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Planning Commission Staff Report 
 

Meeting Date:  January 10, 2022 

From:   Chris Dietz, Planner 

Location:  17377 Chesterfield Airport Rd. 
 
Description: Chesterfield Commons Six, Lot 6 (Amini’s) Modification of Parking Standards: A 

request to reduce the minimum parking requirement for a retail use on a 4.64-
acre tract of land zoned "C-8" Planned Commercial District located northwest of 
the intersection of Chesterfield Airport Road and RHL Drive. (17U520115). 

 
 
PROPOSAL SUMMARY 

Stock and Associates, on behalf of Amini’s, has submitted a 
Request for Modification of Parking Standards and a Parking 
Demand Study for a 54,300 square-foot retail building located 
in the Chesterfield Commons Six development.  

This request is intended to accommodate an interior building 
renovation to convert existing warehouse area into additional 
retail space. Its approval would allow the conversion of 
roughly 13,000 square feet of warehouse into retail space 
within the building. Since the required amount of parking has 
changed since the building was originally built, the site no 
longer complies with the UDC’s parking standards. However, 
no changes to the number of parking spaces, physical changes 
to the building’s footprint or exterior elevations are proposed 
at this time.  

 

 

VII.B 

Figure 1: Subject Site Aerial 
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SITE HISTORY 

1988—Site rezoned “NU”-Non-Urban District to “C-8”—Planned Commercial District via St. Louis County 
Ordinance 13,933. 

2004—Site Development Concept Plan (SDCP) and Site Development Section Plan (SDSP) for furniture 
store on Lot 6 approved; governing ordinance repealed and replaced with City of Chesterfield 
Ordinance 2096 (current governing ordinance) to allow for drive-thrus for restaurant uses and 
increased light fixture height. 

 

STAFF ANALYSIS 

Zoning and Land Use 

The site is zoned “C-8”—Planned Commercial under the provisions of City of Chesterfield Ordinance 2096 
and falls within the Regional Commercial character area. 

Off-Street Parking and Loading 

When the SDSP was approved in 2004, City Code required 3 spaces for every 1,000 sq. ft. of gross floor 
area (GFA) for Furniture Retail use. As such, the minimum amount of parking spaces required of this site 
was 163 spaces. Currently, the site has 177 parking spaces provided.  

Since the approval of the SDSP, the City has adopted the Unified Development Code (UDC), with new 
parking standards within it. Today, the UDC defines the use as Retail Sales Establishment—Regional, with 
a minimum parking standard of 5.0 spaces per 1,000 GFA. If applied today, the UDC would require this 
site to have 271 spaces, making the site vastly under-parked in its current condition.  

However, since the applicant is not proposing to increase the amount of parking onsite, they have 
submitted a request for modification of parking standards, as permitted by Code. The UDC states that 
an applicant may request a modification of the UDC parking standards by providing a parking demand 
study that supports the request and demonstrates by clear and convincing evidence that the requested 
modifications are appropriate for the site and do not cause detriment to adjacent properties. To this 
end, the applicant has provided a Parking Demand Study to accommodate this request. 

The Parking Demand Study provides data from two sources to support this request: Data derived from 
the Institute of Transportation Engineers (ITE) Parking Manual, 5th Generation (2019), and from the 
owner’s observations of the site’s business operations during peak hours.  

Section 890 of the ITE Parking Manual outlines the peak-hour parking requirements for Furniture Stores, 
as demonstrated in previous case studies. Based on the information provided in the Manual, the 
required minimum parking required for this building would be 113, making the site vastly over-parked 
in its current condition. This section of the Manual is provided in the Planning Commission packet. 

The owner has provided a letter that details average parking demand for each day of the week, over a 
twelve (12) month period. The parking demand count states that on the busiest day (Saturday), the 
average amount of parked vehicles is 73—well below the amount of spaces provided onsite. This letter 
is also provided in the Planning Commission packet. 

Loading spaces will comply with UDC requirements; thus no changes to loading are proposed. 
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A table comparing the site’s parking requirements against this request is shown below: 

Existing Parking Required Parking When Built (2004) UDC Required Parking ITE Manual 

177 163 271 113 

 

STAFF RECOMMENDATION 
Staff has reviewed this proposed request and found it to be in compliance with the City’s Comprehensive 
Plan, Unified Development Code and Ordinance 2096. Staff recommends approval of this Modification 
of Parking Standards.   

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

1) “I move to approve (or deny) the Modification of Parking Standards for Chesterfield Commons 
Six, Lot 6 (Amini’s), as presented.” 

2) “I move to approve the Modification of Parking Standards for Chesterfield Commons Six, Lot 6 
(Amini’s) with the following conditions…” (Conditions may be added, eliminated, altered or 
modified) 

Attachments: Modification of Parking Standards Packet 

Table 1: Minimum Parking Requirements (Spaces) 
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