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Planning Commission Staff Report 
 

Project Type:  Site Development Plan  
 
Meeting Date:  June 25, 2018 
 

From:   Mike Knight, Project Planner 
    
Location: An 8.2 acre tract of land located southeast of the intersection of Chesterfield 

Parkway West and Chesterfield Center. 
 
Description: Shelbourne Senior Living (805 Chesterfield Center): A Site Development Plan, 

Landscape Plan, Tree Preservation Plan, Lighting Plan, Architectural Elevations and 
Architect’s Statement of Design for an 8.2 acre tract of land located southeast of 
the intersection of Chesterfield Parkway West and Chesterfield Center 

 

PROPOSAL SUMMARY 
This request is to allow for development of a 150 unit, 187,263 square-foot senior living facility. The 
proposed facility is three to four stories in height, depending on elevation, and contains a combination 
of studio apartments, as well as one and two bedroom units. The facility will serve a combination of 
residents, including those needing independent living, assisted living, and memory care. The subject site 
is zoned “UC” Urban Core District and is governed under the terms and conditions of City of Chesterfield 
Ordinance Number 2980.  The materials range from masonry bases and stone facades, to composite 
clapboard siding and composite trim, to a more modern flat composite panel and varying heights of 
stone façade treatment. The project was reviewed by the Architectural Review Board on May 10, 2018. 
A motion was made to forward the Site Development Plan to the Planning Commission with a 
recommendation for approval by a vote of (3-0).  
 

HISTORY OF SUBJECT SITE 
In 1973, St. Louis County Ordinance 6,815 was passed by the St. Louis County Council and this site 
originally authorized the development of a planned commercial and residential community referred to 
as the Chesterfield Village. The area was zoned “C8” Planned Commercial District and was designated 
“Regional Shopping Center”.  
 
Most recently in January of 2018, the City of Chesterfield approved Ordinance 2980 changing the 
boundaries of the “C8” Planned Commercial District to a “UC” Urban Core District. A modification of 

VII.A 
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standards within the Urban Core District was approved within this zoning approval in which parking 
setbacks from the east boundary were reduced from 30 feet to 5 feet to accommodate a shared parking 
feature, which in effect results in a landscape buffer no longer being required from the eastern property 
line.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Surrounding Land Uses 
The land use and zoning for the properties surrounding this parcel are as follows: 
 
 
 
 
 
 
   

 

 

 

 

 

Active Development 

Figure 2: Zoning Figure 3: Surrounding Land Use 

Figure 1: Aerial Site Photo 
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In close proximity to the subject site there are several active development projects. Below is a map of 
the recent active development and some high-level information about each site.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Comprehensive Plan Analysis 
The subject site is located within Ward 2 of the City of Chesterfield.  The City of Chesterfield Land Use 
Plan gives this parcel an Urban Core designation. The site is surrounded by the Urban Core designation 
with part of the property to the west being the Residential Multi-Family designation.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4: Comprehensive Land Use Plan 

B. The Grove in Chesterfield (The Sheridan) 
 

Type: Assisted Living 
Zoning: UC – Urban Core 
Size: 3.6 acre site 
Height: 3 stories 

C. Mercy Health Systems 
 

Type: Virtual Care Center 
Zoning: UC – Urban Core 
Size: 41.7 acre site 
Height: 4 stories 

A. Watermark at Chesterfield Village 
 

Type: Multi Family 
Zoning: R8 – Residence District 
Size: 12.9 acre site 
Height: 4 stories 
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Land Use Element 
The Land Use Element chapter defines Urban Core as 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 proposed use would be 
compliant with the Comprehensive Land Use Plan.  
 
Plan Policies Element 
The Plan Policies chapter of the Comprehensive Plan states that, “The Urban Core should be developed 
to contain the highest density of mixed-use development in Chesterfield. It should serve as the physical 
and visual focus for the City and include both residential and commercial developments with parks, 
municipal services, and preservation of historic structures and areas, with cultural, entertainment and 
pedestrian amenities for its residents.” 
 
