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Planning Commission Vote Report 

 

Subject:  Conditional Use Permit 
 

Meeting Date: July 25, 2016   
 

From:   Jonathan Raiche, Senior Planner   

  

Location:  Northwest corner of Olive Boulevard and Arrowhead Estates Lane 
 

Petition:  P.Z. 14-2015 Friendship Village of West County (15201, 15239, 15249, 

15255 Olive Blvd) 
 

Summary 

Friendship Village of West County has submitted a request to amend existing Conditional Use 

Permit (CUP) #36 in order to allow them to redevelop the 36.7 acre tract of land.  The Preliminary 

Plan provided indicates that a majority of the property will be redeveloped for the purposes of 

continuing their operation as a Nursing Home facility.  The petitioner has confirmed that this 

redevelopment will be completed in phases, and as such, a higher number of beds and units is 

needed during construction to accommodate the current residents to ensure a smooth transition 

into the new buildings.  You will see this reflected in the fourth column of the request summary 

table below. 

Since the Public Hearing, the petitioner has provided additional detail about the number of units 

and beds per phase which has allowed for a decrease in the number of units and beds requested 

when compared to the numbers requested at the Public Hearing.  A comparison of the current 

requirements under CUP #36, the facilities existing on-site, those requested at Public Hearing, and 

those that are now being requested can be seen below: 

 

 CUP #36 Existing Public Hearing- 2016 Vote Meeting - 2016 

Number of Beds 117 100 350 177 (260 during 

construction) 

Number of Units 400 384 550 395 (520 during 

construction) 

Structure Height 4 stories Max. of 

4 stories 

4 stories plus exposed 

entrances for 

underground parking 

4 stories plus exposed 

entrances for 

underground parking 

 

VIII. C 

http://www.chesterfield.mo.us/
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The campus is proposed to continue to provide a combination of memory care, assisted living, and 

independent living facilities.  In order to achieve this, the petitioner has requested a number of 

items in addition to those items listed in the table on page 1.  These requests have been made by 

the petitioner in order to obtain entitlements to redevelop the subject site as a new campus for the 

existing Friendship Village. Some of these items will be discussed further in the Staff Analysis 

portion of this report, but a summary of these additional items is seen below: 

1) Add approximately 2 acres of land (see Figure 1 below) recently acquired, 

2) Increase the square footage of accessory commercial uses from 3,000 to 6,000, 

3) Allow retaining walls to be allowed in structure setbacks when the subject site is on 

the low side of the retaining wall, and 

4) Remove the existing driveway access for 15239 and 15249 Olive Boulevard. 

 
Figure 1. Aerial Photo 

 

This CUP request is the next step after the approval of a zoning map amendment in October of 

2015 from an “NU” Non-Urban District to an “R-4” Residential District for the additional 

approximate 2 acres. After the zoning map amendment in 2015, the entire subject site is under the 

same “R-4” Residential District designation.  Per the City Code, nursing homes are conditional 

uses under the “R-4” Residential District which is why the current CUP request has been proposed.  

The Public Hearing for this item was held on January 25, 2016.  Since that time, the petitioner has 

worked to address all issues raised at the Public Hearing, summarized later in this report, which 

included a substantial reprogramming and re-design of their proposed plan.  This resulted in the 6 

month time lapse between the Public Hearing and the Vote meeting.   
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Site History 
The subject site includes the existing complex which is situated on approximately 34 acres of land 

as well as three additional parcels for an additional approximately 2 acres.  All of these parcels 

were incorporated into the City of Chesterfield under the “NU” Non-Urban District designation 

from St. Louis County. The largest parcel has gone through many iterations of CUPs for the 

purposes of a Nursing Home complex.  The first CUP, CUP #264, was issued by St. Louis County 

in 1973 and the most recent CUP, CUP #36, was issued by the City of Chesterfield in 2012.  The 

various amendments generally served to increase the number of units permitted, add new land into 

the district, and amend setbacks to accommodate building additions.  The petitioner has submitted 

various Amended Site Development Plans throughout the years to reflect the expansion of their 

campus as permitted by the various CUPs. 

 

As previously mentioned, this request also includes approximately 2 acres of single-family lots 

recently acquired by the petitioner.  These lots contained both single-family structures and a 

business that operated under a now-defunct Commercial Services Procedure.  These parcels are 

the portion of the site that was rezoned to “R-4” Residential District in October of 2015.  All of 

the structures on these lots have been vacated and demolished with the land currently being vacant.   

