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Planning and Development Services Division 

Public Hearing Report 
 

Meeting Date: June 27, 2016   
 

From: Jonathan Raiche, AICP - Senior Planner  
 

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

Petition:  P.Z. 04-2016 US Ice Sports Complex & Valley Gates (Topgolf USA 

Chesterfield LLC): A request for a zoning map amendment from an existing 

“PC” Planned Commercial District to a new “PC” Planned Commercial District 

for 22.22 acres located north of North Outer 40 Road and east of Boone’s 

Crossing (17T510041, 17T520062, 17T520095, 17T520084). 

 
 

 

Summary 

Topgolf USA Chesterfield LLC has submitted a request for a zoning map amendment from two 

separate existing “PC” Planned Commercial Districts to one new consolidated “PC” Planned 

Commercial District for the approximately twenty-two (22) acre subject site.  The subject site 

spans two current commercial subdivisions, US Ice Sports Complex and Valley Gates.  Currently, 

it is partially occupied by the Hardee’s Iceplex and partially vacant.  As described in the attached 

Narrative Statement, the developer’s intention is to develop the subject site for an entertainment 

complex including a golf driving-range, restaurant, bar, meeting space, and game area.  City land 

use terms that would cover all of these proposed activities are included in the applicant’s list of 

requested uses which is attached to this report.  In addition to the activities listed above, the 

applicant is requesting fifty-five (55) total uses which will be discussed further later in this report. 

  

The proposed Preliminary Plan features a three-level building in a crescent shape located 

approximately in the middle of the subject site.  The proposed building is flanked by proposed 

parking on the west and the proposed “outfield” of the driving range on the east.  The “outfield” 

will be discussed in more detail later in this report but is proposed to be enclosed by a stainless 

steel mesh net supported by poles ranging from 90 feet to 170 feet in height.  The site is proposed 

to be accessed from North Outer 40 Road via a single access point located in the same location as 

the existing access for Hardee’s Iceplex. 

 

 

 

 

 

 

 

  IV. A.  

http://www.chesterfield.mo.us/
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Site History 
As previously mentioned, the site contains some vacant land (Valley Gates Subdivision) as well 

as the Hardee’s Iceplex.   The history of these two portions will be addressed separately.   

 

Hardees Iceplex 

This portion of the site is approximately 14.5 acres and is currently zoned “PC” Planned 

Commercial governed by Ordinance 1564.  Prior to this zoning, the site was zoned “NU” Non-

Urban but had also been approved for a Conditional Use Permit (CUP #13) in 1993 for the 

operation of an indoor ice arena, sports pro shop, snack bar, game room, ancillary seating facilities, 

and offices. A Site Plan was then approved in 1994 for a proposed 76,320 square foot building 

with the original building being constructed in 1995.  CUP #13 was amended in 1996 to allow for 

the increase in maximum gross floor area from 100,000 square feet to 110,000 square feet to allow 

for an addition onto the existing building which was later constructed. 

 

Valley Gates Subdivision 

This portion of the site is approximately 7.7 acres and is currently vacant.  The City originally 

approved a change of zoning from an “NU” Non-Urban designation to a “PC” Planned 

Commercial designation of this property in 2005 which allowed for a number of recreational, 

retail, and other commercial uses.  The site went through two subsequent amendments for various 

development standards including, but not limited to, building height and setbacks, which has 

resulted in the current site-specific ordinance for the site, Ordinance 2570. 

 

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: The Monarch-Chesterfield Levee is located directly north of the subject site with 

“FPNU” Floodplain Non-Urban property north of the levee currently being used for the 

stockpiling of dirt. 

South: The subject site is bordered by North Outer 40 Road and Interstate 64 to the south. 

East: The property to the east is a combination of “AG” Agricultural and “NU” Non-Urban 

zoned property currently being used for agricultural operations including a plant nursery 

under an active Conditional Use Permit. 

West: The property directly to the west is Taubman Prestige Outlets and is currently zoned 

“PC” Planned Commercial. 
 

http://www.chesterfield.mo.us/webcontent/ordinances/1999/ord1564.pdf
http://www.chesterfield.mo.us/webcontent/ordinances/2009/ord2570.pdf
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Figure 1. Aerial Photo 

 

Comprehensive Plan Analysis 

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 Land Use Plan as seen in Figure 2 on the next 

page.  The Comprehensive Plan defines Mixed Commercial Use as an area where “Appropriate uses 

in this designation would be retail and office”.  The list of requested uses are all consistent with the 

City’s Land Use Plan.  Additionally, the Comprehensive Plan contains the following policies which 

apply to this development and will be included in Staff’s review of the proposal discussed later in 

this report. 

 

 7.2.6 Cross-Access Circulation: Cross-access is encouraged for both vehicular 

and pedestrian connections in all new developments.   

 7.2.9 Access Management: The placement of driveways should be controlled to 

maintain the safety and efficiency of roadways. 
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Figure 2. Land Use Plan 

 

Staff Analysis 

Requested Uses 

The petitioner’s list of requested uses, found in the attached Narrative Statement, consists of a 

variety of civic, recreational, office, commercial, service, and educational uses that are available 

for request in the “PC” Planned Commercial district.  Although the operation described in the 

narrative statement would be permitted under the combination of a handful of these uses, the 

petitioner is requesting a larger list of fifty-five (55) uses.  The only use identified by Staff as an 

incompatible use is the “Vocational school with outdoor training” use as this is only permitted in 

locations west of Long Road according to the Unified Development Code (UDC).  Staff notified 

the petitioner of this, and the applicant has since notified Staff that they are removing this from 

their request.  Staff has reviewed the remaining requested uses and finds that they are all 

compatible with the Comprehensive Plan and the existing surrounding land use patterns. 

 

Maximum Structure Height 

The discussion of structure height will be divided into separate discussions of the main building 

and the poles and netting that line the perimeter of the driving range outfield.   

 

The Preliminary Plan and Project Narrative describe one, three-story building including an open 

terrace on part of the third level.  The applicant has clarified that the maximum height of the 

building, inclusive of the parapet and other similar features, rooftop equipment, and outfield 

lighting will be sixty (60 feet).  This structure height is an increase from the two existing 

ordinances which both permit a maximum of forty-five (45) feet; however the restrictions on the 

adjacent Taubman Prestige Outlets has a maximum height of forty-five (45) feet but allows 

architectural features up to a height of sixty (60) feet.  Additionally, Chesterfield Blue Valley, 

which is located at the other end of the Chesterfield Valley but still along the Interstate 64 corridor, 
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is permitted a maximum structure height of sixty-five (65) feet with the exception of three parcels 

which can be built at seventy-five (75) feet.  Staff finds that this request is reasonable for the 

location of the subject site.    

 

As noted in the applicant’s narrative, the netting and support poles required to contain the driving 

range activities will have a height of ninety (90) feet near the building and one-hundred and 

seventy (170) feet at the end of the outfield.  These heights are obviously much greater than any 

surrounding use; however, the applicant has indicated that the netting is considered to be a 

transparent stainless steel mesh and the poles would be painted a gray/blue color to match the sky.  

Staff believes that with proper restrictions to assist in camouflaging these features, the visual 

impact of the increased height can be mitigated. 

 

Trail Access 

The current Hardee’s Iceplex property includes an easement with trail access, parking, and related 

improvements that are currently available to the public.  Staff requested that the applicant address 

the relocation of this access and a new location has now been included on the preliminary plan.  

Easements and other measures necessary to preserve the trail access rights will be required by 

Staff.  The exact design of this relocated access will be addressed during the Site Development 

Plan process; however, Staff will continue to evaluate this item and ensure that all necessary 

coordination occurs to preserve proper access to the Monarch Levee Trail.   