The Plan Policy chapter specifically states that new multiple-family residences should be located in or 
near the Urban Core. It references: “Multiple-family projects should be located close to existing, higher 
density commercial and residential development so as not to alter the conditions and environment of 
existing single-family neighborhoods. Each multiple-family project should meet City-developed 
greenspace standards unless clearly identified reasons justify non-conformance.” The Preliminary Plan 
denotes that the site will have the required 30% open space, in which the Site Development Plan exceeds 
this requirement generating 56% open space. The Plan Policy chapter states that the use of parking 
structures in the Urban Core is encouraged. This plan does not include parking structures. 
 
Transportation Element 
The subject site is connected to Chesterfield 
Parkway which is a St. Louis County 
maintained road and defined as a minor 
arterial by the Federal Functional 
Classification System. Minor arterial in the 
Transportation Element section is a road that 
“interconnect[s] with and augment[s] the 
urban principal arterial system. They provide 
service to trips of moderate length at a 
somewhat lower level of mobility than 
principal arterials. Emphasis is on the 
distribution of vehicles to higher and lower 
roadway classes and land uses.” Figure 5 
depicts the Functional Classification map for 
the site and neighboring Urban Core areas.  
 
 
 
 

Figure 5: Functional Classification 



Shelbourne Senior Living      Planning Commission 
(805 Chesterfield Center)  June 25, 2018 

 
 

5 | P a g e  

 

 
The Comprehensive Plan states that 
developments in the Urban Core should be 
designed to accommodate a variety of 
motorized and non-motorized 
transportation choices such as mass transit, 
pedestrian, and vehicular. Language exists in 
both the UDC and Comprehensive Land Use 
Plan that encourage an emphasis on 
pedestrian connectivity. This site is 
connected to the transit system which 
enhances the pedestrian connectivity within 
the Urban Core. Metro operates the St. Louis 
metropolitan region's public transportation 
system. Metro currently provides six (6) bus 
routes through Chesterfield. As we see in 
Figure 6, the subject site is a high point of 
connectivity for Metro within the City. The submitted Site Development Plan has multi-modal elements 
through a transit shelter, bike facility, pedestrian and vehicular infrastructure. These elements are 
further described later in this report.  

 
Multi-Family Architecture     
Section 04-01 includes specific requirements for multi-family architecture.   
 
Provide an on-site pedestrian system with access to common ground areas – The buildings include 
sidewalks that circumnavigate the building.  This system allows for pedestrian movement from the 
buildings to the common areas (gardens) along a route dedicated for pedestrian movement.  
Additionally, connections are proposed to allow for access to the 10’ multi-trail along Chesterfield 
Parkway. 
 
Express architecturally the individual dwelling units within the building – In addition to other items 
mentioned in the report thus far, the proposal includes recessed and projecting balconies which help 
emphasize the individual units within the building.   
 
Utilize color, material, and plane changes to articulate facades.  Avoid monotonous or institutional 
designs –The proposal includes color and material changes to avoid a monotonous design.  Terrace level 
gardens and outdoor gathering areas are included on the first level of the development, which provide 
human scale and add additional detailing at the pedestrian level.   
 
Respect the scale, proportion and character of the adjacent or predominant neighborhood – The site sits 
between multiple developments and use types.  An office building is located on the opposite corner of 
Chesterfield Parkway and Lydia Hill.  This building is five stories in height and building materials include 
a brick veneer, aluminum composite panels, and glass. Directly across Chesterfield Parkway, also at the 

Figure 6: Transit System 
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corner of Chesterfield Parkway and Lydia Hill, is a 4 story multi-family building that incorporates lap, 
board and batten, and panel designs on the units. Brick is also used on lower portions of each of the 
buildings.  Building offsets and changes in roofline height and canopies are included in the design. The 
Chesterfield Mall is located behind the site and the property directly to the north is vacant.  
 
