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executive summary

It is not necessary to change. Survival is not
mandatory.
- W. Edwards Deming
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EXECUTIVE
SUMMARY
The City of Saint Charles, MO, is a uniquely
historic place with tremendous potential for
attractive mixed use redevelopment, beginning
with the Fifth Street corridor.
Fifth Street and First Capitol Drive are among
Saint Charles’ most significant arteries. They
carry visitors and residents alike to and from I-70,
Highway 370, historic downtown, Lindenwood
University and the SSM-Saint Joseph Health
Center (SJHC). The existing character of both
First Capitol Drive and Fifth Street is not unlike
most commercial arterials across the country;
uninviting, uninspiring and automobile-oriented.
The only purpose that these corridors serve is
to convey automobile traffic from one point to
another, without any real regard for the appearance
of the public realm, accommodating pedestrians
and bicyclists, or encouraging private investment.
Similarly, the land use pattern supported by these
sections of Fifth Street and First Capitol Drive is
uninspiring with parking lots and lackluster singleuse buildings dominating the frontage.
To the west is Lindenwood University, a rapidly
growing campus that has recently crossed over First
Capitol Drive/Highway 94 to establish a foothold
in the Lindenwood Town Center as well as in
various buildings along First Capitol Drive.
However, the character of each street serves more
to divide both sides of campus rather than connect
them. With the planned construction of new
student housing on the east side of Highway 94,
the need to humanize this current auto-oriented
corridor is not only aesthetically important but
also an imperative to pedestrian and bicycle safety.

Similarly, to the east is SSM-Saint Joseph
Health Center - a key institutional anchor and
employment/healthcare hub for the city. This
historic campus has grown incrementally from the
inside outward over time. And, rather than vibrant
perimeter of compatible shops and restaurants and
housing that would normally desire to be around
such a major activity center, the surrounding
blocks have been held in a type of planning limbo,
not wanting to make investments in the hope
of eventually being purchased by the hospital.
The resultant decline and aesthetic erosion of
the hospital’s perimeter is unfortunately a very
common occurence in urban hospital districts.
And finally, the haphazard, incremental
development along the First Capitol Drive and
Fifth Street corridors represents a pattern of
under-development that is unsustainable and not
competitive with other, more heavily trafficked
and recently developed corridors. Yet, when the
surrounding neighborhoods are considered,
these corridor become important and necessary
connections to ensuring their long term vibrancy
and resiliency.
This plan contains the results of a detailed and
intensive planning process intended to reinvent
the Fifth Street corridor, the First Capitol Drive
corridor and the SJHC campus as compact,
walkable, vibrant places that contribute lasting
social and economic value to Saint Charles.
Taking cues from the nearby example of historic
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Main Street, the Fifth Street and First Capitol
Drive corridors and SJHC campus are imagined
as attractive pedestrian-friendly, neighborhoodoriented urban districts that extend the unique
sense of place of downtown throughout the city.
In order to create this kind of environment along
the Fifth Street and First Capitol corridors a
number of key strategies and action items have been
established in partnership with the City of Saint
Charles, representatives from SSM-Saint Joseph
Health Center, merchants, property owners and
community residents. These recommendations are
discussed at length in the full report, but in general
the plan seeks to:
ǼǼ Redevelop the physical infrastructure of Fifth
Street and First Capitol Drive to accommodate
automobile traffic while balancing the needs
of pedestrians, bicyclists and the surrounding
neighborhoods.
ǼǼ Utilize mixed use development along street
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frontages at a scale that emphasizes the
pedestrian and enables Saint Charles residents
to accomplish a variety of daily needs within
walking distance.
ǼǼ Establish gateways to the City and the SJHC
campus to help create a sense of arrival and
contribute a visual identity to the corridors.
ǼǼ Improve the perimeter condition and
circulation around the SJHC property to
establish a true health campus district that
encourages quality development nearby and
provides an attractive environment for SJHC
employees and customers.
ǼǼ Leverage public and institutional investments
to encourage high quality growth, investment,
and re-investment in the Fifth Street and First
Capitol Drive Corridors.
ǼǼ Adopt a new regulatory framework that guides
development in Saint Charles an adaptation of
a model form-based code that could effectively
guide the kind of mixed use redevelopment
called for in the plan.
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1.1 PRIORITIES FOR IMPLEMENTATION

Key to Action Items

In order for the vision and recommendations
expressed by this Plan to be realized, specific
action items will need to be implemented by the
City of Saint Charles. Many of the action items
seek to provide the conditions under which
the vision can be achieved, by way of providing
sensible land use regulation, necessary public
investments, the development of appropriate
programs and policies, encouraging catalyst
projects and other actions. The list of high priority
items, organized by major topic area, are shown on
the next few pages.

Level of Public Funding Required
(Order of Magnitude $ - $$$$)
Operating or Capital Expenditure (City)
Private or Non-City Expenditure
Code Change Only

[$$] [O+C] [Private] [6-10] [Code]
Timeframe for Implementation
[1-5] [6-10] [11-15] [16-20] or On-going

Order of Magnitude

Estimated Cost Range

$

$1 - $50,000

$$

$50,000 - $250,000

$$$

$250,000 - $1 million

$$$$

$1 million+

The action items in the Implementation Summary
Chart below are coded based on the legend
noted at the left. The estimated funding levels are
listed according to order of magnitude in order
to evaluate the relative costs of one action over
another.

Code /Policy

Year 20+

Year 16-20

Year 11-15

Year 6-10

Year 1-5

Reference
Number Project/Task

Level of
Public Operating or Private or
Page
Funding
Capital
Non-City
Number Required Expenditure Expenditure

On-going

IMPLEMENTATION SUMMARY CHART

CHAPTER THREE: MARKET ANALYSIS & STRATEGIC POSITIONING
MA-1

MA-2
MA-3
MA-4
MA-5

MA-6

Facilitate the development of a parking deck
by establishing partnerships and identifying
strategic funding.
Facilitate parcel/land assembly and avoid the
use of eminent domain.
Change land use regulations and guidelines to
encourage mixed use development.
Provide a streetside zone of at least twelve
(12) feet to accommodate a mix of uses.
Focus on Higher Density Residential,
Neighborhood-Serving Retail, and Medical
Office.
Create an Economic Incentive Strategy for the
City of Saint Charles.

29

$$$$

C

Public/
Private

29

X

29
30
30

30

X

$$$

X

O

X

X

C

X

X

Private

X

X

X
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MA-7

Establish partnerships between the City of
Saint Charles and private or non-profit entities
in an effort to realize the community’s vision.

30

X

Code /Policy

Year 20+

Year 16-20

Year 11-15

Year 6-10

Year 1-5

Reference
Number Project/Task

Level of
Public Operating or Private or
Page
Funding
Capital
Non-City
Number Required Expenditure Expenditure

On-going
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X

CHAPTER FIVE: MOBILITY & URBAN DESIGN
MU-1

MU-2
MU-3
MU-4

MU-5

MU-6
MU-7

MU-8

MU-9

MU-10

MU-11

4

Reconstruct Fifth Street as a Complete Street
with a Preferred 68-foot Right-of-Way (60 foot
minimum).
Construct a shared bicycle network along Sixth
Street.
Add Second Westbound left turn lane to the
Fifth Street intersection with Jefferson Street.
Using signage on the campus, direct drivers
exiting the hospital parking deck to access
Fifth Street via Jefferson Street.
Add Second Westbound left turn lane to the
Fifth Street intersection with First Capitol
Drive.
Install new pedestrian crosswalks with HAWK
Signals at Pike Street and McDonough Street.
As property redevelops along Fifth Street, look
for ways to consolidate and remove driveways
and better manage vehicular access.
As property redevelops along First Capitol
Drive, look for ways to consolidate and remove
driveways and better manage vehicular access.
Improve First Capitol Drive west of Fifth Street
with wider sidewalks, buried utility lines and a
consistent street tree canopy.
As property redevelops along Fifth Street, look
for ways to consolidate and remove driveways
and better manage vehicular access.
Make improvements to First Capitol Drive east
of Fifth Street that enhance the hospital area
and its connection to historic Main Street.

52

$$$$

C

X

52

$$

C

X

53

$$

C

X

53

$

53

$$

C

X

55

$$

C

X

Private

X

55

X

X

57

X

X

57

$$$$

C

58

$$

C

X

59

$$

C

X
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Code /Policy

Year 20+

Year 16-20

Year 11-15

Year 6-10

Year 1-5

Reference
Number Project/Task

Level of
Public Operating or Private or
Page
Funding
Capital
Non-City
Number Required Expenditure Expenditure

On-going
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CHAPTER SIX: INFILL & REDEVELOPMENT STRATEGIES
IR-1

IR-2

IR-3

IR-4
IR-5

IR-6
IR-7
IR-8

IR-9
IR-10

IR-11

IR-12
IR-13

Develop a Gateway to the City of Saint Charles
at the intersection of Boone’s Lick Road and
Fifth Street.
Develop a Multi-Modal Transportation Center
on the Mary Rents Site at the intersection of
Fifth Street & Boone’s Lick Road.
Permit mixed use infill along Fifth Street
with buildings pulled close to the street and
parking in the rear.
Encourage the redevelopment of large parcels
into mixed use/urban housing opportunities.
Encourage incremental mixed use
redevelopment of the opportunity parcels in
the Northwest Quadrant area.
Encourage the redevelopment of the
prominent corner at Fifth Street & First Capitol.
Add landscaping to existing parking areas and
plant street trees around the hospital campus.
Complete a thorough circulation plan for the
internal campus and establish a better “front
door.”
Transition the post office block into part of the
hospital campus.
Consider the development of a new shared
parking structure to support hospital
expansion and redevelopment.
Enhance the intersection of Fifth Street and
First Capitol to create a gateway to the SJHC
campus.
Encourage the incremental redevelopment of
Second Street across from SJHC.
Redevelop the Region’s Bank site as a vertically
mixed-use development.

68

$$

C

70

$$$

C

X

X

72

X

X

72

Private

X

X

76

Private

X

X

76

Private

X

X

Public/
Private

X

80

Public/
Private

X

80

Private

X

80

$$

C

80

$$$$

O+C

Public/
Private

80

$$

C

Public

X

X

80

Private

X

X

84

Private

X

X
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IR-14

IR-15

IR-16

Engage the businesses in the southeast
quadrant area to create a shared parking
strategy.
Require neighborhood-scaled, pedestrianfriendly, mixed-use infill/redevelopment along
First Capitol Drive.
Create a plan for shared parking areas for
parcels along First Capitol Drive.

84

Private

87

Private

X

Code /Policy

Year 20+

Year 16-20

Year 11-15

Year 6-10

Year 1-5

Reference
Number Project/Task

Level of
Public Operating or Private or
Page
Funding
Capital
Non-City
Number Required Expenditure Expenditure

On-going
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X

X

X

X

87

X

CHAPTER SEVEN: REGULATING PLAN & CODING STRATEGIES
RR-1
RR-2
RR-3

RR-4

RR-5
RR-6

6

Make development standards clear and easy
to interpret.
Allow mixed-use development by-right that
meets the objectives of the plan.
Expedite the permitting process for
applications that meet the objectives of the
plan.
Acknowledge the hospital as a special use and
create a regulatory environment to treat it as
such.
Use regulations that are context sensitive
Implement a coding strategy focused on form,
not on use.

94

X

X

94

X

X

96

X

X

96

X

X

96

X

X

98

X

X
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2

INTRODUCTION
A N D A N A LY S I S
This plan is a unique collaboration between the
City of Saint Charles and SSM-Saint Joseph Health
Center to create a shared vision for the future of
the Fifth Street Corridor, First Capitol Drive and the
Hospital campus.
The purpose of this study is two-fold. First, the
plan will identify a preferred vision for the Fifth
Street Corridor as a means to balance a more
effective and efficient multi-modal transportation
corridor with potential economic development
opportunities from I-70 to Washington Street.
And second, the plan will serve to improve the area
surrounding Saint Joseph Health Center (SSM
SJHC) in order to promote long-term viability
for additional campus investments as well as
surrounding development that is complimentary
to the Health Center.
The completed plan enables key implementing
agencies and organizations to move in a common
direction and help to fulfill the vision both
incrementally and comprehensively. If Saint
Charles is to achieve its full potential as a truly
sustainable community, it must look to every
change as one which improves the quality of life
for its residents, its businesses, and its visitors. This
plan will serve the City and the hospital in the
coming years as a framework for creating change
through smart growth practices.
The joint planning process behind the plan came
about as a result of two concurrent planning
efforts, the City of Saint Charles’ plan for the
Fifth Street Corridor and SSM-SJHC’s on-going
planning for its future as a leading health provider

in the region. Both parties convened through the
realization that a single coordinated approach
would produce a much stronger plan and utilize
resources much more effectively than two disparate
processes.
Based on many years of experience, the first step
in any successful planning process is to define
the preferred vision for the build-out of an area.
The consultant team along with the City of Saint
Charles, SSM-SJHC, adjacent property owners,
and the surrounding neighborhoods created
this shared vision for infill and redevelopment
of the district around the hospital campus as
well as the Fifth Street corridor. The project
team accomplished this by engaging the key
stakeholders using a public planning and design
charrette.

A multi-disciplinary team of designers, planners,
real estate professionals, graphic designers and
engineers were present throughout the charrette,
drawing various plans and strategies in concert
with stakeholders. The inclusion of many technical
disciplines permits the team to be very thorough
in its assumptions and outcomes, and results in
a plan that is a feasible, realistic and encourages
investment by both the public and private sectors.

Sustainable Gateways to the Heart of Saint Charles, MO
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2.1 HISTORY & CONTEXT
The City: Saint Charles, Missouri, a historic city

on the Missouri River, was founded in 1769 by
a French Canadian fur trader Louis Blanchette.
He called the settlement Les Petites Cotes, (“The
Little Hills”), which later became Saint Charles.
Because of its location on the Missouri River, the
town became an important trading center for
pioneers and a critical destination for thousands of
travelers heading west.

Home to over 61,000 people, Saint Charles is the
oldest city on the Missouri River and has a total
area of 20.8 square miles of which 20.4 square
miles is land and 0.5 square miles is water.
Adapted from www.stcharlescitymo.gov/AboutStCharles/
tabid/96/Default.aspx.

Credit: 2008 Visitors Guide of Saint Charles

In 1804, William Clark and Meriwether Lewis
departed up the Missouri River from Saint Charles
on their expedition to find a route to the Pacific
Ocean as ordered by President Thomas Jefferson.

Saint Charles served as Missouri’s first state capital
from 1821 to 1826. It was also home to pioneer
and explorer Daniel Boone and his family. Boone
created Boone’s Lick Trail through the Saint
Charles countryside, which eventually connected
to the Santa Fe Trail and the Oregon Trail. These
were critical paths for early pioneers heading west
for the pursuit of a better life.

10
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2.2 PREVIOUS PLANNING EFFORTS
City of Saint Charles Strategic Plan (2009): The
recently adopted strategic plan encompasses key
initiatives regarding economic development;
the riverfront; transportation; infrastructure;
environmental sustainability; arts & culture;
recreation & leisure; housing; education; and
city services. Though general in scope, it includes
specific references to encouraging redevelopment
projects in the city as well as the creation of a citywide Cultural Heritage District to better market
all of the city’s assets. Interestingly, there is no
specific mention of Saint Joseph Health Center or
Lindenwood University as two key employers and
destinations in the old town area.

The Hospital: SSM Saint Joseph Health Center,
opened its doors in 1885 in historic downtown
Saint Charles. The SSM Saint Joseph Health
Center campus has grown structurally and
technologically over the past 125 years to meet the
needs of an ever-growing and changing population.
The hospital has 410 beds to serve the community
and over 1200 employees.

Missouri Riverfront Concept Plan (2004): With

it’s central focus being the riverfront, the plan
limits its narrative to those areas within two
blocks of the river. As it states, “the concept
plan envisions the Saint Charles Riverfront to
develop as a series of defined activity centers or
riverfront villages. Many of these villages build
upon the established framework, strengths, and
assets of a particular area. Each village is built
upon established assets, such as proximity to the
river’s edge, existing centers of activity, access to

Adapted from www.ssmhealth.com/stjoseph/aboutus/pages/
home1.aspx

Physical Context: The City of Saint Charles

and SSM Saint Joseph Health Center are taking
the next bold step in planning their collective
future with this plan. The roughly 120 acre study
area (~0.19 square miles), long considered the
employment hub of the community, is loosely
bound by Boone’s Lick Road to the south,
Washington Street to the north and half a block
off of Fifth Street to the east and west. It includes
the hospital campus and is located just to the west
of Saint Charles’ historic downtown area.

Official Vis

DINING · WINERIES · ATTRACTIONS · ACCOM

Credit: 2008 Visitors Guide of Saint Charles

histor
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transportation corridors, the natural environment,
and opportunities for redevelopment.” Gateway
monuments are identified along Fifth Street at
both First Capitol Drive and Jefferson Street.

