January 9, 2020

Mr. Douglas J. Harms
City Administrator
City of Des Peres, MO
123256 Manchester Road
Des Peres, MO 63131
RE:

Parking Utilization Analysis at Colonnade Center
Des Peres, MO
519-0157-00P

Dear Mr. Harms,
As requested, Lochmueller Group has completed a parking utilization study for the Colonnade Center in
Des Peres, Missouri. The primary purpose of this study is to identify the sufficiency of the parking supply
at the Center; the potential parking demand once the Center is fully occupied as well as if a banking
facility is added to the site and the adequacy of the parking supply under both the existing and proposed
conditions to accommodate the anticipated demand. The Center is owned and leased by Gershman
Commercial Real Estate, who is now proposing to add a 3,400 square foot bank to the site, which will
have an impact upon the existing parking layout and circulation.
As proposed on the provided site development plan, dated January 8, 2020, the total number of parking
spaces provided within the Colonnade Center would increase by 15, totaling 206 parking spaces. This
study concludes that the improved Center would have adequate parking to accommodate future
demand in the Center assuming it is 100% leased. As will be detailed in the report, it is expected that the
Colonnade Center would experience a maximum utilization of 71% (147 spaces) at 1:00PM on a typical
weekday and 75% (155 spaces) at 1:00 PM on a typical Saturday. While the City of Des Peres’s municipal
code requires the site to provide 224 parking spaces, the code also provides for an exception (20%
maximum reduction in total required spaces) pending the findings of a professional engineer’s parking
utilization analysis. It is the conclusion of this parking utilization analysis that the petitioner’s request for
an 8% reduction (18 spaces) would not create a parking hardship at the Colonnade Center, even if the
Center is 100% occupied.

Existing Conditions at the Colonnade Center
The Colonnade Center is bound by Manchester Road to the north. Across Manchester Road lies a US
Bank, a small office building, and the Village Bar. A Schnucks grocery store is located to the west. A
Central Bank and United States Postal Service office is to the east. Single-family residential
neighborhoods are to the south.
The Des Peres Colonnade Shopping Center is 5.28 acres and currently provides 191 parking spaces
serving 29,760 square feet of retail and restaurant uses. The Center is zoned “C-1”, which lists
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restaurants and banks as conditional uses requiring approval from the City before operating in this
zoning district. There are currently four restaurant spaces within the Colonnade Center, comprising
13,960 square feet of the available 29,760 feet. However, two of the restaurants have recently vacated
their leases (Down Under and Gerard’s). The other land uses include a mixture of retail and serviceoriented businesses including a 7-Eleven convenience store and B & B Aquatics. Figure 1 depicts the
Colonnade Center’s current parking arrangement and existing businesses.

Figure 1: Colonnade Center Study Area

Proposed Changes to the Master Plan for Colonnade Center
The proposed site development plan for the Colonnade Center would add a 3,400 square foot building
in the northeastern portion of the existing parking lot, which would result in the reconfiguration of the
circulation within the lot. As a result of the modification to the proposed layout, the angled parking
would be converted to traditional 90o parking stalls. Consequently, 15 additional parking spaces would
be yielded on the site, thereby providing a total of 206 spaces at the Colonnade Center despite the
introduction of the proposed banking facility. Figure 2 illustrates the proposed site development plan.
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Figure 2. Proposed Site Development Plan for Colonnade Center Inclusive of the Proposed Chase Bank
Gershman Commercial Real Estate intends to retain three restaurants within the Colonnade Center. It
has been indicated to the City that they would relinquish their Conditional Use Permit (CUP) that was
assigned to Down Under, thereby not allowing the CUP to be transferred to another restaurant operator
without revisiting the entire CUP process. Therefore, the total restaurant square footage in the
proposed site development plan is 9,540 square feet, which includes the 4,380 square feet of restaurant
space that was previously occupied by Gerard’s. Retail would occupy the remainder of the Colonnade
Center’s space; providing for a total of 20,220 square feet within the original two buildings. The
proposed Chase Bank would provide for an additional 3,400 square feet; resulting in 33,160 square feet
of total leasable square footage within the improved Colonnade Center per the proposed site
development plan. See Table 1 for a breakdown of leasable square feet by land use.
Table 1. Colonnade Center Leasable Area
Land Use
Restaurant
• Rib City
• Subway
• Vacant
Retail
• B&B Aquatics
• Body Total
• 7-Eleven
• Vacant
Bank
Total

