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Department of Planning and Public Works  

Public Hearing Summary Report (REVISED) 
 

 

P.Z. 07-2011 Chesterfield Outlets (T-O Ventures): A request for a change of zoning from 

a “NU” Non-Urban District and an “FP NU” Flood Plain Non-Urban District to a “PC” 

Planned Commercial District and a “FP PC” Flood Plain Planned Commercial District for a 

59.144 acre area of land located north of North Outer 40 Road and east of Boone’s 

Crossing (17T420016, 17T430048, and 17U640103).   

 

 

After submission and advertising of P.Z. 07-2011 Chesterfield Outlets (T-O Ventures), 

the City of Chesterfield Department of Planning and Public Works received the attached 

letter modifying the area to be rezoned.  The modified request eliminates the request to 

change the zoning north of the levee from “FPNU” Flood Plain Non-Urban District to 

“FPPC” Flood Plain Planned Commercial District.  The request, as currently submitted to 

the City of Chesterfield is illustrated below.  All other aspects of the request for the 

change in zoning are accurate and still being requested.  As the modification reduces the 

impact of the change in zoning, the Department has determined that the Public Hearing 

Notice, as distributed and published, is sufficient and the Public Hearing can proceed on 

the request as planned.  

 

IV. A. 
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Respectfully submitted, 

 

 
Justin Wyse, AICP 

Senior Planner 

 

 

Attachments 

1. Letter from Doster Ullom, LLC 

2. Public Hearing Summary Report 

3. Preliminary Plan 

4. Project Narrative 

 

 

Cc: Michael G. Herring, City Administrator 

 Rob Heggie, City Attorney 

 Michael O. Geisel, Director of Planning and Public Works 

 Aimee Nassif, Planning and Development Services Director 
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Summary 

Doster Ullom, LLC, on behalf of T-O Ventures, LLC, requests a change of zoning from a 

“NU” Non-Urban District and an “FP NU” Flood Plain Non-Urban District to a “PC” 

Planned Commercial District and a “FP PC” Flood Plain Planned Commercial District for a 

59.144 acre area of land located north of North Outer 40 Road and east of Boone’s 

Crossing.   

 

The request is for a change in zoning.  Detailed proposals for the site design, 

architectural details, landscaping, and lighting will be required prior to site 

development. 

 

As stated in the Project Narrative, the project is proposed by T-O Ventures, LLC; a joint 

venture between Taubman Centers and Outlet Partners, LLC.  The intent of the zoning 

map amendment is to allow for a retail outlet shopping center to be developed on the 

site.  If developed, the project seeks to provide a concept of shopping as entertainment 

to the projects patrons. 

 

The Preliminary Plan and Project Narrative describe a series of buildings, constructed in 

one phase of development, accessed via interior pedestrian spaces.  Parking for the site 

is proposed to be located along the frontage of N. Outer 40 Road.  Additionally, the 

Preliminary Plan depicts parking to be located on the north side of the proposed district 

to be used by employees and for seasonal overflow parking.   
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The proposed parking area north of the levee currently has a “FP” Flood Plain overlay on 

the existing “NU” District.  This overlay restricts the uses of an underlying zoning district.  

In the case of the subject site, the “FP” Overlay restricts the uses in the “NU” District.  

The petition proposed to modify the underlying “NU” designation to a “PC” Planned 

Commercial District.  As the “FP” overlay will maintain the existing use restrictions, the 

petitioner has proposed to change the underlying zoning classification to a “PC” 

designation to allow for parking in this area to be utilized by the development south of 

the levee.  This change is necessitated by standards within the parking regulations that 

require parking for commercial uses to be located on commercially zoned property. 

 

Additionally, much of the property south of the levee also has the “FP” Overlay.  The 

petitioner has proposed to remove this overlay from the zoning on this portion of the 

property as the area is now levee protected.  Refer to the public hearing notice for a 

graphic of the proposed zoning district designations. 

 

Uses and Density 

T-O Ventures, LLC (owner under contract), as the Petitioner, is requesting the following 

uses: 

PC DISTRICT 

 

Retail and Office Uses 

 

(1)    Administrative office for educational 

or religious facility 

(5)    Art gallery 

(6) Art studio 

(9) Automobile sales, new 

(12)   Bakery 

(13)   Bar 

(14)   Barber or beauty shop 

(16)   Bowling center 

(17)   Brewpub 

(26)   Coffee shop 

(27) Coffee shop, drive-thru 

(28)   Commercial service facility 

(34)   Drug store and pharmacy 

(35) Drug store and pharmacy, drive-thru 

(36)   Dry cleaning establishment 

(37) Dry cleaning establishment, drive-

thru 

(39)   Education facility-specialized private 

schools 

(40)   Education facility-vocational school 

(41)   Educational facility-college/ 

university 

(42) Educational facility – kindergarten or 

nursery school 

(45) Filling station and convenience store 

with pump stations 

(46)   Film drop-off and pick-up station 

(48)   Financial institution 

(49) Financial institution, drive-thru  

(51)   Grocery-community 

(52)   Grocery-neighborhood 

(53)   Grocery-supercenter 

(54)   Gymnasium 

(57)   Hospital 

(58)   Hotel and motel 

(59)   Hotel and motel, extended stay 
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(70)   Office, dental 

(71)   Office, general 

(72)   Office, medical  

(76)   Professional and technical service 

facility 

(79)   Recreation facility 

(81)   Restaurant, fast food 

(82)   Restaurant, outdoor customer 

dining area 

(83) Restaurant, sit down 

(84) Restaurant, take out 

(85) Restaurant, with drive-thru window 

(86) Retail sales establishment, 

community 

(87) Retail sales establishment, 

neighborhood 

(88) Retail sales establishment, regional 

(89)   Retail sales, outdoor 

(93)   Tackle and bait shop 

(97)   Theater, indoor    

    

