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Planning Commission Staff Report 
 

Project Type:  Amended Site Development Plan (4th) 
 

Meeting Date:  May 27, 2020 
 

From:   Mike Knight, Assistant City Planner   JMK 
 

Location: North side of North Outer 40 Road and east of Boone’s Crossing 
 

Description: Chesterfield Outlets (The District) 4th ASDP: An Amended Site 
Development Plan, Landscape Plan, and Lighting Plan for a 48.2 acre tract 
of land zoned “PC” Planned Commercial District located north of North 
Outer 40 Road east of Boone’s Crossing (17T420027). 

 
 

PROPOSAL SUMMARY 
This is a request for an Amended Site Development Plan within the Chesterfield Outlets 
subdivision commonly known as “The District”. In October of 2019, Phase 1 of The District was 
approved by Planning Commission. Phase 1 had three primary components: a 3,000 seat indoor 
theatre, a 2-story structured parking garage, and a 48,559 square foot recreational facility. This 
request is to remove the 2-story structure parking and replace with surface parking. The 
development team no longer envisions a future office building on the site which led to the 
decision to remove the parking structure. The 3rd ASDP contained 2,509 spaces and the proposed 
4th ASPD contains 2,462 spaces. The minimum required parking for the site is 2,145 spaces and 
the maximum allowed is 2,574. The parking remains closer to the maximum allowed on the site.  
 

 
 
 
 
 
 
 
 
 
 

VII. A. 

Figure 1: Aerial  
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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.   
 
In May of 2019, the current governing ordinance, City of Chesterfield Ordinance 3049, was 
approved by City Council. The primary purpose of this ordinance amendment was to establish a 
maximum height of 60 feet for a proposed pavilion and indoor theater uses, including rooftop 
mechanical equipment, screening, and architectural features. 
 
In October of 2019, the 3rd Amended Site Development Plan for the Chesterfield Outlets 
subdivision was approved. This amendment was to allow for the construction of Phase 1 of an 
entertainment district within the Chesterfield Outlets subdivision known as The District. 
 

STAFF ANALYSIS 
Chesterfield Valley Design Policies: The City of Chesterfield’s Comprehensive Plan has a specific 
Chesterfield Valley Policies Element. The policies include commercial development with 
particular concern over the image presented by development along I-64. There are six specific 
policies of which one is applicable to the design of this project.  
 
Policy: Automobile Parking for Buildings Along I-64 - Parking should be primarily located to the 
side or rear of any building façade facing I-64/US 40 or along North Outer 40. 
 
The existing surface parking is primarily in front of all the existing buildings, as seen in Figure 1. 
The new surface parking is in the same location as the approved 2 story parking garage on the 
3rd ASDP. This location is west of the approved buildings.  
 
Circulation and Access: The 4th ASDP has the same vehicular and pedestrian access as the 3rd 
ASDP. Vehicular access is composed of four entrances from N Outer 40 Road. A Traffic 
Management Plan was approved in conjunction with the 3rd ASDP. This plan was accomplished 
and approved to ensure the best traffic control for larger events associated with the 
development, specifically with the music venue/ indoor theatre. The Traffic Management Plan 
has been updated in accordance to the proposed parking configuration.  
 
Pedestrian access can largely be seen in two areas of the site. The first being on the west side of 
the tract via the Monarch Levee Trail and from the east internally with Lot A of the neighboring 
Summit-Topgolf subdivision. No changes to the pedestrian access are being proposed. 
 
Rivers Edge Park: Directly to the north is an 188 acre passive park with a trail surrounding a lake 
known as Rivers Edge Park. In conjunction with the 3rd ASDP, updated parking and access 
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easements were secured to maintain the public connection to the city park. There are no changes 
being proposed or necessary with the Amended Site Development Plan.  
 
Lighting: The site lighting proposed is in conjunction to the parking re-configuration, utilizing all 
flat-lensed fully-shielded fixtures in which the light levels are in accordance to the Unified 
Development Code.  
 
Open Space: Governing ordinance 3049 requires 30% open space for the site. The proposed open 
space for the site with the parking re-configuration is 32.3%.  
 

Staff Recommendation 
Staff has reviewed the Amended Site Development Plan, Landscape Plan, and Lighting Plan for 
the Chesterfield Outlets (The District) and has found the proposal to be in compliance with the 
site specific ordinance, Comprehensive Plan, and all City Code requirements.  Staff recommends 
approval to the Planning Commission.  
 

MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Amended Site Development Plan, Landscape Plan, and 
Lighting Plan for Chesterfield Outlets (The District), as presented.”  

 
2) “I move to approve the Amended Site Development Plan, Landscape Plan, and Lighting 

Plan for Chesterfield Outlets (The District) with the following conditions…” (Conditions 
may be added, eliminated, altered, or modified.) 

 
Attachments 

1. Amended Site Development Plan 
2. Landscape Plan 
3. Lighting Plan 
4. Traffic Management Plan 
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