 

Cross Access 
As previously mentioned, the proposed Preliminary Plan includes one dedicated entrance to the 

site from North Outer 40 Road which is in the same location as the existing Hardee’s Iceplex 

entrance.  The applicant has not indicated cross access on the currently proposed Preliminary Plan; 

however Staff recommends that cross access be considered by Planning Commission to the 

adjacent sites to both the east and west.  The current configuration of the proposal would 

accommodate cross access to the west; however, the current building placement appears to restrict 

cross access through the site to the east.   

 

Hours of Operation 

As noted in the Narrative Statement, the applicant states that their Hours of Operation are proposed 

to be from 9 a.m. to 2 a.m. seven days a week.  Throughout the Chesterfield Valley, there are 

many developments that have restricted hours for retail sales.  The adjacent Taubman Prestige 

Outlets has hours of operation for retail sales restricted to 6 a.m. to midnight.   Of the land uses 

needed to accommodate the specific Topgolf user described in the Narrative Statement, none of 

these would be considered retail sales.  However, because the applicant is requesting a larger list 

of requested uses, including many retail sales uses, Staff recommends that similarly restricted 

hours of operation for retail sales be placed on the subject site. 
 

A Public Hearing further addressing this request will be held at the Monday, June 27, 2016, City 

of Chesterfield Planning Commission meeting.  Attached please find a copy of the Public Hearing 

Notice, Narrative Statement, and Preliminary Plan.  Additionally, you will find copies of the 

current governing ordinances attached to this report which can also be found at the following 

locations on the city’s website: 

http://www.chesterfield.mo.us/webcontent/ordinances/1999/ord1564.pdf 

 

http://www.chesterfield.mo.us/webcontent/ordinances/2009/ord2570.pdf  

http://www.chesterfield.mo.us/webcontent/ordinances/1999/ord1564.pdf
http://www.chesterfield.mo.us/webcontent/ordinances/2009/ord2570.pdf
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Attachments 

1. Ordinance 1564 

2. Ordinance 2570 

3. Public Hearing Notice 

4. Applicant’s Narrative Statement 

5. Preliminary Plan 

6. Tree Stand Delineation 
 

cc:      Aimee Nassif, Planning and Development Services Director 



ORDINANCE NO. /j-b f 
AN ORDINANCE AMENDING THE ZONING ORDINANCE OF THE CITY 

OF CHESTERFIELD BY CHANGING THE BOUNDRIES OF AN "NU" NON
URBAN DISTRICT WITH A CONDITIONAL USE PERMIT (CUP) TO "PC" 

PLANNED COMMERCIAL DISTRICT FOR A 14.5 ACRE TRACT OF LAND 
LOCATED ON THE NORTH SIDE OF NORTH OUTER FORTY, 

APPROXIMATELY 3,700 FEET EAST OF THE INTERSECTION OF BOONES 
CROSSING AND NORTH OUTER FORTY (P.Z. 20-1999 U.S. ICE SPORTS 

COMPLEX ). 

WHEREAS, the petitioner, U.S. Ice Sports, requested a change in zoning from 
"NU" Non-Urban District with a Conditional Use Pennit (CUP) to "PC" Planned 
Commercial District for a 14.5 acres tract of land located on the north side of North Outer 
Forty, approximately 3,700 feet east of the intersection of Boones Crossing and North Outer 
Forty; and, 

WHEREAS, the Department of Planning recommended approval of the request; 
and, 

WHEREAS, the Planning Commission, having considered said request, 
recommends approval of the rezoning from "NU" Non-Urban District with a Conditional 
Use Pennit (CUP) to "PC" Planned Commercial District subject to conditions contained in 
Attachment A, and have fotWarded same to the City Council of the City of Chesterfield. 

NOW THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF 
THE CITY OF CHESTERFIELD, ST. LOUIS COUNTY, MISSOURI, AS 
FOLLOWS: 

Sectionl. The City of Chesterfield Zoning Ordinance and the Official Zoning 
District Maps, which are part thereof, are hereby amended by transferring from the "NU" 
Non-Urban District with a Conditional Use Pennit (CUP) to the "PC" Planned Commercial 
District a 14.5 acre tract of land located on the north side of North Outer Forty, 
approximately 3,700 feet east of the intersection of Boones Crossing and North Outer Forty 
in the City of Chesterfield described as follows: 

· 

"NU" with a "CUP" to 'PC" 14.5 acres 
See Exhibit 1 attached hereto. 

Section 2. The preliminaty approval, pursuant to the City of Chesterfield 
Zoning Ordinance is granted, subject to all of the ordinances, rules and regulations and the 
specific conditions as recommended by the Planning Commission in its recommendations to 



the City Council which are set out in Attachment "A" which is attached hereto and made a 
part hereof. 

Section 3. The City Council, pursuant to the petition ftled by U.S. Ice Sports 
Complex, L.C., in P .z. 20-1999, requested the amendment embodied in this ordinance, and 
pursuant to the recommendations of the City of Chesterfield Planning Commission that said 
petition be granted and after public hearing, held by the Planning Commission on the 23rd 

day of August, 1999, does hereby adopt this ordinance pursuant to the power granted to the 
City of Chesterfield under Chapter 89 of the Revised Statutes of the State of Missouri 
authorizing the City Council to exercise legislative power pertaining to planning and zoning. 

Section 4. This ordinance and the requirements thereof are exempt from the 
warning and summons for violations as set out in Section 1003.410 of the Zoning Ordinance 
of the City of Chesterfield. 

Section 5. This ordinance shall be in full force and effect from and after its 
passage and approval. 

Passed and approved this t f '1ay of &ow Melt 1 , 1999. 

ATIEST: 

·] 

clkc'fiiR d J/)£ au/ 
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Exhibit I 

DESCRIPTION OF PROPERTY 

The Metes and Bounds description is to be typed SINGLE SPACE WITHIN THE GUIDE 
LINES BELOW. CLOSE LEGAL DESCRIPTION WlTII ACREAGE TO TIIE 
NEAREST TENTI-i OF AN ·AC::RE. If more space is needed use additional sheets. 

�---------------···--·-···--··-· 

l 

I 
I _ 

A tract of land being part of Lots 5 and 6 of the James Long Estate, 
, according to the Plat attached to the deed recorded in Deed Book 445, 
� 

Page 354 of the City of St. Louis (former County) Records, in U.S. Survey 
� 2031, Township 45 North, R ange 4 East, City of Chesterfield, St. Louis 

i County. Missouri and further described as follows: 
� 
l 

i 
i 
� 
� 

-Beginning at the intersection of the West line of said Lot 5 with the 
North line of U.S. Highway 40, per Deed Book 6343, page 868 of the St. 

! 
� � 

Louis County records, said point being 190 feet North of the center line of 
said highway; thence along the West line of said Lot 5 North 1 o 00' 00" 
East 288.52 feet to a point in the South line of a tract of land conveyed to 
Wayne D. and Ruthann E. Haynes per Deed Book 9054, page 2041 of the l 
St. Louis County Records; thence along said South line of said Haynes 

i tract the following: North 66° 15' 54" East, 42.84 feet, North 52° 18' 53" 
! East, 83.69 feet, North 42° 59' 19" East, 119.08 feet, North 38° 04' 08" 

i East, 130.29 feet, North 49° 54' 52"
. East, 128.51 feet, North 84 o 06' 38" 

\ East, 44.91, South ·a7o 36' 50" East, 188.72 feet South 87° 34' 39" East \ 209.16 feet and North 87° 03' 05" East, 260.46 feet to a point; thence 

� South so 17' 12" West, 726.78 feet to a point in the North line of U.s.· 

� Highway 40, said point being 190 feet. North of the center line of U.S. 

