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Planning Commission Staff Report 
 
Project Type:  Site Development Plan  
 

Meeting Date:  July 11, 2016 
 

From:   Justin Wyse  
   Senior Planner 
 

Location:  16300 Lydia Road 
 

Applicant: Watermark Residential 
 

Description: Chesterfield Village Mall (Watermark at Chesterfield Village) SDP: 
A Site Development Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architect’s Statement of Design for a 
12.96 acre tract of land zoned “R-8” Residence District with a 
Planned Environment Unit (PEU) procedure located southeast of 
the intersection of Chesterfield Parkway West and Lydia Hill Road.  

_____________________________________________________________________ 
 
PROPOSAL SUMMARY 
The request is for construction of three (3), four-story multi-family buildings.  The subject 
site is zoned “R-8” Residence District with a Planned Environment Unit (PEU) procedure.  
The site is bisected by two future land use designations; multi-family and urban core.  The 
property is governed under the terms and conditions of City of Chesterfield Ordinance 
2021. 
 

LAND USE AND ZONING HISTORY OF THE SUBJECT SITE  
This site is located within the Southwest Quadrant of the Chesterfield Village, specifically 
parcel C207.  The Southwest Quadrant of Olive/Clarkson and I-64 was included in the 
original presentation to the St. Louis County Planning Commission in 1971 to initiate 
development of Chesterfield Village.   The proposal for the residential development of the 
southwest quadrant of Chesterfield Village was included in four petitions that authorized 
residential density within each of the petition areas.  The subject site is located within the 
original petition area for PC 165-71. 

VII. A. 
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St. Louis County Ordinance 6,816 was approved in 1973 which authorized and gave 
approval to four Planned Environment Unit plans for the residential areas of the 
southwest quadrant of the Chesterfield Village.  These areas are shown below. 
 

 
Figure 1: PEU Boundaries and Approved Density for Original Zoning Petitions 

 
A Final Development Plan for the southwest quadrant was submitted and approved by St. 
Louis County in February of 1974.  The Final Development Plan showed the planned 
roadway system and allocated residential densities within the PEU to specific parcels 
covered under the governing ordinance.   
 
The original Final Development Plan approved a total of 528 units on parcel C207.  The 
Final Development Plan was amended in July of 1979 and modified the density on parcel 
C207, among other changes, to include a maximum of 608 units.  The current site 
development plan proposes 345 units.  
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Figure 2: Subject Site on 1979 Final Development Plan 

The original ordinance for the site has been modified several times over the years.  The 
most recent change was approved by the City of Chesterfield via Ordinance 2021 which 
is the current governing ordinance for the site. 

 

 
Figure 3: Zoning Map 
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Land Use and Zoning of Surrounding Properties 

Direction  Land Use  Zoning  

North  Office / Park  C-8 and PS 

South  Residential R-6 

East  Vacant / Chesterfield Mall C-8 

West  Residential  R-5 

 
 

 
Figure 4: Aerial Photo 

STAFF ANALYSIS  
 
Zoning  
The subject site is currently zoned R-8 with a Planned Environment Unit under the terms and 
conditions of City of Chesterfield Ordinance Number 2021.  This development, covered under 
the original petitions, covers over 365 acres of land in the southwest quadrant of I-64 / MO 
340 (Olive Boulevard and Clarkson Road).  Ordinance 2021 authorized 1,150 units.  The 
current Final Development Plan authorizes a maximum of 608 units on the subject site.  As 
proposed, the subject site would utilize 56.7% of the approved density for the site. 
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The submittal was reviewed against the requirements of the Planned District Ordinance and 
all applicable Zoning Ordinance requirements and the proposed development adheres to the 
applicable requirements.  
 
