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Planning Commission Public Hearing Report  
 

Meeting Date:  September 9, 2019 
 
From:   Andrew Stanislav, Planner 
 
Location: An 8.7 acre area of land located at the intersection of Chesterfield Parkway and 

Park Circle Drive and along the east side of Veterans Place Drive 
 

Petition: P.Z. 10-2019 Downtown Chesterfield (Thompson Thrift Development, Inc.): A 
request for a zoning map amendment from a “C-8” Planned Commercial District 
to a “UC” Urban Core District to permit residential dwelling units in addition to the 
existing permitted commercial uses for an 8.7 acre area of land located at the 
intersection of Chesterfield Parkway and Park Circle Drive and along the east side 
of Veterans Place Drive (18S110159, 18S110160, 18S130179, 18S130180, 
18S130201, 18T340322, 18T340366).  

____________________________________________________________________________________ 
 

SUMMARY 
Thompson Thrift Development, Inc. has submitted a 
request for a zoning map amendment from a “C-8” 
Planned Commercial District to a “UC” Urban Core 
District for an 8.7 acre area of land located at the 
intersection of Chesterfield Parkway and Park Circle 
Drive and along the east side of Veterans Place Drive.  

The new “UC” Urban Core District would allow for 
residential uses in addition to the existing permitted 
commercial uses for the site. The proposal requests a 
maximum of 140 residential rental units in 
conjunction with a clubhouse and limited commercial 
space to accommodate a small retail component and 
several live/work dwelling units anchored on the 
southwest corner of the site. The proposal requests a 
maximum height of three stories for the residential 
scenario being added (in other words, the existing 
plan for a six-story office is still allowed but a 

IV.A 

Figure 1: Subject site aerial 
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maximum of three stories allowed if the residential development is built), though proposed buildings 
within the development will vary in height. While the applicant proposes a mixed-use development 
focusing on residential uses, additional uses are requested with this petition in order to preserve the 
currently permitted commercial uses for the property.  

HISTORY OF SUBJECT SITE 
This subject site currently consists of lots 3 through 7 of Downtown Chesterfield Plat One including 
Common Area, as well as City right-of-way for Park Circle Drive and Main Circle Drive. This area of land 
has also been identified as Sachs Parcel C121, previously approved for the Central Park Square 
development. The property currently has a split zoning between two “C-8” Planned Commercial Districts 
as illustrated in Figure 3 on the following page.  
 
The majority of the subject area is 
governed by St. Louis County Ordinance 
6,815 (approved in 1973 and later 
amended by St. Louis County Ordinance 
10,241 in 1981). Ordinance 6,815 is one 
of the original planned district 
ordinances establishing the commercial 
portion of the southwest quadrant of 
Chesterfield Village. The associated 
Amended Final Development Plan 
(recorded in 1976) indicates this area as 
“Town Center” as seen in Figure 2 and 
established the permitted commercial 
uses for the site to match those of the 
“Regional Shopping Center.”  

 
City of Chesterfield Ordinance 1,265 (approved in 1997 and later amended by Ordinance 1,617 in 2000) 
currently governs the northernmost portion of Lot 3 as seen in Figure 3 on the following page, as well as 
most of the St. Louis County Library property and reading garden.  
 
As mentioned, the subject area has previously approved development plans for the Central Park Square 
project. A 2nd Amended Site Development Concept Plan (seen in Figure 3 on the following page) was 
approved by the City’s Planning Commission in August 2008 with section plan approvals for each of the 
lots occurring around the same time period. A Record Plat for Downtown Chesterfield Plat One was 
subsequently approved by City Council in May 2009. Approved improvements for these lots include two 
5,600 square foot retail buildings (lots 4 and 7), two 7,300 square foot restaurant buildings (lots 5 and 
6), and a six-story 148,200 square foot office building with structured parking (lot 3). In total, 737 parking 
spaces are approved to serve these improvements.  
 
While the Central Park Square has received zoning approval for this development, the lots comprising 
the subject site for this petition remain undeveloped. 

