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INTRODUCTION

 

Land development assessments allow city planners, public agencies, environmentalists, and economic 

developers to prepare for the future needs and added stress on public services. It is critical to know 

where growth will occur as it helps the City of Chesterfield and St. Louis County better plan for the 

services they provide; a large increase in residential and non-residential growth can present challenges 

in maintaining the high level of service provided by the City and County. This information is also useful to 

the local school districts and local utility companies as they too can plan for the future increase in the 

demand of their services.   

  

In an effort to be more prepared for the future, this study estimates the amount of residential and non-

residential growth that the City of Chesterfield can reasonably expect if all vacant lots over one acre in 

size were to develop. This report points out the vacant properties by Ward and notes the type of 

development that can be expected with density regulations, if available. The map below shows all 

vacant properties one acre and larger in the City of Chesterfield:  
 

 

 
Methodology  
 

To calculate these estimates, the City’s Graphic Information System (GIS), Chesterfield Information 

Database (CID), Engineering Record System (ERS), and the Comprehensive Plan were utilized to 

determine which areas of vacant land over one acre in size are designated for residential and non-
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residential uses. After categorizing the properties by land use, the Zoning and Subdivision Maps were 

used to link them to a subdivision or development.  

 

Table 1 below lists the residential and non-residential land use designations utilized for this report. Any 

property that is proposed to be used in the sales and provisions of goods or services was considered 

non-residential.  

 

Table 1 : Land Use Designations   

Residential   Non-Residential  

Single Family – Attached   Agricultural/Flood Plain/Conservation  

Single Family – Detached   Retail Neighborhood  

Multi-family  Retail Community  

Urban Core Residential  Mixed Commercial Use  

 Mixed Use (retail/office/warehouse)  

 Office Park 

 Neighborhood Office  

 Service/Business Park  

 Office  

 Urban Core  

 Spirit Airport  

 Industrial – Low Intensity  

 

To calculate the possible number of residential lots or units, densities were selected as indicated on the 

Zoning Base Map. When the intended future residential density was unclear, estimates of the number 

of new lots/units were based on the existing zoning of surrounding properties. For example, if a vacant 

property is zoned NU-Non Urban and is surrounded by E-1 Estate 1 Acre District and E-1/2 Estate Half 

Acre District, then the E-1 Estate 1 Acre District density was used to calculate the minimum value and the 

E-1/2 Estate Half Acre District density was used to calculate the maximum value. However, this 

uncertainty created a wide range of potential lots/units in some cases. 

 

If a specific density was indicated for a subdivision or property by the governing ordinance on non-

residential properties, that figure was used to calculate the remaining buildable area in square feet. 

Otherwise, the property was noted to be developed to meet parking and open space requirements. 

Some subdivisions have had no development to date, so those developments were condensed to one 

property to simplify the tables and the allocation of buildable square footage.  

 

It is important to note the properties located in the floodplain were not assigned densities for vacant 

residential properties as they have limited development potential due to the time and expense 

associated with local and federal regulations. The vacant non-residential properties located outside of 

the Monarch-Chesterfield Levee protected area were not given densities either. These floodplain 

properties are currently either vacant or being used as agricultural land. 

 

Refer to the Appendix on Page 51 of this report to see an overview of residential and non-residential 

development by land use type.  
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DEFINITIONS OF RESIDENTIAL TERMS   

 
 
The City of Chesterfield’s Unified Development Code defines dwellings, single-family dwelling, and multi-

family dwelling as follows:  

 

Dwelling – Any building, or portion thereof, used exclusively for human habitation, except hotels, 

motels, or mobile homes.  

 

Dwelling, multiple family – A building, or portion thereof, designed for, or occupied exclusively by, two 

(2) or more families. 

 
Dwelling, single family attached – Two (2) or more single-family dwellings sharing common wall areas, 

each on its own individual lot. 

 
Dwelling, single family detached – A detached building, on a single lot, containing one (1) dwelling unit. 

