Memorandum
Planning & Development Services Division

To: Planning and Public Works Committee

From: Justin Wyse, Senior Planner

Date: August 23, 2012

RE: P.Z. 07-2012 Chesterfield Village NW _Quadrant (RGA Insurance Co.) A request for an

ordinance amendment in a “C8” Planned Commercial District covering 75 acres located
generally in the northwest quadrant of the intersection of Missouri Route 340 and US
Highway 40/Interstate 64 including those properties along Chesterfield Parkway West
(175110147, 185430237, 185440148 & 185420085).

Summary

Doster Ullom, LLC., on behalf of Chesterfield Village, Inc. and RGA Reinsurance Co., are requesting an
Ordinance Amendment to modify the density standards and height requirements in a development zoned
“C8” Planned Commercial District consisting of 75 acres. The requested modification would permit an
increase in density and an increase in height of office development on Parcel Il of the NW Quadrant of the
Chesterfield Village Development. Additionally, the petitioners seek to remove a density cap for both Parcels
Il and IV. Note, both parcels include a number of building groups that further limit density and as such, the
removal of the density cap would not remove all density restrictions on these parcels.

A Public Hearing was held on June 25, 2012. Discussion focused on the impact of the amendments on traffic
in the area. Although not typically requested during zoning, a traffic study has been provided. This study is
continuing to evolve and final approval of the traffic study will not be completed until the site development
stage. Approval from the City of Chesterfield, St. Louis County Department of Highways and Traffic, and
MoDOT will be required prior to site plan approval.

At the August 13, 2012 Planning Commission, a recommendation for approval of the above-referenced
matter was approved by a vote of 7-1 with an amendment proposed by staff to reference any addendums to
the traffic study.

Attached please find a copy of staff’s report, the Attachment A, and the Preliminary Plan.

Respectfully submitted,

SSv

Justin Wyse, AICP
Senior Planner

Cc: Michael G. Herring, City Administrator
Rob Heggie, City Attorney
Michael O. Geisel, Director of Planning and Public Works
Aimee Nassif, Planning and Development Services Director
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ATTACHMENT A

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

The application for a Planned Commercial Development on the tracts of land described
in this ordinance is approved on condition that said development and plan is carried out
in accordance with the preliminary plans filed with the St. Louis County Planning
Commission and forwarded to the County Council with a communication dated
September 21, 1979, which reference as if fully set out in and made a part of this
ordinance, and subject to all applicable ordinances, laws and regulations and to the
following conditions:

.  General Conditions

1. This Ordinance authorizes the commercial development of an integral
planned commercial and residential community known as “Chesterfield
Village”. Of the larger overall development, this commercial portion is located
generally west of Olive Street Road (State Route 340) and north of U.S.
Highway 40 containing 75 acres. The intent of this Ordinance is to effect
proper development of this site conforming to good planning practices and
adhering to the preliminary plan revised August 24, 1979, and approved by
the Planning Commission.

2. Within two (2) years of the date of approval of this “C-8" Planned Commercial
District rezoning by the City of Chesterfield Council and prior to any site
preparation, the petitioner shall submit to the Planning Commission for review
and approval a Final Development Concept Plan. Where due cause is shown
by the petitioner, this time interval may be extended through approval to and
approval by the Planning Commission. Said plan shall include but not be
limited to the following:

Primary use types.
Project road rights-of-way.
Approximate location of peripheral and primary internal roads.

Parking and building setbacks.
Off-street parking and loading ratios.

- ® 2 0o T 9

Indication of phasing lines which shall serve as project boundary lines for
the future section plans.

g. Gross square footage and maximum height of all proposed building, or
building groups.

h. Parcel numbers and building group numbers as indicated of the
approved preliminary development plan.
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i.  All zoning district boundaries and zoning classifications.
J.  Location of advertising sign limited to project identification only.

3. Within one (1) year of the date of approval of the Final Development Concept
Plan and after the Plan has been recorded with the St. Louis County
Recorder of Deeds Office, the petitioner shall submit to the Planning
Commission for its review and approval, the first Final Development Section
Plan. Where due cause is shown by the petitioner, this time interval may be
extended through appeal to and approval by the Planning Commission. Said
Final Development Section Plan shall include but not be limited to the
following:

a. The location, size and use of all proposed structures, including retaining
walls.

b. Indication of development phasing on the same parcel if anticipated.

c. Existing and proposed contours at two (2) foot intervals, expect that
grades greater than ten (10) percent may be indicated at five (5) foot
contour intervals.

d. Location and size of all parking areas including landscape treatment of
such.

e. Roadways and drives on and adjacent to the property in question.