Square Footage
9,540 SF
3,360 SF
1,800 SF
4,380 SF
20,220 SF
3,000 SF
900 SF
2,400 SF
13,920 SF
3,400 SF
33,160 SF
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Parking Utilization Analysis of Colonnade Center
To conduct a parking utilization analysis, a model was developed with the intent to compare the
forecasted parking demand to the proposed parking supply. This model assumes that all 33,160 square
feet of the improved Colonnade Center would be 100% leased. As an initial step in developing the
utilization model, it was necessary to collect data pertaining to the existing parking utilization associated
with the current tenants (since it is Gershman Commercial Real Estate’s intention that these tenants
would remain on site). Therefore, the existing parking demand data was collected at the Colonnade
Center on a typical Wednesday (December 3, 2019) and Saturday (December 7, 2019). Data was
collected at hourly intervals from 10:00AM to 7:00 PM. Table 2 summarizes the existing parking
utilization at Colonnade Center.
Table 2. Existing Parking Demand at the Colonnade Center
Hour
Beginning
10:00 AM
11:00 AM
12:00 PM
1:00 PM
2:00 PM
3:00 PM
4:00 PM
5:00 PM
6:00 PM
7:00 PM

Weekday
Demand
% Occupied
Supply = 191 Spaces
25
13%
39
20%
36
19%
40
21%
24
13%
23
12%
30
16%
28
15%
25
13%
23
12%

Saturday
Demand
% Occupied
Supply = 191 Spaces
15
8%
17
9%
24
13%
32
17%
30
16%
26
14%
28
15%
27
14%
31
16%
27
14%

Currently, the parking at Colonnade Center is underutilized given the high percentage of vacancy. The
peak utilization in the Colonnade Center occurred at 1:00PM on both the weekday and Saturday, with
21% and 17% occupied, respectively. Figures 3 and 4 illustrate the parking demand by zone within the
parking lot at the peak demand hour for the Wednesday and Saturday for which data was collected.
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Figure 3: Existing Weekday Peak Parking Demand (1:00 PM)

Figure 4: Existing Saturday Peak Parking Demand (1:00 PM)

As expected, the parking spaces closest to the 7-Eleven, Subway, and Rib City are the mostly highly
utilized in the Center. The spaces to the east and south were the least utilized throughout the hours of
observation. These results are not surprising given that most of the vacant storefronts are in the
southern end of the Center.
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During observations, there were several instances of people parking their car and remaining inside. They
would use the lot as a resting place rather than to patronize one of the Center’s businesses. Once fully
leased, it is anticipated that this would no longer occur. However, the collected data was not adjusted in
order to remain conservative.
The parking demand associated with the vacant and proposed land uses was determined using the
Institute of Transportation Engineers latest edition of the Parking Generation Manual (ITE 5th Edition);
published in January 2019. Existing retail and restaurant vacancies, as well as the proposed bank,
correspond to general urban/suburban ITE categories for shopping centers (ITE 820), quality restaurants
(ITE 931), and drive-in banks (ITE 912). The 85th percentile estimated demand was used for each ITE land
use type as representative of the peak parking demand. Table 3 summarizes the estimated parking
demand for the currently vacant or proposed uses within the Colonnade Center; i.e., vacant retail space,
vacant quality restaurant space, and the proposed bank.
Table 3. Peak Parking Demand Estimates

Land Use

Square
Footage

Weekday

Saturday

ITE Parking Ratio

Parking Demand

ITE Parking Ratio

Parking Demand

Retail

13,920

3.68 sp/1KSF

51

3.74 sp/1KSF

52

Quality
Restaurant

4,380

15.35 sp/1KSF

67

20.57 sp/1KSF

90

Bank

3,400

6.0 sp/1KSF

20

4.77 sp/1KSF

16

Total Demand:

138

Total Demand:

158

The hourly distributions published by ITE were used to estimate temporal fluctuations in the forecasted
demand throughout a weekday and Saturday, as summarized in Table 4. For drive-in banks, the hourly
demand for weekday was conservatively applied to a Saturday as there is not data available reflective of
weekend conditions. The bank’s anticipated demand was only reflected between the hours of 10:00 AM
to 4:00 PM on a Saturday since it is anticipated that the proposed bank would close at 4:00 PM.
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Table 4. Forecasted Parking Demand for Vacancies at the Colonnade Center
Hour
Beginning
10:00 AM
11:00 AM
12:00 PM
1:00 PM
2:00 PM
3:00 PM
4:00 PM
5:00 PM
6:00 PM
7:00 PM