Credit: 2004 Missouri Riverfront Concept Plan

Existing Zoning: The hospital campus and
its immediate environs is largely comprised of
Central Business District (CBD) zoning. First
Capitol Drive and Fifth Street by contrast are
zoned as General Business (C-2). Both districts
are permissive of a wide variety of uses. The
maximum height of all structures in the C-2
and CBD districts is 3 stories or 45 feet, though
variances may be requested through the Planning
and Zoning Commission and approved by the
City Council for projects in the CBD only.
Architectural and design standards are regulated
in Section 156.281 of the Zoning Code. These
standards are generally limited to building facade
materials, mechanical equipment screening, and
lighting.

EXISTING ZONING MAP

Legend
Central Business District
C-2 General Business
District
Office-Institutional
Credit: City of Saint Charles

Sustainable Gateways to the Heart of Saint Charles, MO
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2.3 WHY PLAN? WHY NOW?

2.4 KEY TASKS

One positive aspect about the economic downturn
is that it gives communities the opportunity to
plan for the future while development pressure is
low. The City of Saint Charles began looking at
the Fifth Street Corridor from a traffic capacity
and handling point of view in early 2011. During
this same time, SSM Saint Joseph Health Center
was considering and developing its short and
long term needs, always mindful of the impact
surrounding properties will have on the image of
the area. Fifth Street is the main route by which
people travel to and from the hospital and the area
immediately adjacent to the hospital’s campus. As
such both the city and the hospital have a strong
mutual interest in the development and success of
the corridor.

The process set out to accomplish the following
key tasks:
ǼǼ Work directly with diverse stakeholder
groups, including government officials,
property owners, real estate agents, potential
developers/institutions, citizens, other
interested parties, and the general public.
ǼǼ Thoroughly analyze the area’s existing
conditions.
ǼǼ Direct a detailed design charrette and
consensus building sessions among
stakeholders resulting in feasible, realistic
development/redevelopment plans.
ǼǼ Create conceptual design plans using
exemplary traditional town planning and
urban design principles.
ǼǼ Recommend an efficient and effective
transportation network that balances
the needs of the motorist with those of
pedestrians, bicyclists, and transit users to
promote a high quality of life for the entire
community
ǼǼ Integrate high-quality architectural designs/
standards that promote a mixing of uses and
enhance the existing urban fabric.
ǼǼ Incorporate innovative solutions to manage
traffic while encouraging sustainable
economic investment.
ǼǼ Identify areas for potential rezoning and/or
changes to the zoning & design standards to
achieve the vision.
ǼǼ Recommend possible public improvements
such as streetscape treatments, signage/
wayfinding, public parking areas, etc.
ǼǼ Provide implementation, phasing strategies
and investment strategies for proposed
projects.

It is often public-private partnerships that help
bring the most innovative and dramatic change to
an area. The City of Saint Charles and SSM-SJHC
have joined forces to ensure that a consistent
strategy is developed for the Fifth Street Corridor.
The consultants for each party agreed to work
together to create this shared vision during a public
design charrette that would ensure a plan driven by
public input and both clients’ goals.

Fifth Street/First Capitol
Corridor Planning
by City

SJHC Long Term
Investment Planning

Common
Vision
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2.5 FIFTH STREET AND FIRST CAPITOL
DRIVE PROJECT GOALS
This planning process for the Fifth Street corridor
will, at a minimum, help to achieve the following
goals:
ǼǼ Complement the hospital’s redevelopment
planning efforts by developing a wayfinding
plan for the area.
ǼǼ Improve transportation in the corridor with
respect to safety, congestion, and aesthetics
by performing traffic studies and geometric
analysis as well as using the East West
Gateway’s “Great Streets” Design Guide.
ǼǼ Develop a specific strategy to improve traffic
flow in the Fifth Street corridor that will
address safety, intersection functionality, and
left turn movements.
ǼǼ Determine the physical impact of widening
the existing street to a 3, 4, or 5 lane section
and its effect on the adjoining properties.
ǼǼ Perform a market study for Fifth Street in
order to maximize the economic development
potential and walkability of the corridor.
ǼǼ Establish a specific redevelopment landuse plan for the corridor that provides
recommendations for zoning, setbacks,
building heights, and building standards.
ǼǼ Evaluate the economic impacts of the
redevelopment by incorporating long-term
costs and benefits.
ǼǼ Create a unique sense of “place” along the
corridor that attracts people to the area
utilizing East West Gateway’s “Great Streets”
Initiative.

ǼǼ Ensure that new development in the area
is scaled appropriately for its surroundings
and is part of a cohesive vision for the larger
neighborhood.
ǼǼ Improve visual and physical connections to
surrounding institutions and the greater Saint
Charles county area.
ǼǼ Protect visual and physical connections to the
riverfront area.

2.7 STATEMENT OF GENERAL PLAN
PRINCIPLES
The following statement of key principles
summarize and unify the goals of both the hospital
area as well as the two corridors approaching the
hospital:
ǼǼ To establish a plan for Fifth Street & First
Capitol Drive that accommodates traffic while
balancing the needs of pedestrians, bicyclists
and the surrounding neighborhoods.
ǼǼ To leverage public and institutional
investments to encourage high quality growth,
investment, and re-investment in the Fifth
Street and First Capitol Drive Corridors.

2.6 HOSPITAL AREA GOALS
This planning process for the Hospital District
will, at a minimum, help to achieve the following
goals:
ǼǼ Encourage the long-term economic vitality of
SJHC as one of the city’s primary employers
and destinations.
ǼǼ Improve the aesthetics along First Capitol
Drive and Fifth Street as key gateways to
SJHC, the government district and the
riverfront.
ǼǼ Stabilize housing and commercial activity
in the area to provide a vibrant, walkable
environment along all streets.

View looking west on First Capitol Drive illustrating the under utilization of the
capacity of the right-of-way as well as the negative aesthetic of the existing conditions

Sustainable Gateways to the Heart of Saint Charles, MO

15

two: introduction and analysis

FIRS

T CA

PITO

L DR

MAIN
S

TREE

T

FIFT

H ST

REET

IVE

Hospital Area
Mixed Use Corridor
Highway Commercial

Historic Properties

I-70

Potential Large Development Opportunities

EXISTING CONDITIONS MAP WITH LARGE DEVELOPMENT TRACTS IDENTIFIED

This map combines the team’s knowledge of the area into one map that delineates the study area into three general categories while also identifying historic
properties and large development tracts.
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WALKABILITY DIAGRAM OF STUDY AREA WITH FIVE MINUTE WALK IDENTIFIED

Sustainable Gateways to the Heart of Saint Charles, MO
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FIGURE GROUND DIAGRAM

This figure-ground diagram is a two-dimensional map of the study area that illustrates the relationship between built and unbuilt space or a mass to void
relationship. A goal in urban areas such as the Fifth Street/Hospital Area is to encourage increased density rather than building on the urban periphery.
Ideally, promoting infill and reclamation of abandoned areas will increase the amount of “mass” in the figure ground to achieve a more continuous urban
fabric. This strategy fosters a more livable community with a vibrant mix of uses in close proximity, accomodates a more diverse population, improves pedestrian
accommodations, encourages quality public spaces, and enables more efficient public transportation systems.
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RIPE & FIRM ANALYSIS

A ripe and firm analysis illustrates an outsider’s perspective of the properties within a study area. The red parcels identified above are not likely to change
over time while the green properties will likely change because of poor development quality on the site in terms of use or structure. The yellow areas represent
opportunities and may currently have an appropriate use or a worthy structure; however, as redevelopment in the area occurs, these parcels may evolve and
change in use or physical configuration.
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OPEN SPACE & CIVIC BUILDINGS DIAGRAM
The open space system in an urban area is key to ensuring an active population and sense of community. On the eastern edge of the study area, the Missouri
River and the scenic Katy trail offer a wonderful public amenity. Since the government district is located just north of the hospital campus, several civic
buildings surround the corridor and hospital area. The key take away from this diagram is the need and desire to provide walkable and bikable streets that
connect the Fifth Street corridor to the waterfront area.
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PARKING AREAS & VACANT PARCELS DIAGRAM

This diagram is a telling visual reference that illustrates the development pattern within the study area. Parking areas are allowed to be placed along streets
with buildings pulled away from the public realm. This is the opposite of a desirable condition in an urban corridor. Surface parking in areas such as this should
be seen as a shared facility between user groups and hidden behind buildings wherever possible..Vacant parcels are also key areas of opportunity. Only a few
vacant parcels lie within the study area.

Sustainable Gateways to the Heart of Saint Charles, MO
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3

M A R K E T A N A LY S I S
& S T R AT E G I C
POSITIONING
Great places—walkable places with inviting
public spaces and character—are rare and
capable of generating considerable economic
value.
Note: The following narrative is a summary of a companion
study prepared for this project by Development Strategies, Inc.
The full text of that study is included as an appendix to this
report.

The opportunity for Fifth Street and First Capitol
Drive is to leverage the considerable assets of Old
Saint Charles to realize economic growth in the
form of the following three elements:
› A more prominent downtown and medical
district .
› Increased residential property values.
› A fuller realization of Fifth Street’s and First
Capitol’s economic potential.
Fifth Street is the key. Presently an auto-oriented
commercial strip, it could make better use of its
connections to walkable, historic neighborhoods,
proximity to a historic commercial district, and
adjacency to a significant employment district.
If it is transformed into a more inviting place—
specifically, a main street environment—that also
improves accessibility to Downtown Saint Charles,
greater value for the community will be unlocked.
The same is true of First Capitol, though the
transformative opportunities are not as extensive
as they are along Fifth Street. What First Capitol
Drive provides is a strong connection to another
growing and vibrant institution - Lindenwood
University.

Such an effort would improve the image of the
entry corridor to downtown and Saint Joseph’s
Health Center, making it a more appealing
location for new office space. Greater residential
property values are also a likely outcome of
improving the quality and character of the primary
gateway into the community. Lastly, higherintensity uses of the land along Fifth Street and
First Capitol Drive —in the form of mixed-use
buildings with residential uses above ground-floor
office and retail—will create more value in the
form of property tax receipts for the city.
This can be accomplished by seizing upon longterm market demand for new housing and office
space in walkable, mixed-use environments.
Further, cases of the value creating potential of
public space are abundant:
› Residential: Walkable communities with
authentic main street environments typically
generate significant residential premiums.
Evidence of this pattern exists in the
comparable communities of Northville,
Michigan, and Hudson, Ohio.
› Employment Centers: The two topperforming office markets in Missouri—
Clayton and Country Club Plaza—achieve
office lease premiums in part as a result of the
walkable, mixed-use environments they offer.

Sustainable Gateways to the Heart of Saint Charles, MO
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Credit: DSI

STUDY AREA MAP SHOWING KEY DESTINATIONS AND AREAS OF INFLUENCE
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› Retail: Successful town centers that emphasize
attractive public space typically outperform
conventional suburban shopping malls.
Where the place is inviting, shoppers stay
longer and spend more.
Given this evidence, and the many positive assets
already present in Old Saint Charles, a place-based
strategy is central to realizing greater economic
value for the community.

3.1 DEMOGRAPHIC ANALYSIS

Credit: downtownnorthville.com

Demographics reveal a great deal about real
estate development opportunities—they not
only provide insight into the types of people that
currently live in a location (age, income, household
size, etc.), but also help in understanding broad
and local trends that will likely shape the future of
the development industry.
3.1.1 BROAD TRENDS
Housing Growth is Coming: While the overall

economy is stagnating and the housing market is
in the doldrums, long-term forecasts indicate that
new housing will again be in demand (and should
be planned for).
› The U.S. will reach 400 million people around
2040. These new residents, plus replacement
housing, will drive demand for two million
new homes per year, nationally.
› The Saint Louis region is projected to add
approximately 165,000 people over the next
15 years, and three-fifths of that growth is
projected to occur in Saint Charles.
› Historical permitting data indicates that while
the St. Louis region has added just under
6,000 housing units annually over the past
three years, the region typically adds nearly
12,000 units per year.

Demographics (& thus Housing Demand) are
Shifting: Population projections indicate that the

demographic composition of the nation is shifting.
This implies that the types of housing being
supplied will also need to change.
› Fewer families: in 1960, roughly one in two
households had children. By 2025, this figure

The historic character and quality of place of many main street environments like
Saint Charles (above) have resulted in market premiums for adjacent residential
neighborhoods. Residents of Northville, Michigan (bottom image) enjoy a farmer’s
market every Thursday—a value-adding amenity that enhances the marketability of
the community.

will be reduced to one in four.
› More singles: in 1960, 13 percent of
households were occupied by a single person.
By 2025, this value will increase to 28 percent.
› More seniors: in 1995, roughly two million
Americans turned 65. This number is
projected to exceed four million by 2020.
The implication of these projections is that smaller
housing formats—likely more attached housing—
will be in demand than it has been in previous
decades.

Sustainable Gateways to the Heart of Saint Charles, MO
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Credit: National Association of Realtors, 2011

› Population: Saint Charles County is the
most rapidly-growing County in the St. Louis
region. Old Saint Charles, on the other hand,
is not growing, largely due to a lack of net
housing additions.
› Families: Saint Charles County as a whole
attracts a disproportionate share of families.
Old Saint Charles, on the other hand, appeals
to singles and two-person households.
› Age: Presently, Old Saint Charles had
disproportionate shares of young people (in
the 18 to 24 and 25 to 34 brackets), as well as
the elderly (75-plus).
› Income: Median household incomes in
Old Saint Charles are much lower—almost
half—what they are in Saint Charles County
($44,100 compared to $75,800). However,
this is partly explained by the shortage of
two income-earning households in Old.
Saint Charles. Per capita incomes are only 20
percent lower.

Consumer Preferences are Changing: Surveys

consistently show that an increasing percentage
of households would prefer to live in walkable,
mixed-use environments, and a sizeable minority
are willing to compromise some space (in the form
of building square footage and/or yard acreage)
to be closer to services and employment. This is
significant for Fifth Street, which is located within
Old Saint Charles, which is walkable and close to
employment.

3.2 MARKET ANALYSIS

3.1.2 SAINT CHARLES TRENDS

Following are several demographic trends that are
specific to Saint Charles County and Old Saint
Charles. They point to at least two potential
demographic groups that could provide market
support for housing in a revitalized main street
environment along Fifth Street: young singles and
couples, and seniors.

The potential highest and best use for Fifth
Street is not a single use, but rather a variety
of complementary uses. Nevertheless, each
component or use must be evaluated separately
to determine market demand and feasibility, with
the understanding that its presence in a mixed-use
environment will contribute to a collective value
that is greater than the sum of each.

POPULATION TRENDS
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Description

Historic
Center

2015 Projection
2010 Estimate
2000 Census
1990 Census
Growth 2010-2015
Growth 2000-2010
Growth 1990-2000
© 2011 ESRI

9,390
9,530
9,880
10,190
-1%
-4%
-3%

Saint
Charles
City
63,900
62,600
60,300
56,200
2%
4%
7%

Saint
Charles
County
399,200
366,200
283,900
212,900
9%
29%
33%
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Saint Louis
MSA

Missouri

2,907,000
2,852,000
2,699,000
2,581,000
2%
6%
5%

6,180,000
6,000,000
5,600,000
5,120,000
3%
7%
9%
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3.2.1 OFFICE

In the early part of the last decade, Saint Charles
County, which previously had been a bedroom
community, became a significant player in the
office market. From 2000 to 2011, Metro St.
Louis added 1.7 million square feet of office space
annually; Saint Charles County accounted for 23
percent of this development.
Much of this development occurred at three
locations along the County’s I-64 corridor:
Progress West, Winghaven, and Missouri Research
Park. In each instance, these developments
achieved annual absorption rates of 35,000 to
40,000 square feet. These projects each occurred
on greenfield sites where land is relatively
inexpensive.
It is likely that downtown Saint Charles, with its
appealing array of amenities and existing medical
and government office anchors, could realize a
comparable velocity of development—provided
sites are made available and the government
and institutional sectors can deliver parking to
downtown.
Based on regional employment projections and
historical office supply data, we project that the
St. Louis region will add 15 million square feet
of office space over the next ten years. Assuming
Saint Charles County can continue to capture
roughly 23 percent of regional office growth, this
translates into 3.3 million square feet of added
office space in the County over 10 years. A 10
percent capture of County growth (or a 2.0 to 2.5
percent capture of regional growth) amounts to
approximately 330,000 square feet of new office
space for Downtown Saint Charles and Fifth
Street.
While this figure of 330,000 square feet of office
space over 10 years is reasonable (again, assuming
sites can be assembled and parking is provided), a
more conservative assumption might be that this
amount of space will be absorbed over 15 years,
to account for potential challenges to property
assembly, changing economic cycles, and other
known and unknown factors that could affect
development velocity.

3.2.2 RESIDENTIAL

A significant amount of real estate demand for
Fifth Street will come from the residential sector,
especially if it is converted (through market-based
development, regulatory changes to permitted
uses and form-based code, public/institutional
intervention in the form of catalyst projects and
infrastructure, streetscape improvements, etc.)
into a walkable, main street environment. Based
on premiums revealed in analysis of existing
supply, there is an undersupplied market for
more compact housing formats (e.g., townhomes
and multifamily units) in distinctive, walkable
communities. Capture of only a small amount
of this demand would translate into a significant
amount of new development for Fifth Street.

