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Planning Commission Public Hearing Report

Meeting Date: February 12th, 2024

From: Alyssa Ahner, Planner

Location: 530 & 550 N. Eatherton Rd.

Description: P.Z. 01-2024 Carshield F.C. (Stock & Associates): An ordinance
amendment to add an additional 16.32-acre tract land zoned “NU” Non-
Urban District to an existing 16.58-acre tract of land zoned “PI” Planned
Industrial District and modify development criteria.

PROPOSAL SUMMARY
Stock & Associates Consulting Engineers Inc., on behalf of Carshield F.C., has submitted an
ordinance amendment to add an additional 16.32-acre tract land zoned “NU” Non-Urban District
to an existing 16.58-acre tract of land zoned “PI” Planned Industrial District and modify
development criteria for a proposed indoor/outdoor athletic facility with accessory uses.

IV.A.

Figure 1: Subject Site

http://www.chesterfield.mo.us/
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HISTORY OF SUBJECT SITE
Pre-1988: Subject site was zoned “NU” Non-Urban.

2022: Subject site was rezoned from “NU” Non-Urban to “PI” Planned Industrial under governing
Ordinance 3197. A Site Development Plan subsequently followed the rezoning to allow an
office/warehouse. The application was later withdrawn in August of that year.

2023: Subject site rezoned from an existing “PI’ Planned Industrial District to a new “PI” Planned
Industrial District under governing Ordinance 3258 to permit new uses and modify development
criteria for a proposed athletic facility.

ZONING & LAND USE
The subject site is currently zoned “PI” Planned Industrial under governing Ordinance 3258 and
the land is designated as “Industrial” in the Comprehensive Plan.

COMPREHENSIVE PLAN - Industrial
The City of Chesterfield provides a character description of this area: “Conventional industrial
park and associated activity involving an airport. These areas generally support manufacturing
and production uses, including warehousing, distribution, light manufacturing, airport support
businesses, and assembly operations. They are found in close proximity to major transportation
corridors (i.e., highways and airports) and are generally buffered from surrounding development
by transitional uses or landscaped areas that shield the view of structures, loading docks, or
outdoor storage from adjacent properties”. Industrial areas have the following Development
Policies:

Direction Zoning Land Use
North “NU”— Non-Urban Undeveloped (Agriculture)
South “PI”— Planned Industrial Undeveloped (Agriculture)
East “NU”— Non-Urban Undeveloped (Agriculture)
West City of Wildwood Undeveloped/Landscape Operation

Figure 2: Zoning Map Figure 3: Land Use Map

https://www.chesterfield.mo.us/webcontent/ordinances/2022/ord3197.pdf
https://www.chesterfield.mo.us/webcontent/ordinances/2023/ord3258.pdf
https://www.chesterfield.mo.us/webcontent/ordinances/2023/ord3258.pdf
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 Limit curb cuts on arterial streets, and where possible concentrate access at shared entrance
points

 Primary entrance points should be aligned with access points immediately across the street
 Connectivity may vary as industrial parks may have low connectivity due to dead ends and

lack of connection to adjacent areas
 Landscape buffering should be utilized between roadways to screen areas of surface parking
 Residential projects should be limited to areas outside of the Chesterfield Valley

UNIFIED DEVELOPMENT CODE - Planned Industrial District
The regulations of the PI District offer a method for the industrial and selected commercial
development of land in the City of Chesterfield that allows flexibility in applying certain zoning
standards. The requirements of this Section are designed to offset the impact of changes in
development standards allowed through these provisions. The PI District regulations should have
the following outcomes:
 Ensure consistency with the Comprehensive Plan;
 Promote building styles and architectural styles that complement one another, as well as the

surrounding area;
 Promote more efficient use of land;
 Incorporate site features, such as topography, views, vegetation, water features, and other

factors into the design so they become assets to the development;
 Promote the most efficient arrangement of circulation systems, land use, and buildings;
 Promote environmentally sensitive developments; and
 Allow development, under a specifically approved design concept and site plan.

