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Planning and Development Services Division 

Public Hearing Report 
 

Meeting Date: January 25, 2016   
 

From: Jonathan Raiche, AICP - Senior Planner  
 

Location: Northwest corner of Olive Boulevard and Arrowhead Estates Lane  
 

Petition:  P.Z. 14-2015 Friendship Village of West County (15201, 15239, 15249, 15255 

Olive Blvd): A request to amend Conditional Use Permit (CUP) #36 to include 

additional area and to amend the use restrictions and other development 

conditions in an “R4” Residential District for a 36.7 acre tract of land at the 

northwest corner of Olive Boulevard and Arrowhead Estates Lane (17S320445, 

18S640272, 18S640326, 18S640162). 
 

Summary 

Friendship Village of West County has submitted a request to amend existing Conditional Use 

Permit (CUP) #36 in order to allow them to redevelop the larger 36.7 acre tract of land.  The 

Preliminary Plan provided indicates that a majority of the property will be redeveloped over time 

for the purposes of continuing their operation as a Nursing Home facility.  The campus is proposed 

to continue to provide a combination of memory care, assisted living, and independent living 

facilities.  In order to achieve this, the applicant has made the following requests: 

1) Add approximately 2 acres of land, 

2) Increase the number of independent living units from 400 to 550, 

3) Increase the number of nursing facility beds from 117 to 350, 

4) Increase the square footage of the accessory commercial uses from 3,000 square feet 

to 6,000 square feet, 

5) Provide an exception to the existing 4 story maximum height requirement to allow for 

an additional level of underground parking, 

6) Allow retaining walls to be allowed in structure setbacks when the subject site is on 

the low side of the retaining wall, and 

7) Remove the existing driveway access for 15239 and 15253 Olive Boulevard. 

 

Some of these items will be discussed further in the Staff Analysis portion of this report.  This 

request is the next step that was planned after the approval of a zoning map amendment in October 

of 2015 from an “NU” Non-Urban District to an “R-4” Residential District for the additional 

approximate 2 acres. These requests have been made by the applicant in order to obtain 

entitlements to redevelop the subject site as a new campus for the existing Friendship Village.  

After the zoning map amendment in 2015, the entire subject site is under the same “R-4” 

Residential District designation.  Per the City Code, nursing homes are conditional uses under the 

“R-4” Residential District. 

  IV. A.  
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A CUP is categorized by the Unified Development Code (UDC) as a Special Procedure.  After a 

Public Hearing is held, the Planning Commission must render a decision on whether to approve 

or deny the CUP request.  After a decision is rendered by the Planning Commission, there is a 15 

day period of time during which City Council may exercise Power of Review. The City’s usual 

appeal and protest petition process is also applicable which will allow 18 days in which the 

applicant or the general public may appeal or protest the Planning Commission’s decision in 

accordance with Section 02-19 of the UDC.  If Power of Review is not exercised and there are no 

appeals or protest filed during the allotted time periods, the CUP becomes effective and is recorded 

at St. Louis County. 
  
Site History 
The subject site includes the existing complex which is situated on approximately 34 acres of land 

as well as three additional parcels for an additional approximately 2 acres.  All of these parcels 

were incorporated into the City of Chesterfield under the “NU” Non-Urban District designation 

from St. Louis County. The largest parcel has gone through many iterations of CUPs for the 

purposes of a Nursing Home complex.  The first CUP, CUP #264, was issued by St. Louis County 

in 1973 and the most recent CUP, CUP #36, was issued by the City of Chesterfield in 2012.  The 

various amendments generally served to increase the number of units permitted, add new land into 

the district, and amend setbacks to accommodate building additions.  The applicant has submitted 

various Amended Site Development Plans throughout the years to reflect the expansion of their 

campus as permitted by the various CUPs. 

 

Before amending the CUP in 2011, the applicant was first required to rezone the property out of 

the “NU” Non-Urban designation which was an inactive district at that time.  This was required 

because City Code did not allow a CUP to be issued for an inactive zoning district.  Through that 

petition, the site was rezoned to “R-4” Residential District and the CUP was updated to reflect the 

fact that the underlying zoning designation changed.     

 

As previously mentioned, this request also includes approximately 2 acres of single-family lots 

recently acquired by the petitioner.  These lots contained both single-family structures and a 

business that operated under a now-defunct Commercial Services Procedure.  These parcels are 

the portion of the site that were rezoned to “R-4” Residential District in October of 2015.  All of 

the structures on these lots have been vacated and demolished with the land currently being vacant.   

 

Surrounding Land Use and Zoning 

The land use and zoning for the properties surrounding this parcel are shown in the aerial image 

in Figure 1 on the next page and are described below: 

 

North: North of the site is the Hugo Essen Farm residential subdivision which is currently zoned 

“NU” Non-Urban.  

South: The properties to the south are located within the Shenandoah and Villas at Chesterfield 

Pointe subdivisions. The Shenandoah subdivision is zoned “R-3” Residential District 

with a “PEU” Planned Environmental Unit; and Villas at Chesterfield Pointe is zoned 

“R-4” Residential District with a “PEU” Planned Environmental Unit. 

East: Faust Park is located to the east of the subject site and is zoned “PS” Parks and Scenic.  

West: The parcels to the west are located in the Braefield subdivision which is zoned “R-4” 

Residential District with a “PEU” Planned Environmental Unit.  
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Figure 1. Aerial Photo 

 

Comprehensive Plan Analysis 

The subject site is located within Ward 1 of the City of Chesterfield.  The City of Chesterfield 

Land Use Plan indicates these parcels are within the Residential Single-Family land use 

designation as seen in Figure 2 below. This subject site is not located in any sub-area identified 

by the Comprehensive Plan.  The Nursing Home use is a Conditional Use under all residential 

zoning districts which is consistent with the City’s Land Use Plan.   
 