Townhomes, New Town, Saint Charles, MO

Sustainable Gateways to the Heart of Saint Charles, MO
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With respect to rental housing, rents of $1.30
per square foot are likely needed to make the
economics of a structured parking garage
feasible. While those rents are not anticipated
to be achievable today ($1.10 might be more
reasonable), it is not hard to envision high-rent
apartments performing well at some point in the
future when more employment is added and the
conversion of Fifth Street from a commercial strip
to a main street is realized.
3.2.3 RETAIL

New infill development can be provided in a manner that affords a greater mix of uses
while respecting the historic character of adjacent neighborhoods and results in higher
and better economic uses of properties along Fifth Street .
(Above: Glenwood Park, Atlanta, GA)

Analysis of supply in Saint Charles indicates that
two projects with relatively small unit and lot
sizes—New Town and Enclave at Montclair—sold
a large volume of units over the last decade. In
fact, of dozens of subdivisions surveyed in Saint
Charles, New Town (a walkable, New Urbanist
development) had the smallest average unit size
and sold more units, annually, than any other
project. Both projects priced at least half of their
units at or below $225,000—a key price point
for new housing proposed in Old Saint Charles.
Between 2004 and 2008, an 1,100 square foot
townhome product at New Town sold at an
average of 25 units per year, at a price of $145 per
square foot.
These metrics serve as reasonable indicators
of achievable prices and sales velocities for
townhomes and condominiums at Fifth Street. It
is therefore concluded that Fifth Street and First
Capitol Drive could absorb 25 units per year over
10 years, with most prices ranging from $200,000
to $250,000, or $150 per square foot. To be
conservative in estimating future tax revenue,
an assumption of 250 units over fifteen years is
reasonable.

28

Demand for additional retail space along Fifth
Street is limited, since opportunities will generally
be constrained to services provided to adjacent
neighborhoods. Assuming some population,
job, and income growth in the area as a result of
the implementation of this Sustainable Gateways
Plan, demand for an additional 25,000 square feet
of retail space could be generated. The need for
replacement space—that is, the construction of
higher-quality spaces to accommodate existing
retail and service office tenants that are currently
in inferior spaces—could have a more substantial
impact on the development landscape.
An estimated 45,000 square feet of replacement
space could be constructed, provided lease rates
of $15 per square foot could be offered. This is
not typically a lease rate that is sufficiently high
to motivate developers and lenders to deliver
new product, but use of New Market Tax Credits
(NMTC) and mixed-use development strategies
could make such projects economically viable.
As a result, a total of 70,000 square feet of retail
space could be built in the corridor over 15 years,
of which 45,000 square feet would consist of
replacement space, and 25,000 square feet would
consist of “net new” retail space.
A summary of our concluded 15-year market
program for Fifth Street and First Capitol Drive is
as follows.

City Of Saint Charles, MO | SSM- Saint Joseph Health Center
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MARKET BASED PROGRAM SUMMARY
SAINT CHARLES, MISSOURI
Use
Amount
Price/Rate
150 Units
$1.30 psf
Rental Apartments

Market Position

Timing

Key Condition(s)

Upscale

Late (years 1015)

A complete Fifth Street
transformation; job
growth
A partial housing market
recovery; more hospitable environment for
housing
NMTC facilitates $15
psf rents

For-Sale Housing

250 Units

$175K-$275K Midscale

Beginning in
2-3 years; then
throughout

Retail-New Demand

25,000
square feet

$15 psf

Midscale

Retail-Replacement
Space
Office

45,000
square feet

$15 psf

Midscale

Beginning in
2-3 years; then
throughout
Over 10-15 years

330,000
square feet

$24 psf

B+/A-

3.3 STRATEGIC CONSIDERATIONS AND
ACTION STEPS
Realization of Fifth Street and First Capitol
Drive as economically successful main street
environments and as a growing employment
center, will require a concerted public/private
partnership—an alliance of the city on the public
side, as well as the area’s key private stakeholders
and civic interests. Involvement by these entities,
particularly in the early-going, will increase the
likelihood that market-based opportunities will
be acted upon. The following action items create
a market-ready “blueprint” for the city and its
institutional partners to act upon, this section
provides specific action steps to undertake.

MA-1 Facilitate the development of a parking deck by
establishing partnerships and identifying strategic
funding. It is highly unlikely that market-driven
office development can occur while bearing
the cost of construction of structured parking.
Establish partners, and identify funding/financing
mechanisms to facilitate the development of one
or more parking facilities in downtown. [$$$$]
[C] [Public-Private] [1-5]

One project per
3-5 years

NMTC facilitates $15
psf rents
Structured Parking
Catalyst

MA-2 Facilitate parcel/land assembly and avoid the
use of eminent domain. The real estate market will

ascribe higher land values to larger, assembled
properties than to small, fragmented properties.
The negotiated purchase of private property
from a willing buyer by the city, key institutions,
or their intermediaries, without resort to use of
the condemnation power, is generally in the best
interest of all parties. [Ongoing] [Code/Policy]

MA-3 Change land use regulations and guidelines
to encourage mixed use development. The highest

and best use of Fifth Street and First Capitol Drive
are as mixed-use, main street environments that
are supportive of residential units (in the form of
townhomes and second and third-floor residences)
and storefront commercial uses. Presently, zoning
regulations support land uses that are autooriented and commercial in nature. Therefore,
the following regulatory changes and other policy
efforts will help each corridor realize its potential:
[1-5] [Code/Policy]
ǼǼ Use Designations: Presently, the city’s zoning
ordinance is ambiguous with respect to the
permissibility of residential uses. Residential
uses should be unambiguously allowed.
ǼǼ Density: The zoning ordinance should
make clear that building heights will be
Sustainable Gateways to the Heart of Saint Charles, MO
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allowed up to (at minimum) three stories to
accommodate townhomes and second and
third-floor residences.
ǼǼ Orientation: To support the pedestrian-friendly
environment necessary to make residential use
and main street commercial uses marketable,
buildings should be encouraged/required to
locate near the streetside zone, with parking
oriented behind buildings.
ǼǼ Parking: Flexibility should be built-in to
allow for shared parking (either with other
sites or compatible uses), or other justifiable
reasons to reduce parking requirements, such
as availability of on-street parking. Parking
requirements should be guided by market
needs.
ǼǼ Design: Design guidelines or other
mechanisms should be put in place to guide
the aesthetic character of the community.
They should not be so onerous that
development is deterred due to overlyexpensive material requirements, risky
approval processes, or otherwise unreasonable
requirements. They should also not be so lax
as to allow development that is not consistent
with the community vision. [C] [1-5]

MA-4 Provide a streetside zone of at least twelve (12)
feet to accommodate a mix of uses. Accommodate

residential uses and storefront commercial uses
by establishing a minimum streetside zone of at
least twelve (12) feet either within the existing
right-of-way, or in an expanded right-of-way/
easement corridor. This dimension is necessary
to accommodate a wide sidewalk and attractive
landscaping to enhance the functional and
aesthetic qualities of the corridor and encourage
new investment. [$$$] [C] [1-5]

MA-5 Focus on Higher Density Residential,
Neighborhood-Serving Retail, and Medical Office. As

Credit: ITE & CNU

noted in the proposed development program for
these corridors, the primary market to consider in
the near term is for-rent higher density housing
such as townhomes and apartments followed
closely by neighborhood-serving retail that doesn’t
geographically complete with other higher-traffic
corridors. Medical office will become viable once
sufficient parking is made available and overall
aesthetics improve. [Ongoing] [Private] [Code/
Policy]

MA-6 Create an Economic Incentive Strategy for the
City of Saint Charles. Utilize economic development

programs to help provide public infrastructure
improvements, parking, or otherwise reduce the
cost of development for qualified developers.
Judicious use of these tools will help ensure that
the right incentives are used in a manner that is
most catalytic. [1-5] [Code/Policy]

MA-7 Establish partnerships between the City of
Saint Charles and private or non-profit entities in
an effort to realize the community’s vision. Identify

A TYPICAL STREETSIDE ZONE
30

logical institutional, community, and private sector
partners that could help to realize the community’s
vision, in the form of joint facilitators, providers
of matching funds for grants, generators of
community support and civic leadership, and
development partners. The current joint planning
effort between the City and SSM is precisely the
type of aligned-interest partnership that could
result in greater economic prosperity than could be
achieved by either entity acting alone. [Ongoing]
[Code/Policy]
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1

Credit: Google Earth Streetview

CONCEPTUAL MARKET TIMING AND PHASING SCHEDULE

STREETSCAPE ENHANCEMENTS

By creating sufficiently wide sidewalks, improving
pedestrian crossings, and adding plantings, hardscape elements,
street furniture, etc., the marketability of Fifth Street for
office and residential development, as well as retail, will be
improved. Plan for streetscape enhancements and create a capital
improvements plan to fund them.
Good regulatory policy often supports quality
development, as opposed to preventing it. Quality developers
are often more interested in transparency and minimizing risk.
For example, while truly historic properties along Fifth Street
should generally be maintained because they have economic and
social benefits, greater clarity is needed regarding the definition
of historic buildings. Develop a set of reasonable criteria (rather
than age alone) to identify which properties are indeed historic,
making transparent which sites are available for development/
redevelopment. This and other measures can be taken to
streamline the regulatory process and increase the likelihood of
new investment.

3

Catalyst Example: Washington University-Skinker & Forest
Park Parkway
Credit: DSI

2

STREAMLINE REGULATIONS

CATALYST PROJECTS

Catalyst projects can play an essential role in establishing
the quality, character, and pace of future development. Such
projects can reduce risk for private developers by ensuring that
adjacent development will be high in quality. Catalysts can
be leveraged as part of larger development schemes to create
projects that exceed the some of their individual parts in terms of
community impact.

Many land-constrained health care facilities are adding parking
garages to increase their capacity and accommodate growth.
(Above: Rush University Medical Center Parking Garage,

Sustainable Gateways to the Heart of Saint Charles, MO
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THE PLANNING
PROCESS
A charrette is an intense workshop that gives
the design team an opportunity to meet with
interested citizens and produce a detailed series
of recommendations, high quality plans and
renderings that accurately reflect the vision of the
community.
The keys to a successful plan include a balanced
mix of careful analysis of the existing conditions
and constraints; extensive and meaningful public
engagement; visionary, but practical planning
and design; and financially and politically feasible
implementation. Regardless of the scale of the
project—from the redevelopment of a block in
downtown to a county-wide comprehensive plan
—each effort must maintain this balance.
A charrette raises expectations. It builds
enthusiasm. It draws clear lines of accountability.
Because everyone knows who made the plan,
everyone knows who is responsible if it goes sour.
When a developer or a government body chooses
a charrette process, it means investing resources to
assemble and support a team of experts through
four to ten days of near round-the-clock work
sessions and community discussions. It’s a leap
of faith in the citizens, in the design team, and in
the process itself. But, the potential rewards are
great. The pay-off is not only in terms of time and
money saved but in the pleasure of partnering with
an entire community on a project everyone can be
proud of.
To best facilitate this planning process, the City of
St. Charles and the Hospital used a planning and
design charrette to engage the public and create a

workable plan to guide growth over the coming
years. By involving everyone who can enable or
block decisions and by committing to produce
actionable plans within a set time-frame, charrettes
can save months – even years – of tedious backand-forth negotiations and redesign. They also
provide an experience that’s increasingly rare for
most people: they get to be involved in something
organized especially to listen to their ideas and to
act on them immediately.

A kickoff public workshop for the Fifth Street
Corridor/Hospital Area Master Plan occurred on
the evening of Thursday, June 9th, 2011 to give the
general public an opportunity to hear more about
the plan and help generate some ideas to manage
and encourage growth in this area. It was then
followed by a four-day charrette on June 20th-23rd,
2011. The charrette consisted of numerous public
meetings, stakeholder and design sessions, evening
pin-up sessions, and a closing presentation. The
design team worked on-site at the St. John United
Church of Christ Fellowship Hall with an open
invitation to the community to offer continual
input and monitor the work in progress. Following
the charrette, two one-day public workshops
were held to discuss the redevelopment potential
along First Capitol Drive. These took place on
September 19th and October 17th, 2011.

Sustainable Gateways to the Heart of Saint Charles, MO
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4.1 PUBLIC INPUT AND COMMUNITY
PRIORITIES
The City and Hospital sought to insure that
public input on the plan was garnered from as
wide a spectrum of community members and
stakeholders as possible. To that end, public
participation in the plan included several key
elements:
1. A public kick-off meeting that included a
series of group discussions.
2. A four-day public planning and design
workshop (also known as a “charrette”)
was the centerpiece public involvement
event.
3. A follow-up public workshop for Fifth
Street
4. Two (2) public workshops for First
Capitol Drive
The public’s participation in each of the public
input venues and events shaped the plan’s final
recommendations. The public comments, along
with information gained from stakeholders,
public officials and other representatives, guided
the consultant team in their work and were key
determinants of the plan’s outcomes.
Community Priorities
Visual Survey used during Public Kickoff Workshop
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ǼǼ Transform Fifth Street and First Capitol Drive
into multi-modal corridors that is attractive
and provides a strong gateway into St. Charles
and the Hospital Area.
ǼǼ Create a strategy for design guidelines
within the Fifth Street corridor and around
the hospital campus to ensure quality
development.
ǼǼ Preserve historic buildings within the area.
ǼǼ Incorporate new housing options with an
urban aesthetic for a variety of age groups.

four: the planning process

PUBLIC PARTICIPATION SESSIONS
Sustainable Gateways to the Heart of Saint Charles, MO
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4.2 PRE-CHARRETTE RECONNAISSANCE
Kickoff Presentation & Public Workshop

This event featured a “food for thought”
presentation to educate participants on
best practices in traditional urban design,
traffic/transportation, access management,
redevelopment, zoning, market economics and
preserving community character. It was followed
by a hands-on design session where community
residents, stakeholders, and leaders along the
corridor worked together to create a vision for
Fifth Street, First Capitol Drive, and the Hospital
Area.
Public Input Received During Kickoff Meeting

The design team utilized a public survey to solicit
feedback from participants during the kickoff
meeting. The summary of these findings presented
below corresponds to the workshop questionnaire/
survey on the previous pages.
1. How often do you use Fifth Street? Most
participants use Fifth Street on a daily
basis.
2. Do you typically drive, bicycle, or walk?
Most participants drive on Fifth Street as
opposed to biking or walking.
3. Please use words or short phrases to
describe the existing conditions of Fifth
Street. Participant phrases to describe the
existing conditions of Fifth Street:

Public Kickoff Workshop
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ǼǼ Traffic too Fast
ǼǼ Crossing Distance too Long
ǼǼ Ugly
ǼǼ Haphazard
ǼǼ Economic Uses No Longer Reflect
Community Desires
ǼǼ Concerned about too Much
Development
ǼǼ Some Attractive/Some Ugly
ǼǼ Won’t Cross the Street
4. How safe/convenient do you find it
to drive/bike/walk along Fifth Street?
Most participants find it unsafe/
inconvenient to drive/bike/walk along
Fifth Street.
5. What businesses along Fifth Street are
of the most value to you? Participants
value the following businesses along Fifth
Street:
ǼǼ Starbucks
ǼǼ Walgreens
ǼǼ Post Office
ǼǼ Mary Rents (great business but
shouldn’t be at prominent corner)
ǼǼ Regions Bank
ǼǼ Fast Food Restaurants
6. As things change along Fifth Street,
what new things would yo like to see?
As things change along Fifth Street,
participants would like to see:

four: the planning process

7.

8.

9.

10.