 
It is important to note this report does not break up the single-family dwellings into attached or 

detached groups. They are clustered under one group, Single Family, as the type of future development 

is unclear.  
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Urban Core - as defined in the Comprehensive Plan is: “the area known as Chesterfield Village, centered 

at the intersection of I-64/US 40 and Clarkson Road/Olive Boulevard and primarily served by the 

Chesterfield Parkway. Land uses for the Urban Core include; a mixture of high-density residential, retail, 

and office uses containing the highest density development in Chesterfield.” The intention with the 

Urban Core is to create a more sustainable community which will serve as the ‘downtown’ for the City of 

Chesterfield. The idea is to promote walkability and reduce automobile dependence by clustering uses, 

such as; residential, commercial, civic, lodging, and park and recreational near each other.  The map 

below illustrates the limits of the Urban Core.  
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SUMMARY OF RESIDENTIAL FINDINGS  

 
 
Citywide, the total number of potential new residential lots/units ranges from 1,399 to 2,176. Using 

the average household size of 2.42 for the City of Chesterfield from the 2010 U.S. Census, the City can 

expect approximately 3,384 to 5,264 additional residents if all available vacant residential lots over one 

acre in size are developed as projected. Note the intent of this report was to project future development 

on vacant properties and these population numbers do not include properties with a future of 

redevelopment. Table 2B below shows residential population increase by Wards.  

 

 
 

 
 

Wards 2 and 4 have the most room for growth with up to 1,887 new lots/units and 198 new lots 

respectively. As shown in Table 2A above, Wards 1, and 3 are expecting only single-family growth, while 

Ward 2 is dominated by Urban Core development. As shown in Charts 1 and 2 below, at least 57% of 

overall residential development can come from construction in the Urban Core.  

 

        
 

It is important to note that these figures do not include the substantial amount of homes that are 

waiting to be constructed in approved subdivisions that lay idle due to the current economic conditions 



6 | P a g e  

 

and the subsequent down housing market. Table 13 on Page 24 summarizes the number of homes that 

are approved but not constructed or in progress as of January 30, 2012. There are currently 479 single-

family units and 32 multi-family units approved in various subdivisions, of which only 237 single-family 

units and 16 multi-family units have been constructed or have permits issued for construction. If all units 

are constructed, the City of Chesterfield can expect an additional 1,236 residents (approximately).   
 

The next section of this report provides a closer look of housing type by Ward. Maps showing the 

location of the parcels referenced in this study are included as exhibits at the end of each Ward’s 

discussion.   
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RESIDENTIAL DEVELOPMENT BY WARD  

 
 

Ward 1 
 

Ward 1 is located in the north-east corner of Chesterfield and borders with Maryland Heights, Creve 

Coeur, and Town and Country. It encompasses 7.66 square miles (4,903 acres) and has the oldest 

housing stock which, for the majority, was developed prior to the incorporation of the City in 1988. 

Large amounts of redevelopment can be expected in the future as these homes get older and their 

conditions have potential to deteriorate. The image below illustrates the boundaries of Ward 1:  

 

 
 

Table 3 summarizes the number of expected lots in Ward 1.  

 

 
 

This Ward is expected to see the smallest amount of residential growth in the future, with no more than 

19 new lots/units anticipated, as there are very few vacant lots over one acre. However, there are 

currently four approved subdivisions under construction which will produce 255 single-family homes 

when completed.  Refer to Table 13 on Page 24 of this report to see detailed information on the 

progress of these approved subdivisions.  
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The following table lists all vacant parcels 1 acre or larger in Ward 1:  

 

 
 

Approximately 7.6 acres of vacant land between three lots was designated as multi-family use in Ward 1 

(Parcel ID: 16P410012, 17Q640693 and 17Q640707). However, these lots will not be developed as they 

were condemned by St. Louis County for the expansion of Highway 141 and/or the Page-Olive 

Connector. Another significant property lost in this expansion was approximately 13 acres in size (Parcel 

ID: 16Q640625/16Q630341). Additionally, these properties were in the floodplain and directly adjacent 

to the Page-Olive Connector making them undesirable for residential development. The image below 

illustrates the properties that were lost in the expansion of Highway 141 and the Page-Olive Connector.  
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There are two vacant properties of approximately 4.69 acres in the floodplain which considerably limits 

the potential for their development. If these properties were not in the floodplain, approximately 5-10 

new lots/units could be created, as seen in Table 5. See the attached map of Ward 1 on Page 10 to 

locate the parcels mentioned in this report.  
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Ward 2 

 
Ward 2 has a total area of 5.08 square miles (3,251 acres) and is the only Ward to border the other three 

Wards in Chesterfield. This Ward has the densest development mainly due to the Urban Core (refer to 

Page 4 to see the map of the Urban Core). Ward 2 is home to the Chesterfield Mall, the St. Louis County 

Library, Chesterfield Amphitheatre, the YMCA, Central Park and the only Dog Park and Community 

Garden in Chesterfield – Eberwein Park.  The map below illustrates the boundaries of Ward 2.  

