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Planning Commission Staff Report  
 

Meeting Date:  November 25, 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. 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 maximum of three stories allowed if the 
residential development is built), though proposed 

VIII. A. 

Figure 1: Subject site aerial 
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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.  

A Public Hearing was held on September 9, 2019, at which time the Planning Commission raised several 
issues. The applicant has since responded as detailed later in this report.  

The history of the subject site, land use and zoning of surrounding properties, and comprehensive plan 
analysis is detailed in the attached Public Hearing Staff Report dated September 9, 2019. 

ISSUES 
During the Public Hearing held on September 9, 2019, two individuals spoke in opposition of the 
proposed development. Issues associated with the request were identified by the Planning Commission, 
and below is a summary of the issues mentioned as well as a description of how the applicant has 
responded to these issues: 

1. Private Streets and Access: vacation of right-of-way along portions of Main Circle Drive and Park 
Circle Drive was expressed as a concern at the Public Hearing, specifically in regards to 
accessibility through the proposed development to the adjacent office building off of Main Circle 
Drive as well as the impacts to the general public should right-of-way be vacated. It was noted at 
the Public Hearing that the developer would be responsible for the construction/maintenance of 
these streets and general policing of this area, and it was also noted that discussions were being 
had with the property owner of the adjacent office building. Please clarify the developer’s intent 
and impacts of proposing private streets for this area.     

 
The applicant is now proposing Main Circle Drive and Park Circle Drive as public right-of-way along 
with all on-street parking along these roadways. The applicant has also corresponded with the 
adjacent property owner to the south to better accommodate access to the office building as 
accessed from Chesterfield Parkway.   

 
2. Proximity to Public Parks: there was considerable discussion regarding the development’s 

proximity to public parks, specifically in regards to event traffic and potential parking issues. It 
was recognized that parking was being reevaluated for the development and a future submittal 
would clarify what is proposed. Please describe the revised parking arrangement for this 
development, including reserved parking for residents as well as any parking available to the 
general public.    
 
On-street parking along Main Circle Drive and Park Circle Drive is now proposed within the right-
of-way as public parking spaces, and parking spaces near the clubhouse/retail component and 
The Awakening are also proposed as public parking. The applicant has also revised their 
Preliminary Plan to include a private parking area for residents/guests off of Main Circle Drive.     
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3. Proposed Setbacks: it was mentioned at the Public Hearing that proposed setbacks would be 
clarified as part of an upcoming submittal for this project. Of main concern is the frontage of the 
proposed project along Central Park/Veterans Memorial and the desire for a larger setback along 
Veterans Place Drive. Please address accordingly, and clarify the proposal for setbacks, including 
proposed pedestrian and/or vehicular access points from the subject site to Veterans Place Drive.  
 
An exhibit has been included in the Preliminary Plan depicting the setbacks proposed for this 
residential development. Both parking and structure setbacks along Veterans Place Drive have 
been increased to 15 feet, and the Preliminary Plan also now proposes open space along this 
frontage.  
 

4. Connectivity: pedestrian connections within the proposed development as well as between 
adjacent developments was expressed as a desirable feature for this location given its proximity 
to community amenities and location within the Urban Core. While this was recognized as a 
feature of this development at the Public Hearing, please further describe how this development 
will incorporate connectivity given this context.   
 
Main Circle Drive and Park Circle Drive are now proposed as public right-of-way, including the on-
street parking spaces. Sidewalks along these roadways are to be established in easements 
dedicated to the City for public use.  
 

5. Density and Openspace: the proposed density of this development was questioned at the Public 
Hearing, most notably in terms of the development’s ability to incorporate openspace and 
landscaped areas into the project. Please describe any notable features proposed in terms of 
landscaping and openspace. As a reminder, the “UC” District requires a minimum openspace of 
30%, and the City’s requirements for landscaping can be found in Section 31-04-02 of the Unified 
Development Code (UDC).     
 