 

Comprehensive Plan Analysis 

The subject site is located within Ward 1 of the City of Chesterfield.  The City of Chesterfield 

Land Use Plan indicates these parcels are within the Residential Single-Family land use 

designation as seen in Figure 2 below. This subject site is not located in any sub-area identified 

by the Comprehensive Plan.  The Nursing Home use is a Conditional Use under all residential 

zoning districts which is consistent with the City’s Land Use Plan.   
 

 
Figure 2. Land Use Plan 
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In addition to the Land Use designation, the Comprehensive Plan also includes the following 

policies which would apply to this proposal: 

- 2.1.5 Provide Buffer for Existing Residential Development- 

New higher density residential development and non-residential development adjacent to 

existing residential subdivisions should provide for a substantial landscape buffer and 

landscaped area between the uses so as not to alter the conditions and environment of existing 

residential neighborhoods. 

 

While this is not a completely new development, the proposed redevelopment is substantial 

enough that appropriate buffering is still required.  The existing CUP, as well as City Code, 

requires that landscape buffering be provided between this development and neighboring 

developments.  As shown on the proposed plan, a 30’ wide landscape buffer is required along 

Olive Boulevard and a 20’ wide landscape buffer is required along all other property lines.  These 

buffers are required to contain a combination of deciduous trees, evergreen trees, ornamental trees 

and shrubs.  Additionally, CUP #36 requires a large Greenspace Preservation area along the 

northern portion of the site which is approximately 5 acres.  This preservation area has been 

maintained in the new CUP. These requirements will ensure that a buffer is provided between the 

subject site and surrounding developments to address policy 2.1.5. 

  

- 2.1.8 Transitional Use between Single-Family Detached and Higher Density Development-  

Single-family attached developments should serve as a transitional land use between single-

family detached land use and multiple-family residential and commercial land uses. 

 

The proposed development has been designed such that the attached single-family units on site 

are positioned along the eastern and northern portions of the site.  Additionally, the existing 

Braefield subdivision consists of attached single-family homes and borders the subject site to the 

west.  The combination of these two items provides the transition between single-family detached 

homes and higher density development mentioned in policy 2.1.8. 
 

Issues 

The Planning Commission and Staff identified four issues at the January 25, 2016 Public Hearing 

for this petition.  The petitioner has submitted a formal response to all of these items which is 

attached to the Planning Commission packet for review.  Additional information from Staff on 

these issues is provided below. 

 

1. Preservation of Monarch Tree #172 

The Planning Commission requested the petitioner give consideration to the preservation 

of Tree #172 due to its status as a Monarch Tree.  The petitioner has responded stating that 

due to the proximity of this specific tree to a proposed new building, Tree #172 will need 

to be removed. 
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2. Potential for Traffic Issues Related to Construction Traffic 

During the Public Hearing, the Planning Commission also requested the petitioner to 

evaluate the potential for traffic related issues during construction.  The petitioner provided 

verification that each of the phases during their proposed redevelopment would be 

comparable in scope to the addition that was conducted in 2013.  Neither the petitioner nor 

the City received any known complaints during that construction period related to traffic 

issues.  In an additional effort to identify a potential alternative, the petitioner has also 

received preliminary approval from MoDOT for the installation of a temporary 

construction entrance.  Because there are no anticipated problems at this time, Staff will 

monitor the project as it is under construction and if a need arises for the additional 

temporary construction access, Staff will require it at that time.  

 

3. Inclusion of Braefield Homes in Cross Section 

In an effort to provide a clear comparison between the heights of the existing attached, 

single-family homes in Braefield Subdivision to the proposed buildings, Planning 

Commission requested that the adjacent homes be included in the cross section details 

provided on the plans.  The proposed plans, attached to this report, have been revised to 

include Section CC which provides the height of adjacent homes in the Braefield 

Subdivision.  Further comparison of the proposed heights is discussed below. 

 

4. Reduction of Proposed Building Height near Braefield Subdivision 

The existing CUP, CUP#36, currently allows buildings up to 4 stories in height.   This 

same height restriction has been included in every CUP since the first one was issued by 

St. Louis County in 1973.  The existing building heights on site range from 1 story to 4 

stories.  The current request keeps the maximum height at 4 stories, but asks for the ability 

to add a partial exposed story for access to underground parking on some of the buildings. 

