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Planning Commission Public Hearing Report  
 

Meeting Date:  March 11, 2019 
 
From:   Mike Knight, Planner 
 
Location:  North of North Outer 40 Road and east of Boone’s Crossing 

 
Petition: P.Z. 01-2019 Chesterfield Outlets (TSG Chesterfield Lifestyle, LLC) An ordinance 

amending City of Chesterfield Ordinance 2682 for a 48.125  acre tract of land 
located north of North Outer 40 Road and east of Boone’s Crossing. (17T420027) 

____________________________________________________________________________________ 
 

Summary 
TSG Chesterfield Lifestyle, LLC is to amend City of Chesterfield Ordinance 2682 and establish a new “PC” 
Planned Commercial District for a 48.125 acre tract of land located north of North Outer 40 Road and 
east of Boone’s Crossing. The 48 acre tract of land is currently made up of one lot and is functioning as 
the Chesterfield Outlets.  

The primary purpose of this request is that the pavilion and indoor theatre proposed to be constructed 
on the property, including rooftop mechanical equipment, screening, and architectural features shall 
not exceed 60 feet. The current height requirement states that the maximum height of the building, 
exclusive of rooftop mechanical equipment and screening, shall not exceed 45 feet; however, 
architectural features, including but not limited to towers, that do not add usable floor area may be a 
maximum of 60 feet in height. 

The applicant’s narrative states that TSG has taken control of the property in an effort to redevelop and 
reposition the property into a regional entertainment district with a variety of entertainment themed 
options, including restaurants, a food hall, live music venue, and complementary retail/entertainment 
uses.  

Included within the applicant’s request is an updated Preliminary Development Plan. This Preliminary 
Development Plan includes additional buildings that are reflected within the applicant’s narrative along 
with the relocation of the northwestern most access point. A further description of the Preliminary 
Development Plan adjustments will be discussed later in this report.  

 
 

IV. A. 
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P.Z. 01-2019 Chesterfield Outlets     Public Hearing Report 
(TSG Chesterfield Lifestyle, LLC)  March 11, 2019 

 
 

2 | P a g e  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
SITE HISTORY 
St. Louis County zoned the subject site “NU” Non-Urban District in 1965. On November 21, 2011, the 
City of Chesterfield approved Ordinance 2682, which zoned the subject site from a “NU” Non-Urban 
District to a “PC” Planned Commercial District. 
 
Subsequent to the change in zoning, a Site Development Plan was submitted proposing a 472,282 square 
foot outlet retail center on the site.  The plan was approved by the City of Chesterfield on March 26, 
2012.  A minor amendment was approved in October of 2012 to relocate the management office from 
the westernmost building to the easternmost building.  
 

SURROUNDING LAND USES 
The land use and zoning for the properties surrounding this parcel are as follows; The Monarch 
Chesterfield Levee is located directly to the north with Flood Plain Non-Urban zoned property, currently 
being used as Rivers Edge Park. The site is bordered by North Outer 40 and Interstate 64 to the south. 
The Kemp Auto Museum and Chesterfield Commons North are the nearest subdivisions to the south 
zoned a mixture of Planned Commercial and Planned Industrial. To the east is the Summit-Topgolf 
Subdivision zoned Planned Commercial District in which there has been an abundance of recent activity, 
including the operation of the Recreational Facility known as Topgolf and an approved Site Development 
Section Plan to construct a Residence Inn Hotel. The property to the west is the Boone’s Crossing 
Northeast Subdivision, zoned Planned Commercial, and currently functioning as financial facilities. Figure 
2 on the following page depicts the subject site in relation to the current surrounding zoning, which is 
followed by Table 1 which outlines the surrounding developments, zoning,  and some additional notes.  
 

 
 

Figure 1: Subject Site Aerial 
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COMPREHENSIVE PLAN 
The subject site is located within Ward 4 of the City of Chesterfield and is within the Mixed Commercial 
Use land use designation per the City’s Comprehensive Land Use Plan as seen in Figure 3. The 
Comprehensive Plan designates the permitted land uses under designation Mixed Commercial Use 
(Retail, Low-Density Office, and Limited Office/Warehouse Facilities). All of the currently permitted uses 
under governing Ordinance 2682 are consistent with the City’s Comprehensive Land Use Plan.  
 
Chesterfield Valley Design Policies: 
Although this is an ordinance amendment in which the request solely encompasses a change in the 
height restriction, an updated Preliminary Development Plan has been submitted to reflect the desired 
retail/entertainment district.  There are specific Chesterfield Valley Design Policies located within the 
City of Chesterfield Comprehensive Land Use Plan. One policy which is most applicable to the creation 
of the entertainment district  pertains to Pedestrian Circulation. 
 

