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Introduction

Demographic Trends

While the public outreach program of the Creve
Coeur 2030 Comprehensive Plan yielded an
important understanding of community attitudes,
needs, and desires, it also is important to understand the forces and trends that are shaping the
community. These include the current regulatory
environment and Code of Ordinances; demographic and market characteristics; existing and
ongoing planning, policy, and capital improvement initiatives; and opportunities and constraints.
This section summarizes the results of research
and analysis of the key existing conditions factors
that drive the placemaking, community character,
and quality of life of the Creve Coeur community.

The City of Creve Coeur must consider local
and regional population change in formulating
future land use. The current population of Creve
Coeur is estimated at 17,868, which represents
a moderate growth of 8.3%—or approximately
1,200 new residents—since 2000. This Comprehensive Plan Update identifies local and regional
demographic characteristics and trends, retail
supply and demand, potential markets for mixed
use, employment projections for the County, and
constraints to market feasibility for the considered
land uses to develop a potential program for uses.

2.1. SHORT-TERM DEMOGRAPHIC TRENDS
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Source: ESRI Business Information Services

2010

2016

2021

Change,
2016-2021

Total Population

17,973

17,965

18,000

35

Total Households

7,706

7,672

7,670

(2)

Family Households

4,750

5,023

4,996

(27)

Non-Family Households

2,959

2,649

2,674
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Non-Family Households, %

38.4%

34.5%

34.9%

0.3%

2.26

2.27

2.27

—

Owner-Occupied Housing Units

5,271

5,507

5,519

12

Renter-Occupied Housing Units

2,435

2,165

2,151

(14)

Renter-Occupied Percentage

31.6%

28.2%

28.0%

-0.2%

44.3

45.8

46.3

0.5

Median Household Income

—

$102,413

$108,511

$6,098

Average Household Income

—

$153,289

$166,155

$12,866

Creve Coeur, Missouri

Average Household Size

Median Age
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Because Census data is current only to 2014,
2014 and 2019 were used as benchmark years
for trending the Census out to 2030 to compare
with State of Missouri projections. State projections vary from Census estimates in that they
show population decline while current Census
estimates show an increase.
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The comparison shows us that, even under best
case scenarios, population growth is not likely to
be a significant driver of change in Creve Coeur
in coming decades unless other factors come
into play. There are, however, other trends that
can have an effect on change in Creve Coeur.
Changes in income for city residents can change
markets for goods and services. Design of the
city core to attract future populations may also
have an effect by positioning Creve Coeur competitively for future demographic change.

2.2. 15-YEAR DEMOGRAPHIC PROJECTIONS

Comparative By Source

St. Louis County Census
(Trended from 2014)
City of Creve Coeur Census
(Trended from 2014)

2019

2020

2025

2030

987,239

970,773

969,216

964,085

958,847

1,001,879

1,005,634

1,006,387

1,010,161

1,013,950

17,868

17,913

17,922

17,967

18,013
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MO Office of Administration
(2014 St. Louis Co. Interpolated)

2014
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St. Louis County and
Creve Coeur
Population Estimates
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While population change in the aggregate is
likely to be minor, household change by income
reveals several facts not seen in averages (refer
to Figure 2.3):

»»

All household growth is in household incomes
of $50,000 and greater

»»

Households under 25 years and between
45-64 years of age are declining

»»

Households 45-64 years of age comprise
50% of household losses

»»

Households from 25 to 44 years of age are
increasing, but only at upper incomes

»»

Households 65 and older comprise 51 percent of household gains

Much of the change noted above is coming from
households aging in place, but the loss of households under 25 indicates a deficit in the local
housing stock for young people. Because much
of the expected growth nationally is in millennial
households, if the city wishes to capture these
households as future residents in order to maintain workforce, the life-cycle of housing for age
cohorts needs to be considered.
Across all ages, every income class except those
with annual household income over $100,000
is declining. Households with income under
$100,000 are declining by 466. Households
with over $100,000 are increasing by 462. As
noted above, 48 percent of positive growth is in
households over 65 years of age. This change

2.3. CREVE COEUR HOUSEHOLD CHANGE:
INCOME BY AGE COHORT, 2016 TO 2021

$100,000 Plus
$75,000 – $99,999
$50,000 – $74,999

Source: ESRI Business Information Services

$35,000 – $49,999
<$35,000
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75+
65-74
55-64
45-54
35-44
25-34
<25
(100)

(75)

(50)

(25)

—

25

50

75

100

125
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will not be sustainable. If Creve Coeur becomes
a city of aging in place households and future
cohorts—such as millennials—settle elsewhere,
employers are likely to follow. As part of an
economic development strategy to retain viability
for the future, restoring a life-cycle of housing by
creating housing and neighborhood opportunities
for young people is essential.

Retail Supply &
Demand
Retail requires households in proximity to a
concentrated retail core, or, alternately, regional
access via freeway to make up for the lack of
immediate and proximal household support.
There is unmet retail demand in Creve Coeur, but
with 7,687 households in the city it is too small a
number to justify a traditional major auto-oriented
center. The St. Louis Galleria, West County Center, and the Chesterfield Commons development
are each only a few minutes away by automobile,
and there is retail in small centers scattered
around the city.

C r e v e C o e u r To d a y

Creating housing
& neighborhood
opportunities for
young people under
age 35 is essential
to maintaining
future economic
viability.
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Current retail development, however, is now
focusing on walkable aggregations of retail that
do not depend on department store anchors, but
rather include entertainment; restaurants, pubs,
and coffee shops; outdoor plazas with fountains
and art; and main street types of retail in a main
street format. If these uses are included in a city
center with added, proximal residential, either
free-standing or in mixed use, the destination will
have people out and about at all hours and feel
more vibrant and attractive than the competing
offerings in the region.

