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Planning Commission Staff Report

Project Type: Amended Site Development Concept Plan
Meeting Date: October 27, 2014
From: John Boyer

Senior Planner

Location: 700 Chesterfield Parkway West
Applicant: Civil Design Inc.
Description: Monsanto 5" ASDCP: An Amended Site Development Concept Plan, Amended Tree

Stand Delineation and Amended Tree Preservation Plan for a 200.51 acre tract of
land zoned “C-8” Planned Commercial District located on the north side of
Chesterfield Pkwy West, approximately 2,000 feet east of City Center Dr.

PROPOSAL SUMMARY

The request is for construction of three additional research buildings to the 200+ acre Monsanto campus.
The subject site is zoned “C-8” Planned Commercial District and is governed under the terms and
conditions of City of Chesterfield Ordinance 258.

ZONING HISTORY OF SUBJECT SITE

In 1979, St. Louis County Ordinance 9002 was approved which rezoned the site from “NU” Non-Urban and
“R-3” Residence District to the “C-8” Planned Commercial District. This original ordinance was amended by
St. Louis County numerous times (Ordinances 10,573, 10,688, and 10,986). In March 1989, Ordinance 258
was approved by the City of Chesterfield amending previous County ordinances. Ordinance 258 is the
current ordinance authority for this site.

Multiple concept and section plans have been approved previously by the City of Chesterfield and St. Louis
County for this site under Pfizer and now Monsanto. There are currently nine buildings approved at this
site, totaling 1,520,878 square feet. Current ordinance authority limits total building square footage to
2,660,000 square feet.


http://www.chesterfield.mo.us/
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Land Use and Zoning of Surrounding Properties

Direction Land Use Zoning

North Vacant Agricultural “FPNU” Flood Plain Non-Urban District

South Multi-Family Residences “R-6A/PEU” Residence/Planned Environmental Unit
East Residential “NU” Non-Urban District

West Commercial/Hotel “PC” Planned Commercial District

STAFF ANALYSIS

A Site Development Concept Plan shows a conceptual layout of a development planned to be constructed
in phases. An Amended Site Development Concept Plan is required for this project due to the planned
change to construct three (3) additional research buildings which were not included on the previous
concept plan. This change does not substantially comply with the approved 4" Amended Site Development
Concept Plan, necessitating the amendment. No street trees or additional street lighting are planned
associated with this amended development. For additional information on specific planned structures
associated with this request, please see the Staff Report for the 9™ Amended Site Development Section
Plan filed associated with this application.
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Zoning

The subject site is currently zoned “C-8” Planned Commercial District under the terms and conditions of City
of Chesterfield Ordinance Number #258. The submittal was reviewed against the requirements of
Ordinance Number #258 and all applicable Zoning Ordinance requirements and found compliant with all
requirements.

Comprehensive Plan

While the site is zoned C-8, it is located within the Urban Core District identified on the City of Chesterfield
Land Use Plan. This designation encourages high density development of office uses in addition to
residential and retail. The Monsanto campus currently is approved for 2.6 million square feet of
research/office space by Ordinance 258 over the 200 acre site. While Monsanto currently is not developing
the entire site, the Land Use Plan would accommodate/permit the proposed development on this Concept
Plan and any potential expansion in the future.

DEPARTMENT INPUT

Staff has reviewed the 5" Amended Site Development Concept Plan, Tree Stand Delineation, and Amended
Tree Preservation Plan and has found the proposal to be in compliance with the site specific ordinance,
Comprehensive Plan and all City Code requirements. Staff recommends approval of the 5" Amended Site
Development Concept Plan.

MOTION
The following options are provided to the Planning Commission for consideration relative to this
application:

1) “I move to approve (or deny) the 5" Amended Site Development Concept Plan, Amended Tree
Stand Delineation, and Amended Tree Preservation Plan for Monsanto.”