Figure 2: Chesterfield Village Amended Final Development Plan 
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              Figure 3: Split “C-8” zoning over previously approved development 

 

 
                                           Figure 4: Proposed residential development 

Ord. 6,815 

Ord. 1,265 
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LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The land use and zoning for the properties surrounding this parcel are as follows: 

Direction Zoning Land Use 

North “C-8” Planned Commercial District St. Louis County Library 

West “PS” Park and Scenic District Central Park and The Amphitheater 

South “C-8” Planned Commercial District Office building and The Awakening  

East “C-8” Planned Commercial District Vacant/undeveloped land 
 

 
              Figure 5: Zoning Map    Figure 6: Land Use Plan 

 
COMPREHENSIVE PLAN ANALYSIS 
The subject site is located within Ward 2 of the City of Chesterfield. The City of Chesterfield Land Use 
Plan indicates this parcel is within the “Urban Core” land use designation with appropriate land uses of 
“high-density residential,” “retail,” and “office, including high-density.”  
 
The additional residential uses proposed in this request, along with the existing permitted commercial 
uses, would comply with the Land Use Plan and would permit the applicant to build a mixed-use 
development in accordance with all other requirements established in the Unified Development Code 
(UDC).  
 
Additionally, a number of Plan Policies are applicable to this request. The following items identify the 
applicable plan policy followed by staff analysis: 
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1.4 Quality New Development – Given the existing development and the pressure for additional 
development, high-quality design and development standards should be maintained within the City of 
Chesterfield.  
 
The applicant intends to develop a high-quality product that incorporates several dwelling unit types, 
including townhomes and live/work units.   
 
1.5 Diversity of Development – To provide a complete range of lifestyle opportunities within the City of 
Chesterfield, new development should take into consideration the desire to provide residential, retail, 
service, and recreational opportunities. 
 
The applicant’s narrative statement recognizes the inclusion of commercial spaces in order to create a 
mixed-use neighborhood environment, as well as the ability to provide housing opportunities for a 
variety of demographics.  
 
1.8 Urban Core – The Urban Core should be developed to contain the highest density of mixed-use 
development in Chesterfield. It should serve as the physical and visual focus for the City and include 
both residential and commercial developments with parks, municipal services, and preservation of 
historic structures and areas, with cultural, entertainment and pedestrian amenities for its residents.  
 
The proposed plan indicates the inclusion of both residential and commercial uses, with commercial 
uses oriented toward the southwest portion of the site near The Awakening and Central Park. The 
maximum residential units requested with this proposal of 140 units also aligns with the desired higher 
density of the Urban Core.  
 
2.1.7 Multiple-Family Projects in Higher Density Areas – Multiple-family projects should be located 
close to existing, higher density commercial and residential development so as not to alter the 
conditions and environment of existing single-family neighborhoods. Each multiple-family project 
should meet City-developed greenspace standards unless clearly identified reasons justify non-
conformance.   
 
The Urban Core designation on the City’s Land Use Plan encourages higher density uses, which also 
abuts the subject property on all sides with the exception of Central Park to the west. Locating higher 
density multi-family development such as that proposed is encouraged within this area away from 
more suburban, single-family neighborhoods. Table 1 on the following page further clarifies the overall 
density proposed in comparison to the City’s residential zoning districts that permit multi-family 
dwellings.     
 
2.1.9 Encourage Planned Residential Development – Planned residential development that allow for 
innovative and flexible site planning, preservation of open space, and a variety of housing opportunities 
should be encouraged.    
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The applicant notes in the narrative statement their intent to develop this project as a “neighborhood” 
which is also indicated by the site design on the Preliminary Plan. A variety of housing types are 
proposed along with open/landscaped areas, sidewalk connections, and a more urban style site design 
encouraged in the Urban Core.  
 
2.1.10 Encourage Diversity in Housing Opportunities – Encourage a range of housing opportunities 
within the City of Chesterfield.     
 
As mentioned with other Plan Policies, the applicant is proposing a variety of housing types to 
accommodate multiple demographics. Housing options indicated include townhomes, live/work units, 
and paired units.  
 
2.4 Higher Density Residential in the Urban Core – New multiple-family residence should be located in 
or near the Urban Core.      
 
The location of the proposed mixed-use/residential development is within the area designated as the 
Urban Core on the Land Use Plan and proposes higher-density residential development through its site 
design and product types to be offered.  
 