NEW APARTMENT DEVELOPMENT IN THE EAST OLIVE CORRIDOR.
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The question is whether such a center can be
supported. The table below shows 2016 Demand
and Sales and 2021 Demand. 2016 sales were
subtracted from 2021 demand to show the opportunities for future retail. Categories in which there
is leakage are shown in black in the table below.
Items in italics are sub-categories. Red indicates
categories where sales exceed local demand. In
the context of retail supply and demand, “leakage” refers to retail sales made to Creve Coeur
residents outside of Creve Coeur’s corporate
boundary. Thus, it represents the money spent by
Creve Coeur residents in other communities.

Figure 2.4 below is useful for noting underserved consumer demand but, because of the
aggregation, may not reflect what is possible for
the future. Figure 2.5 on the facing page breaks
categories into those with leakage.
Based upon leakage by 2021, there may be a
market for ±240,000 square feet of retail.

2.4. RETAIL SUPPLY & DEMAND

Source: ESRI Business Information Services
2016
Demand

Change in
Demand

$127,914,765

$118,281,674

$9,633,091

Furniture & Home
Furnishings

$15,505,250

$14,337,570

$1,167,680

$12,450,794

$3,054,456

Electronics & Appliance

$26,741,417

$24,727,556

$2,013,861

$82,799,028

($56,057,611)

Building Materials &
Garden Equipment

$30,674,673

$28,364,604

$2,310,069

$17,371,404

$13,303,269

Food & Beverage

$89,937,508

$83,164,434

$6,773,074

$141,980,365

($52,042,857)

Health & Personal Care

$35,342,236

$32,680,659

$2,661,577

$99,206,461

($63,864,225)

Clothing & Clothing
Accessories

$24,387,303

$22,550,728

$1,836,575

$21,235,103

$3,152,200

Sporting Goods, Hobby,
Books & Music

$14,147,875

$13,082,417

$1,065,458

$5,285,125

$8,862,750

General Merchandise

$130,680,913

$120,839,507

$9,841,406

$19,309,628

$111,371,285

Miscellaneous Store
Retailers

$24,471,256

$22,628,358

$1,842,898

$15,524,935

$8,946,321

Food Services & Drinking
Places

$61,598,832

$56,959,906

$4,638,926

$71,829,344

($10,230,512)

$581,402,026

$537,617,413

Industry Group
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Motor Vehicle Parts &
Dealers
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2021 Demand
Less
2016 Sales

2021
Demand

TOTALS

2016 Sales

$604,461,245 ($476,546,480)

$43,784,613 $1,091,453,432 ($510,051,406)
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Another factor to consider is that if the retail is in
a destination format with public space amenities,
and entertainment such as a brew pub or a small,
high end luxury digital movie theatre, it will compete well against existing, less interesting retail
that is scattered and/or single use. Successful,
amenity-rich main street style destinations have
a wider market radius than typical retail formats,
so the capture beyond local income may increase
the potential size. Creve Coeur is already home
to some of these high-end opportunities, including the AMC West Olive cinema (which provides
seat-side meal service and alcoholic beverages).
These amenities can therefore be built upon
based on market opportunities.
If it were possible to choose a location for such a
center that would allow for additional housing for
households at average income for the city, each
household would add approximately $76,000 in
consumer spending on non-automobile items. As

P l a n

2 0 3 0

U p d a t e

planning proceeds, if such a center is proposed
and programmed, the number of housing units
will increase the feasibility of a larger concentration of retail and service space. Such a center, if
well-located, will also capture more of the daytime
population spending from the considerable employment within the city. The addition of 1,000 units in
a compact, walkable center could support another
approximately 150,000 square feet for a destination.
A destination center also includes categories
such as general merchandise (i.e. a department
store), as there is currently over $50 million in
unmet demand. There also may be categories in
which the unmet demand is too small for a new
retail establishment given current and expected
spending patterns, but Creve Coeur is one of the
few local communities that could support additional higher-end uses and tenants.

2.5. RETAIL LEAKAGE

Source: ESRI Business Information Services

$3,054,456

6,800

$13,303,269

29,600

Beer, Wine & Liquor

$2,991,573

6,600

Clothing

$8,379,087

18,600

Sporting Goods, Hobby, Books & Music

$8,862,750

19,700

$111,371,285

247,500

Miscellaneous Store Retailers

$8,946,321

19,900

Limited-Service Eating Places

$3,624,027

8,100

$490,597

1,100

$4,722,761

10,500

$109,688,513

243,800

Furniture & Home Furnishings
Building Materials & Garden Equipment

General Merchandise

Special Food Services
Drinking Places – Alcoholic Beverages
Total at 100-Percent Capture
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Square Feet at Sales
of $450 per Square Foot
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2021 Demand
Less 2016 Sales

Categories of Leakage
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2.6. HISTORIC EMPLOYMENT BY SECTOR

Source: Census LEHD Database

2007

2014

Change

Agricultural, Forestry, Fishing & Hunting

1

4

3

Mining, Quarrying, Oil & Gas Extraction

130

148

18

Utilities

401

440

39

1,688

464

(1,224)

746

580

(166)

Wholesale Trade

1,916

2,025

109

Retail Trade

3,189

3,204

15

501

720

219

Information

1,416

1,647

231

Finance & Insurance

4,501

7,166

2,665

764

828

64

Professional, Scientific & Technical Services

6,005

4,957

(1,048)

Management of Companies & Enterprises

5,164

6,086

922

Admin & Support, Waste Mgmt/Remediation

3,586

4,971

1,385

Educational Services

1,081

1,298

217

Health Care & Social Assistance

14,150

14,687

537

Arts, Entertainment & Recreation

160,

214

54

Accommodation & Food Services

2,547

2,458

(89)

Other Services (excluding Public Admin)

1,400

999

(401)

290

334

44

49,636

53,230

3,594

Creve Coeur Historic Improvement

Construction
Manufacturing

Transportation & Warehousing
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Real Estate, Rental & Leasing

Public Administration
TOTALS
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Employment Patterns
and Planning
As of 2014, Creve Coeur had employment almost
three times its population. Essentially, Creve
Coeur does not need to worry about creating employment at present. The distribution and change
in employment from 2007 to 2014 is shown in
Figure 2.6 on the facing page.
This level of employment may offer an opportunity
for the city since, as of 2014, only 867 persons
were both living and working within the City. Of
the 53,230 employees, according to Census
data, 51,393 of the employees lived outside the
city (inflow of employees). There were 7,196 city
residents who were employed and 6,359 left the
city to work (outflow of employees). If all of these
workers were commuting in cars, then there were
115,100 car trips to and from work.