The applicant intends to comply with the open space requirement for the “UC” District and has 
also incorporated more open space along the frontage of Veterans Place Drive. An exhibit has 
also been provided by the applicant regarding the proposed density of this development and is 
attached to this report. 
 

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 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 limited commercial components into the 
residential concept. 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 

https://www.ecode360.com/29482995
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the site 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 also requesting to retain these permitted uses in addition to the following: “Dwelling, 
multi-family,” “Dwelling, single-family attached,” and “Home occupation.” A maximum of 140 units is 
requested, though the Preliminary Plan shows 121 units, in order to allow flexibility in finalizing the 
overall site design and product types offered in this development.  
 

The applicant originally requested the same permitted uses as City of Chesterfield ordinances 2,861 and 
2,980 with the addition of the residential uses identified in bold text in Table 1 below. Since the Public 
Hearing, the applicant has removed the uses “Group residential facility”, “Nursing Home”, and 
“Hospice”, which have been stricken in the list below. 
 
Table 1: 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 
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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 and has been updated since the Public Hearing.  
 
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.  
 

3. Height. The total height of any structure shall not exceed eight (8) stories in height, excluding 
mechanical devices.  

 
The maximum height proposed for the residential development is three stories, or 45 feet, and 
the maximum height for the currently approved commercial development is six stories. The 
maximum height for the proposed residential development as well as the currently approved 
commercial development is detailed in the draft Attachment A.  

 
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%).  

 
Open space will include walkways and aesthetic areas within and around the development and 
will be in compliance with the Unified Development Code as noted in the narrative statement.  

 
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 exhibits provided as part of the Preliminary 
Plan. 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 
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image in Figure 2 below. Setback modifications are also requested on all other boundaries of the 
subject site as depicted in the Preliminary Plan packet attached to this report. Parking and 
structure setbacks are currently proposed for the residential development as depicted on sheet 
C4.0 of the Preliminary Plan and on sheet C5.0 for the commercial development. The setbacks 
proposed for the commercial development generally follow those previously approved for the 
current development. A request for modifications to setback standards requires a two-thirds 
(2/3) vote of approval from the Planning Commission.  
 

 
                                       Figure 2: Existing parking area on south side of subject property 
 

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; 
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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 3 below shows the proposed Preliminary Development Plan, featuring 121 residential units, public 
right-of-way, both public and private parking spaces, walkways, open space, and the small commercial 
component in the southeast corner of the site along Chesterfield Parkway. Sheet C2.1 provided in the 
attached Preliminary Development Plan packet depicts a larger scale view of the proposed development 
within the context of the surrounding area.  
 

 
Figure 3: Proposed Preliminary Development Plan  

 
The applicant has updated the Preliminary Development Plan since the Public Hearing as seen in Figure 
3 above and as noted in the Issues section earlier in this report. Updates to the proposed development 
include the following:  

• Main Circle Drive and Park Circle Drive proposed as public right-of-way; 
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• On-street parking in right-of-way and areas next to clubhouse and The Awakening provided as 
public parking spaces; 

• Off-street parking area and additional garages added for resident/guest parking spaces; 

• Open space incorporated along the frontage of Veterans Place Drive to include Public Art;  

• Revised setbacks as depicted in provided exhibits for both the proposed residential development 
and to accommodate the existing approved commercial development; 

• Revised location and types of dwelling units shown on the plan; and 

• Updated access to the existing office development to the south.  
 
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 updated Preliminary Development Plan and narrative statement provided include additional details 
of the petitioner’s request. 
 
The Attachment A provided with this report is written to reflect “UC” Urban Core District setback 
standards as applied to the subject property; however, the setbacks proposed by the petitioner are 
depicted in the Preliminary Development Plan. A request for modifications to setback standards requires 
a two-thirds (2/3) vote of approval from the Planning Commission. The Commission is provided with the 
following proposed language should an amendment be made to include the requested setbacks: 
 

“Structure setbacks shall be as depicted on the Preliminary Development Plan attached hereto as 
‘Attachment B’”; and 
 
“Parking setbacks shall be as depicted on the Preliminary Development Plan attached hereto as 
‘Attachment B’”. 