� Highway 40; thence along the North �ine of U.S. Highway 40, North 84 o 

t 42' 48" West, 1 ,010.00 feet to the point of beginning and containing 14.5 
\ acres. 

i 
< 

i 

I 
l 

i 

L \ . 
·--·-··-·-·-···-··-··-·-·---·-···--·-·····--·-·-·--·----------------

�-------··---··· 



Planning & Zoning Committee 
p .z. 20-1999 

October 7, 1999 

1. PERMITTED USES 

• Arenas and stadiums 

U.S. Ice Sports Complex 

ATTACHMENT A 

• Auditoriums, churches, clubs, lodges, meeting rooms, libraries, reading rooms, 
theaters, or any other facility for public assembly 

• Medical and dental offices 
• Recreational facilities, indoor and illuminated outdoor facilities, including swimming 

pools, golf courses, golf practice driving ranges, tennis courts, and gymnasiums, and 
indoor theaters, including drive-in theaters 

• Stores, shops, markets, service facilities, and automatic vending facilities in which 
goods or services of any kind are being offered for sale or hire to the general public 
on the premises 

· • Associated work and storage areas required by a business, firm or service to carry on 
business operations 

• Permitted signs (see section 1003.168 "sign regulations"), except no outdoor 
advertising signs shall be permitted. 

• Parking areas, including garages, for automobiles, but not including any sales of 
automobiles, or the storage of wrecked or otherwise damaged and immobilized 
automotive vehicles for a period in excess of seventy-two (72) hours 

• Or any other uses permitted by the Zoning Ordinance after further public hearing. 

2. BUILDING AREA AND HEIGHT REQUIREMENTS 

a. The above specified uses shall be accommodated within one maximum 
structure, maximum height forty-five (45) feet, not to exceed 110,000 
square feet in gross floor area. 

3. SITE DEVELOPMENT PLAN SUBMITTAL 

Within eighteen (18) months of the effective date of approval of the preliminary 
development plan by the City of Chesterfield and prior to any site preparation or 
construction, the petitioner shall submit to the City of Chesterfield for its review 
and approval a Site Development Plan. Where due cause is shown by the 
developer, this time interval may be extended through appeal to, and approval, by 
the Planning Commission. Said Site Development Plan shall include, but not be 
limited to, the following: 
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a. A general development plan, including basic arrangement of structures 
and roadway right-of-way. 

b. The location and size, including height of all proposed buildings. 

c. Building and parking setbacks. 

d. Parking calculations. 

e. The design, location and size of all parking, light standards, fencing, 
retaining walls, freestanding signs, trash enclosures, sidewalks, 
handicapped ramps and flag polls. 

f. Curb cut locations. 

g. Existing and proposed contours at two (2) foot intervals. 

h. A landscape plan including, but not limited to the location, stze and 
general type of all plants and other materials to be used. 

1. Preliminary plan for sanitary and stormwater facilities. 

J. All other preliminary plat requirements. 

4. SITE DEVELOPMENT PLAN DESIGN CRITERIA 

The above Site Development Plan shall adhere to the following specific design 
criteria: 

Structure Setbacks 

a. No structure shall be located within the following setbacks: 

(1) Fifty (50) feet of the road right-of-way along North Outer Forty 
Road and the proposed Chesterfield Valley Spur (Highway 109 
extension). 

(2) Twenty (20) feet of all other limits of this "PC" Planned 
Commercial District. 
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b. All parking requirements shall be in accordance with Section 1003.165 
Off Street Parking Regulations of the Zoning Ordinance of the City of 
Chesterfield. All driveways and parking access shall be paved. 

c. Parking, circulation and other applicable site design features shall comply 
with the City of Chesterfield Zoning Ordinance. 

Access 

d. Access to this development from North Outer Forty Road shall be as 
directed by the Missouri Highway and Transportation Department, St. 
Louis County Department of Highways and Traffic and the City of 
Chesterfield. 

Road Improvements and Sidewalks 

e. Conform to the requirements of the Missouri Department of Highways and 
Transportation regarding North Outer Forty Drive, including resurfacing 
of the roadway in front of the site. 

f. The developer shall be required to dedicate (at no cost) upon demand by 
the City of Chesterfield or St. Louis County, the necessary right-of-way, 
easements and temporary slope construction licenses for the Chesterfield 
Valley Spur located along the north property line of the subject 
development as directed by the Department of Highways and Traffic. 

Lighting Requirements 

g. Light standards within the "PC" district shall not exceed twenty-five (25) 
feet in height in the parking areas. The location, type and height of all 
other outdoor lighting shall be as approved by the Planning Commission 
on the Site Development Plan. No illumination source shall be so situated 
as to cast light on adjacent properties. 

Sign Requirements 

h. Sign regulations for this development shall be in accordance with the 
"PC" Planned Commercial District, as specified in Section 1003.168 Sign 
Regulations of the City of Chesterfield Zoning Ordinance, except no 
outdoor advertising signs shall be permitted. 
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1. Existing vegetation shall be retained within perimeter setbacks to the 
maximum extent possible. New trees shall be planted on the site's 
perimeter as approved by the Planning Commission on the Site 
Development Plan. 

J. Building and parking setbacks and curb islands at the ends of parking rows 
shall be adequately landscaped as approved by the Planning Commission 
on the Site Development Plan. 

k. All new landscaping materials shall meet the following criteria: 

(1) Deciduous trees- two and one-half (2 12) inch minimum caliper. 

(2) Evergreen trees- six ( 6) feet minimum height. 

(3) Shrubs- eighteen (18) inch minimum diameter. 

Miscellaneous Conditions 

1. Exterior trash areas shall be surrounded by a six ( 6) foot high sight proof 
fence in locations as approved by the Planning Commission on the Site 
Development Plan. 

m. Typical building elevations accompanied by sufficient information to 
indicate the material type and color to be used for all facades of the 
buildings shall be submitted to the Planning Commission for review and 
approval prior to the issuance of building permit. 

n. All rooftop and ground mounted mechanical equipment shall be screened. 

5. TRUST FUND CONTRIBUTION 

Note: Per Saint Louis County trust fund contribution will be required upon 
expansion of facility. 

All previous conditions included in Conditional Use Permit Number 13 should be 
included in this new petition with the following condition added. 

1. The developer shall contribute to the Chesterfield Valley Trust Fund (No. 
556). This fund was created for roadway improvements, storm water 
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improvements, sanitary sewer facilities and water main improvements tn the 
Chesterfield Valley area. 

The trust fund contributions consist of four components representing the 
improvement categories. 

a) The roadway improvement contribution is based on land and building use. 
The roadway contributions are necessary to help defray the cost of 
engineering, right-of-way acquisition and major roadway construction in 
accordance with the Chesterfield Valley Road Improvement Plan on file 
with the Saint Louis County Department of Highways and Traffic. The 
amount of the developer's contribution to this fund shall be computed on 
the basis of the following: 

Type of Development 
Commercial 
Parking 

Required Contribution 
$ 1.60/sq. ft. 
$ 3,856.46/acre 

If the type of development proposed differ from those listed, rates shall be 
provided by the Saint Louis County Department of Highways and Traffic, 
Where more than one land use type is proposed and each land use type 
constitutes thirty-five (35) percent or more of the gross building area, the 
applicable road improvement contribution shall be determined considering 
each land use exceeding thirty-five percent as approved on the Site 
Development Plan. 

Credits for roadway improvements will be awarded as directed by the 
Saint Louis County Department of Highways and Traffic. Any portion of 
the roadway improvement contribution which remains, following 
completion of road improvements required by the development, shall be 
retained in the trust fund. 

The roadway improvement contributions shall be deposited with the Saint 
Louis County Department of Highways and Traffic, The deposit shall be 
made prior to the issuance of a Special Use Permit by Saint Louis County 
Department of Highways and Traffic. Funds shall be payable to 
"Treasurer, Saint Louis County". 

b. The primary water line contribution is based on gross acreage of the 
development land area. The Contribution shall be a sum of $509.05 per 
acre for the total area as approved on the Site Development Plan to be 
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used solely to help defray the cost of constructing the primary water line 
serving the Chesterfield Valley area. 