2) “l move to approve the 5" Amended Site Development Concept Plan, Amended Tree Stand

Delineation, and Amended Tree Preservation Plan for Monsanto, with the following conditions...”
(Conditions may be added, eliminated, altered or modified)

CC: Aimee Nassif, Planning and Development Services Director

Attachments: 5™ Amended Site Development Concept Plan
Amended Tree Stand Delineation
Amended Tree Preservation Plan
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5th AMENDED SITE

DEVELOPMENT CONCEPT PLAN

MONSANTO

MONSANTO COMPANY
CV CAMPUS
700 CHESTERFIELD PARKWAY WEST
CHESTERFIELD, MO 63017

CAMPUS SITE IMPROVEMENTS

TABLE A
LOT DATA REQUIRED/PERMITIED PROVIDED
ZONING C-5/PLANNED COMMERCIAL
REQ. MINIMUM LOT AREA (ACRES) 200,51

EXISTING LOT AREA (ACRES)

IN. FRONT YARD SETBACK

IN. SIDE YARD SETBACK

510 (PARK\NE GARAGE,
223" (MM

IN. REAR YARD SETBACK 230" (MM)
_ BUILDING COVERAGE 9.1%
AX. IMPERVIOUS COVERAGE 18.6%
2 OPENSPACE 3%
X BUILDING HEIGHT 860 MSL 622 -2 MSL

PROJECT CONTACTS

CONTACT TYPE: COMPANY NAME:

CONTACT PHONE:

STREET ADDRESS:

CITY/ZONING: CITY OF CHESTERFIELD

STORM/SANITARY: METROPOLITAN ST. LOUIS
SEWER DISTRICT (MSD)
ELECTRIC: AMEREN MISSOURI

NATURAL GAS: LACLEDE GAS COMPANY

WATER: MISSOURI AMERICAN

WATER COMPANY

(636) 537-4000
(314) 768-6200
(866) 992-6619
(314) 621-6960

(866) 430-0820

690 CHESTERFIELD
PARKWAY WEST
2350 MARKET ST.

1901 CHOUTEAU AVE.

720 OLIVE ST.

727 CRAIG RD.

CHESTERFIELD, MO 63017

ST. LOUIS, MO 63103
ST. LOUIS, MO 63166
ST. LOUIS, MO 83101

ST. LOUIS, MO 83141

CONSULTANT

TA

BLE B

CIVIL DESIGN, INC.
1552 S. 7TH STREET

SCHOOL DISTRICT

PARKWAY SCHOOL DISTRICT

ST. LOUIS, MO 63104

FIRE DISTRICT
PHONE: 314-863-5570

MONARCH FIRE PROTECTION

FAX: 314-863-5578 FEMA FLOODFLAIN PANEL

29189C0145 H & 29189C0140 H

APPLICANT WATER COMPANY

MISSOURI-AMERICAN WATER

MONSANTO COMPANY
700 CHESTERFIELD PARKWAY WEST
CHESTERFIELD, MO

OWNERS OF RECORD

MONSANTO COMPANY
800 NORTH LINDBERGH BLVD.
T. Louls, MO
63167
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GENERAL NOTES

1. ALL ELEVATIONS ARE BASED ON ST. LOUIS COUNTY BENCHMARK SYSTEM AND ARE
REFERENCED TO BM 12-162: 595.81" - SQUARE ON THE CENTER OF NOSE ISLAND;
30" NORTH OF THE CENTERLINE OF SWINGLEY RIDGE DRIVE AND 5’ EAST OF THE
CENTERLINE OF CHESTERFIELD VILLAGE PARKWAY.

2. THE MAJORITY OF THIS PROPERTY LIES WITHIN ZONE X (500 YEAR FLOOD PLAIN).
ZONE AE (100-YEAR BASE FLOOD ELEVATIONS) DELINEATED PER THE FLOOD
INSURANCE RATE MAPS, COMMUNITY PANEL NO. 29189C0145 H, 145 OF 420 AND
COMMUNITY PANEL NO. 29189C0D140 H, 140 OF 420, EFFECTIVE DATE AUGUST 2,
1995 (LOMR-F ISSUED BY FEMA OCTOBER 13, 2004)