 
Additionally, Staff has included two requirements for noise. Both an easement dedicated to the City and 
a disclosure within the leases are required to address residential into the area where concerts and other 
public events occur in close proximity to proposed residential projects.  
 
Attached please find a copy of the draft Attachment A, Public Hearing Staff Report dated September 9, 
2019, project narrative, a memo from the Petitioner regarding density, and the Preliminary Development 
Plan packet.  
 
At the applicant’s request, this item is on the agenda this evening for discussion purposes only and no 
vote will be taken.  
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Attachments 
1. Draft Attachment A 
2. Public Hearing Staff Report – September 9, 2019 
3. Project Narrative 
4. Density Memo from Petitioner 
5. Preliminary Development Plan Packet 
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City Council   

 
ATTACHMENT A 

 

All provisions of the City of Chesterfield City Code shall apply to this 
development except as specifically modified herein.   

 
I. SPECIFIC CRITERIA 

A. PERMITTED USES 

1. The uses allowed in this “UC” Urban Core District shall be: 

a. Animal grooming service 

b. Art gallery 

c. Art studio 

d. Automotive retail supply 

e. Bakery 

f. Barber or beauty shop 

g. Brewpub 

h. Broadcasting studio 

i. Church and other place of worship 

j. Club 

k. Coffee shop 

l. Coffee shop, drive-thru 

m. Commercial service facility 

n. Community center 

o. Day care center 

p. Drug store and pharmacy 

q. Drug store and pharmacy, drive-thru 

r. Dry cleaning establishment 

s. Dry cleaning establishment, drive-thru 

t. Dwellings, multi-family 

u. Dwellings, single-family attached 

v. Education facility- specialized private schools 

w. Education facility- vocational school 

x. Educational facility- college/university 
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y. Educational facility- kindergarten or nursery school 

z. Film drop-off and pick-up station 

aa. Financial institution 

bb. Financial institution, drive-thru 

cc. Grocery-community 

dd. Grocery-neighborhood 

ee. Gymnasium 

ff. Home occupation 

gg. Hotel and motel 

hh. Laundromat 

ii. Library 

jj. Mortuary 

kk. Museum 

ll. Newspaper stand 

mm. Office, dental 

nn. Office, general 

oo. Office, medical 

pp. Park 

qq. Professional and technical service facility 

rr. Public safety facility 

ss. Reading room 

tt. Recreation facility 

uu. Research facility 

vv. Restaurant, fast food 

ww. Restaurant, sit down 

xx. Restaurant, take out 

yy. Retail sales establishment, community 

zz. Retail sales establishment, neighborhood 

aaa. Telecommunications structure 

bbb. Telecommunications tower or facility 

ccc. Veterinary clinic 
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2. The above uses in this “UC” District shall be restricted as follows: 

a. Retail sales uses shall be prohibited from any outdoor sales, storage 

or display of materials or goods. 

b. Land uses ‘w’, ‘x’, ‘ee’, ‘vv’ and ‘ww’ listed above are not permitted in 

stand-alone structures. 

c. Restaurant land uses shall not be permitted to have a drive-thru 
component. 

3. Hours of Operation. 

a. Hours of operation for this “UC” District shall be restricted from 7 
a.m. to 11 p.m. for all non-residential uses with the exception of 

“Hotel and motel.” 

B. FLOOR AREA, HEIGHT, BUILDING AND PARKING STRUCTURE 

REQUIREMENTS 

1. Height 

a. The maximum building height for any residential use, exclusive of 

roof screening, shall not exceed forty-five (45) feet. 

b. The maximum building height for any non-residential use, exclusive 

of roof screening, shall not exceed eight (8) stories.  