› Wider Sidewalks
› Wonderbread Store Better
Maintained
› Maintaining Neighborhood Integrity
is Number 1 Priority
› Need More Pedestrian Signage
› Desire to Have Flats/Duplexes (More
of a “City” Feel)
Use short phrases to describe what you
would like the Fifth Street Corridor to
look like in the future. Participants use
the following short phrases to describe
what they would like the Fifth Street
Corridor to look like in the future:
› Roundabout at Boone’s Lick & Fifth
› Beautiful
› Wide Sidewalks
› Street Trees
› No More Strip Malls
› No More Fast Food
› Buildings Up On Street
› Need Walkability
› Improve Pedestrian Crossings and
Add Pedestrian Crossings
› Need Wider Sidewalks
› Parking To The Rear
› Enforce a Particular Type of Style,
Please prioritize the following. Average
of Community Priorities 1 to 6 (1 being
the highest priority)
› Faster Drive Times/Less Travel
Conflicts 6
› Safer Pedestrian/Bicycle
Environment 1
› Lighting 3
› Slower Traffic Speeds 2
› Landscaping 4
› Better Access to Businesses 5
Of the street sectioins proposed (3,4, &
5 lanes), which do you think best fulfills
your priorities? Of the street sections
proposed (3,4,5), participants feel the 3 or
4 lane section best fulfills their priorities
for the corridor. The participants clearly
disliked the idea of a 5 lane section in the
corridor.
Please use words or short phrases to
describe the existing conditions around
the hospital. Participants used these short

phrases to describe the existing conditions
around the hospital:
› No 4th and First Capitol Pedestrian
Crossing
› Traffic Noise
› Pedestrian Cross lights Do Not Work
at Jefferson Street and First Capitol
Intersections with Fifth Street
› Cold, Haphazard
› Ugly, Not Attractive
› Just Average
11. What improvements/amenities
would you most like to see around the
hospital? Participants would like to see
the following improvements/amenities
around the hospital:
› Landscaping/Parks
› More Integrated with the
Community
› Better Perimeter
› Integration with Historic
Neighborhood
12. What types of new development would
best complement the hospital, both
on-campus and in the surrounding
blocks? Participants felt the following
types of new development would best
complement the hospital, both oncampus and in the surrounding blocks:
› Education
› Hi-Tech
› Research
› Medical Office
› University Student Housing
› Parks
› Trails
› Mixed Use
› Attractive Parking=Huge Concern
› Need Landscaping around the
Parking Lots
› Need an Office Building along Fifth
Street
› Don’t Front Fifth Street with Parking
Garage
› More Urban Aesthetic
› Heavily Landscaped
› Historic Architecture Style
› Character Appropriate to St. Charles
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4.3 THE CHARRETTE
On Monday, June 20th, the consultant team set
up a temporary design studio in the Fellowship
Hall of the St. John United Church of Christ. The
space served as the design team’s “home base” for
the charrette’s duration, June 20th-23rd. The studio,
complete with design tables, maps, pin-up boards
and computer work stations, provided an open
space in which both formal and informal meetings
occurred, as well as room for designers to craft the
plan’s details with the public’s help.
The charrette featured formal public meetings,
led by the consultant, as well as informal sessions
that emerged out of these meetings and other
design-related activities. Topics discussed included
transportation issues on Fifth Street, urban
housing options, the SSM SJHC campus, and the

surrounding blocks. At the end of each day, the
design team facilitated an informal review and
public critique of the day’s progress for interested
citizens. Some ideas “stuck” and some were
explored and eventually removed from the design
schemes.
On Thursday, June 23rd, 2011, the charrette
closed with a final presentation highlighting
the week’s results and the plan’s preliminary
recommendations. Nearly 75 people were in
attendance for the presentation of this plan that
represents the consensus opinion gained through
a week of collaboration between the public, City
staff, SSM staff, and the design team. It embodies
the vision to be carried forth by the City and the
Hospital along with the citizens and officials of St.
Charles in the years to come.

KEY CHARRETTE PRINCIPLES
Involve Everyone From The Start: Anyone who might have an opinion or be

Charrette is “littlecart” in French. In
19th century Paris, design professors
circulated carts to collect final drawings
from students. Students jumped on the
carts to finish their work as they were
pulled through the streets in public view.
The term charrette has evolved to mean
an open public design process.

affected by the plan should be involved from the very beginning. By making
people roll up their sleeves and work with the design team, the process gains
mutual authorship and shared vision.
Work Concurrently And Cross-Functionally: The design team should have many
different specialties, but during the charrette, everyone becomes generalists,
assimilating everyone’s expertise and reflecting the wisdom of each participant.
Work In Short Feedback Loops: The public needs to be able to propose an idea
and see it designed for review in a short period of time. The charrette process
typically includes pin-up critique sessions every evening to garner input on the
preferred direction based upon what was learned during the day.
Work In Detail: Only through designing to a level of detail that includes both the
details of building types, blocks, and public spaces as well as the big picture of
circulation, transportation, land use, and major public amenities can fatal flaws
be reduced or eliminated.

DESIGN
TEAM
DURING
CHARRETTE
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CHARRETTE SCHEDULE

PUBLIC PARTICIPATION AT CHARRETTE

Sustainable Gateways to the Heart of Saint Charles, MO

39

40

City Of St Charles, MO & SSM- St. Joseph Health Center

5

MOBILITY
& URBAN DESIGN
These corridors have a lot of potential for change
given the land uses. As long as the land uses are
coordinated with the access correctly, Fifth Street
and First Capitol Drive can become gateways to
the City of Saint Charles that will provide better
access to future needs along the corridor.
Note: The following narrative is an adaptation of a companion
study prepared for this project by Crawford, Bunte, Brammeier
that focused specifically on the Fifth Street corridor. The full text
of that study is included as an appendix to this report.

Fifth Street is the first major north-south route
serving the City of Saint Charles west of the
Missouri River and serves as the primary access
to the large retail development at the I-70
interchange, Ameristar Casino, Saint Joseph’s
Hospital, the central business district where the
County seat and the City offices are located, and
the major tourist destinations along Main Street.
Likewise, First Capitol Drive with its connection
to I-70 from the west, connects Lindenwood
University to the riverfront. And while the street
cross-section (from face of curb to face of curb) of
First Capitol Drive is largely set, Fifth Street is still
in need of substantial improvement.
The City of Saint Charles recognized the need to
study the section of Fifth Street between Boone’s
Lick Road and Washington Street to better
connect the improvements done at the interchange
with I-70 and the improvements at First Capitol
Drive and Jefferson Street. This approximately
one-mile section of the corridor experiences traffic
congestion and moderate queues during the peak
hours. Vehicles trying to turn from the side streets

have difficulties finding gaps and pedestrians
have difficulties crossing Fifth Street because
of the steady flow of traffic during all hours of
the day. While the traffic volumes are slightly
lower for First Capitol Drive, the overall width
of the roadway and lack of traffic signals makes
pedestrian crossings equally challenging.

Comprehensive traffic studies were completed
for Fifth Street to analyze existing and future
forecasted conditions. Three alternatives were
discussed: a five-lane, a four-lane, and a threelane cross-section. Alternatives were developed
and evaluated in terms of their impact to traffic,
land-use, livability, cost, and bicycle/pedestrian
accommodations. Two primary goals were
established for Fifth Street including 1) providing
for good traffic flow to local destinations
and 2) improving the livability of the local
neighborhoods.
The preferred alternative had to balance traffic
efficiency versus place making and cars/mobility
versus people/atmosphere. Consideration was
given as to how alternatives would impact the
existing neighborhoods and businesses and
create economic development opportunities to
strengthen the City of Saint Charles.

Sustainable Gateways to the Heart of Saint Charles, MO
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In a sense, the same methodology was also applied
to the First Capitol Drive corridor though the
qualitative analysis was focused more specifically
on how to improve the overall aesthetics of the
corridor and creating a more pedestrian-friendly
environment while not limiting the current
capacity or anticipated future needs of the
corridor.

5.1 EXISTING CONDITIONS-FIFTH
STREET

The five-lane cross-section for Fifth Street
was dismissed early on because of exceptional
negative impacts to fronting properties and the
adjacent neighborhoods, as well as strong public
opposition. Another alternative was developed
that would widen the Fifth Street pavement to 43
feet (face of curb to face of curb). This roadway
width was developed because it would allow for
either a three-lane or a four-lane cross section with
minimal negative impacts to adjacent properties.

Between I-70 and Bass Pro Shop Drive/
Ameristar Boulevard, Fifth Street is eight lanes.
As it progresses north it narrows to six lanes
wide with left turn bays between Bass Pro Shop
Drive/Ameristar Boulevard and Boone’s Lick
Road. North of Boone’s Lick Road it narrows
again to four lanes and merges down to a
three-lane cross section at McDonough Street.
Between McDonough Street and Jackson Street,
approximately one-quarter mile, Fifth Street has
a northbound lane, a southbound lane, and a
center turn lane. Recent roadway improvements
have widened Fifth Street to two lanes in both
directions with a center-left-turn lane (5 lanes
total) between Jackson Street and Jefferson Street.

The decision about which cross section to
use can be made when funding is available for
construction, depending on how traffic volumes
grow in the future. In the meantime, property
owners will know where utilities and sidewalks will
ultimately be located and can make improvements
to their properties with the confidence that their
investments will be consistent with the long-term
plans for the corridor.

This study for Fifth Street looked at the corridor
between Boone’s Lick Road on the south and
Washington Street to the north. This section
of roadway is a gateway into the heart of Saint
Charles and operates very differently than the
section near I-70 and south of the interstate.

Traffic Signals

Between (and including) the intersections with
Boone’s Lick Road and Jefferson Street, Fifth
Street has three traffic signals and a signalized
pedestrian crossing, at the following locations:
ǼǼ Traffic signal – at Boones Lick Road
ǼǼ Midblock Pedestrian signal – between
Tompkins Street and Pike Street
ǼǼ Traffic signal – at First Capitol Drive
ǼǼ Traffic signal – at Jefferson Street
Lane Drops

Fifth Street has a merging lane-drop at either
end of the study corridor. The northbound
lane drop occurs between Boone’s Lick Road
and McDonough Street and the southbound
lane drop occurs at about Jackson Street. The
northbound lane drop is approximately 350 feet
south of McDonough Street. The left-lane drops
into the right-lane at this location and provides
for enhanced driveway access for businesses (as
compared to a more traditional right-lane drop),
but causes some level of driver confusion. There
Three Lane Cross Section between McDonough Street & Jackson Street

42

City Of Saint Charles, MO | SSM- Saint Joseph Health Center

five: mobility & urban design

are messages painted on the pavement warning
drivers of the lane merge - ‘LANE ENDS MERGE
RIGHT’.
The southbound lane drop occurs at Jackson
Street. The recent roadway improvements made
at the First Capitol Drive and Jefferson Street
intersections widened southbound Fifth Street to
two lanes between Jefferson Street and Jackson
Street. Increasing the capacity through this section
of Fifth Street allows for two southbound through
lanes and more capacity at the traffic signals.
Pedestrian and Bicycle Issues

The pedestrian counts show a fair amount of
pedestrian activity along Fifth Street. Sidewalks
are provided along the corridor and crosswalks are
provided at several locations in the study area.
Concerns related to pedestrian safety were
conveyed by the public during the charrette
process. Specific concerns were raised with regards
to crossing Fifth Street. During field observations,
pedestrians were frequently seen waiting excessive
lengths of time to cross Fifth Street. Some
residents mentioned that they would drive from
one side of the street to a shopping area on the
other side purely because of the perception of
how unsafe the corridor felt with the fast moving
vehicles and infrequent gaps in traffic.
One of the most prominent crosswalks is the
mid-block signalized pedestrian crossing between
Tompkins Street and Pike Street, as shown on this
page. Although this actuated signalized crossing
should provide for safe and protected crossing
opportunities for pedestrians, few pedestrians
were observed using it. Most pedestrians were
observed crossing elsewhere along the corridor.
Several members of the public commented that the
crossing at this location can be dangerous because
some vehicles do not stop when it is activated.

itself is not compliant with the guidance issued
in the 2009 Manual of Traffic Control Devices
(MUTCD), which recommends that a traffic
signal head should be located over the travel lane.
Another prominent pedestrian crossing is located
at Jackson Street. This crosswalk has actuated
flashers to warn drivers that a pedestrian is in the
crosswalk.
Although pedestrians do use this crosswalk,
patrons of the Saint John’s church related the same
driver compliance concerns as with the Tompkins
Street/Pike Street mid-block signaled crossing.
One thing to note is the inconstancy of pedestrian

Typical Sidewalk along Fifth Street

There could be several contributing causes for
the apparent poor driver compliance. First, the
crossing is at a mid-block location, and drivers
may not be expecting a signalized crossing at
that location. The infrequent use of the crossing
would further add to the lack of driver expectation
of a red traffic signal. Finally, the traffic signal
Pedestrian Signal between Tompkins Street & Pike Street
Sustainable Gateways to the Heart of Saint Charles, MO
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crossing treatments in the corridor. Three
crosswalks are provided between the Boone’s
Lick Road and First Capitol Drive traffic signals
(at Perry Street, between Tompkins Street and
Pike Street, and at Jackson Street) and each are
treated in a different manner. This inconsistency
of pedestrian crossing treatments could also
be contributing to the apparent poor driver
compliancy at these locations.
The public also expressed concerns related to
bicycle safety. Because of the speed and volume
of traffic, and the lack of designated bicycle
facilities, it is challenging for bicycles to ride along
Fifth Street. Great Rivers Greenway (GRG) is
the public organization leading the development
of the region-wide system of greenways, parks
and trails in the St. Louis area. GRG recently
developed a plan that recommends putting bike
lanes along Fifth Street between Route 370 and
First Capitol Drive, then having a wide shoulder to
accommodate bikes down to about McDonough
Street, and a paved shoulder down to Boone’s Lick
Road.
Un-signalized Intersections

Because they have relatively low traffic volumes,
the unsignalized side streets generally have

adequate capacity to serve travel demands during
all peak periods. However, the delay on many of
these side streets is high, resulting in poor levels
of service in some cases even though the traffic
volumes are not high. Oftentimes, high delay
at un-signalized intersections results in more
aggressive behavior as drivers accept smaller
gaps in the traffic stream to merge into mainline
traffic. The longest queue observed along the unsignalized side street movements was less than four
vehicles in the worst case scenario.
First Capitol Drive Intersection

There is congestion at Fifth Street and First
Capitol Drive. This intersection was widened
in 2010 from a three-lane cross-section on Fifth
Street to a five-lane cross-section, as previously
mentioned, to offer more capacity. Before
these improvements, it was not uncommon for
northbound Fifth Street to queue back over four
blocks during the peak hours. The widening
to two through lanes for both the northbound
and southbound approaches allowed for more
efficient signal timing and decreased the traffic
queues. During the peak hours, this intersection
experiences heavy traffic volumes, between 1,900
and 2,400 vehicles per hour (vph) during the
morning, afternoon, and Saturday midday peak

GREAT RIVERS GREENWAYS GATEWAY BIKE PLAN FOR THE ST. CHARLES AREA (2010)
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hours. The westbound left-turn count showed 230
vehicles making this turn during the afternoon
peak hour. The afternoon peak hour occurs when
most of the business district lets out and also
corresponds with the hospital shift change. As
a result, it is not uncommon for the westbound
queues at First Capitol Drive and Fifth Street to
extend beyond Fourth Street, even after the recent
improvements.

5.2 FIFTH STREET ALTERNATIVES
ANALYSIS
During the charrette, two key priorities were
identified:
ǼǼ Good traffic flow to SSM/Saint Joseph’s
Hospital, the Government Center, and
other destinations.
»» Provide quality access to I-70
»» Make the drive safe, efficient, and
enjoyable
»» Provide adequate traffic capacity
ǼǼ Improve livability for the local
neighborhoods
»» Enhance the quality of life, character,
and property values
»» Create a pedestrian and bicycle
friendly environment
»» Slow down the traffic
Based on the community’s vision and values it
was determined that the preferred alternative
must balance traffic efficiency with placemaking
(i.e., cars/mobility with people/atmosphere).
Consideration was given to how alternatives
would impact the existing structures as well as
create economic development opportunities to
strengthen the City of Saint Charles.

5.2.1 Option A: Five-Lane Alternative
The five-lane alternative would widen Fifth Street,
increasing the roadway width from 36 feet to 55
feet. Due to the small setbacks between many
of the existing buildings and the roadway, and
amount of right-of-way needed for additional
pavement, this alternative would negatively
impact many residents and business owners along
the corridor. In fact, preliminary layout studies
found that construction of a five-lane cross section

would require taking approximately 50% of the
buildings along the corridor. Preliminary layouts
were completed assuming widening along the east
side of the road, the west side of the road, and also
balancing the widening along both sides of the
road. The resulting impact to structures along
the corridor was similar in all cases. An associated
economic market study found that redevelopment
of these sites would be difficult because the
resulting narrow parcel depths.
Widening this section of the corridor to five
lanes would also most likely increase the speed
and amount of traffic using the corridor, which
would negatively impact livability for adjacent
neighborhoods. The cross-section of the roadway
to five lanes would also mean that pedestrians
would have to cross at least 55 feet of pavement.
A four-lane cross section with a landscaped median
was also explored. Because of the overall width
of the roadway, this alternative would also have
unreasonable impacts to properties along the
corridor. Moreover, a large number of median
breaks would be required to access driveway and
side-streets. These two options were presented
to the public during the opening session of the
charrette. The response from the public was
overwhelmingly negative. These alternatives were
dropped from further consideration.

