drive through facilities and service windows cannot be located adjacent to a street, 

unless otherwise approved.  The regulation has been revised to allow them adjacent to a 

secondary street but that they must be visually screened with landscaping.  This will allow 

greater flexibility in the site design.  Desire to allow adjacent to primary street?   
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(3) The drive-thru restaurant shall have pedestrian-oriented landscape adjacent to the buildingsite 

features. equivalent in area to fifty percent (50%) of the gross floor area of the entire restaurant use (area 

under roof).These features shall include, but not be limited to, the following: landscaped planting areas 

adjacent to the building, outdoor seating areas, and pedestrian connections throughout the site. Seasonal 

outdoor seating areas shall not require additional off-street parking. 

 

• NOTE:  Pedestrian-oriented features are required for freestanding buildings.  Examples of 

such features are now provided. Removed are specific percentages.  

 

 

(4) If the drive-thru restaurant is freestanding, an eight-foot-wide planted landscape strip shall be 

adjacent to at least two (2) other sides of the building, exclusive of the pedestrian area. 

 

• NOTE:   Removed specific percentages for landscaping.  

 

 

(5) If the drive-thru restaurant is freestanding, it shall have no less than two thousand five four hundred 

(2,4500) square feet of gross floor area (area under roof) and a minimum of fifty-five (55) indoor seats 

for customers. 

 

• NOTE:   Kept this in place but could be reduced to 2,000 +/- SF and also number of seats 

 

(6) Any service areas, including, but not limited to, trash receptacles, compactors, transformers, outdoor 

cooking or refrigeration equipment and utility connections, must be fully enclosed. Such enclosures 

shall appear as a part of the restaurant building to the maximum extent as found to be practicable by the 

City. 

• NOTE:   Simplified to screen these components 

 

(7) The designated stacking lane shall be no less than one-hundred ninety (190) feet long [approximately 

ten (10) cars], excluding the space being served by the window, which shall be no less than nine (9) feet 

wide by nineteen (19) feet long. The lane shall, at a minimum, provide for vehicular escape prior to the 

point of the facility order board, which escape route can be shared with the general parking lot 

circulation. 

 

(8) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the nearest 

point on the property line across the nearest vehicular entrance. 

 

(9) If tThe designated stacking lane shall not crosses between the building and principal street frontage it 

shall .be screened in a manner consistent with Section 405.470.A.14.d.2 above. 

 

(10) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the City, 

that the required drive-thru facilities shall not interfere with site circulation or be hazardous to motorists 

or pedestrians entering, exiting or passing by the site on adjacent roadways. 

 

• NOTE: Allows stacking lane to cross the primary street frontage but requires landscape 

screening. 
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(11) The order facility shall utilize automatic volume control which adjusts outbound volume based on 

the outdoor ambient noise level. 

 

(12) An acoustical study shall be submitted demonstrating that the order facility and service windows 

will not increase ambient sound levels at the property lines above the average Monday to Friday midday 

level. 

e. "Drive-thru" shall mean service to on-premises patrons who do not enter the restaurant/patio area, but 

rather receive service through a drive-up window. 
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 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 

 

 

 

 

 

 

MEMO TO THE PLANNING AND ZONING COMMISSION 
 

Date: March 1, 2022 

 

Subject: Drive Through Restaurants Code Amendments Work Session 

 

Prepared by: Jason W. Jaggi, AICP, Director of Community Development 

 

Meeting Date: March 7, 2022  

 

Attachments: Section 405.470.A Conditional Uses Food Services and Drinking 

Places 

 Memo from 2-7-22 P&Z Work Session 

 3-7-22 Revised Section 405.470.A (Drive Through Ordinance) 

 

 

Background 

Staff presented suggested revisions to the drive through ordinance as a work session item at the 

February 7th meeting.  Based upon that discussion, staff has made further refinements to the 

ordinance.   

 

Proposed Revisions 

The ordinance maintains the existing framework that establishes different regulations for drive 

through restaurants that are adjacent to residential uses and those that are not.  The following are 

highlights of the proposed ordinance, including items that were revised since the last meeting 

and regulations that remain. 

 

Adjacent to Residential Uses 

• One drive through facility allowed within a multi-tenant retail building of at least 200-

feet.  No freestanding drive through facilities are allowed. This is not changed from the 

existing ordinance. 

• Drive through order facility and service window cannot be located adjacent to a primary 

street but would be allowed adjacent to a secondary street.  This topic was discussed at 

the last meeting.  Staff requests further direction on this provision. 

• If adjacent to a street, the order facility and service window is required to be screened 

from the right-of-way with landscaping. 