2.  Building Requirements 

a. 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 towards the open space 

requirement of thirty percent (30%). 
 

b. For commercial development, a maximum floor area ratio (F.A.R.) of 
fifty-five hundredths (0.55) is allowed. 

 

c. For residential development, a maximum of 140 units are permitted 
with a maximum of 5,000 square feet dedicated for non-residential 
uses.   
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C. SETBACKS 

1. Structure Setbacks 

No building or structure, other than: a freestanding project 
identification sign, light standards, retaining walls or flag poles will be 

located within the following setbacks: 

a. Thirty-five (35) feet from the right-of-way of Chesterfield Parkway 
West.  

b. Thirty-five (35) feet from the right-of-way of Veterans Place Drive. 

c. Thirty-five (35) feet from the south boundary of this “UC” District. 

d. Thirty-five (35) feet from the north boundary of this “UC” District.  

2. Parking Setbacks 

No parking stall, loading space, internal driveway, or roadway, except 

points of ingress or egress, will be located within the following setbacks: 

a. Thirty (30) feet from the right-of-way of Chesterfield Parkway West.  

b. Thirty (30) feet from the right-of-way of Veterans Place Drive. 

c. Thirty (30) feet from the south boundary of this “UC” District. 

d. Thirty (30) feet from the north boundary of this “UC” District. 

D. PARKING AND LOADING REQUIREMENTS 

1. Parking and loading spaces for this development will be as required in 
the City of Chesterfield Code. 
 

2. Parking lots shall not be used as streets. 
 

3. Areas indicated as public parking or spaces within public right-of-way 
on the Preliminary Development Plan shall not be utilized to meet the 
City’s parking requirements.  
 

4. Parking spaces located outside of public right-of-way that are privately 
maintained may be utilized to fulfill the City’s parking requirements, 
excluding the parking spaces identified in Subsection D.4 above. 

 

5. No construction related parking shall be permitted within the right of 
way or on any existing roadways surrounding the development 
including but not limited to Veterans Place Drive and Chesterfield 

Parkway West.  All construction related parking shall be confined to the 
development. 
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E. LANDSCAPE AND TREE REQUIREMENTS 

The development shall adhere to the Landscape and Tree Preservation     

Requirements of the City of Chesterfield Code. 

F. SIGN REQUIREMENTS 

1. Signs shall be permitted in accordance with the regulations of the City 
of Chesterfield Code or a Sign Package may be submitted for the 
planned district. Sign Packages shall adhere to the City Code and are 

reviewed and approved by the City of Chesterfield Planning 
Commission. 

2. Installation of Landscaping and Ornamental Entrance Monument or 

Identification Signage construction shall be reviewed by the City of 
Chesterfield and/or St. Louis County Department of Transportation for 

sight distance consideration and approved prior to installation or 
construction.  

3. Monument Signage identified on the Preliminary Development Plan 

may be utilized as off-site signage for the adjacent development to the 
south on Main Circle Drive.   

G. LIGHT REQUIREMENTS 

Provide a lighting plan and cut sheet in accordance with the City of 
Chesterfield Code.  

H. ARCHITECTURAL  

1. The development shall adhere to the Architectural Review Standards of 
the City of Chesterfield Code. 

2. Trash enclosures: All exterior trash areas will be enclosed with a 
minimum six (6) foot high sight-proof enclosure complemented by 

adequate landscaping.  The location, material, and elevation of any 
trash enclosures will be as approved by the City of Chesterfield on the 
Site Development Plan. 

I. ACCESS/ACCESS MANAGEMENT 

1. Access to this development from Chesterfield Parkway West shall be via 
Park Circle Drive, as directed by the St. Louis County Department of 

Transportation and City of Chesterfield. 

2. No additional access to Chesterfield Parkway West shall be permitted.  
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3. Adequate sight distance shall be provided, as directed by the City of 
Chesterfield and the St. Louis County Department of Transportation. If 

adequate sight distance cannot be provided at the access location(s), 
acquisition of right-of-way, reconstruction of pavement and other off-

site improvements may be required to provide the required sight 
distance. 