C r e v e C o e u r To d a y

The purpose of this planning initiative is to establish a new bio-technology district and redevelopment entity. In the same manner as the CORTEX
district in the City of St. Louis, this redevelopment
entity will guide future investment, construction,
and tenanting of major bioscience and ag-tech
research and development institutions and
companies. While official employment projections
for the district have not been released, the 250
acre CORTEX development is projected to create
or attract approximately 10,000 new jobs. Using
CORTEX as a precedent, it is reasonable to
assume that the 575-acre 39 North plant science
and agricultural technology district could create
an equal number of new jobs within the City of
Creve Coeur. This will further drive the market for
new housing, community-supportive retail and
services, and community amenities over the term
of this Comprehensive Plan Update.
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This level of inflow and outflow is high. In 2014,
residents filled only ±1.5 percent of jobs in the
city. These trips cause expenses in infrastructure
and maintenance. But the massive employment
base also suggests that there may be partners
available in the business community whose
employees would like to have a lifestyle of short
commutes and walking or biking to work if the
housing and street networks enabled that option
of lifestyle. If five percent of out-of-city employees,
±2,600 people, had such desires, that would
mean demand for anywhere from 1,000 to 2,600
units depending upon household size. For hospitals this is an immediate benefit for on-call staff
and hospital efficiency. For businesses employing
younger persons, this would solidify the desirability of working in Creve Coeur and help to preserve
the employment base of the city.

The single largest economic development initiative in Creve Coeur—and within the St. Louis
region—over the coming 15 to 20 years is the 39
North plant science and agricultural technology
district project of the St. Louis Economic Development Partnership (SLEDP). Funded through
a Department of Labor Grant, this planning
initiative comprises 600 acres in the northeast
corner of Creve Coeur along Olive Boulevard
and Lindbergh Boulevard. The planning area
includes existing agricultural technology (ag-tech)
institutions: the Donald Danforth Plan Science
Center; Bio Research & Development Growth
Park (BRDG); and the Helix Biotech Incubator. It
is also home to Monsanto’s World Headquarters.
(It should be noted that, as of the approval of
this Plan, the future of this headquarters remains
unresolved due to the acquisition of Monsanto by
Bayer A.G.)
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Creve Coeur Office
Market in 2016
Creve Coeur has the asset of great employment,
but appears by conventional measures to be overbuilt in office space. According to NAIDesco, a St.
Louis Realty firm, as of the first quarter of 2016,
Creve Coeur has average vacancy in all classes
of ±19 percent (refer to Figure 2.7 below).
This amounts to ±255,000 square feet of vacant
class A space, and ±1,306,000 square feet of
vacant class B space. Normal turnover for this
subarea would amount to ±446,400 square feet
of vacancies, leaving ±1,114,000 square feet to
fill and requiring ±4,400 to ±5,500 employees.

While these are substantial numbers, a strategy
to create a vibrant center by tying employment,
residential, retail, services and public amenities,
may incentivize employment to change these
trends. General Electric moved to downtown
Cincinnati because of its potential as an urban
environment for its employees to live and work,
and brought 1,400 employees, with the possibility
of up to 2,800 in a five-year period. That is one
corporate move based in large part on its employees’ preferences for an urban lifestyle. Creve
Coeur is in a unique position to offer a more
urban environment by adding to rather than by
wholesale change, because it is already showing
household preferences that are more urban than
most of the region.

2.7. CREVE COEUR OFFICE MARKET –
FIRST QUARTER 2016
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Source: NAIDesco

Submarket
Creve Coeur/
Hwy 67
I-270/Olive
Blvd
TOTALS/
AVERAGE

Class

Buildings

Total
Square
Feet

A

4

232,601

44,390

19.1%

9,812

$26.58

B

85

3,445,709

861,235

25.0%

(25,195)

$16.23

A

17

2,356,371

210,313

9.1%

3,519

$24.01

B

27

2,894,074

444,819

15.4%

18,994

$18.63

185

8,928,755

1,560,757

17.5%

7,130

$19.56

Available

Total
YTD
Vacancy Absorption

Average
Rate
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Vibrant Suburban
Sub-centers
The NAIOP Research Foundation has identified
the highest performing suburban centers by type
and the best performer is called a Suburban
Vibrant Center. Suburban Vibrant Centers outperform standard suburban office development
in vacancy and leasing rates. A combination of
factors makes this performance possible, including changing preferences of employers and
employees, reduction of commuting time, highspeed internet connectivity, and urban design and
amenities to support the land use. According to
the report, suburban vibrant centers are defined
as having the following character1:
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»»

Connected: Trips to and from the center typically are feasible by transit, either rail or bus,
as well as by car; internal trips are feasible by
walking or bicycling.

»»

Parking: Metered street parking and parking
structures accommodate private vehicles.

»»

Density: Job density is high; a combination
of workers, residents and visitors/ shoppers
enlivens the center during the day and evening. High-density residential development
is especially important to provide workforce
housing and the purchasing power to support
retail and personal services.

»»

»»

Mixed-Use: Two or more uses can be found
within multistory buildings, which typically
feature retail space below residential and/or
office space.