The design, location, and size of all proposed free standing signs,
lighting, fences and trash areas.

g. A landscape plan, including the location, size, and type of all plantings
and other materials to be used.

h. Indication of sanitation and drainage facilities.
I.  Parking and building setbacks on the property in question.
j.  Paring calculations for the property in question.

4, With each Final Development Section Plan a detailed landscape plan must be
submitted to the Planning Commission for review and approval. Such plan
shall as a minimum contain information on type, size, and number of each
landscape material to be used. Specifically the following shall also be
required:

a. Parking areas in excess of 10,000 square feet shall contain internal
landscape islands planted with trees and other plant materials. Planning
areas within parking lots shall not be less than six (6) feet in width and
each shall not be less than 400 square feet in area. Vertical curbs will
be used around planning areas to protect them from automobiles and
keep out de-icing salt. Such areas will control traffic patterns and
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thereby improve safety as well as provide shade and offer a visual relief
against extensive pavement area.

b. In retail, office and general commercial parking lots, rows of trees
planted in landscape areas shall be used to subdivide large parking
areas into smaller and more identifiable parking areas. Pedestrian
walkways shall be provided in the parking areas to safety allow
pedestrian movement to and from building access points. In the case of
parking decks, said structures shall be supplemented by a significant
landscape plan around the periphery of said structure to mitigate visual
impacts.

c. Where commercial development is contiguous to residentially zoned
areas, special landscape treatment will be required. A minimum shall be
a planting strip of twenty (20) feet in order to insulate adjacent residential
land uses. In addition, planning, masonry walls, sight-proof fences,
earth berms and / or depressed parking areas may be required by the
Planning Commission.

d. Planting of street trees shall be a standard practice along the major
arterials and collector streets. Trees shall be planted at regular intervals
(minimum of two, two inch caliper, trees every seventy-five feet of
frontage) on both sides except where berms, existing topography or
views make another specific design treatment preferable and when
approved by the Planning Commission.

e. The circumferential roadway connecting the Chesterfield Parkway North
with Schoettler Road will contain a median planter area. Special
considerations shall be given to the scenic qualities of this roadway and
a landscape plan of such shall be reviewed and approved by the
Planning Commission.

5.  All Final Development Section Plans must be consistent with the approved
Final Development Concept Plan, and shall contain one or more complete
development sections. Each such plan shall be comprised of at least twenty
(20) percent open space devoid of any structures or paving.

6.  All Final Development Section Plans shall be reviewed in order to determine
whether mass-transit facilities should be included as part of the site
development design. Such facilities might include bus shelter locations and
bus pull-off lanes.

7. Roadway alignment and location, and other roadway circulation design
features including right-of-way dedication and improvement on the Final
Development Concept Plan and curb cuts on each Final Development
Section Plan shall be reviewed and approved by the Department of Highways
and Traffic and, as applicable, the Missouri State Highway Commission prior
to recording of any plan.
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10.

11.

12.

The height, design, location, and lighting intensity of all light standards shall
be reviewed and approved by the Planning Commission on each Final
Development Section Plan. Special consideration shall be given to such
standards which may have exposure to residential property. Supplemental
information to adequately assess the above (such as cross section, details of
light standard construction, etc.) may be required by the Planning
Commission prior to approval.

Except as specifically approved by the Planning Commission, utilities shall be
underground.

The following shall regulate all signs for the “C-8" development:

a. Advertising signs limited to project identification only shall be permitted
only at locations approved by the Planning Commission on the Final
Development Concept Plan. Details such as size, design, lighting etc.
shall be submitted to the Commission prior to approval.

b. Parcels Illl and IV shall be limited to a maximum of five (5) free standing
business signs not to exceed fifty (50) square feet in outline area and
thirty (30) feet in height. The location and size of said signs shall be as
approved by the Planning Commission on final development plans.

c. Parcels VII and VIl shall be limited to a maximum of three (3) free
standing business signs not to exceed fifty (50) square feet in outline
area and thirty (30) feet in height. The location and size of said signs
shall be as approved by the Planning Commission on final development
plans.

d. All other signs (i.e. attached wall signs and directional signs) shall
conform to the sign regulations of the “C-3” Shopping District.