4. Provide vehicular and pedestrian cross-access easements within this 

“UC” District and to adjacent parcels as directed by the City of 
Chesterfield.  

J. PUBLIC/PRIVATE ROAD IMPROVEMENTS, INCLUDING PEDESTRIAN 

CIRCULATION 

1. Any request to install a gate or other physical barrier preventing 

vehicular and/or pedestrian access to or within this development must 
be approved by the City of Chesterfield and the St. Louis County 
Department of Transportation.  No installation of a gate or physical 

barrier will be permitted on public right-of-way.  

2. Provide and/or improve sidewalk and curb ramps, in conformance with 

ADA standards, along Chesterfield Parkway West property frontage and 
Veterans Place Drive property frontage. The sidewalk shall provide for 
future connectivity to adjacent developments and/or roadway projects 

or maintain existing connectivity. 
 

3. Obtain approvals from the City of Chesterfield, St. Louis County 

Department of Transportation, and the Missouri Department of 
Transportation and other entities as necessary for locations of proposed 

curb cuts and access points, areas of new dedication, and roadway 
improvements. 

 

4. Additional right-of-way and road improvements shall be provided, as 
required by the Missouri Department of Transportation, St. Louis 
County Department of Highways and Traffic, and the City of 

Chesterfield.   
  

5. Internal sidewalks shall be provided to the site from the sidewalk along 
Chesterfield Parkway West and along Veterans Place Drive creating an 
accessible pedestrian path through the development. Internal 

sidewalks and curb ramps shall conform to ADA standards, as 
applicable. 
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K. TRAFFIC STUDY    

1. Provide a traffic study as directed by the City of Chesterfield and/or the 

Missouri Department of Transportation and/or St. Louis County 
Department of Transportation.  The scope of the study shall include 

internal and external circulation and may be limited to site specific 
impacts, such as the need for additional lanes, entrance configuration, 
geometrics, sight distance, traffic signal modifications or other 

improvements required, as long as the density of the proposed 
development falls within the parameters of the City’s traffic model.  
Should the density be other than the density assumed in the model, 

regional issues shall be addressed as directed by the City of 
Chesterfield. 

L. POWER OF REVIEW 

City Council Review of Planning Commission Decisions (Power of Review) 
shall apply to this development in accordance with Section 31-02-20 of the 

Unified Development Code.  

M. STORM WATER  

1. The site shall provide for the positive drainage of storm water and it 
shall be discharged at an adequate natural discharge point or 
connected to an adequate piped system.   

2. Detention/retention and channel protection measures are to be 
provided in each watershed as required by the City of Chesterfield.  The 
storm water management facilities shall be operational prior to paving 

of any driveways or parking areas in non-residential development or 
issuance of building permits exceeding sixty percent (60%) of approved 

dwelling units in each plat, watershed or phase of residential 
developments.  The location and types of storm water management 
facilities shall be identified on the Site Development Plan(s).   

3. Emergency overflow drainage ways to accommodate runoff from the 
100-year, 20-minute storm event shall be provided for all storm sewers, 
as directed by the City of Chesterfield. 

 
4. Offsite storm water shall be picked up and piped to an adequate natural 

discharge point.  Such bypass systems must be adequately designed. 
 
5. The lowest opening of all structures shall be set at least two (2) feet 

higher than the one hundred (100) year high water elevation in 
detention/retention facilities.  All structures shall be set at least 30 feet 

horizontally from the limits of the one hundred (100) year high water. 
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6. Locations of site features such as lakes and detention ponds must be 
approved by the City of Chesterfield and the Metropolitan Saint Louis 

Sewer District. 
 

7. The receiving storm system(s) shall be evaluated to ensure adequate 
capacity and to ensure that the project has no negative impacts to the 
existing system(s). 