 

Civic Uses 

 

(29) Community center 

 

Accessory Uses 

 

(2) Amusement park 

(8) Automatic vending facility 

(10) Automobile sales, accessory to 

Automobile sales, new 

(19) Cafeteria for employees and 

guests only 

(31)   Day care center, child 

(33)   Donation collection bin 

(44)   Farmers market 

(61)   Kennel, boarding 

(68)   Newspaper stand 

(75)   Parking area, including garages, 

for automobiles 

(80) Research facility,  accessory to 

Office – general and medical 

(91)   Sales yard operated by a church, 

school, or other not for profit 

(98)   Theater, outdoor 

(101) Vehicle repair and services 

facility, accessory to Automobile 

sales, new 

(102)  Veterinary clinic 

 

 

FPPC DISRICT 

 

(75) Parking as an accessory use to the uses permitted in the PC District. 

 

 

The application indicates a proposed development intensity of 500,000 square feet of 

development while the development potential is listed as unknown.  City Staff has met 

with the Petitioners, representatives of the Missouri Department of Transportation 

(MoDOT), and representatives of St. Louis County Department of Highways and 

Transportation (SLCDHT).  A scope of study was discussed and agreed upon at this 

meeting and a Traffic Impact Study is forthcoming.  



P.Z. 07-2011 Chesterfield Outlets   Public Hearing Report 

(T-O Ventures, LLC)   September 12, 2011 

 

 

- 4 - 

Comprehensive Plan 

 

The City of Chesterfield Comprehensive Land Use Map delineates the subject site within 

the “Mixed Commercial Use” land use designation.  The following information from the 

Comprehensive Plan relates to the proposed change in zoning: 

 

Plan Policy 3.2.3 Regional Retail Facilities - Regional retail development should be 

limited to the two (2) existing regional retail facilities: Chesterfield Mall and the 

Chesterfield Commons areas. 

 

Plan Policy 3.5.1 Chesterfield Valley Regional Retail and Low Intensity Industry - Regional 

retail and low-intensity industrial developments should be located in Chesterfield Valley.  

These include mixed-use office/retail-planned developments, low-intensity industrial 

assembly, distribution, and research and development business parks, and corporate 

campuses.  Specifically, low-intensity industrial use is encouraged west of Long Road. 

 

From the Chesterfield Valley Policies Element: Three (3) general types of land use are 

proposed for new development in the Valley. The land use categories are intentionally 

broad to allow for flexibility in responding to changing market conditions. Two (2) 

existing land use categories are proposed to remain (Mixed Use and Spirit of St. Louis 

Airport) and two (2) existing land use categories are recommended to be eliminated 

(New Major Retail and Light Manufacturing).  

 

The Comprehensive Plan defines Regional Retail as, “a center characterized by two (2) 

or more national retail anchor stores at a minimum of 150,000 square feet that provides 

general merchandise and services and attracts customers from Chesterfield and 

surrounding municipalities that will travel .5 hours or greater to reach the center.”   

 

The following is a description of the types of uses envisioned for the Mixed Commercial 

Use and Regional Retail Center designations within the Comprehensive Plan. 

 

Permitted Land Uses by Category 

Land Use Categories Permitted Land Uses 

Mixed Commercial Use 

► Retail 

► Low-density office 

► Limited office/warehouse facilities 

Regional Retail Center 
► Designates location of regional retail 

centers serving multiple communities 
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Chesterfield Valley 

The Chesterfield Valley area of the City of Chesterfield contains both levee-protected 

and unprotected portions of the Missouri River floodplain. The levee-protected portion 

includes the I-64/US 40 corridor, the Spirit of St. Louis Airport, and the Chesterfield 

Commons retail complex. The area located immediately adjacent to the highway, both 

north and south, is planned for Mixed Commercial Use, Office Park, and Mixed Use 

(Retail/Office/Warehouse) to take advantage of the high visibility and access to I-64/US 

40. 

 

 

Mixed Commercial Use 

The construction of Chesterfield Commons and Chesterfield Grove will add large mixed 

commercial use developments to the Valley.  It is logical to accommodate similar mixed 

commercial use developments in the Valley where combinations of commercial uses can 

occur, subject to City approval of the specific configuration on any specific site.  

Appropriate uses in this designation would be retail and office.  In addition to the 

Chesterfield Commons and Chesterfield Grove developments, areas where this type of 

mixed commercial use development would be appropriate include: 

 

• North side of I-64/US 40 and east of Boone’s Crossing (vicinity of US Ice Sports 

Complex). 

 

 

Office Park 

Certain areas of the Valley should be set aside primarily for office uses to attract high-

quality investments.  These office parks could also include a limited amount of retail 

uses.  New office parks are proposed for the remaining portions of the Valley having 

high visibility from I-64/US 40.  The areas to be developed in this manner include: 

 

• The area north of I-64/US 40 and east of Boone’s Crossing. 

  

 

A public hearing further addressing the request will be held at the September 12, 2011, 

City of Chesterfield Planning Commission meeting. Attached, please find a copy of the 

Public Hearing Notice and the Preliminary Plan.  
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Respectfully submitted, 

 

 
Justin Wyse, AICP 

Senior Planner 

 

 

Attachments 

1. Preliminary Plan 

2. Project narrative 

 

 

Cc: Michael G. Herring, City Administrator 

 Rob Heggie, City Attorney 

 Michael O. Geisel, Director of Planning and Public Works 

 Aimee Nassif, Planning and Development Services Director 
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