Table 1: Surrounding Uses 

LOCATION DEVELOPMENT ZONING ADDITIONAL NOTES

North Rivers Edge Park FPNU 188 acre passive park with trail surrounding lake

South
Chesterfield Commons North 

/ Kemp Auto Museum
C8 / PC Mixed commercial uses including office, retail, and restaurant

East Summit-Topgolf PC  Topgolf is under operation, also an approved site plan to construct a hotel.

West Boones Crossing NE PC  Office and financial facilities

Surrounding Developments, Land Use, and Zoning

Figure 2: Surrounding Zoning 
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Pedestrian Circulation - In order to promote pedestrian movement, each development is required to 
address pedestrian circulation within and between all developments. This pedestrian system shall be 
designed in an overall safe, clearly understood plan meeting ADA (American Disabilities Act) 
requirements. 
 
The submitted plan consists of not only an updated building footprint but also an update to the 
northwest entrance into the site. Staff will continue to closely examine the pedestrian circulation not 
only within the site, but between adjacent sites, and the connection to the River’s Edge Park as we move 
forward to the site plan review process. The updated northwest entrance is in close proximity to the 
parking area and entrance of River’s Edge Park.  The applicant has been advised that as we continue 
through the Amended Site Development Plan process, staff will look to include pedestrian wayfinding 
and infrastructure to safely navigate people from the designated parking easements to the park itself.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
STAFF ANALYSIS 
The primary purpose of this request is that the pavilion and indoor theatre proposed to be constructed 
on the property, inclusive of rooftop mechanical equipment, screening, and architectural features shall 
not exceed 60 feet. This amendment, although changing the maximum height of the usable floor area 
solely for the pavilion and indoor theatre, will retain that no feature on any building exceed the 60 foot 
height limitation.  
 

The current height requirement within governing ordinance 2682 states that the maximum height of the 
building, exclusive of rooftop mechanical equipment and screening, shall not exceed 45 feet; however, 
architectural features, including but not limited to towers, that do not add usable floor area may be a 
maximum of 60 feet in height.  

Figure 3: Comprehensive Land Use Plan 
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The PC - Planned Commercial District regulations do not have specific height limitations within the UDC. 
There are minimum standards of design in which there is a maximum floor area ratio of 0.55 and a 
minimum of 35% open space.  
 

Additionally, Chesterfield Blue Valley, which is located at the far western edge of the Chesterfield Valley 
but still along the Interstate 64 corridor, is permitted a maximum structure height of 65 feet with the 
exception of three parcels which can be built to 6 stories or 75 feet as measured from existing grade, 
whichever is less.  
 

Of all the development that is directly north and south of the I-64 corridor within the Chesterfield Valley, 
seven subdivisions have height limitations that permit for development exceeding 45 feet (Blue Valley, 
Spirit of STL Corporate Center, CVAC, Long Road Crossing, Chesterfield Outlets, Chesterfield Grove, and 
Summit-Topgolf). The locations of the above-mentioned properties can be seen in Figure 4 below. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
No building or structure, other than a freestanding project identification sign, light standard, or flag pole, 
is able to be located within 75 feet from the southern boundary. The Sky Exposure Plane is a theoretical 
plane beginning on a line at the intersection of the setback plane and front yard setback rising over the 
buildable area of the lot on a slope determined by an acute angle of 60°. The setback plane is a 
theoretical plane beginning at the edge of the street and rising at a 45° angle over the required front 
yard to the front yard setback line used to determine the starting point for the sky exposure plane. None 
of the proposed buildings are near the sky exposure plane as submitted, and staff will continue to 
monitor this theoretical plane throughout the plan submittal process.  

 
Narrative Statement 
Although the applicant’s proposed redevelopment and reposition of the property into an entertainment 
district does not require additional permitted uses added to the governing ordinance, the supplied 

Figure 4: Height Limitations above 45 Feet along I-64 corridor 
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narrative statement does further describe the intended “retail-tainment”  concept and uses. Below is a 
summary of the description contained within the applicant’s narrative statement.  
 

- An entertainment district on the eastern side of the property that will accommodate multiple new 

entertainment uses, including, but not limited to, bowling, laser tag, climbing walls, indoor rope 

course, bocce ball, pickle ball, etc. 