• Remove the minimum restaurant size and number of indoor seats.  Currently, 2,400 

square feet and 55 indoor seats are required.  In staff’s view, this provision doesn’t seem 

relevant because drive through restaurants must be located within a multi-tenant 

building. The requirement for indoor seating has been retained with a specific number of 

seats provided.  Seasonal outdoor seating is encouraged with no additional off-street 

parking required. 
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•  Stacking lanes cannot cross between the building and primary street frontage.  This has 

been amended to remain in place.  Given the requirement that drive throughs are only 

permitted within multi-tenant buildings, this should not be a concern. 

• The existing requirements for a traffic study, acoustical study and automatic volume 

control for the order facility, and screening from residential uses remains in place. 

 

Adjacent to Non-Residential Uses 

• The requirement that drive through facilities must be located within coordinated 

developments, including shared access and complimentary design remains.  The 

provision has been clarified that one other building in addition to the drive through 

building is required. 

• Drive through facilities and service windows cannot be located adjacent to a primary 

street.  The regulation has been revised to allow them adjacent to a secondary street but 

that they must be visually screened with landscaping.  This will allow greater flexibility 

in the site design. 

• Pedestrian-oriented features are required for freestanding buildings.  Examples of such 

features are now provided. Removed are specific percentages.  

• Kept the minimum seating and size of freestanding buildings as currently written:  2,400 

square feet and 55 indoor seats.  Added a provision that seasonal outdoor dining does not 

require additional parking. 

• Allows stacking lane to cross the primary street frontage but requires landscape 

screening. 

 

Staff will present this information to the Commission for discussion and feedback. The next 

steps would be to schedule a public hearing for formal review and comment of any zoning code 

changes. 
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Revised Section 405.470.A (Drive-thru Restaurant Ordinance) 

 

14. Food services and drinking places — (NA/CS 722). Shall be located on sites of not less than 

two (2) acres with the following exceptions and conditions: 

[Ord. No. 5400 §2, 11-10-2014] 

a. The acreage requirement does not apply to restaurants without drive-thru services within the 

"GC" District; 

b. The acreage requirement does not apply to restaurants without drive-thru services in the "CB," 

"PO," "PC" and "LI" Districts that are located within a retail or office building, provided that 

such restaurants do not collectively occupy more than forty percent (40%) of the building square 

footage; 

 

c. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that abut residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes which shall all be located 

on the rear or one (1) end of a multi-tenant retail building having a continuous structure frontage 

of at least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not 

open on the sides). 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a primary street., unless otherwise approved, and If adjacent to residential uses, the 

facility and service window shall be completely screened from the ground-floor level of adjacent 

residences with a property line wholly or partially within two hundred (200) feet of either the 

order facility or the service window by means of a solid barrier or topographic change. 

Vegetation cannot be used to meet this requirement but may be needed to address aesthetic 

concerns. If adjacent to a street, the drive-thru order facility and service window shall provide 

visual screening in the form of dense landscaping as approved by the Planning and Zoning 

Commission.  

(3) The drive-thru restaurant shall have no minimum building size requirement; however, less 

than two thousand four hundred (2,400) square feet of gross floor area (area under roof) and a 

minimum of fifty-five (55) indoor seats for customers shall be provided.  Seasonal outdoor 

seating is encouraged and, if provided, shall not require additional off-street parking. 

(4) The drive-thru order facility and service window shall be no less than fifty (50) feet from any 

property line of any residential use. 

(5) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars] excluding the space being served by the window, which shall be no 

less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide for 

vehicular escape prior to the point of the facility order board, which escape route can be shared 

with the general parking lot circulation. 

(6) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(7)  If the designated stacking lane crosses between the building and principal street frontage it 

shall be screened in a manner consistent with Section 405.470.A.14.c.2 above.The designated 

stacking lane shall not cross between the building and principal street frontage.   

(8) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the 

City, that the required drive-thru facilities shall not interfere with site circulation or be hazardous 

to motorists or pedestrians entering, exiting or passing by the site on adjacent roadways. 
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(9) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(10) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not produce sounds exceeding sixty (60) dB as measured at any property line 

abutting a residential use, up to a height of eight (8) feet above ground at the property line and 

demonstrating that the order facility and service windows will not increase ambient sound levels 

at other property lines above the average Monday to Friday midday level. 
 

d. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that only abut non-residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes in a coordinated 

development located on one (1) or more lots totaling three (3) or more acres, with shared access 

and two (2) or more buildings (including the proposed drive-thru), one (1) of which shall have a 

continuous structure frontage of at least two hundred (200) feet. Such frontage may include one 

(1) passageway or arcade (not open on the sides). All buildings shall be designed with similar 

use of materials and design elements such that the buildings are aesthetically complementary to 

each other. 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a primary street, unless otherwise approved. If adjacent to a street, the drive-thru order 

facility and service window shall provide visual screening in the form of dense landscaping as 

approved by the Planning and Zoning Commission. 