3. THIS PROPERTY LIES WITHIN THE FOLLOWING CLASSIFICATIONS -
HYDROLOGIC SOIL GROUPS: "B"
PONDING FREQUENCY: 0 TO 14 PERCENT
SLOPE GRADIENT: 15 PERCENT OR GREATER
SOIL MAP: MENFRO SILT LOAM, 20 TO 45 PERCENT SLOPES (2F) AND
MENFRO SILT LOAM, 9 TO 14 PERCENT SLOPES (2D)
DRAINAGE CLASS: WELL DRAINED

4. CONSTRUCTION ACCESS FOR THE PROJECT WILL BE THROUGH THE SWINGLEY
RIDGE ACCESS ROAD.

5. WASHDOWN AREA WILL BE PROVIDED FOR THIS PROJECT AREA.
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PROJECT LOCATION MAP
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MONSANTO COMPANY, the awner of the property shown on this plan for and in
consideration of being granted a permit to develop property under the provisions of
Chapter 1003.

g
(present zoning)

of the City of Chesterfield

145
(applicable subsection)

Ordinance No. 624, do hereby agree and declare that said property from the date of
recording this plan shall be developed only as shown thereon, unless said plan is
amended by the Planning Commission, or voided or vacated by order of the City of
Chesterfield Council.

(signature)

Print Name
STATE OF MISSOURI )
SS
COUNTY OF ST. LOUIS )

on this
appeared

day of

. o me known, who, being by me sworn in,
did say he/she s the of the

corporation in the State of _Missourl, and that the seal affixed to the foregoing
instruments is the corporate seal of said corporation, and that said instrument was
signed on behalf of said corporation by authority of its Board of Directars, and that
said acknowledged said instrument to be the free act
and deed of said corporation.

IN WITNESS WHEREOF, | have signed and sealed the foregoing the day and year
first above written.

Notary Public

Print Name

My commission expires:

This Site Development Concept Plan was cpprcved by the City of Chssterﬂe\d Planning
Commission and duly verified on the 4, by the

\ Chairperson of said Commission, authorizing the recording of this Site Deve\opmen(
\\Concept Plan pursuant to Chesterfield Ordinance Number 200, as attested to by the
Planning and Development Services Director and the City Clerk.

A
\ Aimee Nassif,
\ Planning and Development Services Director
200
RN
\ - Vickie Hass
L City Clerk

AD., 2014, before me personally

MONSANTO COMPANY a
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'BOUNDARY LEGAL DESCRIPTION BY PICKETT, RAY & SILVER, INC. (APRIL 2005)
PER CONCEPT PLAN AS RECORDED IN PLAT BOOK 357 PG 96-97, RECORDER
OF DEEDS, ST. LOUIS COUNTY, MISSOURI

DESCRIPTION
MONSANTO BOUNDARY
20051 ACRES

Adjusted Tract One of Boundary Adjustment Tract of “ract of land in U.S. Suveys
123 and 154 and part of Lots 5, 6,7, and 8 of the subdivision of Hugo Essen
Farm, Township 45 North, Range 4 East, St. Louis County, Missourt” according fo
Plat Book 317, Louis County,
therer

according
Page 135 of . Missour
described as follows:

BEGINNING at the intersection of the westem line of West Drive (30" wide) and the

<LV ELECTRICAL UTILITY
G XX UPGRADES

western 3846
"51150"

0f 200.22 feet 0 a point; thence South 42°05720" East a distance o 115,05 feet

t0a point; thence South 29°22°36" East a distance of 156.07 feet o @ point;

thence South 75°28'44" East a distance of 76.79 feet o a point; tence North

sTizig 106.10 o226

distance of 105.84 feet to a point;thence South 585226" Easta distance of

392.52 feet to a point; thence South 27°38'56" East a distance of 175.15 fect to

2 point; thence South 17°15'51 East a distance of 175.17 feet {0 a point thence.