Provide functional recreation areas – As previously mentioned earlier in the report, this proposal 
includes an independent living plaza, which includes active recreation such as bocce ball, putting greens, 
and raised planters for gardening, to a protective and calming garden for the residents in memory care. 
Integrated among those amenities are four additional garden areas that relate to the activities within 
the building. 
 
Provide outdoor space for each dwelling – In addition to common areas, balconies are provided.  The 
balconies provide outdoor space for each unit and also add an element of depth to the proposed 
buildings. 
 
Provide visual transitions between the street and the dwelling units – Inclusion of heavy buffering 
provides a break between the residential units and the street.  Additionally, sidewalk and landscape 
areas are provided between the building and parking lot to provide this visual transition. 
 
Primary building material - Primary building material shall be extended and installed so that no more 
than twelve (12) inches of concrete foundation wall is exposed.  

 
STAFF ANALYSIS 
Circulation System and Access   
The subject site is located northeast of Chesterfield Parkway directly south to what is currently the 
Chesterfield Village Mall. Given that the Parkway is classified as an arterial and located within the City’s 
Urban Core Land Use designation, the front and side facades will be highly visible. Currently three (3), 
four-story multi-family buildings are under construction across the street at the corner of Lydia Hill and 
Chesterfield Parkway. 
 
The subject site will be served by one dedicated entrance from Chesterfield Parkway and a secondary 
access point through a shared parking area with the property to the southeast. Chesterfield Parkway is 
a minor arterial road, owned and maintained by St. Louis County, and currently has a speed limit of 40 
miles per hour. Access is limited to a right in and right out movement as the Parkway has a manicured 
center median that separates east and westbound traffic.  
 
Parking is wrapped around the entire site and predominately to the rear and side of the building. Parking 
is spread evenly throughout the site to alleviate any area with a high concentration or “sea” of parking. 
There is an area of shared parking to the southeast to be used in combination with the adjacent site. The 
Bishop’s Post restaurant is currently operating on the property to the southeast that utilizes the parking 
area. The shared parking is not necessary to meet the minimum parking standards of the Senior Living 
Facility or for the restaurant. Accessible parking is located within a circle drive next to the front entrance. 
There is also a loading area to the rear of the building that accommodates 2 (16x25’) loading spaces.  
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Pedestrian circulation is present throughout the site as a sidewalk provides pedestrian access from each 
parking area. A sidewalk connects the site from Chesterfield Parkway and additional striping exists to 
enhance the safety of the pedestrian movements and to provide high-level connectivity. A sidewalk 
easement has been included along Chesterfield Center running north/south to provide future 
connectivity to a possible Chesterfield Mall redevelopment.   
 
The outdoor amenities are organized in such a manner that they are accessible for pedestrians without 
requiring guests or residents to cross vehicular traffic. Each outdoor garden is unique in design to 
accommodate different experiences depending on individual preferences and as a wayfinding strategy. 
The amenities vary from an independent living plaza, which includes active recreation such as bocce ball, 
putting greens, and raised planters for gardening, to a protective and calming garden for the residents 
in memory care. Integrated among those amenities are four additional garden areas that relate to the 
activities within the building. Near the entrance is a proposed area for public art that has a pedestrian 
walkway that circumnavigates around the piece. 
 
Multi-modal elements exist throughout the site as there is the incorporation of pedestrian connectivity 
from the Parkway, vehicular parking throughout the site, a bike rack near the front entrance, and a 
transit shelter on the southern portion of the site along the Parkway. Figure 7 below is a Color Site Plan 
in which 3 specific amenities are identified (Bike Rack, Art Installation, Transit Shelter).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7: Color Site Plan 
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Topography and Retaining Walls        
The site currently is generally flat on the 
southern area of the site and gradually rises as 
you progress north with about a 15-20’ incline. 
There is a steep slope on the northeastern edge 
of the property with roughly a 30’ grade change 
to what is currently the mall parking lot as seen 
on Figure 8.  
 