(3) The drive-thru restaurant shall have pedestrian-oriented landscape adjacent to the buildingsite 

features. equivalent in area to fifty percent (50%) of the gross floor area of the entire restaurant 

use (area under roof).These features shall include, but not be limited to, the following: 

landscaped planting areas adjacent to the building, outdoor seating areas, and pedestrian 

connections throughout the site. Seasonal outdoor seating areas shall not require additional off-

street parking. 

(4) If the drive-thru restaurant is freestanding, an eight-foot-wide planted landscape strip shall be 

adjacent to at least two (2) other sides of the building, exclusive of the pedestrian area. 

(5) If the drive-thru restaurant is freestanding, it shall have no less than two thousand five four 

hundred (2,4500) square feet of gross floor area (area under roof) and a minimum of fifty-five 

(55) indoor seats for customers. 

(6) Any service areas, including, but not limited to, trash receptacles, compactors, transformers, 

outdoor cooking or refrigeration equipment and utility connections, must be fully enclosed. Such 

enclosures shall appear as a part of the restaurant building to the maximum extent as found to be 

practicable by the City. 

(7) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars], excluding the space being served by the window, which shall be 

no less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide 

for vehicular escape prior to the point of the facility order board, which escape route can be 

shared with the general parking lot circulation. 

(8) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(9) If tThe designated stacking lane shall not crosses between the building and principal street 

frontage it shall .be screened in a manner consistent with Section 405.470.A.14.d.2 above. 

(10) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of 

the City, that the required drive-thru facilities shall not interfere with site circulation or be 
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hazardous to motorists or pedestrians entering, exiting or passing by the site on adjacent 

roadways. 

(11) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(12) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not increase ambient sound levels at the property lines above the average Monday 

to Friday midday level. 

e. "Drive-thru" shall mean service to on-premises patrons who do not enter the restaurant/patio 

area, but rather receive service through a drive-up window. 
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 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 

 

 

 

 

 

 

MEMO TO THE PLANNING AND ZONING COMMISSION 
 

Date: February 3, 2022 

 

Subject: Drive Through Restaurants Code Amendments Work Session 

 

Prepared by: Jason W. Jaggi, AICP, Director of Community Development 

 

Meeting Date: February 7, 2022  

 

Attachments: Section 405.470.A Conditional Uses Food Services and Drinking 

Places 

 

 
Background 

At the December 6, 2021 Joint Work Session with P&Z and City Council, the drive through ordinance 

was discussed and there was general agreement to review the current ordinance to determine if changes 

need to be made.  The current drive through ordinance for restaurants was established in 2014 associated 

with a request for a drive through facility for St. Louis Bread Company at 447 North New Ballas Road. 

This ordinance found in Section 405.470.A requires a conditional use permit in all commercial and light 

industrial zoning districts.  The regulations for drive throughs are attached for reference.   

 

The current drive through ordinance is highly restrictive compared to other municipalities but has been 

effective in limiting the development of these uses in the City.  Currently, there are three drive throughs in 

Creve Coeur: McDonald’s, St. Louis Bread Company, and Panda Express. Creve Coeur continues to be 

the subject of interest for additional drive through developments but many have difficulty meeting the 

requirements of the ordinance. The Covid-19 pandemic and the rise of contactless food service has helped 

to fuel interest in drive through developments not only in Creve Coeur but in many other cities as well. 

While these uses provide a convenience to the public, if not regulated appropriately, they can have 

detrimental impacts on the City’s commercial districts and adjacent residential areas. 

 

Existing Ordinance 

The ordinance is split into two separate sets of requirements for lots that abut residential and lots that do 

not abut residential. For properties adjacent to residential, the drive through facility must be located 

within a multi-tenant building located to the side or rear and cannot be freestanding.  Other restrictions in 

including the location of the window and ordering facilities, the minimum size and number of seats of the 

establishment are also provided. 

 

For properties not located adjacent to residential, the drive through facility must be located within a 

coordinated development that has at least two buildings and at least 3 acres combined and can be 

freestanding.  The location of the drive through window, stacking lane, minimum size and number of 

seats are provided. 

 

Proposed Revisions 

To begin the discussion, Staff has prepared draft revisions to the current ordinance.  Adjustments have 

been made to several areas of the existing code; however, the overall restrictive nature of the code 
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remains in place.  The structure for separate requirements for drive throughs adjacent to residential and 

those that are not have been left in place.  The redlined version of the ordinance is attached for review. 

 

Objectives 

At the meeting, staff will review the existing ordinance and proposed changes with the Commission and 

provide illustrative examples of desirable and undesirable drive through developments.   The 

Commission’s goal in this work session is to review and understand the existing ordinance requirements 

and provide input on any desired changes—particularly those than may be viewed as “over-regulating”.   