Public Places: Open space within the center
is public and available for special events,
people-watching, rest, and relaxation.

»»

»»

Multiple-Use: Different types of land uses
(residential, commercial, industrial, and/or
institutional) are located in close proximity to
provide needed goods and services and generate activity throughout the day and evening.

Destination: The center is an employment
node with unique public venues that are
popular places to socialize and conduct business.

»»

Discrete: The center has edges and boundaries that capture and contain additional
development and redevelopment over time.

»»

Walkable: The urban design—including street
patterns, intersection density, block lengths,
street and sidewalk widths, building massing, setbacks, street-wall facades and parking—facilitates safe, convenient pedestrian
movement.

»»

Critical Mass: Additional development is
a positive feature, because greater density
usually increases vibrancy.

1. Preferred Office Locations: Comparing Location Preferences and Performance of Office Space in CBDs, Suburban
Vibrant Centers, and Suburban Areas; Emil Malizia; NAIOP
Research Foundation, 2014

Creve Coeur has some of the elements in place
necessary to create a vibrant center. It has
the employment density, the demographic and
income support to mix uses, either horizontally
or vertically, and, with the massive employment
base, an immediate market demand for mixed
use residential that would attract a proportion
of current employees to relocate in the city, and
rebalance the age profile of change in the city.
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Compact: The center is coherent, bounded
and dense (within its regional context), with
commercial buildings of two stories or more.
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Placemaking:
Community Character

C r e v e C o e u r To d a y
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Creve Coeur is a community with two distinct
characters. The first is captured in the attractive,
secluded residential areas nestled in a heavy
tree canopy that covers most of the city. They
are green, quiet, and sheltered from the bustle
of the major arterials and thoroughfares like
Olive Boulevard and Lindbergh Boulevard. Approximately 75% of the land area of the City is
devoted to single-family uses, interspersed with
schools, churches, parks, and other open spaces.
This pattern has remained unchanged for the last
45-years. This is Creve Coeur’s image to many
people in the area. The community assessment
of the 2002 Comprehensive Plan makes clear
that this image is at the core of what most citizens value about Creve Coeur.
The second character is markedly different—that
of the City’s commercial areas, particularly along
Olive Boulevard which runs east to west across
the city’s northern tier. These areas have a much
different character than the residential areas of
the City. Olive Boulevard, the northern stretch
of Ballas Road, and Lindbergh Boulevard are
thriving commercial areas that contribute heavily
to the City’s revenue base. With the exception of
a short length of east Olive Boulevard, between
Graeser Road and Spoede Road, where smallerscale residential structures and mature trees
predominate, these areas are heavily dominated
by the automobile and have a strip commercial
suburban character. There is no unifying architectural style. Buildings are often set back long
distances from these arteries behind seas of
parking. Site planning is fragmented, creating
a disjointed appearance in which buildings and
developments do not relate well to the street or to
one another.

Creve Coeur also lacks a defined commercial
center – there is no singular “there” in Creve
Coeur. And there is little to distinguish these
areas from those in neighboring communities. Except for the Olive Boulevard/I-270 overpass, there
are no “gateways” that announce to visitors that
they are arriving in Creve Coeur, just more of the
same strip development that typifies Olive Boulevard. A gateway feature is symbolic and signifies
a celebrated entrance, but can take a number
of different forms. Gateways can be physical
features such as sculpture, entrance monuments,
and landscaping, or quality development elements, such as visually attractive buildings.
Despite these issues, it is important to remember
that businesses make up less than 20% of the
City’s land area yet the combination of intergovernmental revenues (including sales taxes)
and commercial sector public utility licenses
comprised 67% of the City’s general revenue in
2015—the largest single source of revenue. Commercial tax revenues in 2015 were more than 23
times greater than general property tax revenues.
The commercial activity along Olive Boulevard is
the reason why Creve Coeur is able to provide
top-quality municipal services while maintaining
relatively modest property tax rates. Furthermore,
commercial tax revenues have increased over
7% since 2013 and are projected to increase an
additional 3.3% by 2017.
At the same time, the combination of market pressure and commercial sites available for redevelopment means that there is a great opportunity
to improve the appearance and functionality of
existing commercial areas, especially along Olive
Boulevard east of I-270. The City has enacted
Design Guidelines that are already producing
more attractive commercial development. Standardized franchise architecture is discouraged,
and more attention to the relationship between
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buildings, pedestrians, and the street is required.
The multi-phased City Place development, the
Shoppes at Questover commercial development
on Olive Boulevard at Questover Lane, and the
Vanguard and Vue apartment developments on
Old Olive Street Road are good examples of how
the quality of commercial development in Creve
Coeur can attain higher standards while protecting adjacent residential neighborhoods. The City
has also undertaken an ambitious streetscape
improvement program. These improvements
have already greatly enhanced the appearance of
New Ballas Road, and Olive Boulevard between
Mason Road and N. New Ballas Road.
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KING’S LANDING MIXED-USE DEVELOPMENT ON N. NEW BALLAS ROAD.

HIGH-QUALITY HOUSING & NEIGHBORHOODS ARE KEY TO CREVE COEUR’S IDENTITY.
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Land Use & Zoning
Development and land use in Creve Coeur are
currently regulated by 14 zoning districts, and the
City’s zoning map generally reflects the existing
land use pattern. Five (5) of these are residential
districts; four (4) are non-commercial institutional
and office districts; two (2) are specialty or mixeduse districts; and three (3) are commercial districts. The existing Creve Coeur zoning districts
are shown in Figure 2.8 below.

The number of zoning districts has increased over
the past 30 years, with new districts added to accommodate specific development projects. Both
the “MX” Mixed-Use and “PC” Planned Community Districts are examples. The addition of districts
has led to increasing regulatory complexity. This
is especially true along Olive Boulevard, which is
covered by 11 separate districts.