 

8. Treatment for water quality is required in accordance with our region’s 

MS4 permit.  Volume reduction BMPs shall be the emphasis for the 
water quality treatment strategy.  In order to comply with the 
Chesterfield Village Southwest Quadrant Stormwater Master Plan for 

detention, post development impervious coverage shall not exceed 90% 
and the site post developed CN shall be less than 87.  Provisions for 

Channel Protection are required and may be satisfied by volume 
reduction BMPs. 
 

9. The site is tributary to Lake II in the Chesterfield Village Master Storm 
water Plan. A 2-year, 24-hour detention and 100-year, 24-hour 

detention is provided for this site by the lake if the buildout remains at 
or below 90% imperviousness. Additional onsite detention will be 
required for a buildout that exceeds 90% imperviousness.  

N. SANITARY SEWER 

1. Sanitary sewers shall be as approved by the Metropolitan St. Louis 

Sewer District and the City of Chesterfield.   
 

2. The receiving sanitary sewer system(s) shall be evaluated to ensure 
adequate capacity and to ensure the project has no negative impacts to 

the existing system(s). 
 

3. Formal Metropolitan Sewer District review, approval, and permits are 
required prior to construction. 
 

4. The site is tributary to a sanitary sewer that is included in MSD’s 

hydraulic models. During formal plan review, an estimate of the site’s 
sanitary flows will need to be provided by the developer’s engineering 

consultant so MSD staff can evaluate the site’s impact on the receiving 
sanitary sewer. Downstream system upgrades or onsite retention may 
be necessary if that evaluation indicates the development’s additional 

flow would cause an adverse effect to system capacity.  
 

5. The site is located within the Caulks Creek Service area, subject to the 
Caulks Creek Surcharge. The surcharge will be assessed during formal 
plan review, and will be due prior to MSD approving the improvement 

plans for permits.  
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O. GEOTECHNICAL REPORT 

Prior to Site Development Plan approval, provide a geotechnical report, 

prepared by a registered professional engineer licensed to practice in the 
State of Missouri, as directed by the Department of Public Works.  The 

report shall verify the suitability of grading and proposed improvements 
with soil and geologic conditions and address the existence of any potential 
sinkhole, ponds, dams, septic fields, etc., and recommendations for 

treatment.  A statement of compliance, signed and sealed by the 
geotechnical engineer preparing the report, shall be included on all Site 
Development Plans and Improvement Plans. 

 
P. MISCELLANEOUS 

1. All utilities will be installed underground.    

2. 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. 

3. Road improvements and right-of-way dedication shall be completed 

prior to the issuance of an occupancy permit.  If development phasing 
is anticipated, the developer shall complete road improvements, right-
of-way dedication, and access requirements for each phase of 

development as directed by the City of Chesterfield and St.  Louis 
County Department of Highways and Traffic or MoDOT.  Delays due to 
utility relocation and adjustments will not constitute a cause to allow 

occupancy prior to completion of road improvements. 

4. Prior to record plat approval, the developer shall cause, at his expense 

and prior to the recording of any plat, the reestablishment, restoration 
or appropriate witnessing of all Corners of the United States Public 
Land Survey located within, or which define or lie upon, the out 

boundaries of the subject tract in accordance with the Missouri 
Minimum Standards relating to the preservation and maintenance of 
the United States Public Land Survey Corners, as necessary. 

 
5. Prior to final release of construction deposits, the developer shall 

provide certification by a registered land surveyor that all 
monumentation depicted on the record plat has been installed and 
United States Public Land Survey Corners have not been disturbed 

during construction activities or that they have been reestablished and 
the appropriate documents filed with the Missouri Department of 

Natural Resources Land Survey Program, as necessary. 
 
6. Formal MSD plan review, approval and construction permits for this 

project will be required prior to construction of site improvements. 
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7. Easements to MSD will be required to cover public sewers that are 
reconfigured to accommodate the layout of the development.  

Encroachments upon MSD facilities and easements shall be avoided. 
 