As part of this review, it is important to keep in mind that specific regulations for these uses remains 

desirable.  If not, a proliferation of drive throughs has the ability to change the character and promote less 

walkable commercial districts.  On the other hand, with targeted regulations, the negative impacts 

associated with drive throughs can be minimized.  Balancing the need to revise the drive though 

ordinance to remove unnecessary restrictions for drive throughs while also protecting residential areas, 

and controlling the negative aspects of these uses to provide the best overall development out of such a 

use is the objective.   
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Revised Section 405.470.A (Drive-thru Restaurant Ordinance) 

 

14. Food services and drinking places — (NA/CS 722). Shall be located on sites of not less than 

two (2) acres with the following exceptions and conditions: 

[Ord. No. 5400 §2, 11-10-2014] 

a. The acreage requirement does not apply to restaurants without drive-thru services within the 

"GC" District; 

b. The acreage requirement does not apply to restaurants without drive-thru services in the "CB," 

"PO," "PC" and "LI" Districts that are located within a retail or office building, provided that 

such restaurants do not collectively occupy more than forty percent (40%) of the building square 

footage; 

 

c. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that abut residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes which shall all be located 

on the rear or one (1) end of a multi-tenant retail building having a continuous structure frontage 

of at least two hundred (200) feet. Such frontage may include one (1) passageway or arcade (not 

open on the sides). 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a primary street., unless otherwise approved, and If adjacent to residential uses, the 

facility and service window shall be completely screened from the ground-floor level of adjacent 

residences with a property line wholly or partially within two hundred (200) feet of either the 

order facility or the service window by means of a solid barrier or topographic change. 

Vegetation cannot be used to meet this requirement but may be needed to address aesthetic 

concerns. If adjacent to a street, the drive-thru order facility and service window shall provide 

visual screening in the form of evergreen landscaping as required by the Planning and Zoning 

Commission.  

(3) The drive-thru restaurant shall have no less than two thousand four hundred one thousand 

five-hundred (2,4001,500) square feet of gross floor area (area under roof) and a minimum of 

fifty-five (55)with indoor seats for customers. 

(4) The drive-thru order facility and service window shall be no less than fifty (50) feet from any 

property line of any residential use. 

(5) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars] excluding the space being served by the window, which shall be no 

less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide for 

vehicular escape prior to the point of the facility order board, which escape route can be shared 

with the general parking lot circulation. 

(6) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(7)  If the designated stacking lane crosses between the building and principal street frontage it 

shall be screened in a manner consistent with Section 405.470.A.14.c.2 above.The designated 

stacking lane shall not cross between the building and principal street frontage.   

(8) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of the 

City, that the required drive-thru facilities shall not interfere with site circulation or be hazardous 

to motorists or pedestrians entering, exiting or passing by the site on adjacent roadways. 

(9) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 
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(10) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not produce sounds exceeding sixty (60) dB as measured at any property line 

abutting a residential use, up to a height of eight (8) feet above ground at the property line and 

demonstrating that the order facility and service windows will not increase ambient sound levels 

at other property lines above the average Monday to Friday midday level. 
 

d. Drive-thru services on sites in the "MX," "GC," "CB," "PO," "PC," and "LI" Districts 

that only abut non-residential uses are subject to the following: 

 

(1) Drive-thru facilities shall be limited to one (1) restaurant with no more than two (2) service 

windows, two (2) order facilities and two (2) designated stacking lanes in a coordinated 

development located on one (1) or more lots totaling three (3) or more acres, with shared access 

and two (2) or more buildings (including the proposed drive-thru), one (1) of which shall have a 

continuous structure frontage of at least two hundred (200) feet. Such frontage may include one 

(1) passageway or arcade (not open on the sides). All buildings shall be designed with similar 

use of materials and design elements such that the buildings are aesthetically complementary to 

each other. 

(2) The drive-thru order facility and service window shall only be on or adjacent to a wall not 

facing a primary street, unless otherwise approved. If adjacent to a street, the drive-thru order 

facility and service window shall provide visual screening in the form of evergreen landscaping 

as required by the Planning and Zoning Commission. 

(3) The drive-thru restaurant shall have pedestrian-oriented landscape adjacent to the buildingsite 

features. equivalent in area to fifty percent (50%) of the gross floor area of the entire restaurant 

use (area under roof).These features shall include, but not be limited to, the following: 

landscaped planting areas adjacent to the building, outdoor seating areas, and pedestrian 

connections throughout the site.  

(4) If the drive-thru restaurant is freestanding, an eight-foot-wide planted landscape strip shall be 

adjacent to at least two (2) other sides of the building, exclusive of the pedestrian area. 

(5) If the drive-thru restaurant is freestanding, it shall have no less than one thousand five-

hundred two thousand five hundred (2,5001,500) square feet of gross floor area (area under roof) 

and a minimum of fifty-five (55)with indoor seats for customers. 

(6) Any service areas, including, but not limited to, trash receptacles, compactors, transformers, 

outdoor cooking or refrigeration equipment and utility connections, must be fully enclosed. Such 

enclosures shall appear as a part of the restaurant building to the maximum extent as found to be 

practicable by the City. 