3.6.1 High-Density Development – High-density development should be developed as part of the Urban 
Core. High-density development encourages clustering of buildings with diverse building form through 
minimum restrictions for building height, open space and setback requirements.       
 
Clustered building types with a diversity of form is proposed with this petition as recognized through 
the varying building heights, housing types, open areas to be landscaped, and density proposed. This 
clustered approach is recognized in the applicant’s narrative statement and the Preliminary Plan.  
 
3.6.2 Mixed-Use Development – The Urban Core should accommodate office, retail, high-density 
housing, government facilities, multi-modal transportation, cultural and entertainment facilities, and 
park space. Horizontal and vertical integration of uses in encouraged.   
 
A mix of uses is proposed with this petition, though the focus of the project is providing a mix of 
housing types not typically found in this part of the City. The amount of commercial space proposed is 
to serve as an amenity to this area as well as the Central Park area given the location of these uses in 
the southwest corner of the site near The Awakening. The commercial uses would be incorporated on 
the first floor of the live/work units as well as within the small retail component proposed, which the 
applicant envisions as a coffee shop.   
 
7.2.4 Encourage Sidewalks – Sidewalks should be required of all new developments and encouraged 
along existing roads in the City of Chesterfield, allowing creative placement to protect the natural 
environment.   
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Sidewalks are proposed along Main Circle Drive and Park Circle Drive providing connections to the 
existing surroundings. Walkways are also depicted on the Preliminary Plan within the development itself 
and connecting to the existing and proposed sidewalks along the roadways.  
 
Table 1: Density comparison of proposed “UC” District and multi-family zoning districts 

ZONING DISTRICT MIN. LOT SIZE (SQ. FT.)   
PER UNIT 

TOTAL SITE SIZE (SQ. FT.) TOTAL UNITS PERMITTED 

“R-6A” 4,000 378,972 95 

“R-6AA” 3,000 378,972 126 

Proposed “UC” District 2,707 378,972 140 

“R-6” 2,000 378,972 189 

“R-7” 1,750 378,972 217 

“R-8” 500 378,972 758 

 
REQUESTED USES 
All uses within the “C-1” through “C-7” Commercial Districts (without Conditional Use Permits) were 
permitted in the “Regional Shopping Center” and “Town Center” areas as defined on the Development 
Plan previously shown in Figure 2 of Chesterfield Village upon approval of St. Louis County Ordinance 
6,815 in 1973.  
 
The narrative statement provided describes the applicant’s proposal to develop a neighborhood concept 
consisting of a mix of housing types as well as incorporating a mix of uses. The narrative statement also 
mentions the desire to request the residential uses required for the petitioner’s development, while 
maintaining commercial uses currently approved on the property until closing of the purchase and sale 
of the property between the petitioner and current owner. The petitioner is currently under contract to 
purchase the subject property.     
 
Recent “UC” Urban Core change of zoning petitions that received approval nearby include City of 
Chesterfield Ordinance 2,861 (approved in 2015) and City of Chesterfield Ordinance 2,980 (approved in 
2018). Both petitions requested a change of zoning from the “C-8” Planned Commercial District governed 
by St. Louis County Ordinance 6,815 (as amended by Ordinance 10,241) and retained the permitted 
commercial uses in addition to those requested.    
 
The petitioner is requesting three additional uses to those permitted in ordinances 2,861 and 2,980: 
“Dwelling, multi-family,” “Dwelling, single-family attached,” and “Home occupation.” A maximum of 140 
units is requested, though the Preliminary Plan shows 111 units, in order to allow flexibility in finalizing 
the overall site design and product types offered in this development.  
 
The applicant is requesting the same permitted uses as City of Chesterfield ordinances 2,861 and 2,980 
with the additionally requested residential uses identified in bold text in Table 2 on the following page: 
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Table 2: List of uses requested 
PROPOSED USES 