Areas of the site will be both cut and fill to 
accommodate the building but overall the 
proposed elevations will be very similar to the 
current conditions. The Site Development Plan 
depicts an engineered block wall along the 
steep slope on the northeastern edge to the 
rear of the building that does not exceed 8’ in 
height.  The retaining walls will be highly visible 
to the residents in the rear of the building, but 
have low visibility from Chesterfield Parkway as 
they would be mostly screened by the building. 
Retaining wall examples are included within 
the Site Development Plan.    
 
Architectural Elevations 
This request is to allow for development of a 150 unit, 187,263-square-foot senior living facility on the 
property. The facility will be up to four stories in height and contain a combination of studio apartments 
and one and two bedroom units. The maximum height from top of roof to final elevation is 62’ 6”.  
 
The proposed exterior building materials were selected to accomplish multiple functions: provide a 
sense of quality and permanence, build contextual relationships within the project and the surrounding 
community as a whole, and ensure the sustainability, longevity and maintenance of the materials 
themselves. The materials range from masonry bases and stone facades, to composite clapboard siding 
and composite trim, to a more modern flat composite panel and varying heights of stone façade 
treatment. The primary roofing material is an architectural shingle that combines slate with wood shakes 
for a natural, dimensional look. To create a visual interest at the pedestrian level there is a change to an 
aged copper standing seam roof at the lower porches and the porte-cochere.  
 
The main structure of the senior living building announces the entrance with a central porte-cochere 
with masonry and stone piers and a front porch. A masonry base extends arounds the building anchoring 
to the site. The mansard and gabled roof lines fluctuate around the building façade as they highlight 
various functions, such as balcony projections, dormers, and intersection of wings.  
 

Figure 8: Current Site Grade 
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The independent living is distinguished from the assisted living with a balanced asymmetrical massing 
with the topography, providing opportunity for terrace level gardens and outdoor gathering areas on 
the site. The use of color and texture begins to break the apparent height of the building providing 
elements of human scale. The wings of the building are punctuated with recessed and projecting 
balconies that break the mass of the façade. The building is detailed with strong trim and façade 
elements and high-quality maintenance free material. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
Landscaping and Screening 
Several different areas of landscaping are proposed in accordance with City Code requirements. These 
include street trees along the site’s frontage, a 30-foot landscape buffer along Chesterfield Parkway, and 
landscaping within the parking lot. Additionally, the front entry features a place for proposed public art 
that is heavily landscaped with predominately Redbud and Ginkos.  
 
Note that the rear portion of the site does not contain many plantings; this is due to the steep 30 ft. 
grade change which contains an existing woodland made with primarily a mix of Boxelder, Black Locust, 
Pin Oak, Elm, Ash, and Black Cherry.  
 
The mansards also serve a separate function by providing screening of the mechanical equipment. The 
dumpster and fencing/trellis are a combination of brick and wood material similar to the building.  
 

Lighting     
Lighting consists of utilitarian and decorative lighting. Figures 11 and 12 are both what is characterized 
as roadway/parking lighting and building/decorative lighting. Lights that are not fully shielded flat lensed 
fixtures that enhance the architecture (decorative) will require separate approval from Planning 
Commission. There will be no off-site lighting produced with this development.  
 
 

Figure 9: South Elevation 

Figure 10: North Elevation 
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Three fixtures have been identified as neither fully shielded nor flat-lensed. These three fixtures can be 
seen below, and will require additional approval from the Planning Commission.   
 
 
 
 
 
 
 

Figure 11: Roadway/Parking 

Figure 12: Building/Decorative 

Figure 13: Fixtures Requiring Separate Approval 



Shelbourne Senior Living      Planning Commission 
(805 Chesterfield Center)  June 25, 2018 

 
 

11 | P a g e  

 

STAFF RECOMMENDATION 
Staff has reviewed the Site Development Plan, Landscape Plan, Tree Preservation Plan, Lighting Plan, 
Architectural Elevations, and Architect's Statement of Design and has found the proposal to be in 
compliance with the site specific ordinance, Comprehensive Plan, and all City Code requirements.  Staff 
recommends approval of the proposed development of Shelbourne Senior Living (805 Chesterfield 
Center).  
 