(7) The designated stacking lane shall be no less than one-hundred ninety (190) feet long 

[approximately ten (10) cars], excluding the space being served by the window, which shall be 

no less than nine (9) feet wide by nineteen (19) feet long. The lane shall, at a minimum, provide 

for vehicular escape prior to the point of the facility order board, which escape route can be 

shared with the general parking lot circulation. 

(8) The entrance to the designated stacking lane shall be no less than fifty (50) feet from the 

nearest point on the property line across the nearest vehicular entrance. 

(9) If tThe designated stacking lane shall not crosses between the building and principal street 

frontage it shall .be screened in a manner consistent with Section 405.470.A.14.d.2 above. 

(10) A traffic study shall be submitted by the applicant that demonstrates, to the satisfaction of 

the City, that the required drive-thru facilities shall not interfere with site circulation or be 

hazardous to motorists or pedestrians entering, exiting or passing by the site on adjacent 

roadways. 
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(11) The order facility shall utilize automatic volume control which adjusts outbound volume 

based on the outdoor ambient noise level. 

(12) An acoustical study shall be submitted demonstrating that the order facility and service 

windows will not increase ambient sound levels at the property lines above the average Monday 

to Friday midday level. 

e. "Drive-thru" shall mean service to on-premises patrons who do not enter the restaurant/patio 

area, but rather receive service through a drive-up window. 
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APPLICATION TO PLANNING AND ZONING COMMISSION 
#22-009: AN APPLICATION FOR A MASTER SIGN PLAN FOR  

THE COVENANT THEOLOGICAL SEMINARY CAMPUS LOCATED AT 12330 

CONWAY ROAD 

Key Issues: 

• Does the request integrate 

with the existing 

surrounding uses? 

• Does the request further 

the goals and/or 

implement the 

Comprehensive Plan? 

FOR THE MEETING OF: Monday, June 6, 2022, 6:00 P.M. 

LOCATION:  12330 Conway Road, zoned HE-Higher Education District 

REQUEST:  Nathan Frazier, of Landmark Sign Company, on behalf of Covenant 

Theological Seminary located at 12330 Conway Road, has submitted an 

application for a master sign plan for the entire Covenant Theological Seminary 

Campus. The request will allow for a new monument sign along N. Forty Drive 

and establish size and design standards for the existing signage throughout the 

campus. Section 405.955 Master Signage Plans provides that as an alternative to 

what would otherwise be allowed, signs may be permitted in accordance with a 

comprehensive plan of signage for planned developments and large campus 

development of contiguous multi-acre areas, not separated by major highways or 

public rights-of-way subject to the recommendation of the Planning and Zoning 

Commission and approval of the City Council.  

  

Comprehensive Plan 

References 

• Campus and Institutional 

Place Type Districts 

ADDITIONAL INFORMATION:   Covenant Theological Seminary was founded in 

1956 as Covenant College and Theological Seminary before expanding into two 

separate institutions when Covenant College relocated to Georgia. The existing 

Covenant Theological Seminary was zoned HE-Higher Education District in 1995. 

The property is a 21.5-acre site located south of Conway Road and west of North 

Forty Drive near the southern city limits of the City of Creve Coeur. Section 

405.950.J. Master Sign Plans provides for the flexibility to approve additional signs 

for planned developments and large residentially zoned institutional campus 

developments of three or more buildings with a minimum of ten acres, subject to 

certain requirements and conditions. 

Zoning Code References 

• Section 405.300 “HE” 

Higher Education District 

• Section 405.955: Master 

Signage Plans 

• Section 1080: Site 

Concept, Site 

Development and Minor 

Site Plan Approval 

APPLICANT: Nathan Frazier, 

Landmark Sign Company 

175 Chesterfield Industrial Boulevard  

Chesterfield, MO 63005 

PROPERTY 

OWNER: 

Covenant Theological Seminary 

Kent Needler 

12330 Conway Road 

Creve Coeur, MO 63141 

 
 

 

 
 

 

 

 

 

 

REPORT PREPARED BY: Bethany L. Moore, City Planner            

DATE: 5/31/2022 

ATTACHMENTS:  Applicant’s Materials received May 6, 2022, Draft Ordinance 

of 
 

city 
 CREVE COEUR 

300 North New Ballas Road  •   Creve Coeur, Missouri 63141 

(314) 432-6000  •  Fax (314) 872-2539   

www.crevecoeurmo.gov 
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BACKGROUND AND MASTER SIGN PLAN PROPOSAL  

The property is a 21.5-acre site located south of Conway Road and west of North Forty Drive near the 

southern city limits of the City of Creve Coeur. The existing use on the site is institutional for Covenant 

Theological Seminary to educate pastors, counselors, and ministry leaders as part of the Presbyterian 