- An outdoor pavilion that will serve as a gathering space for visitors and include a stage and open 

space to be used for  outdoor dining and entertainment. 

- A dining district with four sit-down restaurants. 

- The existing food court will be converted into a food hall.  

- A live indoor music venue accommodating 3,300 visitors. 

- A new 3 level building adjacent to the music venue with 2 floors of office above ground floor retail. 

 
Preliminary Plan 
A zoning map amendment to a planned zoning district requires a Preliminary Development Plan, which 
has been included in the Planning Commission’s packet. This Preliminary Plan includes additional 
buildings that are reflected within the applicant’s narrative along with the relocation of the northwestern 
most access point. 
 
Lochmueller Group completed an assessment 
for the proposed development including the 
updated northwest entrance alignment. This 
would include removing the existing “right in 
/ right out” configuration and replacing it with 
a full access entrance positioned directly to 
the north of the existing that aligns with the 
entrance to the development directly across 
North Outer 40. The intent of the new 
configuration would guide visitors towards a 
parking garage dedicated for the indoor 
theatre.  
 
The assessment by Lochmueller concluded 
that all intersections and movements within 
the study area, with the exception of the northbound approach of the Cornerstone Mortgage Drive, 
function with acceptable levels of service during all peak periods. Despite the increase in vehicular delay 
for motorists exiting the Mortgage Drive, it was in their opinion that the benefits gained by aligning the 
drives outweigh the impact generated. It was stated that the new alignment is preferable given the 
increased safety associated with proper access management and the removal of the existing offset 
intersections.  
 

Figure 5: Updated Entrance Configuration 
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Staff will continue to evaluate the submitted Preliminary Development Plan throughout the submittal 
process. 
 
A Public Hearing further addressing the request will be held at the March 11th, 2019 City of Chesterfield 
Planning Commission meeting.  Attached, please find a copy of the Public Hearing Notice, Applicant 
Narrative Statement, and Preliminary Development Plan for this petition.  
 
Attachments 
1. Public Hearing Notice 
2. Applicant Narrative Statement 
4.  Preliminary Development Plan 



NOTICE OF PUBLIC HEARING
CITY OF CHESTERFIELD PLANNING COMMISSION



 

 

TSG CHESTERFIELD LIFESTYLE, LLC 

ORDINANCE AMENDMENT 

NARRATIVE STATEMENT 
 

TSG Chesterfield Lifestyle, LLC (“TSG”) is requesting an amendment to Ordinance 

Number 2682 (“Ordinance”) so that the pavilion and the indoor theater to be constructed on the 

property may be up to 60 feet in height. All other Ordinance provisions will remain unchanged. 

TSG is requesting that the following language be added to Section I.B.2. of the Ordinance: 

 

“Notwithstanding the limitation set forth in subsection B.2.a., the maximum height of the 

pavilion and the indoor theater to be constructed on the property, including rooftop 

mechanical equipment, architectural features, and screening, shall not exceed 60 feet.” 

 

TSG has taken control of the property in an effort to redevelop and reposition the 

property into a regional entertainment district with a variety of entertainment themed options, 

including restaurants, a food hall, live music venue, and complementary retail-tainment uses. The 

adjacency to Top Golf makes the property an ideal site to develop a regional entertainment 

district. The proposed redevelopment will include the following:   

 

 An entertainment district on the eastern side of the property adjacent to Top Golf. The 

entertainment district will accommodate multiple new entertainment uses, including, but 

not limited to, bowling, laser tag, climbing walls, indoor rope course, virtual reality, 

bocce ball, pickleball, etc. 

 An outdoor pavilion, which will be the “front door” to the development. This will serve 

as a gathering space for visitors and include a stage and open space to be used for events, 

outdoor dining, and entertainment.  

 A dining district with four sit-down restaurants featuring local new and inspired energetic 

dining concepts with outdoor seating, as well as unique fast casual and fast food options.  

 The existing food court will be converted into a food hall providing food stalls to local St. 

Louis restaurant and food truck operators. 

 A live indoor music venue accommodating 3,300 visitors will be constructed to serve the 

western St. Louis and St. Charles County markets. This music venue will be supported by 

a new parking structure.  

 A new three-level building adjacent to the music venue with two floors of office above 

ground floor retail-tainment.  

 The remaining existing retail space will include a wide variety of retail-tainment uses and 

service users who will support and enhance the overall experience. 

 

The redevelopment will combine a variety of entertainment options to serve the entire 

metropolitan St. Louis area with a safe, convenient and fun place to gather.  

 