The petitioner has designed these underground parking access locations in a way that they 

do not occur adjacent to the Braefield Subdivision to avoid an increase in building height 

disparity.   

 

Although the proposed maximum building heights are remaining similar, Staff and 

Planning Commission did note concern about the height disparity between the existing 

two-story homes in Braefield Subdivision with the proposed four-story building 

immediately adjacent to the subdivision.  In response to this issue, the petitioner 

substantially re-designed the building layout and building heights throughout the 

development.  The result of the re-design is that the lowest proposed building, a two-story 

skilled nursing facility, is located immediately adjacent to the homes in Braefield 

Subdivision.  Excerpts from the Public Hearing submittal and the current submittal can be 

seen on the next page.   
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Figure 3. Public Hearing Proposal Excerpt 

 
Figure 4. Current Proposal Excerpt 

As seen in Figure 4 above, the portion of the proposed building on the left is a four-story wing.  

Although still relatively close to Braefield, additional separation has been provided when 

compared to the last plan.  The four-story portion of the building is located approximately 90’ from 

the property line and 150’ from the nearest home in Braefield Subdivision. The current design also 

uses the existing topography by siting the proposed building lower when compared to the adjacent 

homes so that the height difference is minimized.  The proposed building is also placed in a 

location that benefits from the existing off-site landscaping in the Braefield Subdivision common 

ground and the required on-site landscape buffer to assist in providing additional visual screening. 
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Proposed Units 

Staff has also continued to work with the petitioner to better define and limit the maximum number 

of units and beds needed for the redevelopment project.  To provide the ability for minimal 

displacement of residents, higher numbers of units and beds will be needed throughout the 

construction process.  The petitioner has indicated that a maximum of 520 units and 260 beds will 

be needed to successfully accommodate the facilities in the intermediate transitional periods during 

construction.  Ultimately the number of units and beds will be able to be reduced to 395 units and 

177 beds which has been reflected in the Conditional Use Permit drafted by Staff and attached for 

review by the Planning Commission.  By separating the maximum units and beds during 

construction and at full completion, the City is able to ensure that the final overall density of the 

development is lower.  It is important to note that even during the highest time of occupancy 

permitted under the proposed Conditional Use Permit, the development will at no time exceed the 

required densities of the “R-4” Residential District regulations specific for Nursing Homes. 

 

Staff has reviewed the responses to the issues provided by the petitioner and finds that all issues 

and comments, including outside agency comments, have been addressed. 

 

Request 
A CUP is categorized by the Unified Development Code (UDC) as a Special Procedure and 

requires a Public Hearing.  After a Public Hearing is held, the Planning Commission must render 

a decision on whether to approve or deny the CUP request.  Once a decision is rendered by the 

Planning Commission, there is a 15 day waiting period after which the CUP becomes effective 

and is recorded at St. Louis County. 

 

Staff has reviewed the request for a Conditional Use Permit for the properties located at 15201, 

15239, 15249, 15255 Olive Blvd. and has found that the request is compliant with the City of 

Chesterfield Code and consistent with the Comprehensive Plan.  Staff has prepared a Conditional 

Use Permit reflecting this request for consideration by the Planning Commission and requests 

action on P.Z. 14-2015 Friendship Village of West County (15201, 15239, 15249, 15255 Olive 

Blvd). 
 
Attachments 

1. Petitioner’s Response to Issues Letter 

2. Conditional Use Permit 

3. Preliminary Plan 

 

cc: Aimee Nassif, Planning and Development Services Director 









  
            

 

 

 

 

 

 

CONDITIONAL USE PERMIT #37                
 
Petition: P.Z. 14-2015 Friendship Village of West County (15201, 

15239, 15249, 15255 Olive Blvd)  
 
Public Hearing Date: January 25, 2016 
 
Site Location:  15201, 15239, 15249, 15255 Olive Boulevard 
 
Acreage for CUP: 36.7 acres 
 
Underlying Zoning District:  “R4” Residence District 

 
 

The following Conditional Use shall be allowed in this development: 
 

1. Nursing Homes which is further restricted to include: 
     
a.   A 395 unit complex for the elderly.  Except that during the 

redevelopment of said property as shown on the attached 
preliminary plan, a maximum of 520 units will be permitted to ensure 
proper transition of residents. 