5.2.2 Option B: Minor Widening Alternatives
Improvements along Fifth Street could enhance
livability, offer better accommodations for
bicyclists and pedestrians, and spur economic
revitalization in the future. Although traffic is
steady, the corridor still offers additional capacity.
In fact, the forecasted 2035 volumes between
Boone’s Lick Road and First Capitol Drive are
on the high end of the AADT range typically
recommended for three-lane cross sections.
Therefore, alternatives were developed that widen
Fifth Street only as much as would be necessary
without creating significant impacts to properties
along the corridor.
During the charrette, the design team developed
an alternative that would widen the Fifth Street
pavement to 43 feet (face of curb to face of curb).
This roadway width was developed because it
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FIFTH STREET-THREE LANE SECTION ALTERNATIVE
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would allow for either a three-lane or a four-lane cross
cross section would likely occur as property redevelops
section. The decision about which cross section to use
along the corridor. The two cross-section’s strengths,
can be made when funding is available for construction,
weaknesses, and operations are discussed in the following
depending on how traffic volumes grow in the future. In
sections.
the meantime, property owners will know where utilities
and sidewalks will ultimately be located and can make
5.2.3 Option C: Three-Lane Alternative
improvements
to their
properties with the confidence that
An enhanced three-lane cross-section is a viable alternative.
Un-signalized
Intersections
their
willwould
be consistent
long-term
This
cross-section
have thetosame
number
of basic
Thisinvestments
alternative
show with
little the
change
to side-street
operations
aswould
compared
existing
conditions.
plans for the corridor.
driving lanes as is currently in the field, but improvements
Because of relatively low side-street traffic volumes, the
unsignalized
side itstreets
wouldandgenerally
have
would
be made to make
a nicer drive
more walkable/
adequate
capacity
to serve
demands
periods.
However,
the delay
many
of these
Both
an enhanced
three-lane
and travel
a four-lane
sectionduring
were all peak
bikeable
environment.
On street
bicycleonlanes
would
be
evaluated
with the
forecasted
2035
volumes.in The
provided.
Sidewalks
would
widenedthere
to sixare
feetnot
withlong
a
side streets
would
be high,
resulting
poorresults
levels of service
in some
cases,
evenbethough
of the analysis show that either alternative is viable. The
small lawn between the walkway and the roadway. Wider
queues. Oftentimes high delay at unsignalized intersections results in more aggressive behavior as drivers
results are provided in the subsequent sections of this
sidewalks and landscaping make nicer, more comfortable
accept
smaller
gaps
in
the
traffic
stream
to
merge
into
mainline
traffic.for pedestrians. Improving the nonreport. Both options would fit in a minimum 60 foot
environments
right-of-way. The 60 foot right-of-way was chosen because
motorized environment along the Fifth Street corridor
Drive Intersection
it First
wouldCapitol
have a minimal
impact on properties along the
will help enhance livability for the neighborhoods and
corridor.
Conceptualwould
designfunction
plans show
thatreasonable
the minimum
eitherthe
side.recommended lane and signal
The intersection
with
levels businesses
of serviceongiven
60 foot cross-section would have minimal impacts to
modifications at First Capitol Drive and Jefferson Street. However, some of the benefit of the dual
structures along the corridor. Small slivers of right-of-way
Page 46 shows the recommended minimum cross section
westbound
southbound
left-turn
wouldtobe
lost as for
theanoutside
left-turn
lane
would
immediately
would
likely be to
required
from adjacent
properties
satisfy
enhanced
three-lane
Fifth
Streetdrop
Corridor.
The
downstream
ofasthe
intersection.
Many
drivers wouldenhanced
avoid use
of this
lane
for includes
left-turnthemovements.
design
needs, such
pedestrian
accessibility
requirements
three-lane
cross
section
following:
inHowever,
the American
Disabilities
Act
(ADA).
A
utility
easement
this lane would be shared with the through and right-turn movements, which would help to
would extend outside of the ROW.
ǼǼ 60 feet of right-of-way with 43 feet of pavement,
increase overall lane utilization. Table 7 shows a lengthyǼǼqueue
for the northbound approach at Jefferson
Narrowing the vehicle travel lanes to 11 feet,
However, this
wasconceptually
not realized
in the
As shown
Table
VISSIM model
AStreet.
desired cross-section
was also
drawn
up. VISSIM model.
ǼǼ Providing
on-streetinbike
lanes,8,5 the
feet each,
This
desiredthis
cross-section
for both
the three-lane
andjust south ofǼǼMadison
WideningStreet
the sidewalks
8 feet,case scenario and
showed
northbound
approach
queuing
in the to
worst
four-lane
alternatives
68 feet.
The difference
ǼǼ Providing
tree traffic
wells for
street trees
on the back
curb,
then clearing
out iswith
the green
phase between
of the signal. This
northbound
volume
is expected
toofgrow
the minimum and desired options is that the side lawn is
ǼǼ Adding decorative street lights, and
over the
next
years
and will
nearing
capacity
of Fifth
Streetvisual
north
of Jefferson
widened
from
1.5 twenty
feet in the
minimum
crossbe
section
to 6 the single-lane
ǼǼ Burying
all utilities
(to remove
clutter).
Street.
feet
in the desired cross section. This increased side-lawn
From a traffic operations perspective, this alternative
would allow for street trees. The 43 feet roadway width is
would function similar to existing conditions. Three lane
the
same. The
cross-section
be accomplished
Opinion
of desired
Probable
Cost forwould
the Three-Lane
Alternative
byAn
moving
the
sidewalks
back
from
the
roadway
over
the
are generally
for Ittraffic
volumes
up
opinion of probable cost for the enhanced three-laneroadways
alternative
is shownappropriate
in Table 9.
should
be noted
top of the proposed utility easement. This transition from
to about 20,000 vehicles per day, which is slightly below
that
these costs
docross
not section
includetoright-of-way
the corridor’s 2035 projections. This alternative would
the
minimum
60 foot
the desired 68acquisition.
foot

Table 9: Opinion of Probable Cost for Three-Lane Alternative

PROBABLE COST FOR THREE-LANE ALTERNATIVE

Cost Breakdown*

Roadway Improvements
(Pavement/sidewalk reconstruction, retaining walls, drainage relocation)
Utilities (buried electric and phones lines and service hook-ups)
5th Street Streetscape/Landscaping/Archways
Lighting (continuous lighting on both sides of road)
Traffic Signal Modifications
Total Cost
*Does not include right-of-way costs

Four-Lane Alternative

Dollars ($)
$2,180,000
$1,250,000
$820,000
$250,000
$50,000
$4,550,000

S u s t a i n a bThis
l e G aalternative
t e w a y s t o twould
h e H e aoffer
r t o f more
S a i n t capacity
C h a r l e s , to
M Othe47
The four-lane cross section is also a viable alternative.
roadway, especially in the future as traffic volumes increase and economic redevelopment occurs. The

five: mobility & urban design

FIFTH STREET-FOUR LANE SECTION ALTERNATIVE
48

City Of Saint Charles, MO | SSM- Saint Joseph Health Center

five: mobility & urban design

maintain the lane drops at either end of the
corridor. A minimum one and a half-foot grass
strip would be provided between the curb and
sidewalk to allow for signage and also setback
between the roadway and storm water inlets.
Stormwater conveyance would be provided
under the sidewalks. A utility easement would be
provided outside of the stormwater conveyance,
mostly likely in an easement under lawns and
parking lots.

drivers accept smaller gaps in the traffic stream to
merge into mainline traffic.
First Capitol Drive Intersection

The intersection would function with reasonable
levels of service given the recommended lane
and signal modifications at First Capitol Drive
and Jefferson Street. However, some of the
benefit of the dual westbound to southbound
left-turn would be lost as the outside left-turn
lane would drop immediately downstream of the
intersection. Many drivers would avoid use of this
Page
46 shows the desired
three-lane cross section.
Un-signalized
Intersections
lane for left-turn movements. However, this lane
This cross-section is 68 feet wide with a six-foot
Thistreealternative
would
enhance
access
adjacent
neighborhoods
would
be shared
with the throughbyandproviding
right-turnsignalized traffic
wide
lawn on both
sides of
the corridor
to to the
connections
to the
streets.
The proceedingmovements,
SYNCHRO
andwould
VISSIM
showoverall
poor levels of service
which
helptables
to increase
allow
for street trees
andside
lighting.
To transition
lanewould
utilization.
from
the minimum
foot cross section
to the which
at the
remaining60signalized
intersections,
likely result to much of this traffic shifting to the
68 foot desired cross section the sidewalk would
signalized intersections.
be moved back on top of the utility easement as
5.2.4 Option D: Four-Lane Alternative
property redevelops along the corridor. During
The four-lane cross section is also a viable
First Capitol Drive Intersection
the transition period it is likely that the crossalternative. This alternative would offer more
The intersection
would
function with
with60
reasonable
levels toofthe
service
given
the recommended
section
could vary along
the corridor,
feet
capacity
roadway,
especially
in the future lane and signal
inmodifications
some locations and
68 feet
in otherDrive
locations.
as traffic
volumesGood
increase
and utilization
economic of both westbound to
at First
Capitol
and Jefferson
Street.
lane
redevelopment
occurs.
The
intent
is to usesouth on Fifth Street.
southbound left-turn lanes should be accomplished as both lanes would continue
Un-signalized Intersections
roadside design elements to create a more pleasant
Table
10 shows
a show
lengthy
approach
at Jefferson
Street.Sidewalks
However, this was not
This
alternative
would
littlequeue
changefor
to the northbound
drive and
more walkable
environment.
realized operations
in the VISSIM
model.toAs
shown in Table
11,bethe
VISSIM
showed
thislawn
northbound approach
side-street
as compared
existing
would
widened
to model
six feet with
a small
conditions.
Because
of
relatively
low
side-street
between
the
walkway
and
the
roadway.
As
queuing just south of Madison Street in the worst case scenario and then clearing out with the green phase
traffic volumes, the unsignalized side streets
with the three-lane alternative, wider sidewalks
of the signal. This northbound traffic volume isandexpected
to grow over the next twenty years and will be
would generally have adequate capacity to
landscaping make nicer, more comfortable
nearing
single-lane
of Fifth Street north
of Jefferson
Street. Improving the
environments
for pedestrians.
serve
travelthe
demands
during capacity
all peak periods.
However, the delay on many of these side streets
non-motorized environment along the Fifth
Opinion
of Probable
for the
Four-Lane Alternative
Street corridor will help enhance livability for the
would
be high,
resulting inCost
poor levels
of service
inThe
someestimated
cases, evencost
though
there
are
not
long
and businesses
on eitherbeside.
for the four-lane alternativeneighborhoods
is shown in Table
12. It should
noted that these costs
queues. Oftentimes high delay at unsignalized
Page 48 shows the recommended minimum
do not include right-of-way acquisition.
intersections results in more aggressive behavior as
cross-section for the four-lane alternative along

Table
12: Opinion
of Probable Cost for Four-Lane Alternative
PROBABLE COST FOR
FOUR-LANE
ALTERNATIVE
Cost Breakdown*

Roadway Improvements
(Pavement/sidewalk reconstruction, retaining walls, drainage relocation)
Utilities (buried electric and phones lines and service hook-ups)
5th Street Streetscape/Landscaping/Archways
Traffic Signals (2 new signals and other modifications)
Lighting (continuous lighting on both sides of road)
Improvements to 6th Street for bike lanes
Total Cost
*Does not include right-of-way costs

V.

Summary

Dollars ($)
$2,180,000
$1,250,000
$820,000
$750,000
$250,000
$150,000
$5,400,000
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Fifth Street between Boone’s Lick Road and First
Capitol Drive. The following is a list of amenities
the four-lane alternative would include:
ǼǼ 60 feet of right-of-way and 43 feet of
pavement
ǼǼ Narrowing the vehicle travel lanes to 10 feet-9
inches
ǼǼ Moving the planned Great Rivers Greenway
bike lanes to Sixth Street,
ǼǼ Widening the sidewalks to 8 feet,
ǼǼ Providing tree wells for street trees on the back
of curb,
ǼǼ Adding decorative street lights, and
ǼǼ Burying all utilities (to remove visual clutter).
Page 48 also shows the desired four-lane cross
section. This cross-section is 68 feet wide with
a six-foot wide tree lawn on both sides of the
corridor to allow for street trees and lighting. To
transition from the minimum cross section to the
68 foot desired cross section the sidewalk would
be moved back on top of the utility easement as
property redevelops along the corridor.
This alternative should improve traffic operations
and offer more capacity as compared to a threelane cross section. Four-lane cross-sections are
generally appropriate for traffic volumes up to
35,000 vehicles per day, well over forecasted traffic
volumes. Also, the lane drops at either end of the
corridor would be eliminated with the four-lane
alternative.
Like the three-lane cross section, a minimum
one and a half-foot grass strip would be provided
between the curb and sidewalk to allow for signage
and also provide a setback between the roadway
and storm water inlets. A utility easement would
be provided outside of the stormwater conveyance,
mostly likely in an easement under lawns and
parking lots. There are some drawbacks with the
four-lane corridor. All of the left-turns would need
to be made from the through lanes instead of a
dedicated center turn lane. Pedestrians would also
be required to cross four lanes of traffic and not
have a safe haven in the center of the roadway.
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Modified Traffic Signal Locations

Because additional capacity would be added along
the corridor, the existing mid-block pedestrian
traffic signal between Tompkins Street and
Pike Street could be relocated to the Pike Street
intersection. This would enhance neighborhood
access and could result in better driver compliance
as the traffic signal would be located at an
intersection as opposed to a mid-block location.
An additional traffic signal could be added to
McDonough Street to enhance walkability and
local neighborhood access.
The intent of these adjustments would be to slow
traffic, create gaps for vehicles and pedestrians
to cross, and enhance access for the surrounding
neighborhoods. This new traffic signal plan would
provide protected pedestrian crossings within oneblock of all side streets in the study corridor. The
signal timing along the side street would largely be
determined by the crossing time for pedestrians.
In addition, the new signals would offer protected
phases for vehicles for any new developments along
the corridor to enter/exit their locations with
minimal delay. These protected movements can
strengthen a development’s access to the regional
roadway network.
Relocation of Bicycle Lanes

With the four-lane alternative, bike lanes would
not fit in the pavement section along Fifth
Street and would need to be accommodated
along Sixth Street, which is a local residential
street. Improvements would need to be made
along Sixth Street, but traffic volumes are much
lower and there is not much adverse travel with
this modification. Sixth Street has a wide crosssection with on-street parking on both sides and
experiences ADT’s less than 10,000.
Un-signalized Intersections

This alternative would enhance access to the
adjacent neighborhoods by providing signalized
traffic connections to the side streets.
First Capitol Drive Intersection

The intersection would function with reasonable
levels of service given the recommended lane and
signal modifications at First Capitol Drive and
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Jefferson Street. Good lane utilization of both
westbound to southbound left-turn lanes should
be accomplished as both lanes would continue
south on Fifth Street.

5.3 FIFTH STREET RECOMMENDATIONS
The various alternatives were developed and
evaluated in terms of their impact to traffic,
land-use, livability, cost, and bicycle/pedestrian
accommodations. Two primary goals were
established:
ǼǼ providing for good traffic flow to local
destinations and
ǼǼ improving the livability of the local
neighborhoods.
The preferred alternative has to balance traffic
efficiency versus place making and cars/mobility
versus people/atmosphere. Consideration was
given to how alternatives would impact the
existing neighborhoods and businesses and
create economic development opportunities to
strengthen the City of Saint Charles.
The five-lane cross-section was dismissed early on
because the additional right-of-way needed would
have undue negative impacts to adjacent property
and surrounding neighborhoods and, as a result,
was met with strong public opposition. Another
alternative was developed that would widen the
Fifth Street pavement to 43 feet (face of curb to
face of curb). This roadway width was developed
because it would allow for either a three-lane road
with bicycle lanes or a four-lane cross section with
minimal negative impacts to adjacent properties.
Three Lane vs Four Lane
A new three lane roadway would enhance the
existing three-lane cross-section to make it more
pedestrian and bicycle friendly, as well as to try
and improve vehicular traffic flow near First
Capitol Drive. An enhanced three-lane crosssection would have the same number of basic
driving lanes as is currently in the field and thus
would function similar to existing conditions.
Three lane roadways are generally appropriate for
traffic volumes up to about 20,000 vehicles per
day, which is slightly below the corridor’s 2035

Sixth Street near Jackson Street-Alternative Bike Route

projections. This alternative would maintain the
lane drops at either end of the corridor. However,
improvements would be made to make it a nicer
drive and more walkable/bikeable environment.
On street-bicycle lanes would be provided.
Sidewalks would be widened to six feet with a
small lawn between the walkway and the roadway.
Wider sidewalks and landscaping make nicer,
more comfortable environments for pedestrians.
Improving the non-motorized environment
along the Fifth Street corridor will help enhance
livability for the neighborhoods and businesses on
either side.
The four-lane cross section would offer more
roadway capacity, which could become important
in the future as traffic volumes increase and
economic redevelopment occurs. The intent is
to use roadside design elements to create a more
pleasant drive and more walkable environment.
Sidewalks would be widened to six feet with a
small lawn between the walkway and the roadway.
As with the three-lane alternative, wider sidewalks
and landscaping make nicer, more comfortable
environments for pedestrians.
Under a four-lane scenario, the existing mid-block
pedestrian traffic signal between Tompkins Street
and Pike Street could be relocated to the Pike
Street intersection and an additional traffic signal
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could be added to McDonough Street to enhance
walkability and local neighborhood access. These
adjustments would slow traffic, create gaps for
vehicles and pedestrians to cross, and enhance
access for the surrounding neighborhoods. Under
this scenario bike lanes would be accommodated
along Sixth Street, which has a wide crosssection with on-street parking on both sides and
experiences ADT’s less than 10,000.
Both the three and four lane options would fit
in a minimum 60 foot right-of-way. And while
a 68-70 foot right-of-way will be preferred and
recommended where additional right-of-way can
be secured, the 60 foot right-of-way was chosen
because it would have a minimal impact on
properties in their current configuration along the
corridor. Small slivers of right-of-way would likely
be required from adjacent properties to satisfy
design needs, such as pedestrian accessibility
requirements in the American Disabilities Act
(ADA). A utility easement would extend outside
of the 60 foot right-of-way, most likely under
lawns and parking lots.
In addition, this right-of-way width is also the
minimum dimension to incorporate an adequate
planting strip and sidewalk area (8 foot minimum
and 16 foot preferred) which will be crucial for
encouraging reinvestment in the corridor that is
pedestrian-oriented.
Overall, the VISSIM models show both options
would operate at an acceptable Level of Service
(LOS). There is no obvious recommendation for
either the three or four lane cross sections because
of the different pros and cons of each. Ultimately,
the traffic models verified that a three lane crosssection can function, but that a four-lane crosssection would better address traffic flow in the
long term with anticipated changes to the land uses
surrounding the corridor.
The decision about which cross section to
use can be made when funding is available for
construction. In the meantime, property owners
will know where utilities and sidewalks will
ultimately be located and can make improvements
to their properties with the confidence that their
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investments will be consistent with the long-term
plans for the corridor.