The primary waterline contributions shall be deposited with the Saint 
Louis County Department of Highways and Traffic. The deposit shall be 
made prior to approval of the Site Development Plan unless otherwise 
directed by the Saint Louis County Department of Highways and Traffic, 
Funds shall be payable to "Treasurer, Saint Louis County". 

c. The storm water contribution is based on gross acreage of the development 
land area. These funds are necessary to help defray the cost of engineering 
and constructing improvements for the collection and disposal of 
storm water from the Chesterfield Valley in accordance with the Master 
Plan on file with the City of Chesterfield and Saint Louis County. The 
amount of the stormwater contribution will be computed on the basis of 
$1,606.38 per acre for the total area as approved on the Site Development 
Plan. 

d. The sanitary sewer contribution is collected as the Caulks Creek impact 
fee. The sanitary sewer contributions within the Chesterfield Valley area 
shall be deposited with the Metropolitan Saint Louis Sewer District as 
required by the District. 

The amount of this required contribution for the roadway, storm water and 
primary waterline improvements, if not submitted by January 1 2000, shall 
be adjusted on that day and on the first day of January in each succeeding 
year thereafter in accord with the construction cost index as determined by 
the Saint Louis County Department of Highways and Traffic. 

6. VERIFICATIONS PRIOR TO APPROVAL 

Prior to approval of the Site Development Plan, the developer shall: 

Storm water 

a. Submit to the Department of Planning a preliminary engineering plan 
approved by the Department of Public Works, indicating that adequate 
handling of storm water drainage is provided. 

( 1) The developer is required to provide adequate storm water systems 
in accordance with the City of Chesterfield, Metropolitan St. Louis 
Sewer District and St. Louis County and in accordance with the 
Master Plan for Management of Stormwater within the 
Chesterfield Valley. 
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(2) All stormwater shall be discharged at an adequate natural 
discharge point by means of bleeder ditches and/or construction of 

(3) portions of the main channel as outlined in the Chesterfield Valley 
Master Drainage Plan or by other means that may be approved by 
the Department of Highways and Traffic and the City of 
Chesterfield. This may require extensive off-site storm sewer ditch 
work and appropriate easements. 

(4) A portion of the "Booker Ditch" running parallel to Highway 40/1-
64, in accordance with the Chesterfield (Booker) Master Drainage 
Plan for the Chesterfield Valley will have to be constructed. 
Provide positive drainage for these improvements. 

Roadway Improvements and Curb Cuts 

b. Provide verification of approval by the Missouri Highway and 
Transportation Department of the location of any proposed curb cut. 

c. Utility companies may require compensation for relocation of their utility 
facilities within public right-of-way. The developer should also be aware 
of extensive delays in utility company relocation and adjustments will not 
constitute a cause to allow occupancy prior to completion of road 
improvements. 

Geotechnical Report 

d. Provide a geotechnical report, as required by the Department of Public 
Works, to be prepared by a professional engineer licensed in the State of 
Missouri. Said report shall verify the adaptability of grading and proposed 
improvements with soil and geologic conditions. A statement of 
compliance, signed by the Geotechnical Engineer preparing the report, 
shall be included on all Site Development Plans. 

Sanitary Sewers 

e. Provide verification of approval by M.S.D. for adequate handling of 
sanitary sewage. 

7. RECORDING 

Prior to the issuance of a building permit, the developer shall record a copy of the 
approved permit and legal description for the tract, with the St. Louis County 
Recorder of Deeds. 
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Subsequent to approval of Site Development Plan, and prior to issuance of any 
foundation or building permits, the following requirements shall be met. 

Notification 

a. Prior to the issuance of foundation or building permits, all approvals from 
the Department of Public Works, Missouri Highway and Transportation 
Department, the Metropolitan St. Louis Sewer District and the 
Chesterfield Fire Protection District must be received by the Department 
of Planning. 

b. If required landscaping is in excess of $1000.00, the developer shall 
furnish a two (2) year bond or escrow sufficient in the amount to 
guarantee the installation of all landscaping required on the Site 
Development Plan. Said bond or escrow shall be based on costs 
determined by a plant nursery and approved by the department of 
Planning. Prior to release of the Landscape escrow or bond, a two (2) year 
Landscape Maintenance Bond or Escrow, sufficient in amount to 
guarantee the replacement of landscaping, shall be furnished. Said bond 
or escrow shall be assessed on costs determined by a plant nursery and 
approved by the Department of Planning. 

9. VERIFICATION PRIOR TO OCCUPANCY PERMIT 

Road improvements, right-of-way dedication and easement dedications shall be 
completed prior to the issuance of an occupancy permit. The delays due to utility 
relocation or adjustments will not constitute a cause to allow occupancy prior to 
completion of road improvements. 

10. GENERAL DEVELOPMENT CONDITIONS 

a. A grading permit is required prior to any grading on the site. No change 
in watersheds shall be permitted. Interim stormwater drainage control in 
the form of siltation control measures is required. 

b. This development may require an NPDES permit. NPDES permits are 
applicable to construction activity that disturb five (5) or more acres. The 
developer will have to provide the City of Chesterfield with a copy of this 
permit application, if applicable. 

c. As directed by the Chesterfield Fire Protection District the placement of 
additional fire hydrants will be required. A fire sprinkler system for the 
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structure may be required. 

d. A Flood Plain Development Permit will be required by the City of 
Chesterfield. 
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e. If cut and fill operation occur during a season not favorable for immediate 
establishment of a permanent ground cover, a fast germinating annual 
such as rye grasses or sudan grasses shall be utilized to retard erosion, if 
adequate stormwater detention and erosion control devises have not been 
provided. 

f. Additional land and/or widening, pavement thickness, drainage facilities, 
granular base, traffic control devices, and other improvements may be 
required to accommodate heavy traffic volumes, unsuitable soil conditions 
steep grades or other conditions not apparent at this time. 

g. Provide adequate temporary off-street parking for construction employees. 
Parking on non-surfaced areas shall be prohibited in order to eliminate the 
condition whereby mud from construction and employee vehicles is 
tracked on to the pavement causing hazardous roadway and driving 
conditions. 

h. The Zoning Enforcement Officer of the City of Chesterfield, Missouri, 
shall enforce the conditions of this permit in accord with the Site 
Development Plan approved by the Planning Commission. 

1. Failure to comply with any or all the conditions of this permit shall be 
adequate cause for revocation of permits issued by the City of Chesterfield 
Departments or Commissions. 



BILL NO. 2747 ORDINANCE NO. ;< 5'70 

AN ORDINANCE REPEALING ORDINANCE 2377 OF THE CITY OF CHESTERFIELD 
AND ESTABLISHING A NEW ORDINANCE CHANGING THE PARKING SETBACKS AS 

THEY RELATE TO THE NORTHERN BOUNDARY OF THIS "PC" PLANNED 
COMMERCIAL DISTRICT AND INTERNAL STREETS FOR A 7.698 ACRE TRACT OF 
LAND LOCATED NORTH OF US HIGHWAY 40 AND EAST OF BOONES CROSSING 
[P.Z. 07-2008 Valley Gates Subdivision (Summit Outer 40 Investors, LLC)] 

WHEREAS, Summit Outer 40 Investors, LLC has requested an ordinance 
amendment to City of Chesterfield Ordinance 2377 to revise the parking setbacks in a "PC" 
Planned Commercial District for a 7.698 acre tract of land north of US Highway 40 and east 
of Boones Crossing; and, 

WHEREAS, a Public Hearing was held before the Planning Commission on January 
12, 2009; and, 

WHEREAS, the Planning Commission, having considered said request, recommended 
approval of the ordinance amendment; and, 

WHEREAS, the City Council, having considered said request voted to approve the 
rezoning request with an amendment granting automatic City Council power of review. 