Animal grooming service Grocery-neighborhood 

Art gallery Group residential facility 

Art studio Gymnasium 

Automotive retail supply Home occupation 

Bakery Hospice 

Barber or beauty shop Hotel and motel 

Brewpub Laundromat 

Broadcasting studio Library 

Church and other place of worship Mortuary 

Club Museum 

Coffee shop Newspaper stand 

Coffee shop, drive-thru Nursing home 

Commercial service facility Office, dental 

Community center Office, general 

Day care center Office, medical 

Drug store and pharmacy Park 

Drug store and pharmacy, drive-thru Professional and technical service facility 

Dry cleaning establishment Public safety facility 

Dry cleaning establishment, drive-thru Reading room 

Dwellings, multifamily Recreation facility 

Dwellings, single-family attached Research facility 

Education facility-specialized private schools Restaurant, fast food 

Education facility-vocational school Restaurant, sit down 

Educational facility-college/university Restaurant, take out 

Educational facility-kindergarten or nursery school Retail sales establishment, community 

Film drop-off and pick-up station Retail sales establishment, neighborhood 

Financial institution Telecommunications structure 

Financial institution, drive-thru Telecommunications tower or facility 

Grocery-community Veterinary clinic 

 
PRELIMINARY PLAN  
A zoning map amendment to a planned zoning district requires a Preliminary Development Plan which 
has been included in the Planning Commission’s packet.  
 
The Unified Development Code (UDC) establishes minimum design standards to be considered by the 
Planning Commission and City Council in consideration for a change in zoning to the “UC” Urban Core 
District: 
 

1. Lot area. The minimum lot area for this district is three (3) acres.  
 
The subject site for this development is 8.7 acres. 
 

2. Density. A maximum floor area ratio (F.A.R.) of fifty-five hundredths (0.55) is allowed.  
 

FAR requirements do not apply to residential development.  
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3. Height. The total height of any structure shall not exceed eight (8) stories in height, excluding 
mechanical devices.  

 
The maximum height proposed for this development is identified in the narrative statement as 
three-stories, or 42 feet as illustrated on the site sections provided with the Preliminary Plan. 

 
4. Open space. A minimum open space of thirty percent (30%) is required. Open space should be 

integrated into the development to provide aesthetic, recreational, or other public benefit. 
Covered pedestrian walkways and bridges may be counted toward the open space requirement 
of thirty percent (30%).  

 
The applicant notes in the narrative statement provided that open space is to include walkways 
and aesthetic areas within and around the development and will be in compliance with the 
Unified Development Code.  

 
5. Setbacks.  

a. The minimum yard setback for any structure from the boundary of a “UC” District shall 
be thirty-five (35) feet. 
 

b. The minimum yard setback for any parking area, parking structure, internal drive or 
loading space shall be thirty (30) feet. 

 
The petitioner is requesting modifications to both the parking and structure setback 
requirements of the “UC” District as shown on the Preliminary Plan provided. For example, 
existing parking spaces along the south boundary of the development (adjacent to The 
Awakening) currently do not meet this requirement and is depicted in the aerial image in Figure 
7 below. Setback modifications are also requested on all other boundaries of the subject site as 
depicted on the Preliminary Plan attached to this report. A request for modification to these 
standards requires a two-thirds (2/3) vote of approval from the Planning Commission.  
 

 
                                       Figure 7: Existing parking area on south side of subject property 
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The Unified Development Code (UDC) also identifies site design features and flexibility which are not 
mandatory for approval but may increase the flexibility of design and the ability of the developer to 
negotiate the mitigation of other requirements: 
 

1. Incorporation of parking areas into the design of the development to minimize visual expanses of 
parking lots; 
 

2. Placement of structures on most suitable sites with consideration of topography, soils, vegetation, 
slope, etc.; 

 
3. Preservation of natural and cultural areas, as well as the creation of open space through active 

and passive recreation areas to include greenways, walking and cycling trails that serve to 
connect significant areas and various land uses; 

 
4. Enhanced landscaping, deeper and opaque buffers, and increased planting along residential 

properties, public rights-of-way, open space/recreational areas, and the overall perimeter of the 
project; 

 
5. Utilization of mixed use buildings; 

 
6. Segregation of vehicular traffic from pedestrian/bicycle circulation networks, and other traffic 

mitigation measures; 
7. Promotion of pedestrian access and connectivity throughout the development as well as between 

sites and developments and to public and community facilities; 
 

8. Incorporation of transit oriented development or direct access to public transportation; 
 

9. Utilization of Leadership in Energy and Environmental Design (LEED) construction and 
development standards and the proposed LEED certification of buildings; 