2.8. ZONING DISTRICTS

Oli

Bo

ule

va

rd

LaVerne Collins
Park

Hibler Road

Beirne Park

N. Lindbergh Boulevard

N. Graeser Road

Dielman Complex

Creve Coeur
Golf Course

N. Mosley Road

Interstate 270

Lake School Park

N. Spoede Road

Millennium Park

N. New Ballas Road

N. Mason Road

Olive Boulevard

Map Key
Ladue Road

Ladue Road
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“D” Single-Family Residential
M a l c o l m Te r r a c e
Park

“AR” Attached Single-Family
Residential
“HE” Higher Education District
“PH” Planned Hospital District
“PO” Planned Office District
“RO” Research & Office
District
“MX” Mixed-Use District
“PC” Planned Community
District
“GC” General Commercial
District
“CB” Core Business District
“LI” Light Industrial District
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2.9. ZONING & LAND-USE CAPACITY ANALYSIS

“A” Single-Family Residential

43,560 s.f.
(1 acre)

25%2

19.5%

1.3

“B” Single-Family Residential

20,000 s.f.

35%2

23.6%

1.5

“C” Single-Family Residential

15,000 s.f.

40%2

26.0%

1.5

“D” Single-Family Residential

10,000 s.f.

45%

2

22.0%

2.0

“AR” Attached Single-Family
Residential

2,000 to
4,000 s.f.

50%

43.7%

1.1

“HE” Higher Education District

15 acres

50%

17.6%

2.8

“PH” Planned Hospital District

30 acres

63% (30-55
acres)
55% (55.01
-greater acres)

52.3%

1.05 to 1.2

21,780 s.f.
(0.5 acre)

63% (70%
Conditional)

70.2%

1.0

5 acres

60%

25.7%

2.3

43,560 s.f.
(1 acre)

63% (70%
Conditional)

58.0%

1.2

“PC” Planned Community District

15,000 to
21,780 s.f.
(Use
dependant)

45% (50%
Conditional)

41.4%

1.2

“GC” General Commercial District

21,780 s.f.
(0.5 acre)

63% (70%
Conditional)

56.8%

1.2

“CB” Core Business District

21,780 s.f.
(0.5 acre)

63%

64%

1.0

“LI” Light Industrial District

21,780 s.f.
(0.5 acre)

85%

73.0%

1.2

Residential Districts; Average Ratio of Permitted to As-Built Site Coverage

1.5

Office & Mixed-Use Districts; Average Ratio of Permitted to As-Built Site Coverage

1.6

Commercial Districts; Average Ratio of Permitted to As-Built Site Coverage

1.1

“PO” Planned Office District
“RO” Research & Office District
“MX” Mixed-Use District

2

2. Pervious pavement surfaces do not count against site coverage, with no maximum.
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Maximum
Site Area

Zoning District

Ratio, Permitted Site Coverage vs. Actual
Site Coverage
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Minimum
Lot Area

Average Site
Coverage
(District Wide,
As-Built)
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In general, the five (5) residential districts are representative of existing lot sizes within residential
neighborhoods, with few non-conforming lots in
any given district. However, the lot development
regulations are not generally representative of
existing built conditions. Within the five residential
districts, the average as-built site coverage is only
69% of what is allowed under the current zoning
code. This means that the five residential districts
could, under current zoning regulations, be built
at approximately 1.5 times the site coverage as
currently built.
Within the six (6) institutional, office, and mixeduse districts, the average as-built site coverage
is similarly only 71% of what is allowed under
the current zoning code. This means that the
six institutional, office, and mixed-use districts
could be built at approximately 1.6 times the site
coverage as currently built under current zoning
regulations. This is largely due to the extremely
low development density of institutions within the
“HE” Higher Education, “PH” Planned Hospital, and
“RO” Research & Office District, including St. Louis
Priory School, Missouri Baptist College; and Monsanto. Refer to Figure 2.9 for a detailed summary
table of zoning and land use capacity analysis.

With the upscale housing market, high land
values, and shrinking supply of remaining land,
the City of Creve Coeur also can expect to
experience continued pressure for “tear-downs”
of older homes and replacement with larger and
more expensive homes, as well as potential
consolidation of larger lots for re-subdivision. This
issue was articulated in the 2002 Comprehensive
Plan and continues today. This is a trend that
some find disturbing. It prices many people out
of the Creve Coeur market and results in some
homogenization of the available housing supply. This is beginning to be addressed by the
private development market with the construction
of more multi-family housing along the Olive
Boulevard corridor. More problematic, however,
is that tear-downs and redevelopment, lot by
lot, in existing neighborhoods often results in
homes that are much larger and with greater site
coverage than their neighbors. This is due to the
mismatch between what is allowed under current
zoning regulations and the as-built character of
the neighborhood, as detailed above.
The greatest challenge to continued economic
development in Creve Coeur is the shrinking
supply of easily developable land. Creve Coeur
has a strong housing and employment market,
and demand remains high within the region. With
a scarcity of land, pressures to meet this demand
will be realized primarily through redevelopment
or the intensified use of existing developed
property, both residential and commercial. The
challenge will be to manage the redevelopment
process to preserve and protect those things that
people value and avoid adverse impacts to existing residents and businesses.
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Parks, Green Space &
Environment
Creve Coeur’s physical geography significantly
contributes to the city’s green, leafy, and almost
rural character. Creve Coeur is situated along
a ridge at the edge of the Missouri River Valley.
Olive Boulevard roughly follows this ridge. The
City has a topography of rolling hills with numerous small drainageways and creeks. There is
over 250 feet of elevational change within Creve
Coeur’s boundaries, as the City ranges from 500
feet to 750 feet above mean sea level.
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Additionally, there are approximately four (4)
miles of existing utility and old railroad corridors
that contribute to Creve Coeur’s existing open
space network. These include the Ameren powerline corridor on the west side of the City, which intersects Smith Creek; and the abandoned railroad
corridor that runs between Malcolm Terrace Park
northwest to behind the Government Center.