Church in America. The existing ground monument sign is pre-existing, non-conforming with a total 

square footage of 94.5 square feet. Section 405.930(C) Non-Conforming Signs states that no new or 

existing sign may be constructed, altered in structure, relocated or replaced, unless the sign conforms to 

all the provisions of this Article and any required sign permit has been issued by the Zoning 

Administrator, or unless the sign was destroyed or damaged as a result of forces beyond the reasonable 

control of the owner of the sign and their tenants, employees, agents and representatives and it is replaced 

in its prior form and structure, or unless the sign is specifically exempt. The property is zoned HE-Higher 

Education District.  The sign code does not have any specific provisions for signage for properties within 

the HE District and instead encourages approval for signage through the Master Sign Plan process.  In 

addition to the Seminary property, the Missouri Baptist University and Priory campuses are also zoned 

HE.   Priory received approval of a master sign plan in 2018.     

 

Covenant Theological Seminary is seeking a Master Sign Plan to replace their existing monument sign 

along North Forty Drive with a new, larger monument sign of more durable materials and to document 

the existing campus signage. The new low monument sign is made of masonry materials that are 

consistent with the building materials found on the Covenant campus and similar in design to other low 

monument signs in Creve Coeur. The overall size of the new low monument sign is approximately 106 

square feet while the size of the actual sign face is just under 60 square feet.  For comparison purposes, 

the maximum size allowed for a low monument sign on a development of more than 5 acres under 

Section 405.950 (C)(2)(c)(1) Signs in Non-Residential Districts is 60 square feet. The existing campus 

signage is uniform in design and type throughout the campus. Any significant new signage not shown in 

the proposal would require approval of an amendment to the master sign plan from the Planning and 

Zoning Commission.  
 

 
Figure 1: Proposed Monument Sign along North Forty Drive and the Existing Monument Sign in the same 

location.  

 

 

Building Signs 

The campus currently has 7 single-sided building name signs that vary slightly in size around 5 square 

feet. All buildings signs are ground signs in front of each building and are of the same design. Under 

Section 405.950 Signs for Non-Residential Districts these types of signs are considered incidental as they 

are too small to be legible from a position off the premises, and are outdoors, on the exterior of a building 

or a window sign and are less than twenty-five square feet. The proposed Master Sign Plan does not 

propose replacement of these signs. 
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Figure 2: Examples of existing building name signage. Top row: D, F, G. Middle row: H, I, J. Bottom row: O.  

Directional Signs and Miscellaneous Small Wall Signs 
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There are 6 directional signs throughout the campus in a range of sizes just over 4 square feet to just over 

29 square feet for the directory signs. All signs are in the same design and style throughout the campus.  

   

 

 

 

 

      

 

 

 
 
 
 
 
 
 
 
 

 
 
 

Three smaller wall plaques are also included and identified in the plan as P, Q, and R. All three signs are 

under 7.5 square feet.  

  
 

 
 
 
 

Figure 3: Examples of existing campus directional signage. Top row: B, C, E. Bottom row: K, M, N. 
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Figure 4: Close-up of the Site Plan. The location of the replacement monument sign is marked “A” 

 

LAND USE AND ZONING OF SURROUNDING PROPERTIES 

The adjacent zoning and land uses are as follows: 

 

DIRECTION USE ZONED SEPARATED BY 

North Single- Family Residences A-Single-Family Residential Conway Road 

South Single-Family Residences  A-Single-Family Residential and City of 

Town and Country 

N/A 

East Mercy Hospital  PH-Planned Hospital I-270 Highway 

West Single-Family Residences A-Single Family Residential Partial Balcon 

Estates 
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COMPREHENSIVE PLAN REVIEW 

The subject property is included as a Campus District within the Campus & Institutional Place Type 

District that is for the development of large multi-building office structures, institutional facilities, 

research building, educational, and healthcare facilities, deeply setback from site edges and surrounded by 

beautiful landscape buffers, that are compatible with the neighboring residential districts with an 

established “green edge” landscape zone to protect from potential negative impacts of non-residential 

land uses while allowing flexibility on the interior of the site (p.109-110).   

 

The Design Guidelines offer further direction in reviewing signs, by recommending that sign plans 

include a consistency of materials, siting, and design.  Specifically, all signs are to be architecturally 

integrated and complement their surroundings in terms of size, shape, color, texture, and lighting.  Signs 

are to complement the overall design of the building and are not to be designed to be in visual 

competition with other signs in the area.  New signs proposed for existing buildings should provide a 

compatible appearance with other building signage.  Where no sign program exists, there should be an 

attempt to bring in a unifying element (such as size). (Ch 5, pg 17) The existing Covenant signs are well-

designed in similar style and use of materials and limited to within the campus and away from the 

surrounding residential area. Therefore, Staff finds that the existing and proposed signage is in keeping 

with the Design Guidelines and the Comprehensive Plan and should not have a negative impact to the 

adjacent residents.  
 