Density 
PC 165-71 authorized a Planned Environment Unit procedure on approximately 55 acres 
within the southwest quadrant (see below).  Ordinance 2021 approved a maximum of 1,150 
units within this area; however, significantly less dense development has occurred.  The area 
covered by this petition (PC 165-71) includes Oak, Sycamore, Justus Pointe, Lake Post 
Commons, and the subject site.  The table on the next page details constructed units within 
each of these areas and details that the area is significantly less dense than permitted. 
 

 
Figure 5: Boundary of PC 165-71 
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Subdivision Zoning Units Constructed 
Oak R-6 PEU 103 

Sycamore R-6 PEU 46 

Justus Pointe R-6 PEU 23 

Lake Post Commons R-6 PEU n/a (common ground) 

Subject Site (C207) R-8 PEU 345 (proposed) 
 
 
Traffic Access and Circulation  
The original entitlement and approval of Final Development Plans was based on the approved 
density for the projects.  As such, Chesterfield Parkway and other roadways servicing 
developments within this area were constructed to accommodate these densities and 
significant contribution by the property owner was made in constructing these 
improvements.  As the site is developing at less than 60% of the approved density, 
contributions to roadway improvements have been made. 
 
The applicant has provided information from a traffic engineer, which was reviewed by Staff 
for compliance with all City of Chesterfield requirements.  The plans were also forwarded to 
the St. Louis County Department of Transportation, who did not have any comments on the 
proposed Site Development Plan.  The assessment by the traffic engineer confirmed and City 
Staff has agreed,  that the proposed site plan meets and generally exceeds all standards (e.g. 
corner clearance, throat depth) of the City and St. Louis County. 
 

Primary access to the site will be from Lydia Hill Rd.  Additionally, a right-in, right-out only 
access point is proposed on Chesterfield Parkway.  One defined pedestrian route is shown 
from the Pathway on the Parkway (along Chesterfield Parkway) into the site.  The site plan, 
as proposed, complies with all City of Chesterfield and St. Louis County standards and 
provides reasonable site circulation for both vehicles and pedestrians. 
 

Connections are provided from the buildings on the site to the sidewalks along the 
perimeter of the site, including the Pathway on the Parkway.  The proposal includes 
connecting the eight foot sidewalk along Lydia Hill Dr. from the western property line with 
Monarch Trace to Chesterfield Parkway (tying in with the Pathway on the Parkway).  The 
proposal also relocates the existing trail on the site to the western side of the site to 
maintain this connection between Central Park and the riparian trail.  Two trailhead 
locations are shown on the plans which are areas where the applicant intends to install 
improvements to incorporate art features into the development and to emphasize the 
trail connection between Central Park and the riparian trail.  This trail connection will be 
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formally granted within an easement to the City of Chesterfield, thus preserving the 
future of the connection. 
 
Parking and Loading Requirements  

Parking is spread around the site to reduce and eliminate large expanses of parking areas.  
The northeast portion of the site is the high point on the site and grades decrease as you 
move south / southwest across the site.  The proposal seeks to take advantage of this 
grade change by including structured parking under two of the buildings (i.e. cutting the 
parking into the slope).  The proposal shows 184 of the required parking spaces (~43%) in 
parking structures under Buildings 1 and 3 on the site.  Section 04-01.C.2. of the Unified 
Development Code encourages rear and side parking areas and the proposal is consistent 
with this standard.  While the proposal does include some parking along the frontage of 
Chesterfield Parkway and Lydia Hill Rd., parking fields along these high visibility areas are 
minimized with the use of structured parking (under the building) and a parking lot in the 
rear.  A minimum 30 foot landscape buffer is also provided along these frontages to 
mitigate the aesthetics of the parking field from the public right-of-way. 
 

 
Figure 6: Site Plan on Aerial Photography 
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Open Space  
Ordinance 2021 requires a minimum of 10.0 acres of open space within the boundaries of PC 
165-71 (see Figure 5).  In order to comply with this requirement, Lake Posts Commons was 
established which provides 10.28 acres. 
 