South 30°0305"

/4 MSD SANITARY LIFT
STATION UPGRADES
AS REQUIRED BY MSD

, said

BUILDING HH

BUILDING JJ Book 9414, Page 715 of the S. Louis County, Missour Recorder's Office; tence
leaving the wester line of said West Drive along the northwestor fino of said
Borgh tract South 56°25'23" West a distance of 592.52 feet to a point on the
southwestern line of said Lot 6, said point also being the southwestern ine of said
Borgh tract; thence leaving the northwestern line of Sald Lot 6 along the.
Southwestern line of said Lot 6 South 33°14'36" East a distance of 42350 foet fo
a tract of and now
Porzeins as recorded in Deed Book 8474, Page 1082 of the S, Louis County,
Missouri Records; thence leaving the southwestert said Lot 6 along the

Adusted Tract
Plat Book 317, Page 45 of the St. Louis County Missour Records; thence leaving
said

\@&\\i\}ls;\ 0

Adusted Tract Two South 33144:22" East a distance of 366.04 feef fo @ point
thence North 56/1538" East a distance of 405.30 feet 10 @ point n the wester
line of Diive (30° line of
233237 point; thence
‘South 26°58'15" East a distance of 170.31 feet 1o a point on the northern line of
Wellesley Place Addiion Amended as recorded in Plat Book 319, Page 4 of the St
along
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‘South 26°1001" East a distance of 117.92 feet to a point on the northern line of
Wellesley Place as recorded in Plat Book 310, Page 65 of the

St. Lous County, Missouri Recorder's Offce; thence along the northern fne of said
Wellesley Place 123,
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leaving the northorn line of Apple Sweets tract along the northern ine of said
Chesterfieid Vilage Parkway the folowing coursos and distances: aiong a curve 1o
the eft having a radius of 994.93 foot, an arc longth of 541.79 feot, a chord of

535

thence North a 1010,
curve 10 the o ft having a radius of 994,93 e, on arc length of 763,05 feet, a chord of
. said point

Sl r3236"

shown on Lot 1
348, Page 135 of the St. Louis County, Missour Records; thence leaving the
northen line of Chesterfieid Vilage Parkuay along the northeaster line of sad City
Center Drive North 45°25'51" West a distance of 194.57 feet (o a point; thence

N
W
AN

W &
\

=\

|

W\
W

pont: 12518
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radius of 245,00 feet, an arc length of 101.83 foet,  chord of which bears South
50°0857" 101.10 31232

a radius of 54.00 feet, 3
78°4605" West a chord distance of 70.23 feat 1o a point in the northe line of
‘Swingley Ridge Road (49 wide); thence along the northem line of said Swingley

Wi, Ridge Road along a curve 1 the left having a radius of 424,50 feet, an arc longth
N 2 of 119.91 foet, @ chord of which bears North 68°45'52" West a chord distance of

7l //// =% 119,51 feot 10 a point; thence North 76°50'46" West a distance of 134.59 feet 0.
074 LP.

L as recorded in Deed Book 15619, Page 1280 of the St. Louis County, Missouri
M
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1287.29 foet 0 a point n the southern fine o the aforementioned Chicago Rock
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5TH ASDCP: TREE PRESERVATION PLAN
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DEMOLITION NOTES:

1. UNDERGROUND FACILITIES, STRUCTURES, AND UTILITIES HAVE
BEEN PLOTTED FROM AVAILABLE SURVEYS AND RECORDS AND
THEREFORE THEIR LOCATIONS MUST BE CONSIDERED
APPROXIMATE ONLY. IT IS POSSIBLE THAT THERE MAY BE
OTHERS, THE EXISTENCE OF WHICH IS PRESENTLY NOT KNOWN
OR SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO
DETERMINE THEIR EXISTENCE AND EXACT LOCATION PRIOR TO
CONSTRUCTION.

2. THE STREETS AND AREAS SURROUNDING THIS SITE CONTAIN
LARGE AMOUNTS OF BOTH PEDESTRIAN AND VEHICLE TRAFFIC.
ALL NECESSARY CARE SHALL BE TAKEN BY THE CONTRACTOR TO
ENSURE THE SAFETY OF THE GENERAL PUBLIC. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR DETERMINING AND
MAINTAINING SAFE AND EFFICIENT PROJECT LIMITS. THE
CONTRACTOR SHALL FOLLOW ALL FEDERAL, STATE, AND LOCAL
GUIDELINES WITH REGARDS TO CONSTRUCTION
THROUGHOUT THE ENTIRE DURATION OF THE PROJECT. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR ANY BREACHES OF
OR DESTRUCTION OF PROPERTY RELATED TO THE
CONSTRUCTION OF THIS PROJECT.