STAFF ANALYSIS
The applicant is proposing combining 530 N. Eatherton (16.58 acres zoned “PI”) and 550 N.
Eatherton (16.32 acres zoned “NU”) into one “PI” Planned Industrial District. The properties
would share the majority of development criteria that was approved via Ordinance 3258 for 530
N. Eatherton in 2023. The applicant is proposing one modification to the existing development
criteria which is revising the allowable maximum building height from forty (40) feet to sixty (60)
feet. The permitted uses, floor area ratio, building/parking setbacks, and openspace
requirements would all remain the same.

It should be noted that the governing ordinance for 530 N. Eatherton currently allows a maximum
lighting pole height of seventy (70) feet. If approved, the seventy (70) foot lighting pole height
would also apply to 550 N. Eatherton. The applicant has received conceptual approval from the
Spirit of St. Louis Airport and the lighting would continue to be evaluated during the Site
Development Plan review process which would follow the rezoning.

The preliminary development plan (PDP) for the 2023 zoning of 530 N. Eatherton depicted three
(3) curb cuts on Eatherton Road. The access located furthest north, which was driven by Monarch
Fire, did not meet the City’s access management standards and was to be gated for emergency
access only. With the potential acquisition of the 16-acres to the east of 530 N. Eatherton, the
access located furthest north is no longer critical to the development. The attached PDP for the
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entirety of the 32-acres depicts two curb cuts on Eatherton Road – both of which meet both St.
Louis County’s and the City’s access management standards.

Lastly, the traffic impact on Eatherton was main topic of discussion during the previous rezoning.
The proposed ordinance amendment, if approved, would continue to include language that
allows the City and/or the County to request a traffic impact study. The traffic impact study would
and will be required by the City during the Site Development Plan review process should the
development move forward.

PRELIMINARY DEVELOPMENT PLAN
A zoning map amendment to a planned district requires a Preliminary Development Plan which
has been included in the Planning Commission packet. Proposed developments depicted on a
Preliminary Development Plan are subject to further review during the Site Development Plan
review process.

Attachments:
1) Applicant’s Submittal Packet
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PROJECT NARRATIVE  

Ordinance Amendment Request – 530 & 550 Eatherton Road  

Date:  January 10, 2024 

(Stock Project No. 222-7301.2) 

On behalf of the property owner under contract, Carshield F.C., Stock & Associates Consulting 

Engineers Inc. respectfully requests the City of Chesterfield’s consideration in Ordinance Amendment for 

a ±16.58 acre tract of land located at 530 Eatherton Road zoned “PI” Planned Industrial District (City of 

Chesterfield Ord. 3258) for the addition of a ±16.32 acre tract of land located at 550 Eatherton Road. The 

existing site is currently undeveloped. The existing site is currently governed by Ordinance #3258, which 

has a minimum required open space of 35.0%, max height of 40.0 feet and a floor area ratio of 0.55. The 

proposed design criteria request is to retain the current floor area ratio, openspace and setback 

requirements, but modify the building height requirements. The City’s Comprehensive Plan designates 

this site as well as the adjacent properties to the North, South, and East as “Industrial. We respectfully 

request the City’s consideration of this item.  

 

Carshield F.C. intends to develop four (4) outdoor athletic fields, including lighting.  In addition, 

an indoor facility with four (4) fields, three (3) ice rinks, classrooms, restaurant/bar, pro shop with retail 

sales and offices.  Remote concessions, restrooms and outdoor stage (for awards) will be included. 

 

Design Criteria Request: 

Floor Area, Height, and Building Requirements: 

1. Height 

a. The maximum height for all buildings and structures shall be sixty (60.0) feet. 