NOW THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
CHESTERFIELD, ST. LOUIS COUNTY, MISSOURI, AS FOLLOWS: 

Section 1. City of Chesterfield Ordinance 2377 is hereby repealed and a new 
ordinance is established in their place to the conditions incorporated into the Attachment A, 
which is attached hereto and made a part hereof. A description of the property is as follows: 

A tract of land in part of Lots 6 and 7 of the James Long Estate, according to 
the plat attached to deed recorded in Book 445 page 354 of the records of City 
(former County) of St. Louis in U/S/ Survey 2031, Township 45 North, Range 4 
East, St. Louis County, Missouri and being more particularly described as 
follows: 

Commencing at a point on the North line of North Outer Forty Road at the 
West line of Lot 5 said Long Estate; thence along the North lone of said North 
Outer Forty Road, South 84 degrees 42 minutes 48 seconds East, 1010.00 feet 
to the POINT OF BEGINNING of the herein described tract of land; thence 
leaving the North line of said North Outer Forty Road, North 5 degrees 17 
minutes 12 seconds East, 726.78 feet to a point on the South line of a tract of 
land conveyed to Wayne and Ruthann Haynes by deed recorded in Book 9054 
Page 2041 of the St. Louis County Records; thence along the South line of said 
Haynes tract the following courses and distances, North 87 degrees 03 minutes 
OS seconds East, 92.38 feet; South 89 degrees 14 minutes 33 seconds East, 
277.05 feet and South 79 degrees 19 minutes 54 seconds East 24.29 feet to a 
point on the West line of a tract of land of land conveyed to Edmund P. 
Andreas by deed recorded in Book 127 Page 498 of the St. Louis County 



Records; thence along the West line of said Andreas Tract, South 02 degrees 
58 minutes 00 seconds West, 775.95 feet to a point on the North line of said 
North Outer Forty Road; thence along the North line of said North Outer Forty 
Road, along the arc of a curve to the left having a radius of 3,054.79 feet, an 
arc distance of 225.22 feet, to a point of tangency; and North 84 degrees 42 
minutes 48 seconds West, 278.11 feet to the POINT OF BEGINNING and 
containing 335,316 square feet or 7.698 acres more of less according to 
calculation performed by Stock and Associates Consulting Engineers, Inc. on 
January 6, 2004. 

Section 2. The preliminary approval, pursuant to the City of Chesterfield Zoning 
Ordinance is granted, subject to all of the ordinances, rules and regulations and the specific 
conditions as recommended by the Planning Commission in its recommendations to the City 
Council, which are set out in the Attachment "A", which is attached hereto and, made a part 
of. 

Section 3. The City Council, pursuant to the petition filed by Summit Outer 40 
Investors, LLC, in P.Z.07-2008, requesting the amendment embodied in this ordinance, and 
pursuant to the recommendations of the City of Chesterfield Planning Commission that said 
petition be granted and after public hearing, held by the Planning Commission on the 12th 
day of January, 2009, does hereby adopt this ordinance pursuant to the power granted to 
the City of Chesterfield under Chapter 89 of the Revised Statutes of the State of Missouri 
authorizing the City Council to exercise legislative power pertaining to planning and zoning. 

Section 4. This ordinance and the requirements thereof are exempt from the 
warning and summons for violations as set out in Section 1003.410 of the Zoning Ordinance 
of the City of Chesterfield. 

Section 5. This ordinance shall be in full force and effect from and after its passage 
and approval. . 

;)J�} 0, L hl1 I. J ,_ 

Passed and approved this day of ,jlp'1t1 rvUJJ V , 2009. 

FIRST READING HELD: 09/09/2009 
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All provisions of the City of Chesterfield City Code shall apply to this 
development except as specifically modified herein. 

I. SPECIFIC CRITERIA 

A. PERMITTED USES 

1. The uses allowed in this "PC" District shall be: 

a. Arenas and stadiums. 

b. Associated work and storage areas required by a business, 
firm, or service to carry on business operations. 

c. Auditoriums, churches, clubs, lodges, meeting rooms, libraries, 
reading rooms, theaters, or any other facility for public 
assembly. 

d. Child care centers, nursery schools, and day nurseries. 

e. Colleges and universities. 

f. Financial institutions. 

g. Hospitals. 

h. Hotels and motels. 

i. Medical and dental offices. 

j. Offices or office buildings. 

k. Recreational facilities, indoor and illuminated outdoor facilities, 
including swimming pools, golf courses, golf practice driving 
ranges, tennis courts, and gymnasiums, and indoor theaters, 
including drive-in theaters. 

I. Research facilities, professional and scientific laboratories, 
including photographic processing laboratories used in 
conjunction therewith. 

m. Restaurants, fast food. (No drive-thru) 

n. Restaurants, sit down. 



Planning Commission August 10, 2009 
City Council September 9, 2009 
City Council September 21, 2009 

P.Z. 07-2008 Valley Gates Subdivision 
Page 2 

o. Schools for business, professional or technical training, but not 
including outdoor areas for driving or heavy equipment 
training. 

p. Stores, shops, markets, service facilities, and automatic 
vending facilities in which goods or services of any kind, 
including indoor sale of motor vehicles, are being offered for 
sale or hire to the general public on the premises. 

2. HOURS OF OPERATION. 

a. Hours of operation for this "PC" Planned Commercial District 
shall not be restricted. 

B. FLOOR AREA, HEIGHT, BUILDING AND PARKING STRUCTURE 
REQUIREMENTS 

1. HEIGHT 

a. The maximum height of retail buildings, exclusive of roof 
screening, shall not exceed two (2) stories. 

b. The maximum height of all other buildings, exclusive of roof 
screening, shall not exceed forty five ( 45) feet. 

2. BUILDING REQUIREMENTS 

a. A minimum of forty percent (40%) open space is required for 
this development. 

C. SETBACKS 

1. STRUCTURE SETBACKS 
No building or structure, other than: a freestanding project 
identification sign, boundary and retaining walls, light standards, 
flag poles or fences will be located within the following setbacks: 

a. One hundred and twenty feet (120) from the new right-of- way 
of North Outer Forty. 

b. Nineteen (19) feet from the eastern boundary of the "PC" 
District. 

c. Twenty five (25) feet from the western boundary of the "PC" 
District. 
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d. Two hundred (200) feet from the northern boundary of the 
"PC" District. 

2. PARKING SETBACKS 

a. No parking stall1 loading space/ internal driveway/ or roadway/ 
except points of ingress or egress/ will be located within the 
following setbacks: 

i. Thirty (30) feet from the right-of-way of North Outer 
Forty Road. 

ii. Nineteen (19) feet from the eastern boundary of this 
development. 

iii. Twenty five (25) feet from the western boundary of the 
"PC" District. 

iv. Sixty (60) feet from the northern boundary of the "PC" 
District. 

v. Ten (10) feet from internal property lines/ with the 
exception of shared driveways. 

vi. Ten (10) feet from the principal internal street. 

D. PARKING AND LOADING REQUIREMENTS 

1. Parking and loading spaces for this development will be as required 
in the City of Chesterfield Code. 

2. Construction Parking 

a. The streets surrounding this development and any street used 
for construction access thereto shall be cleaned throughout 
the day. The developer shall keep the road clear of mud and 
debris at all times. 

· b. Provide adequate off-street stabilized parking area(s) for 
construction employees and a washdown station for 
construction vehicles entering and leaving the site in order to 
eliminate the condition whereby mud from construction and 
employee vehicles is tracked onto the pavement causing 
hazardous roadway and driving conditions. 

3. Parking lots shall not be used as streets. 
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1. The developer shall adhere to the Tree Preservation and Landscape 
Requirements of the City of Chesterfield. 

2. Since landscaping is not permitted in the underseepage berm area, 
landscape provisions for said area, including but not exclusive to 
landscaped parking islands and perimeter landscaping requirements 
will not be required to adhere to the Tree Preservation and 
Landscape Requirements of the City of Chesterfield. Landscaping 
plans will include additional landscaping provisions in the front 
portion of the building area which will buffer the lack of 
landscaping in the rear of the property. The landscape features 
may include but not be limited to water features, brick planters and 
outdoor artwork. 