3. ALL DEMOLITION DEBRIS SHALL BE REMOVED FROM THE SITE
AND PROPERLY DISPOSED OF ACCORDING TO ALL FEDERAL,
STATE, AND LOCAL REGULATIONS.

4, THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS
NOT TO DAMAGE ANY EXISTING SITE FEATURES TO REMAIN. IF
ANY DAMAGE OCCURS, THE CONTRACTOR SHALL CONTACT THE

S Y. THE COl
SHALL REPAIR ALL DAMAGED ITEMS TO THE SATISFACTION OF THE
OWNER AT NO ADDITIONAL COST.

5. FOR ALL TREES WITHIN REMOVAL AREA AND/OR SHOWN TO BE

REMOVED, CONTRACTOR SHALL REMOVE TREE DOWN TO 38"
ABOVE EXISTING GRADE. STUMP REMOVAL WILL OCCUR BY
OTHERS.

6. CONTRACTOR SHALL TAKE EXTRA PRECAUTION WHEN
REMOVING TREES NEAR EXISTING PARKING AREAS. COORDINATE
WITH OWNER'S REPRESENTATIVE.

CANOPY REMOVAL CALCULATIONS:
TOTAL AREA OF PROPERTY: 200.51 ACRES
ESTIMATE OF EXISTING TOTAL TREE CANOPY ON PROPERTY
= 112.91 ACRES
30% MINIMUM REQUIRED CANOPY TO BE PRESERVED*

= 35.26 ACRES

TREE CANOPY REMOVAL:

NON-WOODED CANOPY REMOVAL = 12,545 SF
WOODED CANOPY REMOVAL (C101) = 17,029 SF

TOTAL CANOPY REMOVAL = 128,053 SF (2.94
ACRES)

TOTAL TREE CANOPY ON PROPERTY UPON PROJECT
COMPLETION = 109.97 ACRES

SEE SHEETS C101 & C102 FOR FURTHER INFORMATION
*BASED ON INITIAL SITE TREE CANOPY AREA

SKIP KINCAID

SENIOR CONSULTING URBAN FORESTER

DAVEY RESOURCE GROUP

ISA BOARD CERTIFIED MASTER ARBORIST (MW-01558M)
skip.kincaid@davey.com

WOODED CANOPY AREA TO BE REMOVED

WOODED CANOPY AREA PREVIOUSLY
APPROVED TO BE REMOVED

(NOT INCLUDED IN TREE CANOPY
REMOVAL CALCULATIONS)
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= Approximate study area (200.510 acres)
+** = Mapped tree and tree number

#5 = Monarch tree and tree number
are trees in woodlands (W1-W13)

Mapped tree with canopy spread for
trees in non-woodland areas

= Woodlands (111.923 acres)

= Non-woodlands (88.587 acres)

Woodland Canopy Area

111.92 acres

Non-Woodland Canopy Area 1.18 acres

Total Canopy On-Site

113.10 acres
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m vmndlalﬂvmh 612 hch diameter trees and a few sacttered larger trees (12-

mincn damru ashand elm. Understory Includes paw paw and heavy invasive

. \fm wwdmdmﬂ: 612 inch diameter trees and a few sacttered larger trees (12-
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2509

Tree Stand Delineation Map

700 Chesterfield Parkway
198 Acres, Chesterfield, Missouri
Tree Stand Delineation prepared

Skip Kincal
Master Arborist (M
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|sugar maple, basswood and hickory.
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20 inch diameter of ash and elm. Understory includes heavy invasive honeysulde.
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entry and along Chesterfield P

R
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Tree data used to produce this
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TREE DATA - 700 Chesterfield Parkway, Chesterfield, MO

Data collected March 2013 and June 2013 by Skip Kincaid

Senior Consulting Urban Forester

Davey Resource Group DAVEY
ISA Board Certified Master Arborist (MW-01558BM) RESOURCE GROUP
skip.kincaid @davey.com A Disision o The Davey Tre Espert Company
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