 
Figure 2. Land Use Plan 
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In addition to the Land Use designation, the Comprehensive Plan also includes the following 

policies which would apply to this proposal: 

 

- 2.1.5 Provide Buffer for Existing Residential Development- 

New higher density residential development and non-residential development adjacent to 

existing residential subdivisions should provide for a substantial landscape buffer and 

landscaped area between the uses so as not to alter the conditions and environment of 

existing residential neighborhoods. 

  

- 2.1.8 Transitional Use between Single-Family Detached and Higher Density 

Development-  

Single-family attached developments should serve as a transitional land use between 

single-family detached land use and multiple-family residential and commercial land uses. 

 

The existing CUP, as well as City Code, requires that landscape buffering be provided between 

this development and neighboring developments.  Additionally, CUP #36 requires a large 

Greenspace Preservation area along the northern portion of the site that Staff recommends 

also be required in the new CUP. These requirements will ensure that a buffer is provided 

between the subject site and surrounding developments to address policy 2.1.5. 

 

The current development has been designed such that the attached single-family units on site are 

positioned along the perimeter of the site.  Additionally, the existing Braefield subdivision consists 

of attached single-family homes and borders the subject site to the west.  The combination of these 

two items helps the subject site comply with policy 2.1.8. 

 

Staff Analysis 

As previously mentioned, the expansion of the Nursing Home use requested is consistent with the 

Comprehensive Plan.  As part of the underlying “R-4” Residential District regulations, there are 

a number of specific Development Standards for Nursing Homes which are discussed below. 

 

1) Density of Self-care Units 

The proposed development consists of 550 self-care units contained on 36.7 acres which 

comprises a 15 unit/acre proposed density.  The zoning district regulations require a maximum 

density of 20 units/acre.  The proposal complies with this requirement. 

 

Although there is no maximum density requirement related to the number of beds for the 

nursing home portion of the facility, Staff finds that the proposed site layout and the various 

Development Requirements and Design Standards in Article 4 of the UDC will ensure that 

any issues that could result from density will be addressed.  These requirements, including but 

not limited to landscape buffering and parking requirements, will be reviewed during the Site 

Development Plan process according to the processes outlined in the UDC. 

 

2) Maximum Building Height 

The proposed Preliminary Plan indicates that there is one building proposed at a 4 story height.  

The applicant’s written request includes a statement that also requests the ability to increase 

the maximum building height to allow a 5th story that would be for a level of parking that is 

primarily located below grade. 
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The height requirement specific for Nursing Homes for the “R-4” Residential District restricts 

the height of all buildings to 3 stories or 45 feet whichever is less.  Although the requirement 

is for the lesser of the two, Staff has noted that the petitioner’s proposal would exceed the 3 

story maximum, but would still comply with the 45 feet maximum height. 

 

The current CUP, as well as the original CUP issued in 1973 and all subsequent CUPs, contains 

language that allows the site to include structures up to 4 stories in height.   The property 

currently includes a building that is 4 stories in height; however, their proposed plan indicates 

that ultimately the existing 4 story building will be demolished and only one new building will 

be greater than 3 stories.  This proposed building is located in the newly expanded southern 

corner of the subject site which is adjacent to the existing Braefield subdivision as seen in 

Figure 3 below. 

 

The UDC states that development conditions, such as height restrictions, be included in any 

CUP.  The Planning Commission has the authority to maintain the existing height restriction, 

or establish a new one.  The applicant has been notified about this item and Staff is seeking 

direction from the Planning Commission on this issue.   

 

 
Figure 3. Preliminary Plan Excerpt 

 

3) Structure Setbacks 

The district regulations require that all structures be a minimum of 50 feet from all property 

lines.  The proposal will meet this requirement in all areas except for the existing maintenance 

building located along the west property line.  CUP #36 currently contains language that 

provides for an exception to this existing building and provides a reduced setback of 40 feet 

for this building.  Staff recommends that similar language be used in the new CUP. 
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4) Maximum Square Footage of Accessory Commercial Use  

The district regulations also allow accessory commercial uses in the form of limited service 

and retail commercial uses, not to exceed 5% of the total gross floor area of the self-care 

building or buildings and that the commercial uses be located within one self-care building. 

These uses may include a financial facility (excluding drive-up and external walk-up 

facilities), barber and beauty shops, food or drug store, laundry or dry-cleaning pick-up, and 

newspaper stand and card shops.  The applicant has requested that the square footage be 

increased from 3,000 to 6,000 square feet and has provided information that the overall 

proposed gross floor area of the self-care buildings is approximately 485,000 square feet.  This 

information indicates that the percentage of accessory commercial uses proposed is less than 

2% and therefore meets the minimum requirement that it not exceed 5%. 
 

Request 

A Public Hearing further addressing this request will be held at the Monday, January 25th, 2016, 

City of Chesterfield Planning Commission meeting.  As previously mentioned, Staff requests 

direction from the Planning Commission regarding the building height requirement.  Attached 

please find a copy of the Public Hearing Notice, Project Narrative, Conditional Use Permit #36, 

Preliminary Plan, and Tree Stand Delineation. 
 

Attachments 

1. Public Hearing Notice 

2. Project Narrative 

3. Conditional Use Permit #36 

4. Preliminary Plan 

5. Tree Stand Delineation  
 

cc:      Aimee Nassif, Planning and Development Services Director 
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