F. SIGN REQUIREMENTS 

1. Signs shall be permitted in accordance with the regulations of the 
City of Chesterfield Code or a Sign Package may be submitted for 
the planned district. Sign Packages shall adhere to the City Code 
and are reviewed and approved by the City of Chesterfield Planning 
Commission. 

2. Ornamental Entrance Monument construction, if proposed, shall be 
reviewed by the City of Chesterfield, and/or the St. Louis County 
Department of Highways and Traffic, for sight distance 
considerations prior to installation or construction. 

G. LIGHT REQUIREMENTS 

1. Provide a lighting plan and cut sheet in accordance with the City of 
Chesterfield Code. 

H. ARCHITECTURAL 

1. The developer shall submit architectural elevations, including but 
not limited to, colored renderings and building materials. 
Architectural information is to be reviewed by the Architectural 
Review Board and the Planning Commission. 

2. Building facades should be articulated by using color, arrangement 
or change in materials to emphasize the facade elements. The 
planes of the exterior walls may be varied in height, depth or 
direction. Extremely long facades shall be designed with sufficient 
building articulation and landscaping to avoid a monotonous or 
overpowering appearance. 
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3. Trash enclosures: The location, material, and elevation of any trash 
enclosures will be as approved by the Planning Commission on the 
Site Development Plan. All exterior trash areas will be enclosed 
with a six (6) foot high sight-proof enclosure complimented by 
adequate landscaping approved by the Planning Commission on the 
Site Development Plan. 

4. Mechanical equipment will be adequately screened by roofing or 
other material as approved by the Planning Commission. 

I. ACCESS/ACCESS MANAGEMENT 

J. 

1. Provide cross access easements or other appropriate legal 
instruments guaranteeing permanent access to adjacent properties 
as directed by the City of Chesterfield. 

2. Direct access to the North Outer Forty Road shall be as approved 
by MoDOT and the City of Chesterfield. 

3. The centerline of the single entrance onto the North Outer Forty 
Road shall be located no closer than two hundred and twenty (220) 
feet from the western property line, or as directed by the City of 
Chesterfield and MoDOT. 

PUBLIC/PRIVATE ROAD 
PEDESTRIAN CIRCULATION 

IMPROVEMENTS, INCLUDING 

1. Provide any additional right-of-way and pavement widening to the 
North Outer Forty Road as required by MoDOT. 

2. Provide a five (5) foot wide sidewalk, conforming to ADA standards, 
parallel to North Outer Forty Road per the Valley Guidelines of the 
Comprehensive Plan and a four (4) foot wide sidewalk conforming 
to ADA standards along both sides of all interior roadways, as 
directed by the City of Chesterfield. The sidewalks shall be 
privately maintained; therefore, no public easements shall be 
required. 

3. Provide a 40 foot right of way with minimum of 10 foot roadway 
improvement, maintenance, utility and sewer easements on both 
sides for all interior roadways. Minimum roadway sections shall 
provide a 26 foot travel way with 7 foot shoulders on both side and 
appurtenant storm drainage facilities as directed by the Department 
of Public Works. 
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1. Provide a traffic study as directed by the City of Chesterfield and/or 
the Missouri Department of Transportation. The scope of the study 
shall include internal and external circulation and may be limited to 
site specific impacts, such as the need for additional lanes, 
entrance configuration, geometries, sight distance, traffic signal 
modifications or other improvements required, as long as the 
density of the proposed development falls within the parameters of 
the City's traffic model. Should the density be other than the 
density assumed in the model, regional issues shall be addressed 
as directed by the City of Chesterfield. 

L. MONARCH-CHESTERFIELD LEVEE DISTRICT 

1. The developer shall dedicate an underseepage berm easement 
adjacent to the existing levee, as directed by the Monarch 
Chesterfield Levee District and the City of Chesterfield's 
Department of Public Works. 

2. Prior to approval of any grading permit or improvement plans for 
development, an under seepage study may be required for 
review/approval as directed by the Monarch Chesterfield Levee 
District, the US Army Corps of Engineers and the City of 
Chesterfield's Department of Planning and Public Works. 

3. No improvements or use that would alter, diminish, damage or 
interfere with the performance of the Monarch Chesterfield Levee 
including seepage berm is permitted. 

4. Any drainage structures or systems, including or not limited to 
under drains, installed for the relief of hydrostatic head or seepage 
water shall be designed, construed, operated, and maintained to 
prevent infiltration of soil/ground loss. 

5. Trees, vegetation and landscaping which have roots which extend 
more than six (6) inches in depth below the ground are not 
permitted in the Permanent Under seepage Berm Easement. 
Buildings and other structures are also not permitted within this 
easement. 

M. RECREATIONAL EASEMENT 

1. An easement, for recreational and trail purposes shall be provided 
for this site as directed by the Monarch Chesterfield Levee District 
and the City of Chesterfield's Department of Planning and Public 
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Works. The easement is anticipated to be located on the crest of 
the levee. 

N. POWER OF REVIEW 

1. The City Council shall have review and provide final approval of the 
site development concept plan and all site development section 
plans for the proposed development subsequent to Planning 
Commission review. 

0. STORMWATER 

1. The site shall provide for the positive drainage of storm water and 
it shall be discharged at an adequate natural discharge point or 
connected to an adequate piped system. 

2. Detention/retention and other storm water quantity and quality 
management measures are to be provided in each watershed as 
required by the City of Chesterfield. The storm water quantity 
management facilities, related to flood and channel protection, 
shall be operational prior to paving of any driveways or parking 
areas in non-residential development or issuance of building 
permits exceeding sixty (60%) of approved dwelling units in each 
plat, watershed or phase of residential developments. The location 
and types of storm water management facilities shall be identified 
on the Site Development Plan. 

3. Due to the inherent nature of development, the specific size, 
location, and configuration of the storm water infrastructure are 
conceptual in nature. The exact location, size, and type of each 
segment of storm water infrastructure are to be reviewed and 
approved in conjunction with the development of specific sites. It is 
expected that developers will submit alternate plans, propose 
alternative geometry, size, and type for these infrastructure 
improvements, along with supporting hydraulic computations. The 
Planning and Public Works Department will review said proposals for 
functional equivalence. Functional equivalence is said to be achieved 
when, as determined by the Director of Planning and Public Works 
or their designee, the alternate proposal provides the same 
hydraulic function, connectivity, and system wide benefits without 
adversely affecting water surface profiles at other locations or 
adjacent properties. 

4. The Chesterfield Valley Master Storm Water Plan indicates that the 
drainage shall be directed to the east to a future pump station, via a 
30 foot wide flat bottom ditch with 4:1 side slopes, and a double 8' x 
4' driveway culvert. Please be advised that the petitioner shall 
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coordinate improvements with the adjacent parcel owners. In 
addition, in the event that the ultimate permanent improvements 
cannot be constructed at the time of development, the site shall be 
designed in such a manner as to allow the ultimate construction of 
the master plan at a future date, and interim drainage facilities shall 
be provided. The interim facilities may include a temporary pump 
station as necessary to provide the required positive drainage. 
Interim facilities shall be removed promptly at such time as the 
permanent storm water improvements can be constructed as 
required. The petitioner will be required to provide a special cash 
escrow to the City for the cost of constructing the master plan 
drainage ditch along their property in the event that the ditch is not 
constructed at the time of development. No building permits for the 
development will be issued until the City has received the special 
cash escrow. The special cash escrow shall include all work 
associated with constructing the master plan drainage facility, or 
reconfiguring the interim improvement. This shall include, but is not 
limited to, grading, siltation control, re-vegetation, and removal of 
driveway entrances, removal of driveway culverts, the construction 
of culverts and the reconstruction of driveway entrances. 