2. Density  

a. Maximum floor area ratio (F.A.R.) of fifty-five hundredths (0.55)  

b. Open Space: a minimum open space of thirty percent (35%) for this PI District 

Setbacks  

1. Structure Setbacks  

No building or structure, other than: a freestanding project identification sign, boundary and 

retaining walls, light standards, flag poles or fences will be located within the following setbacks: 

a. Thirty-five (35) feet front yard (from Eatherton Road right-of-way) 
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b. Thirty (30) feet rear yard 

c. Twelve (12) feet side yard   

2. Parking Setbacks 

No parking stall, loading space, internal driveway, or roadway, except points of ingress and 

egress, will be located within the following setbacks: 

a. Twenty-five (25) feet front yard (from Eatherton Road right-of-way) 

b. Twenty-five (25) feet rear yard   

c. Ten (10) feet side yard 

3. Tree Preservation / Tree Stand Delineation 

a. The current site use is agricultural and there are no existing trees to preserve. The 

proposed landscaping will be designed in accordance with the City of Chesterfield zoning 

ordinance. 

4. Site Lighting 

a. Parking Lot Lighting Height = 20’ maximum 

b. Athletic Field Lighting Height = 70’ maximum 

5. Access/Access Management 

a. The existing 40-foot wide cross-access easement along the southern property line shall be 

fully vacated with the acquisition of the Burkhardt property (550 N. Eatherton). 
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AS SURVEYED DESCRIPTION (530 and 550 N Eatherton)

A tract of land being part of Lot 2 of the Subdivision of E. Kroennung Estate. a subdivision according to the plat
thereof as recorded in Plat Book 11 Page 11, and a tract of land as conveyed to Burkhardt Family Investments, LLC,
by Deed Book 17645 Page 4855 all of the St. Louis County Records, located in U.S. Survey 362, Township 45
North, Range 3 East. City of Chesterfield, St. Louis County, Missouri being more particularly described as follows:

Beginning at a stone located at the northeastern corner of Lot 3 of Precision Plaza, a subdivision according to the
plat thereof as recorded in Plat Book 357, Page 286 of above said records; thence along the northern line of said Lot
3 and its direct southwestern prolongation thereof, South 79 degrees 01 minute 04 seconds West, 594.01 feet to a
stone found on the eastern right-of-way of Eatherton Road, variable width; thence along said right-of-way line the
following courses and distances, North 11 degrees 42 minutes 12 seconds West, 455.20 feet to a found Iron Rod;
North 78 degrees 37 minutes 41 seconds East, 14.77 feet to a found Iron Rod; North 11 degrees 22 minutes 19
seconds West, 580.16 feet to a found Iron Rod, said point also being the beginning of a curve to the right, having a
radius of 925.00 feet; thence along said curve with an arc length of 154.90 feet and a chord which bears North 06
degrees 34 minutes 29 seconds West, 154.72 feet to the beginning of a non-tangential curve to the right having a
radius of 105.00 feet; along said curve with an arc length of 88.92 feet and a chord which bears North 54 degrees 21
minutes 08 seconds East, 86.28 feet to a found Iron Rod and North 11 degrees 23 minutes 25 seconds West, 5.00
feet to the southern line of that part of Old Eatherton Road, 40 feet wide, as vacated by City of Chesterfield
Ordinance Number 2649, recorded in Book 19501, Page 473 of above said records; thence along said southern line
of Old Eatherton Road, North 78 degrees 36 minutes 35 seconds East, 493.10 feet to a found Iron Rod at the
northwest corner line of a tract of land as conveyed to the Burkhardt Family Investments, LLC by Deed Book  17645,
Page 4855 of said records; thence along the north line of said Burkhardt tract, North 78 degrees 32 minutes 11
seconds East, 572.29 feet to the west line of U.S. Survey 133; thence along said west line, South 12 degrees 27
minutes 10 seconds East, 740.46 feet and South 12 degrees 26 minutes 20 seconds East, 476.81 feet to the north
line of a tract of land as conveyed to St. Louis County, Missouri by Deed Book 12257, Page 1819 of said records,
thence leaving said west line, and along the north and west lines of said St. Louis County tract, South 78 degrees 30
minutes 04 seconds West, 597.93 feet, and South 11 degrees 14 minutes 25 seconds East, 16.73 feet to the POINT
OF BEGINNING.

Containing 1,434,647 square feet or 32.935 acres, more or less according to calculations performed by Stock &
Associates Consulting Engineers, Inc during December 2023.
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