In addition to the open space within the petition area, the proposal complies with the R-8 
District regulation which requires a minimum common open space provision of 40% for multi-
family developments.  As proposed, the site provides 49.4% (6.27 acres) open space.  This 
open space is spread throughout the development and provides numerous functions 
including buffering (along perimeter and roadway frontages), common amenities (pool area), 
and tree preservation (focused along riparian trail). 
 

Screening, Landscaping, and Tree Preservation 

A combination of deciduous, coniferous and shrubs/bushes have been utilized 
throughout the site in conjunction with other screening to provide both functional and 
aesthetic improvements to the site.   
 

Landscape Plan 

The submitted landscape plan meets and generally exceeds all requirements of Section 
04-02 of the City of Chesterfield Unified Development Code.  The proposal includes 
installation of 26 street trees, 221 trees, and numerous shrubs and flowers.  This 
landscaping will supplement preservation areas on the site and will also be supplemented 
by mitigation plantings. 
 

Article 4 requires landscape buffers that apply to the development.  The subject site is 
required to provide thirty (30) foot landscape buffers along Chesterfield Parkway and Lydia 
Hill Dr., which are both classified as collectors or arterials on the City’s Street Classification 
Map.  A twenty (20) foot landscape buffer is also required between residential developments 
so an additional buffer is also required along the western property line between the subject 
site and Monarch Trace.  All required buffers meet and generally exceed the buffer 
requirements and include a variety of plantings. 
 

Tree Preservation 

Tree protection is focused on the southern end of the site.  This will minimize the visual 
impact of the development from the riparian trail and assist in maintaining this trail as a 
natural area within the Chesterfield Village area.   
 

The typical Tree Preservation and Landscape Requirements are not applicable as the site 
specifically meets the criteria for Special Conditions.  The site is part of the larger Chesterfield 
Village planned development that was approved under a planned district and Final 
Development Plan.  This scenario was expressly discussed in the creation of landscape 
regulations codified most recently in the Unified Development Code. 
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Section 04-02.N.1 of the City of Chesterfield Unified Development Cod states, in part, that the 
following sites qualify for Special Conditions:  
 

1. An ordinance, detailing development requirements, has been in existence as a result 
either by the City of Chesterfield or St. Louis County (prior to the City’s incorporation, 
and; 
 

2. A valid Site Development Concept Plan, Site Development Plan, Site Development 
Section Plan or a Final Development Plan has been approved prior to the adoption of 
the original Tree Ordinance Number 1345 enacted on November 17, 1997.   

 

The site was originally zoned by St. Louis County Ordinance 6,816 which was approved on July 
12, 1973, satisfying the first requirement.  Additionally, a Final Development Plan was 
approved on February 11, 1974.  The approval of the zoning and the Final Development Plan 
clearly illustrate compliance with Section 04-02.N of the Unified Development Code for 
Special Conditions. 
 
According to the Tree Stand Delineation, there are 358,263 square feet (8.22 acres) of tree 
canopy coverage on the 12.94 acre site.  Based on the requirement to preserve 30% of the 
existing vegetation, 107,479 square feet of canopy area is required to be retained. 
 

The applicant has worked with Staff to preserve trees in key areas on the site.  Primary 
preservation areas are along the southern portion of the subject site, along the riparian trail.  
Total tree preservation is less than the required 30%.  The proposal includes preservation of 
55,633 square feet of existing canopy, resulting in required mitigation for the 51,846 square 
feet of mitigation plantings under the formula provided in the Unified Development Code. 
 
The UDC details that the mitigation plan be approved after the approval of the landscape plan 
and that mitigation trees are not to fill requirements for required landscaping.  A copy of an 
illustrative mitigation plan is attached to provide an idea of total landscaping that will be installed 
on the final product.  Staff will review the final mitigation plan following approval of the landscape 
plan in compliance with the requirements of the UDC. 
 