5. The maintenance of the required storm water/ditch system shall be 
the responsibility of the property owner(s). 

6. Storm water drainage improvements shall be operational prior to the 
paving of any driveways or parking lots. Roadway and related 
improvements shall be constructed prior to 60% occupancy of the 
retail portion of the site. 

7. If any development in, or alteration of, the floodplain is proposed, 
the developer shall submit a Floodplain Development 
Permit/ Application to the City of Chesterfield Department of Planning 
and Public Works for approval. Be advised that in conjunction with 
any site alteration the developer will be required to demonstrate 
that there will be no adverse effect on other properties located 
within the Chesterfield Valley. The Floodplain Development 
Permit/Application must be approved by the City of Chesterfield 
Department of Planning and Public Works prior to the approval of 
the Improvement Plans or Grading Plans. If any change in the 
location of the Special Flood Hazard Area is proposed, the Developer 
shall be required to obtain a Letter of Map Revision (LOMR) from the 
Federal Emergency Management Agency. The LOMR must be 
issued by FEMA prior to the final release of any escrow held by the 
City of Chesterfield for improvements in the development. 

8. If any building is proposed to be located in an existing, or proposed, 
Special Flood Hazard Area the building shall be clearly labeled as 
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being located in the Floodplain on the Approved Site Development 
Plan and Improvement Plan. The lowest Reference Level (floor), as 
defined by FEMA, shall be constructed a minimum of one (1) foot 
above the base flood elevation unless a LOMR has been issued by 
FEMA prior to construction. The minimum elevation for the 
Reference Level for each building shall also be noted on the 
approved Site Development Plan and Improvement Plan. 

P. SANITARY SEWER 

1. Hydraulic calculations of downstream sewers will be required by the 
Metropolitan St. Louis Sewer District and the City of Chesterfield. 
Downstream sanitary reaches may need to be replaced or upgraded, 
as directed by the Metropolitan St. Louis Sewer District and the City 
of Chesterfield. 

Q. GEOTECHNICAL REPORT. 

1. Provide a geotechnical report, prepared by a registered professional 
engineer licensed to practice in the State of Missouri, as directed by 
the Department of Planning and Public Works. The report shall 
verify the suitability of grading and proposed improvements with soil 
and geologic conditions and address the existence of any potential 
sinkhole, ponds, dams, septic fields, etc., and recommendations for 
treatment. A statement of compliance, signed and sealed by the 
geotechnical engineer preparing the report, shall be included on all 
Site Development Plans arid Improvement Plans. 

R. MISCELLANEOUS 

1. All utilities will be installed underground. The development of this 
parcel will coordinate the installation of all utilities in conjunction 
with the construction of any roadway on site. 

2. An opportunity for recycling will be provided. All prov1s1ons of 
Chapter 25, Article VII, and Section 25-122 thru Section 25-126 of 
the City of Chesterfield, Missouri Code shall be required where 
applicable. 

3. If any work is proposed in, near or above the natural watercourse 
through this site, a hydrologic/hydraulic study evaluation the 
impacts of the proposed work shall be provided as directed by the 
City of Chesterfield's Department of Planning and Public Works. 
Said study shall evaluate impacts on the entire length of stream, 
and any maintenance requirements. Appropriate permits and 
approvals from other agencies shall also be provided. 
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II. TIME PERIOD FOR SUBMITTAL OF SITE DEVELOPMENT CONCEPT 
PLANS AND SITE DEVELOPMENT PLANS 

A. The developer shall submit a concept plan within 18 months of City 
Council approval of the change of zoning. 

B. In lieu of submitting a Site Development Concept Plan and Site 
Development Section Plans, the petitioner may submit a Site Development 
Plan for the entire development within 18 months of the date of approval 

·of the change of zoning by the City. 

C. Failure to comply with these submittal requirements will result in the 
expiration of the change of zoning and will require a new public hearing. 

D. Said Plan shall be submitted in accordance with the combined 
requirements for Site Development Section and Concept Plans. The 
submission of Amended Site Development Plans by sections of this project 
to the Planning Commission shall be permitted if this option is utilized. 

E. Where due cause is shown by the developer, this time interval for plan 
submittal may be extended through appeal to and approval by the 
Planning Commission. 

III. COMMENCEMENT OF CONSTRUCTION 

A. Substantial construction shall commence within two (2) years of approval 
of the site development concept plan or site development plan, unless 
otherwise authorized by ordinance. 

B. Where due cause is shown by the developer, the Commission may extend 
the period to commence construction for not more than one additional 
year. 

IV. GENERAL CRITERIA 

A. Site Development Concept Plan, Site Development Section Plan, Site 
Development Plans. 

1. Any site development plan shall show all information required on a 
sketch plan as required in the City of Chesterfield Code. 

2. Include a conceptual landscape plan in accordance with the City of 
Chesterfield Code to indicate proposed landscaping along arterial 
and collector roadways. 
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3. Include a lighting plan in accordance with the City of Chesterfield 
Code to indicate proposed lighting along arterial collector 
roadways. 

4. Provide comments/approvals from the appropriate Fire District, the 
Metropolitan St. Louis Sewer District, the St. Louis County 
Department of Highways and Traffic, Monarch Levee District, Spirit 
of St. Louis Airport and the Missouri Department of Transportation. 

V. CHESTERFIELD VALLEY TRUST FUND 

The Developer shall contribute to the Chesterfield Valley Trust Fund. 

A. Roads 

The developer shall contribute a Traffic Generation Assessment (TGA) to 
the Chesterfield Valley Trust Fund (No. 556). This contribution shall not 
exceed an amount established by multiplying the required parking spaced 
by the following rate schedule: 

Type of Development 
General Office 
General Retail 
Loading Space 

Required Contribution 
$575.04 
$1,725.20 
$2,823.08 

If the types of development proposed differ from those listed, rates shall 
be provided by the St. Louis County Department of Highway and Traffic. 

If a portion of the improvements required herein are needed to provide 
for the safety of the traveling public, their completion as a part of this 
development is mandatory. 

Allowable credits for required roadway improvements will be awarded as 
directed by the St. Louis County Department of Highways and Traffic and 
the City of Chesterfield. Sidewalk construction and utility relocation, 
among other items, are not considered allowable credits. 

As this development is located within a trust fund area established by St. 
Louis County, any portion of the traffic generation assessment 
contribution which .remains following completion of road improvements 
required by the development should be retained in the appropriate trust 
fund. 

Traffic generation assessment contributions shall be deposited with St. 
Louis County prior to the issuance of building permits. If development 
phasing is anticipated, the developer shall provide the traffic generation 
assessment contribution prior to issuance of building permits for each 
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phase of development. Funds shall be payable to Treasurer, St. Louis 
County. 

B. Water Main 

The primary water line contribution is based on gross acreage of the 
development land area. The contribution shall be a sum of $693.85 per 
acre for the total area as approved on the Site Development Plan to be 
used solely to help defray the cost of constructing the primary water line 
serving the Chesterfield Valley area. 

The primary water line contributions shall be deposited with the St. Louis 
County Department of Highways and Traffic. The deposit shall be made 
prior to approval of the Site Development Plan unless otherwise directed 
by the St. Louis County Department of Highway and Traffic. Funds shall 
be payable to the Treasurer, St. Louis County. 

C. Storm water 

The storm water contribution is based on gross acreage of the 
development land area. These funds are necessary to help defray the 
cost of engineering and construction improvements for the collection and 
disposal of storm water from the Chesterfield Valley in accordance with 
the Master Plan on file with and jointly approved by St. Louis County and 
the Metropolitan St. Louis Sewer District. The amount of the storm water 
contribution will be computed on the basis of $2,201.47 per acre for the 
total area as approved on the Site Development Plan. 