8. Any off-site easements necessary for installation of proposed 
improvements on this site must be in place prior to acceptance of 
improvement plans and/or issuance of a grading permit. 

 
9. Retaining walls along public right of way shall be private and remain 

private forever and shall be located such that it is not necessary to 

support any public improvements. 
 

10. Installation of public art is required for this development. General areas 
where public art may be placed shall be indicated on the appropriate 
site development plan.  The specific details for the public art, such as 

location, size, placement, type, etc., shall be approved by the City of 
Chesterfield.  

 
11. Provide an easement dedicated to the City regarding noise associated 

with Central Park activities.  

 
12. Disclosure language shall be included in every contact for sale, lease, 

or rental of any residential dwelling unit regarding the presence of 

Central Park, including an outdoor amphitheater and other outdoor 
events.  

II. TIME PERIOD FOR SUBMITTAL OF SITE DEVELOPMENT CONCEPT 
PLANS AND SITE DEVELOPMENT PLANS  

A. The developer shall submit a concept plan within eighteen (18) months of 

City Council approval of the change of zoning.   

B. In lieu of submitting a Site Development Concept Plan and Site 
Development Section Plans, the petitioner may submit a Site Development 

Plan for the entire development within eighteen (18) months of the date of 
approval of the change of zoning by the City.  

C. Failure to comply with these submittal requirements will result in the 
expiration of the change of zoning and will require a new public hearing. 

D. Said Plan shall be submitted in accordance with the combined 

requirements for Site Development Section and Concept Plans.  The 
submission of Amended Site Development Plans by sections of this project 

to the Planning Commission shall be permitted if this option is utilized. 
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E. Where due cause is shown by the developer, the City Council may extend 
the period to submit a Site Development Concept Plan or Site Development 

Plan for eighteen (18) months.  

III. COMMENCEMENT OF CONSTRUCTION 

A. Substantial construction shall commence within two (2) years of approval 
of the Site Development Concept Plan or Site Development Plan, unless 
otherwise authorized by ordinance.   

B. Where due cause is shown by the developer, the City Council may extend 
the period to commence construction for two (2) additional years. 

IV. GENERAL CRITERIA 

A. SITE DEVELOPMENT PLAN SUBMITTAL REQUIREMENTS 

The Site Development Plan shall include, but not be limited to, the 

following: 

1. Location map, north arrow, and plan scale. The scale shall be no 
greater than one (1) inch equals one hundred (100) feet. 

2. Outboundary plat and legal description of property.  

3. Density calculations.  

4. Parking calculations. Including calculation for all off street parking 
spaces, required and proposed, and the number, size and location for 
handicap designed. 

5. Provide open space percentage for overall development including 
separate percentage for each lot on the plan.   

6. Provide Floor Area Ratio (F.A.R.). 

7. A note indicating all utilities will be installed underground. 

8. A note indicating signage approval is separate process. 

9. Depict the location of all buildings, size, including height and distance 
from adjacent property lines, and proposed use. 

10. Specific structure and parking setbacks along all roadways and 

property lines. 

11. Indicate location of all existing and proposed freestanding monument 
signs. 
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12. Zoning district lines, subdivision name, lot number, dimensions, and 
area, and zoning of adjacent parcels where different than site. 

13. Floodplain boundaries.   

14. Depict existing and proposed improvements within 150 feet of the site 

as directed.  Improvements include, but are not limited to, roadways, 
driveways and walkways adjacent to and across the street from the 
site, significant natural features, such as wooded areas and rock 

formations, and other karst features that are to remain or be removed. 

15. Depict all existing and proposed easements and rights-of-way within 
150 feet of the site and all existing or proposed off-site easements and 

rights-of-way required for proposed improvements. 

16. Indicate the location of the proposed storm sewers, detention basins, 

sanitary sewers and connection(s) to the existing systems. 

17. Depict existing and proposed contours at intervals of not more than 
one (1) foot, and extending 150 feet beyond the limits of the site as 

directed. 