Mitigation of Existing Woodlands 

As required by the modification process, the applicant also submitted a Mitigation Plan 
which is under review by Staff.  A Mitigation Plan is required to show how the proposed 
tree loss will be mitigated with plantings above and beyond required landscaping.  In this 
case, the developer was able to preserve 15.5% of the existing canopy and is therefore 
required to plant an additional landscaping for the trees not able to be preserved.  Once 
a Landscape Plan is approved, Staff will then complete its review of the Mitigation Plan.  
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The applicant has provided the Mitigation Plan for informational purposes which is 
attached.  This exhibit includes the required mitigation trees that will supplement the 
proposed landscaping of the site.  The applicant has worked with Staff to focus mitigation 
plantings along the trail connection between the riparian trail and access to Lydia Hill Dr.  
No action is required by the Planning Commission on this plan itself.  The Unified 
Development Code includes a formula to determine the amount of trees that are 
required.  The proposal includes an additional 173 trees comprised of a mix of species 
including deciduous, evergreen, and ornamental plantings on the site.     
 

Retaining Walls 

Retaining walls are proposed with this development.  A Redi-Rock retaining wall system 
is proposed along the perimeter of the development.  These engineered walls are 
designed to provide a natural look while providing structural requirements with minimal 
reinforcement necessary.   
 

 
Figure 7: Redi-Rock Retaining Wall 

These walls have been situated to preserve as much tree canopy as possible while 
providing functional areas for the development of the site.  Additionally, a retaining wall 
section is proposed on the western side of the site along the relocated trail section.  This 
wall is necessary under the proposed design to allow for grading of an accessible trail 
section through this portion of the site.  The wall is designed to provide a decorative and 
natural look to blend in with and enhance the area. 
 

Lighting  
The proposed lighting for the development includes street lighting along Lydia Hill Dr.  
Fixtures have been selected from Ameren approved fixtures.  Additionally, the design of the 
fixtures was selected to match the existing fixtures along Lydia Hill Dr. west of the subject site 
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(adjacent to the Monarch Trace development).  Site lighting consists of utilitarian fixtures that 
comply with Section 04-03 of the Unified Development Code. 
 
Architectural Elevations  

Article 4 of the UDC states that multi-family developments should utilize material, color, 
and plane changes to express individual living units within the structures and that 
monotonous designs be avoided.  Building materials include brick and hardie board (lap / 
panel) on the units to provide this variation in materials.  Building offsets and changes in 
roofline height and canopies are included in the design. 
 
The Architectural Review Board (ARB) reviewed the project at their May 12, 2016 
meeting.  The Board unanimously (5-0) recommended approval of the project as 
presented.  Following the meeting, the applicant has proposed changes to the elevations 
to strengthen the project in light of the discussion from ARB.  The changes include: 
 

 Adding additional brick on the ends (both sides) of each building extending three 
floors; 

 Addition of canopy on the front elevations of buildings 1 and 3; and 

 Shift of hardie materials and colors based on the increased brick area. 
 
Staff believes these changes are consistent with the original proposal and that the 
changes improve the project that was already recommended for approval. 
 

Comprehensive Plan  

The Comprehensive Plan designates this property partially as Residential, Multi-Family 
and Urban Core.   
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Figure 8: Future Land Use Designation 

The City of Chesterfield Comprehensive Plan, among other items, includes policies for 
residential development.  Below are policies that pertain to the site development plan for 
the property. 
 
3.6.5 Chesterfield Village - Chesterfield Village constitutes a significant portion of the 
Urban Core. Development in Chesterfield Village should incorporate the vision of high 
density, mixed-use residential and non-residential development with pedestrian 
amenities. 
 
The site was zoned as part of the larger Chesterfield Village concept originally proposed 
by Sachs Properties in the 1970’s.  While changes have occurred over the years (e.g. 
number of units, street alignment), the concept for the Chesterfield Village remains intact 
and desirable.  The project is not mixed use in and of itself; however, as part of the plan 
for the area, the proposal fills an element of multi-family residential within a diverse area.  
Residential properties are located to the south and west.  The first office building as part 
of Downtown Chesterfield is located to the north along with Central Park.  The regional 
retail center (Chesterfield Mall) is located to the east.   
 