 

 

 

Ward 2 has the most potential for new residential development with a maximum of 1,887 new lots/units 

expected. Table 6 summarizes the number of potential units in each land use type.   
 

 
 

In addition to the expected units, there are currently five approved subdivisions with 133 single-family 

homes and 32 multi-family homes under construction in Ward 2. Thus far, 54 single-family homes and 

16 multi-family homes have been constructed or are in progress. This slow progress is due to the current 

economic conditions and the subsequent down housing market.   Refer to Table 13 on Page 24 to see 

detailed information on the progress of these approved subdivisions. Table 7 on Page 12 takes a detailed 

look at the vacant parcels over 1 acre in Ward 2:  
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St. Louis County Ordinance 6,816 (PC 165-71, PC 167-71, PC 170-71 and PC 172-71) authorized a Planned 

Environmental Unit (PEU) for residential development which covers the majority of the Southwest 

Quadrant of Chesterfield Village (Wards 2 and 4). This Ordinance has been subsequently amended by St. 

Louis County Ordinances 10,240, 12,717, 12,755 and City of Chesterfield Ordinances 977 and 2,021. The 

PEU authorized a maximum of 4,325 units; the breakdown of these units is illustrated in the image 

below:  
 

 
 

There are currently only four properties that sit vacant in this PEU: 18T320126 (Ward 2 - Map ID # 15 - 

Page 15), 18T620125 (Ward 2 - Map ID # 16 - Page 15), 18T220037 (Ward 4 - Map ID # 13 - Page 23) and 

18T210126 (Ward 4 - Map ID # 14 - Page 23). 18T320126 (Map ID # 15 - Page 15) in Ward 2 falls under 

PC 165-71; of the 1,150 approved units only 165 have been built (969 units remain). The Final 

Development Plan from February 11, 1974 approved this property for 608 units and this number was 

used for the maximum units possible. The density for the minimum number of units was based on the 

least dense subdivision included in PC 165-71 (Sycamore). The average lot size for Sycamore is 

approximately 8,238 square feet (just over 5 units per acre). If developed similar to Sycamore, this 

property can yield approximately 68 units.   
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The approved Planned Commercial and Residential (PC & R) District that entitles up to 1,000 new 

residential units (per Ordinance 2,449) is included in the PEU established through PC 172-71. This 

development is known as Downtown Chesterfield and is part of Chesterfield Village. However, at this 

time, the form (single-family vs. multi-family) of these units has not been defined. The developer has not 

submitted a Site Development Concept Plan, but was recently granted a 24 month time extension for 

submittals which expires on March 19
th

, 2014. The map below shows the boundaries of the PC & R 

District in red.  

 

102 to 230 units can be expected from 18T630173 (Map ID # 2 - Page 15) and 18T630195 (Map ID # 3 - 

Page 15) if they are rezoned to allow higher densities. These two properties are currently not part of the 

Chesterfield Village Master Plan, but due to their location, it can be assumed they will eventually 

become part of Downtown Chesterfield and Chesterfield Village.  Although currently zoned Large Lot 

Residential (LLR), a change of zoning to a medium density zoning district seems possible based on the 

goals of the Urban Core district. If a higher density zoning entitlement is obtained, up to 157 units from 

18T630173 (Map ID # 2 - Page 15) and 73 units can be expected from 18T630195 (Map ID # 3 - Page 15). 

These two properties are highlighted in green on the map below:  

 

 
 

A small number of additional homes can also be expected from construction on nine existing vacant lots 

in the West County Acres Subdivision that are larger than one acre, but unlikely to be subdivided (Map 

ID # 5 to Map ID # 13 - Page 15). Note these properties are located in the Urban Core and have been 

acquired by Sachs Properties, therefore, there is a possibility they will be developed as non-residential 

properties.   

  

Two vacant lots over one acre in size in Ward 2 are slated for multi-family development in the 

Comprehensive Plan (19R430165 - Map ID # 1 & 19S640657 - Map ID # 4 on Page 15). Although, these 

properties are currently zoned NU - Non-Urban and R1 Residence District, based on the classification of 

nearby properties, a change of zoning to a low density zoning district seems likely. However, it might 

also be possible for the land to be changed to a medium density zoning district since there are similarly 

zoned properties in the general area and it is slated for multi-family housing in the Comprehensive Plan.  
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Single-family development will be minimal in this ward. The only parcel (18S620823 - Map ID # 14 - Page 

15) is slightly less than 3 acres and will create 12 new lots at the current R3 Residence District zoning. 