 
b. A 177 bed nursing facility.  Except during the redevelopment of said 

property as shown on the attached preliminary plan, a maximum of 
260 beds will be permitted to ensure proper transition of residents. 

  
c. Recreation, dining facilities, and other accessory uses. 

    
d. Accessory commercial uses in the form of limited service and retail 

commercial uses that are leased to outside vendors, not operated by 
the primary user, shall be located within one (1) self-care building 
and shall not exceed 6,000 square feet.  Uses authorized may 
include a financial facility, excluding drive-up and external walk-up 
facility, barber and beauty shop, food or drug store, laundry or dry-
cleaning pick-up, and a newspaper stand and card shop. 
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All provisions of the City of Chesterfield City Code shall apply to this development except 
as specifically modified below: 

 
1. General 
 

a. No structure shall exceed four (4) stories in height at any point on the 
building perimeter except where a partially exposed story is needed 
for access to underground parking. 

  
b. No parking stall, loading space, internal driveway, or roadway, 

except point of ingress and egress, will be located within the following 
setbacks: 

i.   Thirty (30) feet from Olive Boulevard. 
ii. Twenty (20) feet from all other boundaries of the 

development. 
 
c. No building or structure, other than: a free standing project 

identification sign, light standards, flag poles, or retaining walls shall 
be located within the following setbacks: 

i. One-hundred (100) feet from the northern property line as 
shown on the attached preliminary plan. 

ii. Fifty (50) feet from all other property lines. 
iii. The existing 1-story garage maintenance building located 

along the southwest property line shall maintain the 
existing building setback of forty (40) feet. This 
encroachment shall not be expanded but will be permitted 
to remain. 

 

2. Access 
  

a. Public access to the development shall be allowed only from the 
signalized intersection of Olive Boulevard (State Route 340) and 
Friendship Village Drive. 
 

b. One additional emergency access shall be permitted from Braefield 
Drive as directed by the City of Chesterfield and Monarch Fire 
Protection District.  Said access point shall be gated and restricted 
to emergency access only. 
 

c. Ingress and egress must conform to the City of Chesterfield and 
Missouri Department of Transportation’s (MoDOT) Access 
Management Guidelines and must be reviewed and approved by the 
City of Chesterfield and MoDOT.  Any changes to the entrance 
geometrics and drainage design shall be in accordance with MoDOT 
standards and shall be reviewed and approved by MoDOT. 
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d. No construction vehicles shall be allowed to enter the property in 
question from Arrowhead Estates Drive. 

 
e. One temporary construction access may be permitted with approval 

from the City of Chesterfield and MoDOT. 
 

3. Road Improvements, Including Sidewalks 
 
a. Removal of the existing non-signalized entrances that currently 

serve 15239, 15255, and 15249 Olive Boulevard and restoration of 
the associated right-of-way is required. 

 
b. Provide a five (5) foot wide sidewalk, conforming to ADA standards, 

along the Olive Boulevard (State Route 340) frontage of the site.  The 
sidewalk may be located within State right of way, if permitted by the 
Missouri Department of Transportation, or within a six (6) foot wide 
sidewalk maintenance and utility easement on the subject property. 

 
c. Any work within MoDOT’s right of way will require a MoDOT permit. 
 

4. Landscape Requirements 
 

a. The development shall adhere to the Landscape and Tree 
Preservation     Requirements of the City of Chesterfield Code. 

 
b. A Greenspace Preservation area will be defined as shown on the 

attached Preliminary Plan unless as otherwise amended by the City 
of Chesterfield. 

 
5. Miscellaneous Conditions 

 
a. All utilities will be installed underground. 
 
b. An opportunity for recycling will be provided. All provisions of Chapter 

25, Article VII, and Section 25-122 thru Section 25-126 of the City 
Code shall be required where applicable. 

 
6. Trust Fund Contribution 
 

Road Improvements  
a. The developer shall contribute a Traffic Generation Assessment 

(TGA) to the Chesterfield Village Road Trust Fund (No. 554). This 
contribution shall not exceed an amount established by multiplying 
the required parking spaces by the following rate schedule:  
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Type of Development    Required Contribution  
Nursing Homes     $2,223.29/parking space  
Retirement Community    $485.09/parking space  
General Office     $741.06/parking space  

  
(Parking Space as required by the site specific ordinance or by 
section 1003.165 of the Saint Louis County Zoning Ordinance.)  
 