Community surveys conducted as part of the
2002 planning process confirm that City residents
highly value this open space and green character
of Creve Coeur, and this input was verified during
the current planning process and the community
assessment of the existing Comprehensive Plan.
At the City’s current population, these parks provide 8.6 acres of park space per 1,000 residents.
This is below the standard of 10 acres per 1,000
residents recommended by the National Recreation and Parks Association (NRPA). Without the
golf course, the public parks ratio drops to only
5.4 acres per 1,000 residents, approximately half
of the NRPA standard. The bulk of open space is
in private ownership, maintained either by homeowners associations, or major institutions such as
schools and private clubs.
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Creve Coeur spans both the Deer Creek Watershed (approximately east of I-270; drains to the
Mississippi River via River Des Peres) and Creve
Coeur Creek Watershed (approximately west of
I-270; drains to the Missouri River). The headwaters of Deer Creek begin within the Creve Coeur
Municipal Golf Course near Olde Cabin Road and
Craig Road before flowing southeast. The tributary Windrush Creek flows south, roughly along
Graeser Road. The tributary Monsanto-Sunswept
Creek/Deschamps Creek flows south, roughly
along N. Spoede Road. Deer Creek is classified
as an Impacted Urban Waterway. West of I-270,
Creve Coeur Creek is fed by three major tributaries. Fernridge Creek flows west north of Mason
Manor Drive. Smith Creek and Rosenfelder Creek
form a major drainageway that flows northwest
between Conway Road and Ladue Road, through
the Royalgate and Ladue Conway Estates subdivisions.

Creve Coeur currently has seven (7) public parks:
Millennium Park (which includes the historic
Tappmeyer House; purchased in 2001 and developed between 2001 and 2004), Lake School Park,
Fountain Park, LaVerne Collins Park, Beirne Park,
Malcolm Terrace Park, and Conway Park. The
City also owns and operates the 56-acre Creve
Coeur Municipal Golf Course and the Dielmann
Recreational Complex (home of the Creve Coeur
Ice Arena). These outdoor parks and recreational spaces total 154 acres. Fountain Park, a
one-acre pocket park along Olive Boulevard, is
slated for impending sale and redevelopment. In
addition, Creve Coeur residents enjoy access
to several large, regional parks, including Creve
Coeur Park and Edgar Queeny Park. The City’s
location near I-64/U.S. 40 and the future Centennial Greenway also provides direct access to
Forest Park and its amenities. Refer to Figures
2.10 and 2.11 for locations and walking distances
to existing City parks.
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2.10. PARKS & GREENWAYS
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2.11. PARKS 5-MINUTE (1/4 MILE) WALKING RADIUS
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Another significant deficit—and one recognized
by many citizens that participated in the planning process—is the lack of trails and sidewalks
throughout Creve Coeur. None of the public
parks, public and privates schools, or major commercial and institutional amenities are connected
to one another by sidewalks or trails. To walk or
bike around Creve Coeur is a real challenge—
there are simply too many missing links and busy
streets like Ladue Road and Olive Boulevard,
which are uninviting and unsafe for bicyclists and
pedestrians. Walking from home to school or to
shopping areas is simply not possible for most
citizens and students due to lack of bicycle and
pedestrian connections.
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Creve Coeur is located less than half a mile south
of the Centennial Greenway, a major regional
initiative of the Great Rivers Greenway (GRG)
connecting Creve Coeur Park in Maryland
Heights to Forest Park. There are also numerous
recommendations for bicycle facility improvements in Creve Coeur as part of GRG’s Gateway
Bike Plan. Moving forward, Creve Coeur has
the opportunity to work with local and regional
stakeholders to improve bicycle and pedestrian
connectivity within the City and between regional
destinations through the creation of a comprehensive network of greenways, trails, and multi-use
paths linking existing and new parks, recreational
facilities, and open space amenities.
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The City government has recognized some of
these deficits and opportunities and has moved
aggressively to improve the parks and trails.
Since the completion of the 2002 Comprehensive Plan, the City developed Millennium Park.
Furthermore, Creve Coeur has developed approximately 1.5 miles of trails in Malcolm Terrace
Park. The City has also adopted an extensive
Pedestrian Plan that sets out ambitious priorities
for building sidewalks and crosswalks throughout
the community. As part of the annual Capital
Improvement Program, major sidewalk improvement programs were implemented along Ladue
Road, Warson Road, Olive Boulevard, Mosley
Road, Conway Road, and Mason Road during
the term of the 2002 Plan. In addition, approximately 1.75 miles of improved sidewalks have
been constructed along Mason Road and Ladue
Road, connecting Whitfield School and Parkway
Northeast Middle School west of I-270.
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SUMMER CONCERT IN MILLENNIUM PARK
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Transportation and
Movement
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Creve Coeur boasts an enviable location within
the St. Louis region. Directly accessed by Interstate I-270 and convenient to I-64/U.S. 40, I-70,
and regional highways MO-364 (the Page Avenue
extension) and MO-141, the City has experienced
both the benefits and impacts of automobile
mobility. The benefits include being able to live
or work in the City of Creve Coeur and have
regional access to places of work, business, and
shopping via a comprehensive regional arterial
and interstate system (refer to Figure 2.12). The
transportation attractiveness of Creve Coeur,
however, has also resulted in negative traffic
congestion impacts. Congestion continues to be a
problem in the City, especially along Olive Boulevard, Lindbergh Boulevard, New Ballas Road,
and Ladue Road. This continues to be a primary
source of quality of life concerns for residents and
businesses in the City.
The amount of traffic on Olive Boulevard can be
explained in terms of vehicle origin and destination. In addition to Creve Coeur residents’ use of
Olive Boulevard, a significant amount of vehicular
traffic on Olive originates from external sources.
Numerous vehicles originate from outside the
City in order to utilize the City’s commercial
activities. Other vehicles use Olive Boulevard to
access neighboring municipalities. As a result,
the volume of cars on the roadway has increased,
causing significant congestion on Olive.
Historically, congestion within the City has been
addressed through increasing the capacity of the
existing street system. As an example, intersections along Olive Boulevard have been systematically improved with additional through, left, and
right turn lanes. Signals have been strategically
installed to control traffic, and access controls