 
10. Public benefits and community facilities and the access thereto; and 

 
11. Sensitive treatment of perimeters to mitigate impact upon adjoining property. 

 
Figure 8 on the following page shows the proposed Preliminary Development Plan, including 111 
residential units, parking spaces throughout the site, walkways, and the commercial and live/work 
components in the southwest corner of the site.  
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Figure 8: Proposed Preliminary Development Plan  

 
The portions of Main Circle Drive and Park Circle Drive within the subject site area are also proposed as 
private streets to be constructed and maintained by the developer. As part of this plan, the existing 
round-a-bout intersection of Main Circle Drive and Park Circle Drive is proposed to be removed and 
replaced with a four-way intersection.    
 
Additionally, the proposed uses and configuration of the site essentially extend the type of development 
anticipated in the “PC&R” Planned Commercial and Residential District from the north on the Sachs 
property surrounding the lake. The residential uses permitted in the “PC&R” District include single-
family, two-family, and multi-family in the form of row houses and other group-house arrangements of 
attached or detached buildings, all of which may be integrated vertically or horizontally with commercial 
uses.    
 
The Preliminary Development Plan and narrative statement provided include additional details of the 
petitioner’s request. 
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A Public Hearing further addressing the request will be held at the September 9, 2019, City of 
Chesterfield Planning Commission meeting. Attached, please find a copy of the Public Hearing Notice, 
Applicant’s Narrative Statement and Requested Uses, and the Preliminary Plan Packet for this petition. 
 
Attachments 
1. Public Hearing Notice 
2. Narrative Statement & Requested Uses 
4.  Preliminary Plan Packet 
 

 
 





 
 
 

111 Monument Circle, Suite 1600 
Indianapolis, IN 46204 

P: 317-454-8022 F: 317-454-8026 

Petitioner is requesting a rezoning of the Property from a “C-8” Planned Commercial District to a 
“UC” Urban Core District. The Property is currently undeveloped. The Comprehensive Plan categorizes the 
Property as “Urban Core.” Petitioner is requesting the Urban Core zoning district so that Petitioner can 
request the residential uses required for Petitioner’s development, while maintaining vested commercial 
uses currently approved on the Property until closing of the purchase and sale of the Property between 
Petitioner and Owner.  The site development section plans currently approved for the Property permit 
development of a six-story, 85 foot tall office building totaling 148,200 square feet, two one-story, 25 foot 
tall restaurants each totaling 7,300 square feet, two one-story, 25 foot tall retail buildings each totaling 
5,600 square feet, and 737 parking spaces, about 530 of which would be located in a parking structure 
adjacent to Central City Park. 
 

Petitioner proposes to develop a neighborhood consisting  of single-story paired units, three-story 
townhomes, three-story live/work units, and a commercial building of approximately 3,000 square feet. 
Petitioner is planning on building 111 units, but is requesting a maximum of 140 units to provide flexibility 
respecting the final amount of each product type built. The Project will include on-site amenities such the 
business located in the on-site commercial building, which we envision will be a local coffee shop. The 
number of parking spaces provided at the development will comply with the Unified Development Code.  
 

The Project is not age-restricted and will appeal to every age demographic. It is designed to offer 
families the opportunity to become part of the Chesterfield community and for empty-nesters to down-
size while staying in the community. Petitioner envisions the live/work units being a great fit for the local 
entrepreneur who wants to be close to urban commerce and activity without the burden of a daily 
commute. 
 

For a complete list of the proposed development standards, density and height limitations, yard 
requirements, parking, loading, and access plans, please see the Preliminary Development Plan submitted 
with the Application. For the Project tree preservation plan, please see the Tree Preservation plan 
submitted with the Application. For a complete list of the uses being requested for the Project, please see 
Exhibit A to the Application. Thompson Thrift will submit a Landscape Plan in conformance with Article 4, 
Section 2 of the Unified Development Code with its Site Development Plan. Applicant is requesting an 
exception from the base UC district building and parking setback requirements. The non-residential 
component of the project will comply with the maximum FAR requirement of 0.55. The open space 
requirements will be in compliance with the Unified Development Code. See Applicant’s Preliminary 
Development Plan for specific details. 

KReiter
Received
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