ZONING CODE REVIEW  

All signs within the City are regulated under Article VIII of the Zoning Ordinance.  The purpose of the 

Sign Regulations is to encourage the effective use of signs as a means of communication, to maintain and 

enhance the aesthetic appearance of the City and to facilitate and improve pedestrian and vehicular traffic 

safety, and to lessen confusion and visual clutter caused by a proliferation of signs competing for 

attention. 

 

Section 405.955 Master Sign Plans provides that with the intent to allow flexibility in the design of 

planned developments and large campus development of contiguous multi-acre areas, not separated by 

major highways or public rights-of-way (i.e., Olive Boulevard) in non-residential district properties of 

campus developments of three (3) or more multiple buildings with a minimum of ten (10) acres, HE 

Higher Education District, and residentially zoned institutions (schools and places of worship with a 

minimum tract area of twenty (20) acres, allows for deviation from the sign regulations on large campuses 

in order to provide for a more consistent program as to ensure convenience to the visitor, user or occupant 

of the development while not adding to street clutter or otherwise detracting from the planned nature of 

the development. All signs are to be in scale and harmonious with the development and provide an overall 

design theme throughout the campus in a comprehensive manner.    

 

The proposed Master Sign Plan for Covenant Theological Seminary is largely consistent with the intent of 

the Sign Regulations provision for master sign plans and with prior action of similar institutions in 

residential settings.  All of the signs represent a similar style and design and are mostly limited to the 

interior of the campus.  The monument sign is consistent in character with the existing buildings and in 

keeping with the surrounding neighborhoods.  Overall, Staff finds that the signs are in keeping with the 

Zoning Regulations.  Staff has included a condition that the monument signs shall be setback at least 

fifteen (15) feet from adjacent roadway surface and at least one (1) foot from edge of public right-of-way, 

to be consistent with the regulations regarding monument signs elsewhere in the Ordinance and to require 

their placement outside of the right-of-way.  The existing monument sign along North Forty Drive meets 

this requirement. Landscaping around the base of the monument sign at 2.5 times the square footage of 

the sign to be consistent with the regulations for all other monument signs under Section 405.950 

(C)(3)(a) Signs in Non-Residential Districts  has been discussed with the applicant and a condition of 

approval has been added. 
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Figure 5: Close-up of the location of the existing low monument sign along North Forty Drive. 

 

CONCLUSION AND RECOMMENDED CONDITIONS OF APPROVAL 

Staff has provided conditions below, that include the requirement of a landscape plan as well as the 

customary conditions that primarily ensure adherence to the proposed plan.    

 

1. The Applicant shall follow the Master Signage Plan received May 6, 2022 for all new or altered 

signage on the campus, as approved by the City of Creve Coeur, except as modified below.  The 

location, size, shape, color, type, and design of each sign shall not substantively depart from the 

Master Sign Plan, unless approved by the City of Creve Coeur. 

2. The applicant shall submit sign permit and/or building permit applications for proposed new signs 

referred to in the Master Sign Plan and demonstrate that signs are outside of the sight distance 

triangle. 

3. The proposed monument sign on North Forty Drive shall be setback a minimum of 15 feet from 

the adjacent roadway surface, and at least one foot from the edge of public right-of-way. 

4. The Applicant shall provide a landscape plan for the monument sign that is consistent with the 

existing landscaping, that includes the use of native plants, around the base of the sign that is 2.5 

times the sign area, to include a mix of native plantings consistent with the landscaping design of 

the campus for the Zoning Administrator’s approval. 

7.1.a

Packet Pg. 122

A
tt

ac
h

m
en

t:
 S

ta
ff

 R
ep

o
rt

 6
-6

-2
2 

 (
22

-0
09

 C
o

ve
n

an
t 

T
h

eo
lo

g
ic

al
 S

em
in

ar
y 

M
as

te
r 

S
ig

n
 P

la
n

)



 

 

5. Staff may authorize additional incidental signs that are in keeping with the overall character and 

purpose of the Master Sign Plan, provided that they are internal to the campus, and not visible 

from the public right-of-way, as provided under Section 405.955(A)(4).  

6. No additional permanent signage is allowed for the campus except as provided in the Master Sign 

Plan.   

7. All temporary banners and window signs shall be in compliance with Section 405.950.(G) 

Temporary or Incidental Signs. 

 

CONCLUSION AND ACTION 

If the Planning and Zoning Commission finds that the Master Sign Plan proposal for the Covenant 

Theological Seminary Campus is consistent with the purpose and requirements of Article VIII, a 

recommendation to the City Council for approval is necessary. Action on the proposal will come in the 

form of a recommendation of approval, approval with conditions, or denial.  The following is an example 

of an appropriate motion for this application:  

 

“I move to recommend approval of the Master Signage Plan for the Covenant Theological 

Seminary Campus, submitted with Application #22-009, subject to the conditions contained in the 

draft ordinance attached to the staff report for the meeting of June 6, 2022” (conditions may be 

added, eliminated, or modified by separate motion). 