have been implemented to preserve what little
residual capacity might remain. In addition, a
major reconstruction of the I-270/Olive Boulevard
interchange was completed in 2003. This was
comprised of replacing the former two-point
interchange with a single-point urban interchange
(SPUI); providing dual left-turn lanes in both directions and additional right-turn stacking lanes both
entering and exiting I-270. This has significantly
increased the traffic capacity of the interchange,
and the new interchange has been extensively
landscaped to provide a signature, aestheticallypleasing entrance to the City. However, the east
and west approaches to the interchange on Olive
Boulevard still experience major congestion at
peak rush-hour times (approximately 7:00 AM to
9:00 AM and 4:00 PM to 6:00 PM).
As a result, travel patterns are changing as drivers
try to avoid congestion on Olive Boulevard at peak
times. Some of this traffic diversion is affecting
residents in adjacent neighborhoods. This issue
is compounded by the Creve Coeur’s existing
road network, which includes a discontinuity in
north-south travel west of I-270, and a discontinuity in east-west travel east of I-270. Because of
this discontinuity, congestion has spread south to
other through-streets and minor connectors that
are located in primarily residential areas of the City.
These include Mason Road (west of I-270) and
Ladue Road, and Old Ballas and Olde Cabin Road.
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2.12. STREET & ROADWAY CLASSIFICATIONS
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Even with the current road network, the continued
implementation of transportation system management solutions—including strategic spot improvements; elimination of some offset intersections;
and reducing curb cuts with improved cross-access to commercial lots—can improve overall flow
along Olive Boulevard. In an effort to resolve traffic
problems throughout the community, particularly
in residential neighborhoods, the City has adopted
the Traffic Calming/Traffic Mitigation Program.
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As in many mature cities, roadway construction
solutions are no longer easily implemented. Local
impacts and right-of-way limitations to accommodate the improvements often result in controversial
and expensive solutions that are yielding fewer
and fewer benefits. Additionally, the benefits of vehicular capacity improvements must be balanced
with potential negative impacts on alternative
transportation modes. For example, as intersections are widened to include additional through, left
turn, or right turn lanes, the pedestrian crossing
the street is exposed to more traffic and for a longer time. Street widening can also reduce space
for sidewalks and dedicated bike facilities, creating
safety concerns for pedestrians and cyclists.
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Sustainability &
Resilience
Creve Coeur has been a regional leader among
municipalities in actively pursuing community
sustainability. In 2008, Mayor Harold Dielmann appointed a citizen Climate Action Task Force, which
has since transformed into the Energy and Environment (“E & E”) Committee (Ordinance 5391,
2014). This Committee was established following
signing of the U.S. Mayor’s Climate Protection
Agreement and the completion of the St. Louis
region’s first municipal Greenhouse Gas Emissions
Inventory, both of which were unanimously supported by the City Council through Resolution 790.
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Primary duties of the E & E Committee are to
make Creve Coeur more sustainable by:

»»

Providing recommendations to the City Council regarding sustainability issues;

»»

Reviewing and updating the Climate Action
Plan with the focus of reducing the City’s
greenhouse gas emissions and carbon
footprint;

»»

Encouraging the City’s Green Team (a grassroots, multi-disciplinary group dedicated to
sustainability);

»»

Promoting City functions relating to sustainability;

»»

Educating City staff and residents on sustainability practices and resources; and

»»

Collaborating with other agencies to further
sustainability efforts.

In 2010, the City adopted Phase I of the Climate
Action Plan to save energy and reduce greenhouse gas emissions community-wide 20% by
2015 (in comparison to 2005 baseline levels). A
number of energy-saving measures have been
implemented within City facilities and among City

operations. These include energy-efficient lighting
and HVAC systems, water and materials recycling, and solar arrays installed at the Dielmann
Recreation Complex.
The City adopted Ordinance 5089 in 2009, adding an environmental purchasing preference
for EPEAT; EnergyStar; Environmental Choice;
Forest Stewardship Council; Green Guard for
Children and Schools; Green Seal; Green-e; and
USDA Organic certified products. The City also
installed recycling collection containers in all city
facilities, eliminated the use of Styrofoam products, and conducted a comprehensive Energy
Audit of City facilities in 2013. Creve Coeur has
enacted other ordinances relating to community
sustainability and resilience. These include an
ordinance permitting the domestic raising of chickens, and an ordinance requiring the use of native
plants in the landscaping of City-owned property.
These efforts have been well-recognized regionally. In November 2013, the City accepted an
Outstanding Local Government Achievement
Award from the East-West Gateway Council of
Governments for the Green Power Community
Challenge. In December 2013, the efforts of
the Climate Action Task Force were recognized
by the St. Louis Regional Chamber when the
Chamber presented the City with a Sustainable
Business Advantage Award. More recently, Creve
Coeur reconfirmed its commitment to comprehensive sustainability in 2014 by developing an
updated Greenhouse Gas Emissions inventory
and signing the 25X20 Energy Benchmarking
Pledge. In June 2016, the City adopted Phase
II of the Climate Action Plan. The Phase II Plan
sets new emission reduction goals through 2050
and adopts various strategies to achieve these
goals. Creve Coeur is the first and currently only
municipality in the St. Louis region to adopt a
Phase II Climate Action Plan.
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Lifestyle Preferences and
Future Development
Households that prefer to trade single-family
suburban living for the convenience of an urban
location include both high and middle-income
households. These households tend to prefer an
urban lifestyle and nationally there is evidence of
pent-up demand that can drive housing markets
in downtown and core areas and reinforce retail
markets if action is taken to seize the opportunity.
Part of this shift may have to do with the changing preferences of our two key demographic
groups, Millennials and Baby Boomers.
According to research by RCLCO, an Orlando,
Florida research firm, and Kiplinger, published in
the Wall Street Journal, 88% of Millennials want:

»»
»»
»»
»»
»»
»»

Amenities and work within walking distance
Smaller houses or smaller units at lower cost
An urban street environment
Access to transit and all modes of mobility
Access to nature and recreation
Strong sense of community

tance

»»
»»
»»

Access to transit and all modes of mobility
Access to nature and recreation
Strong sense of community

The overlap between these groups indicates a
strong market for neighborhoods with the following attributes: retail and services, employment
space, good transit and mobility options, a mix of
housing units which includes smaller units and
rentals as well as for-sale units, and a sense of
genuine community identity and authenticity.
These preferences tie in well to the emerging
trend in vibrant suburban centers noted in the
NAIOP report. If Creve Coeur can create the environment, capturing these demographic cohorts
can reinforce the viability for employment space
as well as for retail and services in a sub-center
that would benefit the entire community.
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Walkable, bikeable neighborhoods and
streets

»» The ability to move freely without a car
»» The ability to age in place
»» Easily managed housing—close the door and go
»» Amenities and services within walking dis-
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»»

At the other end of the spectrum are the Boomers.
This group includes active seniors, many of whom
now express a strong preference for urban living. In
planning to capture this future population it is necessary to provide neighborhoods and housing that
will fit their lifestyle preferences. Boomers want:
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Economic Development
Opportunities
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Creve Coeur and St. Louis County are now in
competition with not just local or state locations,
but national locations. The widespread use of
geographic information systems and demographic data allows firms to identify locations with the
attributes desired by their workforce and the attributes that will lead to profitability. For retailers on
the national level, such data allows cherry picking
among the very best market locations, with high
household incomes, high aggregate income, and
quality of access for a given geographic unit,
making competition between locations national.
There are four trends that also should be considered in creating a master land use plan: (1) the
preferences of millennials and baby boomers; (2)
the trend toward vibrant suburban sub-centers on
the part of firms with millennial employees and
on the part of development professionals and
investors seeking higher leasing rates and lower
vacancy; (3) the ability for a very large number
of firms to locate without regard to proximity to
resources or other traditional factors, fueled by the
growing trend of industrial use to actually be “idea
factories” with concentrations of STEM workers
rather than heavy industrial employment; and (4)
the growing preference for urban environments
on the part of younger workers. Taken together,
these trends indicate that virtually any jurisdiction
that can satisfy the lifestyle requirements of future
employees and appeal to the employers who use
technological resources rather than natural resources, can attract new residents and businesses,
and also retain workforce. The traditional methods
of viewing potential for change through the lens
of regional or local trends is no longer sufficient to
indicate future potential for pro-active cities.

The effect of these trends is a resurgence of
urban lifestyles on the part of the two largest
demographic groups for the next 20 to 30 years,
and an increasing desire by firms to locate in
cities with strong downtowns, a mix of housing
types, and a definable center with urban amenities for residents.
Creve Coeur does not lack employment; its
employment base as of 2013 was over 52,000
jobs nearing three times the city population. It
does not lack income to support retail and services; income per household is higher than most
areas in the St. Louis metro area. There is not
immediate development pressure for housing as
expected demand for units based on projected
population growth is low. But Creve Coeur does
need to address capture of target demographics
for retaining and recruiting future employees and
residents.
To assure future markets, a land use strategy
must tie these elements together and increase
the quality of life locally by providing multiple
modes of access for retail capture; create meaningful community public space; and add a mix of
housing types to increase the number of residents living and employed within the City.
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Conclusion
Creve Coeur is a maturing city, experiencing
both the challenges and opportunities typical to
maturing cities. The City is largely built-out, and it
is located amidst neighboring municipalities and
areas of unincorporated St. Louis County that
are also built-out. Therefore, the opportunities for
continued development in Creve Coeur are the
redevelopment and replacement of aging retail,
office, and housing stock that has reached market obsolescence.

The Creve Coeur 2030 Comprehensive Plan update presents a holistic strategy to preserve and
strengthen the characteristics of the City that give
Creve Coeur is enviable position within the region
while guiding future development to capitalize
on projected growth opportunities and changing
demographics. By promoting contextual and
authentic placemaking, the City of Creve Coeur
will be well-positioned attract new residents, new
business, and new amenities while strengthening
existing neighborhoods and preserving the qualities that make Creve Coeur great.
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The City possesses established parks and is
home to numerous regionally-renowned primary
and secondary schools. While not a retail power
center like Chesterfield Crossing, Chesterfield
Mall, or the Saint Louis Galleria, Creve Coeur is
still a major commercial center with strong retail
amenities and a robust employment base. These
assets provide not only community services and
jobs, but a strong commercial revenue base to
City government. As a result, Creve Coeur is
able to provide a high-level of municipal services
while maintaining a modest property tax rate.
Set against the backdrop of easily-accessible
community services and amenities, this palette
of community benefits has resulted in Creve
Coeur’s excellent regional reputation and stable
property values.

whole. In order to continue to evolve, prosper,
and maintain its regional identity, Creve Coeur
must enhance its competitive position in the
region as the premier community in which to live,
work, and play.

However, future growth in Creve Coeur is projected to be essentially flat. This is due to multiple
factors, including: 1) a lack of easily-developable
land; 2) limited diversity of existing housing stock
(that does not necessarily respond to changing
market demographics); 3) aging and overbuilt
office space; 4) a lack of a commonly understood
and identifiable heart of Creve Coeur; and 5)
a flat growth rate for the St. Louis region as a
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