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

1) “I move to approve (or deny) the Site Development Plan, Landscape Plan, Tree Preservation Plan, 
Lighting Plan, Architectural Elevations and Architect’s Statement of Design for Shelbourne Senior 
Living (805 Chesterfield Center). 

 
2) “I move to approve the Site Development Plan, Landscape Plan, Tree Preservation Plan, Lighting 

Plan, Architectural Elevations and Architect’s Statement of Design for Shelbourne Senior Living 
(805 Chesterfield Center), with the following conditions…” (Conditions may be added, eliminated, 
altered or modified) 

 
 
Attachments: Site Development Plan 
  Landscape Plan 
  Tree Preservation Plan 
  Tree Stand Delineation 
  Lighting Plan 
  Architect’s Statement of Design 
  Architectural Elevations 
  Architectural Rendering  
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Shelbourne Senior Living at Chesterfield, Missouri 

The proposed exterior building materials provide a backdrop for the understanding and quality of 

the architecture and context. The materials were carefully selected to accomplish multiple functions: 

providing a sense of quality and permanence, building contextual relationships within the project and the 

surrounding community as a whole, and ensuring the sustainability, longevity and maintenance of the 

materials themselves. 

 

The architectural style of the buildings provides a varied look of traditional and transitional design 

to create engaging yet comfortable streetscapes and spaces. The color and material palate is harmonious 

with the surrounding community and consistent within the project. The materials range from masonry 

bases and stone facades, to composite clapboard siding and composite trim, to a more modern flat 

composite panel and varying heights of stone façade treatment. The primary roofing material is an 

architectural shingle that combines the luxury of slate with the rich depth of wood shakes for a natural, 

dimensional look. To create visual interest at the pedestrian level we change to an aged copper standing 

seam roof at the lower porches and the Porte Cochere. 

 

The main structure of the senior living building announces the entrance with a dominant central 

Porte Cochere with masonry and stone piers and welcoming front porch.  A masonry base extends around 

the building anchoring it to the site.  At predominant common spaces, the masonry and stone extends from 

grade to various heights, creating articulated architectural forms. The mansard and gabled roof lines 

fluctuate around the building facade as they highlight various functions, such as the balcony projections, 

dormers, and intersection of wings. The building massing is lessened along the streetscape by creating 

courtyards which reduce the mass of the building and provide semi-private spaces for the residents. 

Generous windows and French doors create welcoming gestures to the street and courtyards while 

providing ample light and views for the residents.  

 

The outdoor amenities are organized by logical and accessible pedestrian circulation that does not 

require guests or residents to cross vehicular access ways. Each outdoor garden is unique in design to 

accommodate different experiences depending on individual preferences and as a wayfinding strategy. The 

amenities vary from an independent living plaza, which includes active recreation such as Bocce ball, 

putting greens, and raised planters for gardening, to a protective and calming garden for the residents in 

memory care. Integrated among those amenities are four additional garden areas that relate to the activities 

within the building. 

 

The independent living is distinguished from the assisted living with a balanced asymmetrical 

massing harmonizing with the topography, providing opportunity for terrace level gardens and outdoor 

gathering areas on the site.  The use of color and texture begins to break the apparent height of the building, 

providing a human scale to the building. The wings of the building are punctuated with recessed and 

projecting balconies that break down the mass of the façade. The building is detailed with strong trim and 

facade elements and high-quality maintenance-free materials. The quality of materials and construction 

ensure that the buildings maintain their level of character, detail and color over time. 

 

Unique to this project is an enhanced entrance feature that is highly visible from and connected to 

Chesterfield Parkway West. The experience is directed by the sidewalks that connects to a circular plaza 

surrounded by ornamental plants, seasonal annuals, short evergreen hedges and ornamental trees. 

Centered in this plaza is a space for a water/sculpture public art element that highlights the environment. 

Benches, lawns and decorative concrete pavers tie the features together for a cohesive outdoor amenity. 
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