Retail
28
36
51
51
46
43
41
43
44
41

Weekday
Rest.
0
13
34
38
27
18
18
26
48
67

Bank
17
18
17
18
19
20
19
15
7
2

Retail
35
44
49
52
51
48
45
41
37
36

Saturday
Rest.
0
10
33
49
26
26
20
13
16
38

Bank
13
15
14
14
15
16
15
0
0
0

The values estimated in Table 4 were aggregated with the existing parking demand at Colonnade Center
to ensure that the anticipated overall parking demand assuming Colonnade Center is 100% leased is
accommodated by the proposed parking supply of 206 spaces. Figures 5 and 6 depict the anticipated
parking utilization for Colonnade Center for a typical weekday and Saturday, respectively. The peak
parking occupancy for a typical weekday at Colonnade Center is expected to be 71% at 1:00 PM.
Similarly, the peak occupancy for a typical Saturday is anticipated to be 75% at 1:00 PM. Therefore, the
petitioner’s provision of 206 parking spaces easily accommodates the anticipated demand at the
Colonnade Center once fully leased.
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Figure 5. Forecasted Weekday Parking Demand at Fully Leased Colonnade Center
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Figure 6. Forecasted Saturday Parking Demand at Fully Leased Colonnade Center

Mr. Douglas J. Harms
January 9, 2020
Page 9
City of Des Peres Parking Requirements
Based upon the parking requirements set forth in the Des Peres City Code Section 410.015, the
minimum parking spaces required for the improved Colonnade Center development would be 224. This
calculation is based upon the same land use allocations as presented in Table 1. For restaurants, the
parking requirement is the greater of either 1 per 45 square feet of building area available for public use
plus two per every three employees, or 1 space for every three seats in the dining area of the restaurant
plus two per every three employees. For general retail uses, the minimum required spaces are 5 per
1,000 square feet of gross floor area (GFA). The parking space requirements for banking facilities are 4.5
spaces for every 1,000 square feet of GFA. Table 5 shows the parking spaces required by land use in the
proposed development. It should be noted that, based upon discussions with City staff, 50% of the
restaurant square footage was assumed to be public and the number of employees for the restaurants
was not factored into the calculations for this exercise.
Table 5: City of Des Peres Required Parking Spaces for the Colonnade Center
Land Use

Square
Footage

City Requirement

Parking
Spaces
Required

Restaurant
Retail
Bank

9,540
20,220
3,400

1 space/45 SF Public Space + 2 spaces/3 employees
5 spaces/1,000 SF
4.5 spaces/1,000 SF

106
102
16

Total Required Spaces

224

Section 410.015.F of the City’s Code does allow for the consideration of shared parking and states:
The minimum parking requirements for developments in Commercial Districts for multi-tenant
and mixed use developments involving tracts of land greater than three (3) acres may be
reduced by up to twenty (20.0) percent when authorized by the Planning and Zoning Commission
and where it has been demonstrated by a study by a professional traffic engineer that adequate
parking would be provided for the combined uses and customary operation of the uses.
As is evidenced by the parking utilization analysis presented previously, the proposed land use
composition for the Colonnade Center supports a reduction in the required parking spaces of 8%,
resulting in a total of 206 parking spaces required as compared to 224. Furthermore, based upon the
peak parking demand anticipated at the Colonnade Center, the full 20% reduction could be considered,
if necessary.

Mr. Douglas J. Harms
January 9, 2020
Page 10

Conclusion
Lochmueller Group completed the preceding parking utilization study for the Colonnade Center in the
City of Des Peres. This study analyzed existing parking conditions and anticipated parking needs to
determine the feasibility of a reduction in the required parking spaces at the Colonnade Center
assuming it is fully leased. The study concluded the following:
•

The Colonnade Center currently contains 191 off-street parking spaces.

•

The existing parking demands at the Center do not exceed the available supply on site during a
typical weekday or Saturday. Current parking utilization peaked at 21% at 1:00PM during
weekday observations and 17% at 1:00PM during Saturday observations.

•

The proposed development would add 15 parking spaces to the site, totaling 206, in conjunction
with the addition of a 3,400 square foot bank.

•

The forecasted parking demand under the proposed site development plan would not exceed
the overall study area supply of 206. On a typical weekday, occupancy would reach 71% (147
spaces occupied) and on a typical Saturday, occupancy would reach 75% (155 spaces occupied).

•

Based upon the City of Des Peres’ current code requirements, a total of 224 parking spaces
would be required. The City of Des Peres’s code does permit for up to a 20% reduction in the
minimum required parking spaces pending the findings of a professional engineer’s parking
utilization study supports such reduction.

•

This parking utilization analysis demonstrates that the proposed 8% reduction in required
parking spaces at the Colonnade Center would not create a parking hardship even once the
center was fully leased.

Please contact our offices at (314) 446-3791 should you have any questions concerning this report.
Sincerely,
Lochmueller Group

Julie Nolfo, PE, PTOE
Project Liaison