MU-1 Reconstruct Fifth Street as a Complete
Street with a Preferred 68-foot Right-of-Way (60
foot minimum). According to the Complete

Streets Coalition, “Complete Streets” are streets
for everyone. They are designed and operated
to enable safe access for all users. Pedestrians,
bicyclists, motorists and transit riders of all ages
and abilities must be able to safely move along and
across a complete street. Complete Streets make it
easy to cross the street, walk to shops, and bicycle
to work. They allow buses to run on time and
make it safe for people to walk to and from train
stations. (www.completestreets.org/completestreets-fundamentals/complete-streets-faq/)
While the final decision to stripe the roadway for
three lanes or for four lanes need not be decided
immediately, the overall roadway width will
remain the same at 43 feet from the face-of-curb
to the face-of-curb. Where the overall right-ofway width might increase is in places where the
sidewalk and planting strip can be widened to
improve the pedestrian realm (preferred to be a
minimum of 12 feet with a preferred width of 16
feet), likely during the redevelopment process on a
site-by-site basis.
This cross section provides the greatest amount
of flexibility to accommodate capacity needs both
now and in the future and provides an essential
balance between moving traffic, safe and enjoyable
pedestrian movement, attractive landscaping, and
new investment. The desired cross-section would
be accomplished by moving the sidewalks back
from the roadway over the top of the proposed
utility easement. This transition from the
minimum 60 foot cross section to the desired 68
foot cross section would likely occur as property
redevelops along the corridor. [$$$$] [C] [1-5]

MU-2 Construct a shared bicycle network along Sixth
Street. Using either sharrows (shared bicycle lane

markings) or dedicated bicycle lanes, the Sixth
Street corridor would serve as a viable parallel
network to Fifth Street for bicyclists looking to
traverse from north to south if the final decision
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FIFTH STREET: 4 LANES (60 RIGHT-OF-WAY)
is made to simply mark Fifth Street as four lanes
only. [$$] [C] [1-5]

MU-3 Add Second Westbound left turn lane to the
Fifth Street intersection with Jefferson Street.
Improvements are recommended at the
intersection of Fifth Street with Jefferson Street to
help address the congestion during the afternoon
peak period. The eastern approach of both
intersections would be widened as discussed below.
Minor widening would be required on the east
leg of the Jefferson Street intersection to lengthen
the existing left turn bay, the property for which
would need to come from the Post Office Site.
[$$] [C] [1-5]

FIFTH STREET: 3 LANES (60 RIGHT-OF-WAY)

MU-4 Using signage on the campus, direct drivers
exiting the hospital parking deck to access Fifth
Street via Jefferson Street. SSM-SJHC can improve

their egress movement during shift changes by
encouraging Hospital employees to exit the
hospital parking garage and access Fifth Street
via the signal at Jefferson Street. This signal has
spare capacity on the westbound approach and
could handle some of the turning volumes more
efficiently than the signal at First Capitol Drive.
[$] [Private] [1-5]

MU-5 Add Second Westbound left turn lane to the
Fifth Street intersection with First Capitol Drive. For
the First Capitol Drive intersection with Fifth
Street, the east side of the intersection would be
widened to four lanes to match the existing cross
section on the west side of the intersection. The
property for this widening would come from the
hospital’s parking lot. This improvement is only
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FIFTH STREET STREETSCAPE DESIGN

Schematic design of the proposed Fifth Street streetscape showing locations for street trees, crosswalks, and widened sidewalks
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possible if the hospital secures the old Post Office
site to relocate some of their parking facilities.
Currently, the hospital’s surface lots are at capacity
and all existing spaces are required to meeting
the parking demand. This change would allow
for dual westbound to southbound left-turning
lanes to be constructed, serving the hospital traffic
wishing to travel southbound on Fifth Street.
Specific improvements include:
ǼǼ Widen First Capitol Drive east of Fifth Street
to four lanes;
ǼǼ Restripe the intersection;
ǼǼ Traffic Signal Modifications including 1) new
signal timing, 2) modified signal heads for
the new phasing, and 3) moving the signal
cabinet location to allow for landscaping in
the southeast intersection quadrant; and
ǼǼ Minor widening of Fifth Street south of First
Capitol Drive on the east side of the street to
allow for dual left turning clearances
[$$] [C] [1-5]

challenge with pedestrian crossings Fifth Street is
the lack of traffic signals to stop traffic at regular
intervals, creating natural “breaks” for pedestrians.
The current pedestrian crossing at mid-block
is at an awkward location as most pedestrians
prefer to cross at the intersections. In the absence
of adding two additional full traffic signals to
better manage the flow of traffic, pedestrian
crossings should be added and enhanced along
the corridor. HAWK (High-intensity Activated
crossWalK) signals should be installed at Pike
Street and McDonough Street as a means to
creating an appropriate interval for crossing safely.
HAWK signals include signage and signals that
alert drivers to the presence of pedestrians and
should be complimented with high-visibility,
white, reflective thermoplastic pedestrian crossing
pavement markings. [$$] [C] [1-5]

Photo by ACHD (http://www.achdidaho.org/Community/HAWKsignal.aspx)

MU-6 Install new pedestrian crosswalks with HAWK
Signals at Pike Street and McDonough Street. The

The diagram at the top shows the recommended location of
pedestrian crossings at Pike Street and McDonough Street. The
photo above is of a HAWK signal installation in Idaho.

MU-7 As property redevelops along Fifth Street,
look for ways to consolidate and remove driveways
and better manage vehicular access. The plethora

of driveways along Fifth Street presents a unique
challenge to any roadway improvements because
Sustainable Gateways to the Heart of Saint Charles, MO
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of frequent turning movements and interrupted
pedestrian flows up and down the corridor. As
property redevelops, strategies should be explored
for each site to direct primary access from the side
streets using either direct connection (for corner
properties) or alleys. The regular block structure
provides frequent opportunities to better utilize
the grid to consolidate these driveways over time.
[Code]

5.4 FIRST CAPITOL DRIVE
First Capitol Drive is the other key gateway to
the Hospital area and the downtown/riverfront.
Connecting the fast growing Lindenwood
University to the west, First Capitol Drive
also serves as an essential connection for
neighborhoods to the north and south. Unlike
Fifth Street, the First Capitol Drive/Highway 94
corridor pavement width already has more than
sufficient capacity with its current fourty-four
foot, four-lane configuration to accommodate all
projected volumes in the corridor.
Where it is lacking is in the amenities for
pedestrians and bicyclists. In addition, the corridor
seems to be well under capacity in terms of its total
volume. The roadway carries approximately 1016,000 vehicles per day depending on the location.
In fact, the total traffic volumes have dropped over
the past ten years with the overall improvement in
the larger network.

Image of First Capitol Drive looking west. Narrow sidewalks, no landscaping, and
aerial utility lines exacerbate the “wasteland” aesthetic of the corridor. This image,
taken in the afternoon shows how little traffic actually uses the corridor.

In this volume range, it is a project that would be
appropriate to consider for a road diet. At present,
on-street parking is permitted in the outside lanes
on Sundays for St. Charles First United Methodist
Church. However, it is important to note that with
the Highway 94 designation, this is a designated
truck route to connect the I-70 Kingshighway area
to the downtown.

Diagram showing the number of driveways along First Capitol Drive. At present, there are 64 driveways that occupy approximately 24% of the frontages.
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MU-8 As property redevelops along First Capitol
Drive, look for ways to consolidate and remove
driveways and better manage vehicular access.

zone of First Capitol Drive is undersized for the
expected usage. This is due in part to limited rightof-way caused by the present location of buildings
adjacent in close proximity to the roadway. This
is an unfortunate residual impact that occurred
when the roadway was widened but did not take
the sidewalk area into account. As a result there
is a regular five-foot sidewalk but inadequate area
for additional streetscape amenities such as trees,
decorative lighting, and wider sidewalk areas for
outdoor seating. Improvements to this corridor
should include the burial of power lines (to occur
when the pavement is reconstructed) and the
insertion of street trees (likely in tree wells) and
new lighting where adequate right-of-way will
permit. As redevelopment occurs, additional rightof-way or easements should be secured to permit a
suitable pedestrian zone. [$$$$] [C] [6-10]
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The plethora of driveways along First Capitol
Drive presents a unique challenge to any roadway
improvements because of frequent turning
movements and interrupted pedestrian flows up
and down the corridor. As property redevelops,
strategies should be explored for each site to
direct primary access from the side streets using
either direct connection (for corner properties)
or alleys. The regular block structure provides
frequent opportunities to better utilize the grid to
consolidate these driveways over time. In addition,
the consolidation of off-street parking areas along
First Capitol Drive should be considered to
improve the land utilization of properties along the
corridor (i.e. not every site needs their own lot).
[Code]

MU-9 Improve First Capitol Drive west of Fifth Street
with wider sidewalks, buried utility lines and a
consistent street tree canopy. The current sidewalk

Riverside Drive

S Main Street

Second Street

Third Street

Fourth Street

Fifth Street

Benton Avenue

Sixth Street

First Capitol Drive

FIRST CAPITOL DRIVE STREETSCAPE DESIGN

Schematic design of the proposed Fifth Street streetscape showing locations for street trees, crosswalks, and widened sidewalks
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MU-10 Consider implementing a road diet on First
Capitol Drive that converts the four lane section to
a three lane section with bicycle lanes. The current

volumes on this street are sufficiently low that the
current configuration actually encourages speeding
through the corridor. In addition, there is no
coherent east-west bicycle route from Lindenwood
University to the riverfront area. Parallel routes
to the north and south of First Capitol Drive are
not direct and would not serve the regional bicycle
needs called for in the Great Rivers Greenway
Regional Bicycle Plan - specifically, the need for
dedicated bicycle lanes. To rectify both of these
issues a “road diet” that reconfigures the pavement
utilization should be considered.

PROPOSED ROAD DIET FOR FIRST CAPITOL DRIVE

Road Diets have been achieved on numerous four
and five-lane roads throughout the country in
the past decade with resounding success. Because
of the inefficiency of left turns using the center
through lane in a four lane road, the level of service
that can be handled by a three lane road and a four
lane road is quite similar until the volumes begin
to exceed 20,000-24,000 vehicles per day. The
volumes on First Capitol Drive are so low in its
current configuration that it could be modified
and still accommodate a substantial amount of
growth into the future. And because the overall
width of the three lane street with bicycle lanes and
the four lane street is the same, simple restriping in
the future can change it back to four lanes.

Image courtesy of Wade Walker

The current 44 feet of pavement width would
easily accommodate two travel lanes, a continuous
center two-way, left turn lane, and five foot bicycle
lanes in both directions. This “road diet” has
been implemented in many other jurisdictions on
roadways with significantly higher traffic volumes
with great success. Adequate capacity for the
expected local and regional traffic would be more
than accommodated and the improved sidewalk
and bicycle facilities would dramatically change
the overall appearance and safety of this corridor
for all users.
[$$] [C] [1-5]

Image of East Boulevard in Charlotte, NC (19,000-22,000 vehicles per day) after a
road diet converted the previous four lane road to a three lane road with bicycle lanes
and spot medians.
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MU-11 Make improvements to First Capitol Drive
east of Fifth Street that enhance the hospital area
and its connection to historic Main Street. First

Capitol is a crucial link between downtown Saint
Charles, SSM SJHC, and Lindenwood University
to the northwest. It is a corridor of prominence
that demands a more appropriate and attractive
streetscape environment. This need is most
apparent when turning the corner at Main Street
and First Capitol Drive to head west toward the
hospital area. The visual and experiential change at
this point is drastic as people leave the beautifully
detailed pedestrian realm of Main Street and enter
an automobile-oriented sea of pavement along
First Capitol Drive.
Specific improvements intended to humanize
the streetscape environment of First Capitol
Drive from Main Street to Fifth Street include
a reduction in lane widths, wider sidewalks,
and abundant street tree plantings. In the
block adjacent to Main Street, a stronger visual
connection between the historic downtown area
and the hospital campus is achieved by widening
the sidewalk and reducing the lane widths to 11
feet. (See lower diagram) Wider sidewalks will also
give the opportunity to plant street trees in wells.
Moving up the hill to the west, the block in front
of St. Peter’s Catholic Church, from Second Street
to Third Street, currently has temporary parking
on Sundays. This plan suggests the permanent
striping of those on-street parallel spaces for use by
visitors to the area. (See upper diagram)

Church

Hospital

PROPOSED IMPROVEMENTS ON FIRST CAPITOL
FROM SECOND TO THIRD

42’

PROPOSED IMPROVEMENTS ON FIRST
CAPITOL FROM MAIN TO SECOND & THIRD TO
FOURTH

For the section from Third Street to Fifth Street,
the lane configurations would remain the same
but the sidewalk area would be enhanced with
landscaping/street trees and widened where space
is available.
[$$] [C] [1-5]
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EXISTING CONDITIONS: VIEW LOOKING EAST ON FIRST CAPITOL DRIVE

PROPOSED IMPROVEMENTS: FIRST CAPITOL DRIVE BETWEEN MAIN STREET AND FIFTH
STREET
60
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EXISTING CONDITIONS: FIFTH STREET & FIRST CAPITOL DRIVE

PROPOSED INTERSECTION IMPROVEMENTS

Schematic design of intersection improvements that include enhanced crosswalks, gateway monumentation
and hardscape features, enhanced street tree plantings and landscaping, and dual left turn lanes on First
Capitol Drive. See also Action Items IR-11 on page 80 and MU-5 on page 53.
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INFILL &
REDEVELOPMENT
S T R AT E G I E S
The master plan for this area represents the
potential for development that will enhance the
City of Saint Charles as a walkable, mixed use
environment. The pages in this section illustrate
conceptual plans for the City of Saint Charles to
consider moving forward.
The plans and renderings shown in this section
represent a conceptual build-out vision for the
Fifth Street/First Capitol/Hospital Area. The
purpose of these conceptual plans is not to require
strict conformance to each building or parcel
as drawn, but to show potential development/
redevelopment opportunities in general patterns
and intensities that are consistent with the
community’s goals.
These conceptual plans are also meant to illustrate
the desired development principles that have
been articulated by residents and stakeholders.
Care was taken in the design process to envision
development alternatives based on property
boundaries or known opportunities for parcel
consolidation as well as the market feasibility for
the scale, amount, and type of development.
While the illustrations shown in this section are
preferred build-out alternatives created with public
input and review during the charrette process, the
conceptual plans are not intended to preclude
site-specific modifications. It is assumed that some
modifications will occur as a result of specific
programmatic and market analyses related to the
development of each individual parcel.