If types of development proposed differ from those listed, rates shall 
be provided by the Saint Louis County Department of Highways 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 Saint 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.  

  
b. As this development is located within a trust fund area established 

by Saint 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.  
 

c. Traffic generation assessment contributions shall be deposited with 
Saint 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 phase of development. Funds shall be 
payable to Treasurer, Saint Louis County.  

 
 

d. The amount of the required contribution/improvements, if not 
approved for construction by January 1, 2017, 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 Saint Louis County Department of Highways and Traffic. 
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Legal Description 
 
A tract of land being all of Lot A of the Friendship Village of West County, a subdivision 
recorded in Plat Book 356 Page 143, and three tracts of land being part of Lot 2 of the 
Hugo Essen Farm in U.S. Survey 154 and 157, Township 45 North, Range 4 East as 
recorded in Deed Book 21170 Page 286, Deed Book 21170 Page 391 and Deed Book 
21170 Page 315 of the St. Louis County Land Records office in St. Louis County, 
Missouri, being more particularly described as follows: 
 
Beginning at found 1/2" rebar with cap stamped "Marler 347-D" being the Southeastern 
corner of Lot A of the Friendship Village of West County Boundary Adjustment Plat as 
aforementioned, being on the Northern right of way line of Olive Boulevard (Variable 
Width) and on the Southwestern Line of Faust Park as conveyed to St. Louis County by 
Deed Book 6320 Page 1227; thence Southwesterly along the Northern line of said Olive 
Boulevard the following courses and distances, South 32 Degrees 30 Minutes 32 
Seconds West a distance of 132.25 feet to a point from which a found rebar with cap "L.S. 
134-D” bears North 21 degrees 49 minutes West 0.12 feet; thence South 58 Degrees 18 
Minutes 50 Seconds West a distance of 66.98 feet to a point from which a found 5/8" 
rebar bears North 24 degrees 05 minutes East 0.1 feet; thence North 72 Degrees 06 
Minutes 11 Seconds West a distance of 53.16 feet to a found 1/2" rebar with cap stamped 
"Marler 347-D"; thence South 61 Degrees 49 Minutes 45 Seconds West a distance of 
75.01 feet to a found 1/2" rebar with cap stamped "Marler 347-D"; thence South 16 
Degrees 21 Minutes 14 Seconds West a distance of 68.59 feet to a found 1/2" rebar with 
cap stamped "Marler 347-D"; thence South 53 Degrees 21 Minutes 49 Seconds West a 
distance of 172.33 feet to a point from which a found bent R/W marker bears South 26 
degrees 48 minutes 0.45 feet; thence South 58 Degrees 21 Minutes 41 Seconds West a 
distance of 494.44 feet to a found 5/8" rebar with aluminum cap; thence South 63 Degrees 
56 Minutes 01 Seconds West a distance of 41.19 feet to a point from which a found 5/8" 
rebar with aluminum cap bears South 0.1 feet; thence South 66 Degrees 53 Minutes 32 
Seconds West a distance of 17.48 feet to a point on the Eastern line of Braefield, a 
subdivision recorded in Plat Book 331 Page 80-81 from which a found 1/2" iron pipe with 
Cap "L.S. 78-D" bears South 30 degrees 34 minutes East 0.25 feet; thence leaving the 
Northern line of Olive Boulevard along the Eastern line of aforesaid Braefield and the 
extension thereof, North 30 Degrees 33 Minutes 39 Seconds West a distance of 1489.19 
feet to a found concrete monument being the Northwestern corner of aforementioned Lot 
A; thence along the Northern line of said Lot A, North 53 Degrees 49 Minutes 20 Seconds 
East a distance of 1033.70 feet to a found 1/2" rebar with cap "Marler 347-D" being the 
Northeast corner of aforesaid Lot A and being on the Southwestern line of aforesaid Faust 
Park; thence along the Southwestern line of Faust Park, South 32 Degrees 06 Minutes 
20 Seconds East a distance of 1503.73 feet to the point of beginning containing 1,598,939 
square feet of 36.70± acres more or less as surveyed by Marler Surveying Company, Inc. 
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