 

APPENDIX 1: COMPREHENSIVE PLAN AND DESIGN GUIDELINES 

Included and attached by reference.   

 

APPENDIX 2:  ZONING CODE 

Included and attached by reference.  
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Aerial Photo 
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BILL NO.                    ORDINANCE NO. _________ 

 

 
 

AN ORDINANCE AUTHORIZING A MASTER SIGN PLAN FOR  
COVENANT THEOLOGICAL SEMINARY LOCATED AT 12330 CONWAY ROAD, 

ZONED HE-HIGHER EDUCATION DISTRICT 
 

WHEREAS, Nathan Frazier, Landmark Sign Company, has submitted an application for a master sign 
plan for the Covenant Theological Seminary, located at 12330 Conway Road, pursuant to Section 
405.955 of the City of Creve Coeur’s Code of Ordinances, to allow for the replacement of the monument 
sign at the entrance along North Forty Drive, as well as to memorialize all existing signage on the 
Campus; and 
 
WHEREAS, the boundaries of the Master Signage Plan will be for the entire school campus including all 
existing and proposed signage, except as modified herein, as demonstrated in the “Master Signage Plan” 
attached as Exhibit 1; and 
 
WHEREAS, the Planning and Zoning Commission of the City of Creve Coeur, Missouri, held a public 
hearing thereon at the Creve Coeur Government Center on June 6, 2022, beginning at 6:00 p.m., or 
immediately following the close of the previous public hearing; and 

 
WHEREAS, notice of said public hearing had previously been published at least 15 days prior to the 
hearing in the St. Louis Countian, a newspaper of general circulation in the City of Creve Coeur; and 

 
WHEREAS, all persons who presented themselves at said meeting and desiring to be heard were given 
an opportunity to be heard; and 
 
WHEREAS, the Planning and Zoning Commission reviewed and, by ______vote, recommended 
approval of the master sign plan, subject to the conditions contained herein, at its meeting on June 6, 
2022; and 
 
WHEREAS, the City Council being fully informed finds that approving the Plan, subject to certain 
conditions, would be in harmony with and bear a substantial relation to the public welfare, health, safety, 
comfort, and convenience of the citizens of the City of Creve Coeur and is in the public interest; 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, 

 
NOW, THEREFORE, be it ordained by the City Council of the City of Creve Coeur, St. Louis County, 
Missouri, as follows: 
  
SECTION 1:   A Master Sign Plan is approved for the Covenant Theological Seminary campus, generally 
located at 12330 Conway Road, in the HE-Higher Education zoning district whose legal description is as 
follows: 

Legal Description Pending 
 
SECTION 2:  Such approval of the Master Signage Plan for the Covenant Theological Seminary campus 
shall be subject to the following conditions:  
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BILL NO.                   ORDINANCE NO. _________ 
 
 

 

1. The Applicant shall follow the Master Signage Plan received May 6, 2022 for all new or altered 
signage on the campus, as approved by the City of Creve Coeur, except as modified below.  
The location, size, shape, color, type, and design of each sign shall not substantively depart 
from the Master Sign Plan, unless approved by the City of Creve Coeur. 

2. The applicant shall submit sign permit and/or building permit applications for proposed new 
signs referred to in the Master Sign Plan and demonstrate that signs are outside of the sight 
distance triangle. 

3. The proposed monument sign on North Forty Drive shall be setback a minimum of 15 feet from 
the adjacent roadway surface, and at least one foot from the edge of public right-of-way. 

4. The Applicant shall provide a landscape plan for the monument sign that is consistent with the 
existing landscaping, that includes the use of native plants, around the base of the sign that is 
2.5 times the sign area, to include a mix of native plantings consistent with the landscaping 
design of the campus for the Zoning Administrator’s approval. 

5. Staff may authorize additional incidental signs that are in keeping with the overall character and 
purpose of the Master Sign Plan, provided that they are internal to the campus, and not visible 
from the public right-of-way, as provided under Section 405.955(A)(4).  

6. No additional permanent signage is allowed for the campus except as provided in the Master 
Sign Plan.   

7. All temporary banners and window signs shall be in compliance with Section 405.950.(G) 
Temporary or Incidental Signs. 

 
SECTION 3:  This ordinance shall become effective in accordance with Section 3.11 (g) of the City 
Charter. 
 
 
ADOPTED THIS _______ DAY OF ____________________, 2022 
 

 
 

 

JOE MARTINICH 
PRESIDENT OF CITY COUNCIL 

 
 
 
 
 
APPROVED THIS ______ DAY OF ____________________, 2022 
 
 

 

DR. ROBERT HOFFMAN 
MAYOR 

ATTEST: 
 
 
 
  

KELLIE HENKE 
CITY CLERK 
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BILL NO.                   ORDINANCE NO. _________ 
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