Future development and redevelopment
proposals for these sites should be expected
to reflect the following aspects of the concept
plans: general intensity of development; urban
pattern (relationship of buildings to the streets
and adjacent properties); building massing; and
street and pedestrian circulation patterns. Further,
developments on these sites should mix uses both
horizontally (within sites) and vertically (within
buildings), where appropriate.
The conceptual development schemes laid out in
this plan were created under the assumption that
their implementation would be accomplished
through private and/or institutional investment,
with willing buyers and willing sellers, and
not through eminent domain. Although there
will be roles for government investment in
the implementation of these concept plans
(e.g., improvements in infrastructure and
public facilities), the primary mechanism for
accomplishing the physical vision embodied in
these concepts will be the initiative of private
property owners, developers, and business owners
in concert with the City’s adopted policies and
regulatory standards.
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Source: Bing.com

SOUTH OF JACKSON STREET

Source: Bing.com

NORTHWEST QUADRANT

Source: Bing.com

HOSPITAL AREA

Source: Bing.com

SOUTHEAST QUADRANT

FIRST CAPITOL DRIVE
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6.1 SOUTH OF JACKSON STREET
The first focus area along the Fifth Street corridor
is located south of the Jackson Street intersection
and is bounded at the southern end by Boone’s
Lick Road. Planning efforts in this area evaluated
development potential within a half block deep on
either side of Fifth Street.
Current conditions in the area include a variety of
development types. Commercial strip centers, fast
food restaurants, and aging residential structures are
scattered along the corridor with parking typically
provided in surface lots adjacent to the street. A few
blocks are also elevated above street level because
of topographic changes. Despite the sprawling
suburban development pattern along the Fifth Street
frontage, a distinctly urban series of midblock alleys
is indicative of the more traditional underlying
structure of the area, and provides tremendous
potential for urban infill development.
As discussed in Chapter 5, the existing street section
along this portion of Fifth Street changes from a
four lane section at Boone’s Lick Road to a three
lane section moving northbound. The intersection
of Fifth Street and Boone’s Lick Road is currently
an asphalt and concrete jungle with a tremendous
amount of visual clutter that includes numerous
utility poles. It is an unattractive and unpleasant
point of entry to Saint Charles for traffic coming
from I-70.
From top to bottom: A new fast food restaurant in the corridor;
Typical strip center development in the corridor; Visual clutter at the
intersection of Fifth Street and Boone’s Lick Road
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IR-1 Develop a Gateway to the City of Saint Charles
at the intersection of Boone’s Lick Road and Fifth
Street. Monument signage at this location will

create a fitting gateway that is representative
of the pride that Saint Charles residents have
in their community. Large brick columns on
either side of the street will be connected by a
metal archway with bold lettering following the
historic architectural character of other gateways
in the region. Improved lighting and terraced
landscaping will enhance the gateway feature and
add to the beauty of the area. A paving treatment
in the middle of the intersection will pay tribute
to the seal of the city. Finally, new crosswalks
and landscaped pedestrians islands will make the
intersection much more accessible for pedestrian
use. [$$] [C] [1-5]

EXISTING CONDITIONS:
BOONE’S LICK ROAD & FIFTH STREET
INTERSECTION

PROPOSED IMPROVEMENTS:
BOONE’S LICK ROAD & FIFTH STREET
INTERSECTION
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EXISTING
CONDITIONS:
BOONE’S
LICK ROAD &
FIFTH STREET
INTERSECTION

PROPOSED IMPROVEMENTS: BOONE’S LICK ROAD & FIFTH STREET INTERSECTION
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SAINT CHARLES MULTI-MODAL CENTER
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IR-2 Develop a Multi-Modal Transportation Center on
the Mary Rents Site at the intersection of Fifth Street
& Boone’s Lick Road. As part of the improvement of
this “gateway” into Saint Charles, the City should
develop a multi-modal transportation center that
also houses a visitor’s center. SCAT (Saint Charles
Area Transit) can utilize this central location as a
hub for their various routes throughout the region.
This site would truly become a crossroads for
residents and visitors using all modes of travel—
pedestrians, bicyclists, motorists, and bus riders.
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AD
K RO

The center should have flexible office space for
use by the SCAT program along with space for
a Visitors Center. The building should have
public restrooms and showers. A shower facility,
combined with bicycle racks and lockers, is what
uniquely differentiates this facility as more than
a simple bus station. It truly bridges between the
local bus rider, the regional bike/bus commuter,
and the recreational cyclist. As a multi-modal
center, the intent is to combine two or more
different transportation options into one facility
as a means to help create a seamless transition
from one to the other (e.g., from bicycle to bus
transit). Much research about the effectiveness
of combining and intersecting two modes has
been done, particularly as it relates to ridership
for transit. This will become a key amenity center
for regional bicycle riders who are riding the Katy
Trail or other more local routes for both exercise as
well as transportation.
Bicycling is the fastest growing “mode” of
transportation around the country because of its
efficiency and its flexibility. The Katy Trail is an
enormous amenity that most other regions in the
country are scrambling to create and most buses
these days are being equipped with bicycle racks
to accommodate this segment of the ridership
population. This regional amenity is strengthened
by creating a vision for a facility that integrates
pedestrians, bicyclists, drivers, and buses. [$$$]
[C] [6-10]
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EXISTING MARY RENTS SITE
PROPOSED MULTI-MODAL CENTER PERSPECTIVE
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AREA SUMMARY
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SCAT BUILDING:
TOTAL
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1 ROOF PLAN

A-1.0

1/8"=1'-0"

BOONE’S LICK ROAD ELEVATION
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IR-3 Permit mixed use infill along Fifth Street with
buildings pulled close to the street and parking in
the rear. Introducing a mix of uses in 2-3 story

FIFT
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buildings that reflect the architectural vocabulary
of Saint Charles, will begin to transform Fifth
Street into a corridor of real social and economic
value. Parking will be accommodated behind
buildings, freeing the frontage to be occupied by
buildings and landscape treatments that enhance
the public realm. Higher density housing options
will attract various age groups within the corridor,
from university students to seniors, and will
accommodate an increasing incidence of lifestyles
that are not dependent on the automobile. This
kind of coordinated infill will make the Fifth
Street a desirable space to live and work in, instead
of simply a convenient space to drive through.
[Code/Policy] [On-going]
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IR-4 Encourage the redevelopment of large parcels
along Fifth Street into mixed use/urban housing
opportunities. An opportunity for more dramatic

UGH

STR

EET

AD
BOONE’S LICK RO

EET

INFILL OPPORTUNITIES OPTION A

FIFT
H
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and immediate change is present in a few large
parcels that exist within the study area. The
City can encourage the transformation of these
properties through the creation of a TIF district
and the development of form-based code elements
that allow more flexibility in development. One
scenario, below, illustrates the redevelopment of an
existing strip center at the southeast corner of Fifth
and Tompkins into a senior housing village that
will accommodate Saint Charles’ aging population
in a location near downtown, existing amenities,
and the medical services around the hospital.
[Code/Policy] [Private] [On-going]
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INFILL OPPORTUNITIES OPTION B
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EXISTING CONDITIONS:
INTERSECTION OF FIFTH
STREET & PIKE STREET

CONCEPTUAL INFILL OPPORTUNITY: INTERSECTION OF FIFTH STREET & PIKE STREET
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Source: www.stlouiscitytalk.com
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EXISTING CONDITIONS: STRIP CENTER/LARGE BLOCK OPPORTUNITY
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CONCEPUAL INFILL: SENIOR HOUSING OPTION

The senior housing development would be two-three stories in height (three on Fifth Street and two on the back
streets). Inspiration for this plan was drawn from an innovative new approach to senior housing. Learn more at
http://www.thegreenhouseproject.org/.
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From top to bottom: Greenview Place
Senior Housing, Chicago, IL; Soulard
Neighborhood Senior Housing, St.
Louis, MO; Senior Housing on First
Capitol Drive, Saint Charles, MO.
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EXISTING CONDITIONS:
LOOKING SOUTH ON
FIFTH STREET AT THE
INTERSECTION OF
TOMPKINS

CONCEPTUAL INFILL: HIGHER DENSITY HOUSING AND MIXED-USE
BUILDINGS THAT HAVE A PEDESTRIAN-ORIENTED FRONTAGE
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6.2 NORTHWEST QUADRANT
The second focus area is located on the west
side of Fifth Street adjacent to the SSM-SJHC
blocks. It occupies the northwest corner of the
key intersection at Fifth and First Capitol and
borders an important stretch of Fifth Street that
was recently widened to five lanes to accommodate
hospital traffic. Parcels in this focus area were
evaluated for redevelopment based on the
likelihood that they will change over time and
the condition of the structures that occupy them.
Several historic structures are located within
these blocks, and the historic value of these
structures was also considered in the evaluation of
redevelopment opportunities.

IR-6 Encourage the redevelopment of the prominent
corner at Fifth Street & First Capitol. The northwest

corner at this intersection is appropriately sized
to accommodate a typical pharmacy footprint
without the drive-thru component (Option A).
This use will bring a much needed neighborhood
service to complement the hospital and will
provide a convenience store location within
walking distance for hundreds of residents and
hospital visitors. An alternative Option B proposes
a mixed use corner building with residential or
office uses on the upper stories. [Code/Policy]
[Private] [On-going]

IR-5 Encourage incremental mixed use
redevelopment of the opportunity parcels in the
NWQ. Mixed use infill development in these
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parcels will provide a fitting commercial and
residential complement to the institutional
anchor of the hospital. The City can encourage
this transformation through the creation of a
TIF district and the development of form-based
code elements that allow more flexibility in
development. Parking will be accommodated
behind buildings, freeing the frontage to be
occupied by buildings and landscape treatments
that enhance the public realm around the hospital.
[Code/Policy] [Private] [On-going]
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EXISTING CONDITIONS:
NW QUADRANT
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EXISTING CONDITIONS:
NORTHWEST CORNER
OF FIFTH STREET & FIRST
CAPITOL

CONCEPTUAL MIXED USE INFILL AT THE NORTHWEST CORNER OF
FIFTH STREET & FIRST CAPITOL DRIVE
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Source: Bing.com
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Birdseye view of SSM SJHC Campus Looking East (outlined in black)

6.3 HOSPITAL AREA
The SSM-Saint Joseph Health Center is a major
institutional and economic anchor for the City
of Saint Charles and serves Saint Charles and the
region as an employment and health care hub.
SSM is committed to continuing operations at
the existing SJHC site and recently invested $40
million in the SJHC campus. Given their level of
financial commitment, the hospital is interested in
partnering with the City of Saint Charles to ensure
that redevelopment around the hospital over time
has a positive impact on the public realm and
creates a better environment for SJHC to provide
healthcare services to their customers. The hospital
also recognizes that their most problematic shortterm issue is peak vehicular traffic congestion
during shift change and parking limitations.
Currently, five city blocks are occupied by the
SSM-SJHC’s buildings and parking facilities. A
sixth block, immediately northwest of the hospital
property, is the site of the Saint Charles Post
Office. The post office is planning to relocate to
another site in the near future, and SSM-SJHC
plans to acquire the block for its use. As some
properties surrounding the hospital campus
redevelop, we also advocate for the continued
preservation of others, including St. Peter’s
Catholic Church and School, several historic
homes and properties, and the old State Capitol
Building which currently houses the Saint Charles
County offices. In general, the western, southern,
and eastern edges of the hospital campus offer
the most potential for redevelopment, while the
north edge of the campus is more constrained by
existing historic structures that will be preserved
and enhanced.

SSM SJHC Bed Tower & Main Entry
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EXISTING CONDITIONS: HOSPITAL AREA

Existing SSM-SJHC Parking Deck
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IR-7 Add landscaping to existing parking areas and
plant street trees around the hospital campus. First

impressions are difficult to change. Despite the
interior improvements and investments SSM has
made to its campus, the hospital’s perimeter lacks a
visual identity and aesthetic beauty. The first thing
that can be done to improve the hospital area is to
“green” the campus by adding trees and perimeter
landscape treatments wherever possible. [$$] [C]
[Private] [1-5]

IR-8 Complete a thorough circulation plan for
the internal campus and establish a better “front
door.” Most hospital campuses that experience

successive periods of major growth have complex
and confusing internal circulation patterns and
awkward main entrances. The SSM-SJHC campus
is no exception. In order for the hospital area to
read more coherently as a district, a clear “front
door” and building hierarchy must be established
which relates directly to the external circulation
around and through the site. [Private] [1-5]

IR-9 Transition the Post Office block into part of
the hospital campus. The acquisition of the Post

Office will initially provide much needed surface
parking for the hospital’s use. The long term use of
this site should be evaluated as part of the overall
master plan for the campus. [Private] [1-5]

enhancing the public realm. At a minimum, it
should be setback behind lush landscaping. [$$$$]
[O+C] [Public/Private Partnership] [6-10]

IR-11 Enhance the intersection of Fifth Street
and First Capitol to create a gateway to the SJHC
campus. Currently, there is no sense of entry to

the SJHC campus. The Fifth and First Capitol
intersection is a key gateway opportunity for
both the hospital and the City, and both need to
announce their presence at this important corner
in a more prominent way. Intersection treatments
that enhance pavement, along with vertical
elements and wayfinding/signage, are necessary to
create a sense of entry to the hospital district and
downtown Saint Charles. [$$] [C] [Public/Private
Partnership] [1-5]

IR-12 Encourage the incremental redevelopment
of Second Street across from SJHC. This neglected

area at the “back side” of Main Street provides
little value to the public realm and does not create
an attractive aesthetic across from the hospital
campus. Through incremental change, a tapestry
of unique shops, offices, and upper story lofts
will add both neighborhood services and much
needed urban residential options for Saint Charles
and create a much more attractive gateway to the
City and County Government buildings. [Code/
Policy] [Private] [On-going]

IR-10 Consider the development of a new shared
parking structure to support hospital expansion
and redevelopment. There is certainly a need for

more parking to meet the hospital’s needs. As
development intensity increases over time, the City
may also share an interest in increasing the amount
of parking in the area. This shared interest suggests
that a partnership between the hospital and the
City of Saint Charles or a private developer may
be an effective way to tackle the huge investment
required to construct a new parking deck. In
order to create the type of pedestrian-friendly,
aesthetically pleasing environment desired by
both parties, a parking structure should not front
on Fifth Street. Instead, mixed use buildings,
sometimes known as “liner” buildings, can wrap an
interior parking deck, allowing for more parking
while providing a strong frontage condition and
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Carolina Medical Center Northeast, Parking Deck,
Concord, NC lined with extensive landscaping and designed to
appear like a building frontage with vertical window openings
and brick veneer
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Mixed Use Development
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CONCEPTUAL MIXED USE INFILL & STREET IMPROVEMENTS ON
FIRST CAPITOL DRIVE AT SECOND STREET
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Existing Hospital Buildings with Facade Improvements
Parking Deck
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POTENTIAL OPPORTUNITIES: HOSPITAL AREA OPTION A

POTENTIAL OPPORTUNITIES: HOSPITAL AREA OPTION A BIRDSEYE VIEW
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Existing Hospital Buildings with Facade Improvements
Parking Deck
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POTENTIAL OPPORTUNITIES: HOSPITAL AREA OPTION B

POTENTIAL OPPORTUNITIES: HOSPITAL AREA OPTION B BIRDSEYE VIEW
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6.4 SOUTHEAST QUADRANT
The southeastern block at the corner of Fifth
Street and First Capitol is currently occupied by
Regions Bank, a surface parking lot, a dilapidated
cement block structure, Pio’s Restaurant, and three
residences. This is an area that will likely change
over time, particularly because of its location at
such a key intersection in the City.

IR-13 Redevelop the Region’s Bank site as a vertically
mixed-use development. Given the size and

EXISTING CONDITIONS: SOUTHEAST QUADRANT

prominence if the site it is important that any
redevelopment serve to uphold the principles of
this plan - namely it must be vertically mixeduse, hide parking behind or above ground level
storefronts or residences and provide a strong
architectural landmark at the corner. There are
several potential options for the redevelopment of
this site, the decision of which will ultimately be
predicated on home much parking is necessary.

In Option A on page 74, new mixed use infill
structures front Fifth and First Capitol with
surface parking located behind. Pio’s Restaurant
and the three residential structures at the southeast
of the block are preserved.

From left to right: Regions Bank on the corner of Fifth Street & First Capitol Drive;
Pio’s Restaurant on First Capitol Drive

In Option B on page 75, the parcels are
consolidated and a vision for a new recreation/
fitness center, such as a YMCA, is illustrated.
This use would provide a strong complement to
the hospital district and its employment base.
Residential development is also illustrated at a
level of intensity that reduces toward the southeast
of the block, creating a transition to the existing
neighborhood. A parking structure is necessary to
accommodate this level of development intensity.
[Private] [Code/Policy] [On-going]

IR-14 Engage the businesses in the southeast
quadrant area to create a shared parking strategy.
The businesses in this area, as in any urban setting,
should engage in a shared parking strategy. With
a few simple changes, such as the demolition of
the derelict building beside Pio’s Restaurant, a net
parking gain for the area can be achieved. The
diagram on page 60 illustrates various parking
scenarios. [Private] [Code/Policy] [1-5]
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Images of mixed-use urban Infill from
top to bottom: Glenwood Park, Atlanta,
GA; Delmar Loop, University City,
MO; Downtown Ann Arbor, MI;
Birkdale Village, Huntersville, NC
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STUDY EXPLORING INTERIM SHARED PARKING SOLUTIONS IN THE SOUTHEAST QUADRANT

Surface Parking Lots
Vacant Parcels
EXISTING PARKING AREAS AND VACANT SITES ALONG FIRST CAPITOL DRIVE
86
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6.5 FIRST CAPITOL DRIVE
The portion of First Capitol Drive between
Lindenwood University and the Missouri River
currently has several small businesses, churches,
and a few vacant parcels. Over time the small
scale historic building pattern has slowly
been consolidated into larger, more suburban
development sites for banks, gas stations, and
other similar auto-oriented uses. With improved
mobility in other higher traffic corridors elsewhere
in Saint Charles, the long term viability of such
auto-dependent uses is questionable.

IR-15 Require neighborhood-scaled, pedestrianfriendly, mixed-use infill/redevelopment along First
Capitol Drive. The desire to consolidate parcels and

create new development opportunities along First
Capitol Drive has been strong for decade including
a number of recent projects. What has been
lacking is a coherent vision for pedestrian-friendly
development that better serves the surrounding
neighborhoods.