See the attached map of Ward 2 on Page 15 to locate the parcels mentioned in this report.  
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Ward 3 

 
Ward 3 is the smallest Ward in the City of Chesterfield; it covers only 4.08 square miles (2,609 acres). It 

borders with Ballwin and Town and Country. This Ward is mainly residential with some commercial 

along Clarkson Road and Clayton Road. Ward 3 is home to Logan College of Chiropractic which is one of 

the largest chiropractic colleges or universities in North America. The map below illustrates the 

boundaries of Ward 3. 
 

 
 

Table 8 summarizes the number of potential units and Table 9 lists all vacant parcels over 1 acre in Ward 

3. Note: Ward 3 does not have any approved subdivisions currently under construction. 
 

 
 

 
 

Two adjacent parcels with approximately 16.7 acres of land (20R310137 - Map ID # 1 & 20R220010 - 

Map ID # 2 on Page 18) are the only vacant lots over one acre in size that are available for residential 

development in Ward 3. The properties are located near the intersection of Clayton Road and Schoettler 

Road as seen in the image on Page 17. If developed similar to the surrounding zoning districts, these 

properties have the potential to add up to 72 new single family homes.  
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See the attached map of Ward 3 on Page 18 to locate these parcels.  

 



18 | P a g e  
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Ward 4 

Ward 4 is the largest Ward in the City of Chesterfield at about 16.11 square miles (10,310 acres) in area. 

It borders the cities of Clarkson Valley and Wildwood. The Ward has clear segregation between 

residential and non-residential uses. Almost all the properties south of the Chesterfield Valley Bluffs are 

residential and the properties north are non-residential. It is also home to the Spirit of St. Louis Airport. 

The map below illustrates the boundaries of Ward 4.   

 

Ward 4 offers the highest potential for single-family development of any other Ward in the City. As seen 

in Table 10, there is over 206 acres of vacant land designated for this use in the Comprehensive Plan. 

This is the only other Ward, apart from Ward 2, with a possibility of multi-family development based on 

the Land Use Plan, within the Comprehensive Plan.  

 

 

 

There are currently four approved subdivisions that will produce 91 single-family homes when 

completed; of those homes approved, only 59 have been constructed. Refer to Table 13 on Page 24 of 

this report to see detailed information on the progress of these subdivisions.  

 

All developable and non-developable properties 1 acre or greater are shown in Table 11 on Page 20. 
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Although over 13 acres of vacant land between two properties in Ward 4 are shown as multi-family use 

in the Comprehensive Plan, only the 3.82 acres property is expected to be developed - the aerial on Page 

21 illustrates the boundaries of these properties. Both vacant properties are included in the Planned 

Environmental Unit (PEU) established by St. Louis County Ordinance 6,816 - the discussion under Ward 2 

on Page 12 has a detailed overview of this ordinance. At over 9 acres in size, the largest tract of land for 

multi-family (18T210126 - Map ID # 14 - Page 23) is not expected to be developed residentially as it is a 

designated park owned by the City of Chesterfield.  The smaller property, 18T220037 (Map ID # 13 - 

Page 23), is part of PEU governed by PC 172-71 which approves 1,650 units; this PEU is currently under 

built by 69 units and includes the 1,000 units approved by the Planned Commercial and Residential 

(PC&R) District. The Final Development Plan from February 11, 1974 approved 18T220037 (Map ID # 13 - 

Page 23) for 64 units and this number was used for the maximum units possible. The density for the 

minimum number of units was based on the least dense subdivision included in PC 172-71 (Stonehill 

Village). The average lot size for Stonehill Village is approximately 10,890 square feet (4 units per acre). 

If developed similar to Stonehill Village, this property can yield approximately 15 units.   

 



21 | P a g e  

 

 
 

As for single family development, the largest piece of land almost 50 acres in size (18V330035 - Map ID # 

23 - Page 23) can create approximately 49 lots. See image below for an aerial view of this property.   

 

 
 

Parcel numbers 19T220214 (Map ID # 16 - Page 23) & 19T220225 (Map ID # 15 - Page 23) are expected 

to create up to 11 and 13 lots respectively. The remaining vacant properties’ densities were based on 

the properties neighboring them. 
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Seven properties totaling over 40 acres are in the floodplain and have limited development potential 

due to the time and expense associated with local and federal regulations. If properties were not in the 

floodplain, approximately 21-39 new lots/units would be created, as seen in Table 12.  
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