3.6.7 Parking Structures - The use of parking structures in the Urban Core is encouraged. 
 
The site integrates parking structures under two of the buildings.  This reduces the parking 
at grade 
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10.2.3 Trail System - A trail system should be developed utilizing existing street right-of-
ways, common ground when available, utility easements, flood plain areas, and additional 
property acquisition or private easements. Consideration should be given to cooperating 
with neighboring municipalities in developing portions of the trail system. Trail systems 
could include walking, jogging, bicycle, and equestrian trails. This system should be fully 
integrated with and connected to the transportation network. 
 
DEPARTMENT INPUT  
Staff has reviewed the Site Development Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations, and Architect’s Statement of Design and has found the application to be in 
conformance with the site specific ordinance and all other applicable Zoning Ordinance 
requirements.  Staff recommends approval of the proposal as presented.  
 
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, Lighting 
Plan, Architectural Elevations, and Architect’s Statement of Design for Chesterfield 
Village Mall (Watermark at Chesterfield Village) SDP.  

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

Architectural Elevations, and Architect’s Statement of Design for Chesterfield Village 
Mall (Watermark at Chesterfield Village) SDP with the following conditions…” 
(Conditions may be added, eliminated, altered or modified)  

 
 
 
cc:   Aimee Nassif, Planning and Development Services Director  

 
 
Attachments:  Site Development Plan  

Landscape Plan  
Mitigation Plan 
Lighting Plan  
Architect’s Statement of Design 
Architectural Elevations 

















Tree Stand Delineation Narrative

December 7, 2015

This project site comprises a total of 12.7 Ac and has a total of 8.01 Ac. of

woodland canopy.  The attached detailed Tree Stand Delineation map was

completed by field inspection using the following methodology:

1. Arborist field located reference trees

2. Land surveyor field surveyed precise location of reference trees

3. Field mapped additional trees and canopy to locate woodland edges and

individual trees.

4. Verified this work utilizing aerial imagery.

The woodland covers an area of 8.01 Ac.  The primary overstory trees are Maple,

Oak, Elm, Ash, and Black Cherry.  Toward the southern portion of the woodland

Sycamore, Hackberry, and Walnut can also be found.  Interspersed throughout are

volunteer Eastern Red Cedar.  The average size of the overstory trees is 8-18" dbh

at a density of 80 trees per acre.  The understory consists primarily of dense Bush

Honeysuckle with some thickets of colonized Sumac and 1-2" Dogwoods.

Total Site Area = 553,212 sq. ft.  or  12.70 Ac.

WOODLAND CANOPY = 348,790 sq. ft.  or  8.01 Ac.

INDIVIDUAL TREES = 9,473 sq. ft.  or  0.22 Ac.

TOTAL EXISTING CANOPY = 358,263 sq. ft.  or  8.22 Ac.

Tree Stand Delineation & Preservation

Plan Prepared under direction of:

Brian Bage

Certified Arborist MW- 5033A
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Jerald Saunders - Landscape Architect

MO License # LA-007

TREE PROTECTION NOTES:

1) Preserved woodland canopy is delineated with shading.

2) Pre-construction meeting to be held on-site to include a presentation of tree protection

measures to operators;  construction supervisors; developer's representative; and city zoning

inspector.

3) Clearing Limits to be rough staked in order to facilitate location for installation of protection

fencing. No early maintenance schedule is required. Where noted on plan, contractor to trench

and root prune prior to any grading activity. Required siltation devices to be installed along limit of

disturbance line.

4) No clearing or grading shall begin in areas where the treatment and preservation measures

have not been completed including the installation of tree protection fencing along all "Limit of

Disturbance" lines shown on the plan.