Using coding strategies similar to those proposed
for Fifth Street, the city should establish a set of
standards that requires buildings to be set to the
frontage line of the new sidewalk area (see Chapter
5 for the preferred streetscape detail) with parking
to the rear. [Private] [Code/Policy] [On-going]

IR-16 Create a plan for shared parking areas for
parcels along First Capitol Drive. The number of

small parcels in the First Capitol Drive area west
of Fifth Street pose a challenge to the viability
of retail due to the lack of coordinated parking.
Each parcel is required to provide 100% of their
own parking on-site. While there are some formal
and informal private arrangements for shared
parking, they represent a fragmented approach to
a solution. The City should create a parking zone
along the corridor and assist individual property
owners in maximizing the value by coordinating
the surface parking areas. [Code/Policy] [6-10]
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6.6 OVERALL DEVELOPMENT POTENTIAL
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OVERALL DEVELOPMENT POTENTIAL

Option A

FIFTH ST CORRIDOR
Mixed Use
Housing

223,600 sf
72 units

FIRST CAPITOL CORRIDOR
Mixed Use
Housing

120,900 sf
72 units

HOSPITAL
Mixed Use
Housing
I-70

TOTAL DEVELOPMENT POTENTIAL
Mixed Use
Housing

CONCEPTUAL INFILL/REDEVELOPMENT OPPORTUNITIES OPTION A
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154,700 sf
146 units
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499,200 sf
290 units
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OVERALL DEVELOPMENT POTENTIAL

Option B

FIFTH ST CORRIDOR
Mixed Use
Housing

265,900 sf
204 units

FIRST CAPITOL CORRIDOR
Mixed Use
Housing

120,900 sf
72 units

HOSPITAL
Mixed Use
Housing
I-70

230,400 sf
179 units

TOTAL DEVELOPMENT POTENTIAL
Mixed Use
Housing

617,200 sf
455 units

CONCEPTUAL INFILL/REDEVELOPMENT OPPORTUNITIES OPTION B
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7

R E G U L AT I N G P L A N &
CO D I N G S T R AT E G I E S
Saint Charles’ development regulations focus
almost exclusively on controlling the use of
property. This obsolete coding will need to be
updated to encourage the attractive walkable
environments described in the plan.
7.1 EXISTING REGULATIONS
As the gateway to Saint Charles from I-70 and
the traditional entrance to historic Main Street,
the Fifth Street/First Capitol Corridors should
be more than a typical, unattractive, sprawling,
automobile corridor. The current regulations that
govern land development along these corridors
however, have ensured that this is exactly the
environment that has been built.
Current Districts

Currently the corridor is a combination of three
zoning districts. A small portion of the corridor is
Office Institutional (O-I), the southern portion
of Fifth Street and the western portion of First
Capitol Drive are General Business District (C-2)
and the hospital and government area is Central
Business District (CBD). A table of the basic
requirements governing land development in each
district can be found on the following page. In
general the districts permit building heights that
would allow for many of the kinds of mixed-use
structures that are called for in the plan. The
ability of the current zoning to support the plan
ends there however. A brief evaluation of each
district in relation to the recommendations of the
corridor plan is below.
Office Insitutional (O-I) – This is very small,

encompassing only the Saint John United Church
of Christ and a few other small parcels owned
by the church. The ordinance indicates that this
district is meant to serve as a transitional area

between commercial and residential districts. This
is problematic because effective transitional areas
are dictated by subtle differences in building form
and lot configuration, not by controlling allowable
uses.
General Business District (C-2) –The district

permits a primarily commercial land use pattern.
It does allow mixed-use buildings, but restricts this
allowance to only one dwelling unit above the first
floor. Presumably this is to accommodate above
garage, or above shop, accessory dwelling units,
but we question why mixed-use buildings aren’t
permitted beyond this provision. The parking
requirements for C-2 state that no parking is
allowed in the front yard of properties, which is
reflected in the new KFC/Taco Bell at Fifth Street
and Perry Street built to the front setback line.
This is a step in the right direction, but alone it is
not enough to create a walkable corridor.

Central Business District (CBD) – This district is
permissive of a wide variety of uses, but like the
C-2 district, has very limited accommodation for
mixed-use buildings (only two dwelling-units are
allowed above the first floor). The general range
of uses allowed in the CBD should be replicated
along the Fifth Street corridor, but in a more
permissive manner in terms of combining uses
under one roof. The zero front/side/rear yard
setback requirements are this district’s greatest
strength, allowing party-wall buildings to create a
consistent frontage at the street.
Sustainable Gateways to the Heart of Saint Charles , MO
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EXISTING ZONING SUMMARY TABLE
(O-I )
OFFICE INSTITUTIONAL
DISTRICT
MINIMUM LOT AREA
7,500 sq ft
MINIMUM LOT WIDTH AT 0
BUILDING LINE
MINIMUM LOT DEPTH
0

(C-2)
GENERAL BUSINESS
DISTRICT
10,000 sq ft
None

(CBD)
CENTRAL BUSINESS
DISTRICT
None
None

None

None

MAXIMUM LOT
COVERAGE
MAXIMUM HEIGHT OF
BUILDING

40%

not specified

80% of the gross lot area

2 1/2 stories or 35 ft
GPRS: 3 stories or 45 ft, except
when abutting a residential
district
25 ft

3 stories or 45 ft
GPRS: 4 stories or 60 ft, except
when abutting a residential
district
25 ft

3 stories or 45 ft, May be
varied upon review by P&Z
Commission and approval by
Council
None, except 15 ft when
abutting a residential district

GPRS-Tiers 1 & 2: 20 ft
GPRS-Tier 3: 15 FT
None, except 15 ft when
abutting a residential district

GPRS-Tiers 1 & 2: 20 ft
GPRS-Tier 3: 15 FT
None, except 20 ft when
abutting a residential district

FRONT YARD
MINIMUM SETBACK

SIDE YARD MINIMUM
SETBACK

REAR YARD SETBACK

25 ft
GPRS-Tiers 1 & 2: 20 ft
GPRS-Tier 3: 15 FT

None, except 15 ft when
abutting a residential district

GPRS: None, except 15 ft when
abutting a residential district
None , except 20 ft when abutting None, except 15 ft when
a residential district
abutting a residential district

MINIMUM FLOOR AREA

None

GPRS: None, except 15 ft when
abutting a residential district
not specified

MAXIMUM FLOOR AREA

not specified

None

not specified

PARKING
REQUIREMENTS

No parking in front yard, Other
requirements per use

No parking in front yard, Other
requirements per use

Existing buildings: Off-Street
parking requirements are
waived.

SCREENING

BUFFERING

92

None

New Construction: 50% of the
parking/loading requirements
per use, except 100% if
construction exceeds height
maximums.
Solid waste containers and racks/ Solid waste containers and racks/ Solid waste containers and
stands shall be screened from
stands shall be screened from
racks/stands shall be screened
public view
public view
from public view
15 ft buffer when
20 ft buffer when
15 ft buffer when
abutting a residential district
abutting a residential district
abutting a residential district

City Of Saint Charles, MO | SSM- Saint Joseph Health Center

seven: regulating plan & coding strategies

EXISTING ZONING MAP

FIRST CAPITOL
DRIVE
CORRIDOR

FIFTH STREET
CORRIDOR

Legend
Central Business District
C-2 General Business
District
Office-Institutional
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User-Friendliness

Ideally, development regulations should be
communicated in a manner that is clear, logical,
and related to intended development outcomes.
The user-friendliness of the Saint Charles
ordinance could be dramatically improved
by addressing two major issues related to this
goal – the existing cumulative use structure and
regulatory hierarchy.
Cumulative Use Structure

The existing zoning ordinance is cumbersome
and difficult to manage because of the cumulative
use structure that it employs. A cumulative use
structure means that the ordinance operates
by adding a specific set of allowable uses to
those uses allowed by the preceding district. It
also means that the number of uses considered
by the ordinance is enormous. There are over
250 distinct uses mentioned at various points
throughout the ordinance, many with their
own embedded definitions and regulations
independent of the ordinance’s Definitions and
Use Regulations sections. The bifurcation of
many of these uses is overkill (e.g., Library and
Public/Governmental Buildings), and some
uses are largely undefined (e.g., Group Living
Arrangements) or anachronistic (e.g., Blacksmith
Shops).
Overall, this structure is extremely confusing
to the layman. It creates unnecessary layers of
complexity and redundancy in terms of using and
administering the ordinance that could be avoided
with a simpler approach. A single use table that
condenses the 250+ uses into something much
more manageable would improve the ordinance
immensely. (See the Use Conversion Table in
Appendix B for an example of Use Categories that
could be applied to the Saint Charles Ordinance.)
Regulatory Hierarchy

The existing ordinance does not provide a
clear order and prioritization for the various
development regulations it contains. Instead
regulations are repeated across various sections,
embedded within definitions of terms, and
awkwardly located apart from like requirements.
The result is an ordinance that is longer than it
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needs to be with information that is difficult to
find. In addition, the numbering and reference
scheme for the ordinance is difficult to follow and
could be simplified by using a numbering system
independent from the rest of the city’s municipal
code.
Generally speaking, the most important and useful
information should be put at the front of the
ordinance (e.g., district and use standards), while
more specific regulations should be grouped by
discipline afterwards (e.g., lighting and signage).
Finally, all of the definitions should be included in
one place as a reference, not divided up amongst
the various chapters of the ordinance.

7.2 ACTION ITEMS
Instead of regulations based solely on controlling
use, codes should be based on encouraging a shared
vision of desired development outcomes. In Saint
Charles, this shared vision is represented in the
recommendations of the Sustainable Gateways to
the Heart of Saint Charles Master Plan. Regardless
of the coding approach taken, the solution chosen
must encourage the kind of compact, walkable,
attractive urban environments described in the
plan and supported by the community.

RR-1 Make development standards clear and easy
to interpret. Any code amendments should clarify

the development standards for users, as opposed
to adding another layer of regulatory complexity.
This means using a numbering hierarchy and page
layout scheme that is more user-friendly than the
existing ordinance. (See example at right.) Graphic
examples and diagrams should be used much
more liberally to describe desired development
outcomes. As mentioned previously, the existing
cumulative use structure should also be condensed
into a single use table. [Code/Policy] [1-5]

RR-2 Allow mixed-use development by-right
that meets the objectives of the plan. The

recommendations in the gateway master plan
represent a shared vision developed by City
staff, elected officials, representatives from SSMSJHC, and members of the public during an
intensive week long design workshop. Despite
this widespread community support, the building
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TYPICAL FORMAT FOR THE SMARTCODE
a Document title

a

b Prominent chapter
title

c Prominent section

d

b

e

c

title

d Consistent

district labeling and
standards

f

e Subsections that
correspond to
adjacent tables

f

Graphics and
illustrations

g References to
h

information in other
sections
Tables to clarify
regulations

i

Revision or adoption
date

j

Page number

g
h
i

j

The graphic on this page represents the use of contemporary page layout and design elements to improve
readability and usability. The document shown can be prepared using Microsoft Word or Adobe InDesign.
Sophisticated page layout programs such as Adobe InDesign radically improve document layout, text flow,
graphic placement, and navigation for easy publishing to the web.
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schemes in the plan would not be allowed by
right in the current districts. Developers should
not have to seek a variance or special use permit
to build the kinds of things that will contribute
to what the community has said that it wants.
Any coding approach should allow development
by-right that implements the vision of the plan.
[Code/Policy] [1-5]

RR-3 Expedite the permitting process for applications
that meet the objectives of the plan. Perhaps

the most important tool for encouraging the
implementation of a plan is the facilitation of
permitting. In general, developers are much
more willing to abide by intensive project design
standards if they know compliance will assure a
permit. Requiring developers to adhere to strict
design requirements in the preparation of their
application, and then putting them through
a rigorous public review process to receive an
approval, is an excessive double-check that
discourages development.

Instead, well written regulations that clearly
articulate desired development outcomes should
ensure a sense of predictability for developers
and the public alike. As such, the review of
applications that conform to the design standards
should become an administrative exercise as
opposed to one requiring intense public review.
Provisions can also be added that expedite the
review of projects which meet certain performance
criteria, including minimum development size,
location in conformance with the adopted plan,
etc. When combined with coherent and accessible
regulations, these procedural adjustments will
provide an attractive level of predictability to
developers and encourage desirable investment.
[Code/Policy] [On-going]

RR-4 Acknowledge the hospital as a special use
and create a regulatory environment to treat it as
such. SSM-St Joseph Health Center, as any major

institutional use, presents a unique set of needs
and challenges that should be met with a coding
strategy which is responsive to those nuances.
Hospital campuses often include a variety of core
activities and support functions that result in their
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own internal district or “urban village” condition.
Because of this, hospital campuses like SSM-SJHC
typically don’t conform to traditional use-based
zoning.
Instead, it is a much more reasonable strategy for
the city to take a hands-off approach in terms
of internal regulation of the hospital’s activities
and expect that the campus area will conform
to a collaboratively developed master plan like
the one illustrated in this report. In contrast,
the city should take a much more demanding
approach of how the hospital campus addresses its
surroundings and reinforces the public realm. This
allows the hospital the flexibility to function in
response to its unique institutional, internal needs
while also ensuring that it is a good neighbor to
the rest of the city.
Because the hospital property spans 5 city blocks,
the perimeter of the campus is much more
important, in terms of impact upon the public
realm, than what happens on the interior. The
overall goal should be to prevent the hospital
from becoming an introverted district surrounded
by parking and instead encourage the hospital
to grow in a manner that places ped-friendly
buildings up on the perimeter streets with parking
strategically located to the sides or on the interior.
In instances where parking must be located on
the perimeter of the hospital campus, additional
landscape treatments will be necessary. This
ensures a consistent, high-quality pedestrian realm
and creates greater value for the surrounding
parcels. [Code/Policy] [1-5]

RR-5 Use regulations that are context sensitive.
Just as the hospital has a unique set of needs and
challenges that warrant contextual consideration,
the property along the Fifth Street and First
Capitol Drive corridors exist in a variety of
character zones that call for a more contextsensitive regulatory approach. The regulating plan
illustrates the different kinds of environments
that occupy the Fifth Street and First Capitol
Drive corridors. Three distinct environments were
identified during the public design charrette, each
with their own unique characters. In order to
reflect the recommendations given in the master
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REGULATING PLAN FOR FUTURE DEVELOPMENT

PITO

L DR

REET

IVE

H ST

T
TREE
MAIN
S

T CA

FIFT

FIRS

T4-NMX Neighborhood Mixed Use
T5-CBD Central Business District
AD
K RO

BOO

LIC
NE’S

SD-H Special District Hospital
Civic Buildings
Required Shopfront
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plan, the regulations that govern these three areas
should be responsive to different requirements for
building form, ground floor use, street detailing,
stormwater requirements, etc. A one-size-fitsall regulatory approach, or an approach that
distinguishes between zones on the basis of use
alone, will not be sufficient to meet the goals of
the plan. [Code/Policy] [1-5]

FORM-BASED REGULATORY PRIORITIES

STREETSCAPE TYPE

RR-6 Implement a coding strategy focused on
form, not on use. Instead of rigidly controlling

use, any code amendments made to support the
master plan will need to focus on the form of
development. The manner in which a building
or property contributes to the public realm is far
more important to creating an attractive walkable
environment than the use which occupies it. In
addition, creating an effective transition from one
kind of built environment to another is dependent
upon differences in building configuration,
massing, and style, not on the use of the building.
Traditional zoning tools, with their reliance on a
strict segregation of uses and their ignorance of
building form, have proven to be highly inferior
to form-based approaches in creating beautiful
communities.
Focusing on form in land development
regulations allows for a greater mixture of uses
while simultaneously emphasizing the physical
characteristics that contribute to vibrant
walkable environments. More than anything else,
implementing a form-based coding strategy will
be the most significant action the city can take to
support the recommendations of the master plan.
Appendix A includes an adaptation of the
SmartCode™ calibrated to the three districts
proposed in the Regulating Plan on page 79. It is
provided as a potential starting point for the city’s
review. [Code/Policy] [1-5]

Form-based regulatory approaches focus on the things that have
the most direct impact on the public realm first. The regulatory
priorities begin with the design of the street and overall building
configuration before dealing with individual building design
and use.
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(On-Street Parking,
Drainage, Street
Trees, Sidewalks)

FRONTAGE

(Front Lawn, Rear
Yard, etc.)

BUILDING
PLACEMENT

PARKING
LOCATION

HEIGHT

ROOF TYPE

BUILDING DESIGN

USE

A1

SMARTCODE FOR
FIFTH STREET &
H O S P I TA L A R E A

Sustainable Gateways to the Heart of Saint Charles, MO

2

City Of St Charles, MO & SSM- St. Joseph Health Center

A2

USE CONVERSION
TA B L E

Sustainable Gateways to the Heart of Saint Charles, MO

4

City Of St Charles, MO & SSM- St. Joseph Health Center

A3

FIFTH STREET
CORRIDOR STUDY

Sustainable Gateways to the Heart of Saint Charles, MO

6

City Of St Charles, MO & SSM- St. Joseph Health Center

Destiny is not a matter of chance; but a matter of
choice. It is not a thing to be waited for, it is a thing to
be achieved.
- Williams Jennings Bryan