18. Address trees and landscaping in accordance with the City of 

Chesterfield Code.  

19. Comply with all preliminary plat requirements of the City of 
Chesterfield Subdivision Regulations per the City of Chesterfield 

Code. 

20. Signed and sealed in conformance with the State of Missouri 
Department of Economic Development, Division of Professional 

Registration, Missouri Board for Architects, Professional Engineers 
and Land Surveyors requirements. 

21. Provide comments/approvals from the appropriate Fire District, 
Monarch Levee District, Spirit of St. Louis Airport, Metropolitan St. 
Louis Sewer District (MSD) and the Missouri Department of 

Transportation. 

22. Compliance with Sky Exposure Plane. 

23. Compliance with the current Metropolitan Sewer District Site 

Guidance as adopted by the City of Chesterfield.   
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V. TRUST FUND CONTRIBUTION  

A. The developer shall be required to 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: 

Type of Development    Required Contribution 

Apartments/Condominiums   $506.16/parking space 
General Retail     $2,319.85/parking space 

 
(Parking Space as required by the site-specific ordinance.) 

 
If types of development proposed differ from those listed, rates shall be 
provided by the St. Louis County Department of Transportation.  

 
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 St. Louis County Department of Transportation 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 St. 

Louis County, any portion of the traffic generation assessment 
contribution which remains following completion of road improvements 

required by the development shall be retained in the appropriate trust 
fund. 
 

C. Traffic Generation Assessment contributions shall be deposited with St. 
Louis County Department of Transportation. The deposit shall be made 

prior to the issuance of a Special Use Permit (S.U.P.) by St. Louis County 
Department of Transportation or prior to the issuance of building permits 
in the case where no Special Use Permit is required. If development 

phasing is anticipated, the developer shall provide the Traffic Generation 
Assessment contribution prior to the issuance of building permits for each 
phase of development. Funds shall be payable to Treasurer, St. Louis 

County.  
 

D. The amount of all required contributions, if not submitted by January 1, 
2018, shall be adjusted on that date and on the first day of January in 
each succeeding year thereafter in accordance with the construction cost 
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index as determined by the St. Louis County Department of 
Transportation. 

VI. RECORDING 

A. Within sixty (60) days of approval of any development plan by the City of 

Chesterfield, the approved Plan will be recorded with the St. Louis County 
Recorder of Deeds.  Failure to do so will result in the expiration of approval 
of said plan and require re-approval of a plan by the Planning 

Commission. 

VII. ENFORCEMENT 

A. The City of Chesterfield, Missouri will enforce the conditions of this 

ordinance in accordance with the Plan approved by the City of 
Chesterfield and the terms of this Attachment A. 

B. Failure to comply with any or all the conditions of this ordinance will be 
adequate cause for revocation of approvals/permits by reviewing 
Departments and Commissions. 

C. Non-compliance with the specific requirements and conditions set forth 
in this Ordinance and its attached conditions or other Ordinances of the 

City of Chesterfield shall constitute an ordinance violation, subject, but 
not limited to, the penalty provisions as set forth in the City of Chesterfield 
Code. 

D. Waiver of Notice of Violation per the City of Chesterfield Code.   

E. This document shall be read as a whole and any inconsistency to be 
integrated to carry out the overall intent of this Attachment A. 

 



 
 

 
  

690 Chesterfield Pkwy W  ●  Chesterfield MO 63017-0760 
Phone: 636-537-4000  ●  Fax 636-537-4798  ●  www.chesterfield.mo.us 

 

 

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 

http://www.chesterfield.mo.us/
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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, 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. Townhomes will 
have a tuck under garage, while the single‐story paired units will have a detached garage (not a car port). 
Main Circle Drive and Park Circle Drive will be public  streets, parking adjacent  to  these drives will be 
available  for public use. Sidewalks will be placed  in easements and dedicated  to  the City. An  internal 
parking lot is proposed, this parking will be for Park Centre District residents. 
 

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 townhome 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. 
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