5) Tree Protection Fencing shall be 4-foot high temporary plastic construction fence. No

equipment traffic/parking, concrete washout, material storage or other such construction activity

shall be permitted to penetrate the protection fencing or disrupt the Protected Woodland Area .

Any proposed plantings shall be subject to the review and approval of the City Arborist. All ground

plane shall be mulched with hardwood bark mulch. Tree Protection Signage will be placed along

the Protection Fencing as shown as the dashed line on the plan.  For any removal of dead or

invasive plant material inside the preservation area, it shall be done with  the approval from the

City of Chesterfield prior to work and accomplished by hand removal only.

6) Tree protection measures to be maintained throughout construction sequence.

TREE PROTECTION ACTION KEY SEQUENCE:

1) Survey limit of disturbance.

2) Install tree protection fencing.

3) Post tree protection signage on fence (No signs will be posted on trees).

4) Maintain tree protection area as an off-limits zone.

CALCULATIONS:

Area A = 5,827 sq. ft.

Area B = 3,096 sq. ft.

Area C = 4,718 sq. ft.

Area D = 4,265 sq. ft.

Area E = 36,038 sq. ft.

On-site Individual Tree Canopy = 1,689 sq. ft.

Total Site Area = 553,212 sq. ft.  or  12.70 Ac.

Existing Tree Canopy Coverage = 358,263 sq. ft.  or  8.22 Ac.

Total Canopy proposed for removal =  302,630 sq. ft.  or  6.95 Ac. (84.5%)

Total Canopy proposed for preservation = 55,633 sq. ft.  or  1.28 Ac. (15.5%)

358,263 sq. ft. x .30 = 107,479 sq. ft of tree canopy preservation required

     -55,633 sq. ft. of tree canopy provided

      51,846 sq. ft. of mitigation required
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THESE DRAWINGS HAVE BEEN PREPARED BY CUSTOM

ENGINEERING INC AND CONTAIN PROPRIETARY AND CONFIDENTIAL

INFORMATION THAT IS THE INTELLECTUAL PROPERTY OF CUSTOM

ENGINEERING INC.  REPRODUCTION AND USE OF THESE

DOCUMENTS OR THE UNDERLYING DESIGN CONCEPTS CONTAINED

THEREIN WITHOUT THE PRIOR AND WRITTEN PERMISSION OF

CUSTOM ENGINEERING INC IS PROHIBITED.  THESE DRAWINGS HAVE

BEEN PREPARED FOR USE ON A SPECIFIC PROJECT.  EACH

PROJECT IS DIFFERENT AND THE USE OF THESE DRAWINGS ON

PROJECTS OTHER THAN THE PROJECT FOR WHICH THEY WERE

CREATED, IS INAPPROPRIATE.  CUSTOM ENGINEERING INC

ASSUMES NO RESPONSIBILITY OR LIABILITY FOR USE OF THESE

DRAWINGS ON PROJECTS OTHER THAN THE PROJECT FOR WHICH

THEY WERE CREATED.
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SCALE: 1" = 40' - 0"

ELECTRICAL SITE PHOTOMETRIC PLAN

LUMINAIRE SCHEDULE

SYMBOL

QTY
LABEL

LUMENS
LLF

DESCRIPTION

A

B

A

A

A

A

A

A

A

A

A

A

A

A

A

A

A

A

A

B

B

B

3

18

0.9

0.8

9719

16000

WLS-CLXS-3-LED-SS-NW

MPW-15SXX33

CALCULATION SUMMARY

LABEL

PARKING SUMMARY

LYDIA HILL SUMMARY

UNITS AVG MIN AVG/MIN

FC 0.18 0.0 N/A

FC 0.88 0.1 8.8

A

ALL ELECTRIC LIGHTING SHALL BE CONTROLLED

AUTOMATICALLY BY PROGRAMMED TIME DEVICES ,

PHOTO ELECTRIC CELLS, OR THE LIKE.

STREET AND RESIDENTIAL LIGHTING SHALL BE ON

FROM DUST TO DAWN.
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