The storm water contributions to the Trust Fund shall be deposited with 
the St. Louis County Department of Highways and Traffic. The deposit 
shall be made prior to the issuance of a Special Use Permit (S.U.P.) by St. 
Louis County Department of Highways and Traffic. Funds shall be payable 
to the Treasurer, St. Louis County. 

D. Sanitary Sewer 

The sanitary sewer contribution is collected as the Caulks Creek impact 
fee. 

The sanitary sewer contributions within Chesterfield Valley area shall be 
deposited with the Metropolitan Sewer District as required by the District. 

The amount of this required contribution for the roadway, storm water and 
primary waterline improvements, if not submitted by January 1, 2010 shall be 
adjusted on that date and on the first day of January in each succeeding year 
thereafter in accord with the construction cost index as determined by the St. 
Louis County Departments of Highway and Traffic. 
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Within 60 days of approval of any development plan by the City of Chesterfield, 
the approved Plan will be recorded with the St. Louis County Recorder of Deeds. 
Failure to do so will result in the expiration of approval of said plan and require 
re-approval of a plan by the Planning Commission. 

VII. ENFORCEMENT 

A. The City of Chesterfield, Missouri will enforce the conditions of this 
ordinance in accordance with the Plan approved by the City of Chesterfield 
and the terms of this Attachment A. 

B. Failure to comply with any or all the conditions of this ordinance will be 
adequate cause for revocation of approvals/permits by reviewing 
Departments and Commissions. 

C. Non-compliance with the specific requirements and conditions set forth in 
this Ordinance and its attached conditions or other Ordinances of the City 
of Chesterfield shall constitute an ordinance violation, subject, but not 
limited to, the penalty provisions as set forth in the City of Chesterfield 
Code. 

D. Waiver of Notice of Violation per the City of Chesterfield Code. 

E. This document shall be read as a whole and any inconsistency to be 
integrated to carry out the overall intent of this Attachment A. 



NOTICE OF PUBLIC HEARING
CITY OF CHESTERFIELD PLANNING COMMISSION



 

NARRATIVE STATEMENT 

 

Background 

 

 Summit Ice Center Investors, LLC (“Summit Ice”) owns approximately 14.52 acres of 

the subject site, and Summit Outer 40 Investors, LLC (“Summit”) owns approximately 7.7 acres 

of the subject site (collectively the “Property”) for a total of approximately 22.22 acres.  Summit 

Ice’s property and Summit’s property are subject to site specific City of Chesterfield zoning 

ordinances Nos. 1564 and 2570 respectively (the “Ordinances”).  Applicant Topgolf is Owner 

Under Contract with respect to the entire 22.22 acres. Applicant desires to comprehensively 

develop the Property commercially as reflected by the Preliminary Plan (the “Development”).  It 

is desirable to have one site specific zoning ordinance for the Development with appropriate 

development conditions (including setbacks).  The uses for the Development are permitted uses 

under the Ordinances, but the Applicant proposes to rezone to the current Planned Commercial 

(“PC”) District and the use terminology under the new PC District is different.  Applicants have 

attempted to select use terminology under the new PC District that is the same as or similar to the 

permitted uses under the Ordinances.  The Applicant’s proposed uses are listed on Exhibit NS1 

appended to this Narrative Statement. 

 

Topgolf 

 

The impetus for the Development is Topgolf. Topgolf is a premier golf entertainment 

complex consisting of an outdoor outfield enclosed by netting, full-service restaurant, bar, 

lounges, corporate/event meeting space and family entertainment area with games. 
 
 

 Players play in individual hitting bays. Each hitting bay can accommodate up to six 

players at a time.  Hitting bays include comfortable seating, television screens to 

monitor sporting events and track Topgolf scoring. Topgolf facilities are energetic 

and upscale with a high quality food and beverage offering delivered restaurant-style 

table-side to guests playing the game. Topgolf facilities feature a full sports bar 

atmosphere as well as an upscale, unique corporate entertainment experience. 

 

 Topgolf features patented technology platform gaming system in which players use 

golf clubs to hit golf balls embedded with an RFID (radio frequency identification) 

microchip into a 240-yard outfield which features eleven targets at various 

distances.  Microchips in the balls track each player’s shot in real time, giving 

points for accuracy or luck and making the driving range experience competitive 

and social. Different games are simulated, including a nine-hole golf course and 

other games designed to appeal to players of varying skill levels.   

 

 The proposed Topgolf facility consists of a three-story building and outdoor 

outfield.   The facility has been located on the site so that the tee line is facing east, 

away from the afternoon sun. The facility includes the following features: 

 

 Lower Level. The lower level features 34 hitting bays including bays 

designated for golf instruction and team practice. The lower level also 

features a family lounge area. This level is at grade on the tee line. 
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 Main Level. The entrance to the building is on the main level. The main 

level features 34 hitting bays, a full-service bar/restaurant, a corporate and 

event meeting space, and lobby area. 
 
 
 Upper Level.  The upper level features 34 hitting bays and an open-air rooftop 

terrace. The rooftop terrace will be furnished with tables, couches and fire 

pits. Restaurant food service is available on the roof top terrace.  The terrace 

can accommodate live music for events with a small stage. The rooftop terrace 

is enclosed by a four-foot parapet with a three-foot tall plexiglass barrier.  

 

 Outfield. The outfield features eleven illuminated round targets located 20 

to 240 yards away from the tee line.   The targets are internally illuminated 

with colored LED lighting. 
 
 

The outfield perimeter is completely enclosed by a transparent stainless steel 

mesh net.  Net poles range from 90 feet in height near the building and crest 

to 170 feet at the end of the outfield. The poles are made of high-grade steel 

painted gray/blue to blend with the color of the sky. The poles on the corners 

of the outfield are secured by guy wires. Inside the nets, the surface of the 

outfield consists of synthetic grass surface. Outside the nets, the landscape 

consists of plant materials. 

 

 Operating hours are 9 a.m. to 2 a.m. seven days a week.  

    

 

Modification of Requirements 

 

 It is likely that Applicant will require a modification of applicable requirements under the 

Unified Development Code (“UDC”) to increase the parking above the maximum permitted by 

the UDC.  If necessary, Applicant will separately request in writing a modification of this 

requirement and submit appropriate justification in support of that request.   

 

 Applicant will comply with the applicable Tree Preservation and Landscaping 

regulations.  

 



USES 

 

Civil 

 

Administrative offices for educational or religious 

     institutions 

Church and other places of worship 

Community Center 

 

Public/Recreational 

 

Amusement Park 

Arena and stadium 

Art gallery 

Art studio 

Auditorium 

Banquet facility 

Club 

Farmer’s Market 

Gymnasium 

Recreation facility 

 

Office 

 

Office-dental 

Office-general 

Office-medical 

 

Commercial/Sales 

 

Automotive retail supply 

Bakery 

Bar 

Bowling center 

Brewpub 

Coffee shop 

Coffee shop, drive-thru 

Grocery-community 

Grocery-neighborhood 

Grocery-supercenter 

Newspaper stand 

Restaurant-sit down 

Restaurant-fast food 

Restaurant-take out 

Retail sales establishment-community 

Retail sales establishment-neighborhood 

Retail sales establishment-regional 

Tackle and bait shop 

 

 

Service/Industrial 

 

Animal grooming service 

Barber or beauty shop 

Commercial service facility 

Day care center 

Drug store and pharmacy 

Drug store and pharmacy, with drive-thru 

Dry cleaning establishment 

Dry cleaning establishment, with drive-thru 

Financial institution, no drive-thru 

Financial institution, drive-thru 

Hotel and motel 

Hotel and motel-extended stay 

Parking area (stand-alone), including garages, for 

   automobiles. Not including sales or storage of 

   damaged vehicles for more than 72 hours 

Professional and technical service facility 

Research laboratory & facility 

Theatre, indoor 

 

Educational 

 

College/university 

Kindergarten or nursery school 

Specialized private school 

Vocational school 

Vocational school with outdoor training 
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