Off-street parking requirements and loading requirement shall be regulated by
that zoning district in which the use is permitted. Where more than one (1) of
the parking requirements may be construed as applicable to the same use, lot
or building, the final determination shall be made by the Planning
Commission.

Prior to approval of all above Final Development Plans the petitioner shall:

a. Provide verification to the Department of a preliminary plan indicating
adequate handling of differential runoff due to proposed impervious
areas.

b.  Submit verification of approval by the St. Louis County Department of
Highways and Traffic and the Missouri Department of Transportation as
applicable, of location of all curb cuts, roadway dedication, and
improvements.
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13.

14.

15.

16.

17.

Subsequent to approval of the Final Development Section Plans and prior to
issuance of any building permit, the following requirements shall be met:

a. Provide verification to the Department indicating adequate provision of
sanitary services.

b. Provide verification to the Department indicating adequate handling of
storm water runoff off the subject property at abutting roadways.

c. The petitioner shall furnish a two (2) year bond or escrow sufficient in
amount to guarantee the installation of all landscaping as required on the
final development section plan. Said bond or escrow shall be based on
estimated costs determined by a plant nursery for such improvements
and approved by the Department of Planning.

d. Record the approved Final Development Section Plan with the St. Louis
County Recorder of Deeds Office.

e. The petitioner shall deposit in a trust fund, to be held by the St. Louis
County Treasurer, funds necessary to help defray costs for the
engineering, right-of-way acquisition, and construction of a roadway
bridge with sidewalks and interchange at the Chesterfield Parkway North
and U.S. Highway 40. The amount of the Petitioner’s contribution to this
fund will be computed as follows:

i. for each square foot of office floor area, $0.135;
ii. for each square foot of other commercial floor space, $0.733.

The required contributions shall be increased at the rate of five (5) percent
per year effective on the first day of January, 1980, and the first day of each
calendar year thereafter. Such sums shall be collected by the Department of
Public Works and disbursed to the County Treasurer.

Within two (2) years of the date of approval of the first Final Development
Section Plan by the Planning Commission, construction shall commence.
Said time limit may be extended on approval by the Planning Commission.

The petitioner shall be required to provide temporary off-street parking for
construction employees. Parking on non-paved surfaces shall be prohibited.

Any transfer of ownership or lease of property shall include in the transfer or
lease agreement a provision that the purchaser or lessee agrees to be bound
by the conditions herein set forth and included in the approved development
plan for the property. A copy of all the herein attached conditions shall be
furnished by the owner or petitioner to the operator(s), owners(s), or
manager(s) including successive operator(s), owners(s), or manager(s), who
shall forward to the Zoning Enforcement Officer an acknowledgment that he
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18.

19.

or she has read and understood each of these conditions and agrees to
comply therewith.

The above conditions of the “C-8" Planned Commercial District shall be
enforced in compliance with the Final Development Section Plans approved
by the City of Chesterfield Planning Commission.

In addition to the conditions herein imposed, this Planned Commercial District
shall be subject to all applicable provisions of the City of Chesterfield Zoning
Ordinance and Subdivision Ordinances. The Zoning Enforcement Officer of
the City of Chesterfield shall enforce the conditions of this permit in accord
with the approved Final Development Concept and Section Plans approved
by the Planning Commission.

Specific Design Criteria: “C-8” Along Highway 40

1.

The uses permitted in this “C-8” Planned Commercial District shall be limited
to the following (based upon building group numbers supplied on the
preliminary development plan):

a. building groups A and B: offices, retail commercial, one (1) service
station, restaurants, theaters and heliport; such uses not to exceed
460,000 gross square feet. Additionally, one (1) hotel with a maximum
of 350 rooms with certain retail uses specifically accessory to a hotel
facility is permitted within building group B. In the event that the hotel is
not constructed in building group B, a maximum floor area of 749,783
gross square feet on building groups A and B shall be permitted.

b. building group C: offices, retail and restaurant not to exceed 350,000
gross square feet;

c. building group D: offices, retail, restaurants, one (1) service station and
theater; and one (1) hotel, not to exceed 170,000 gross square feet;

The above noted gross square foot figures indicate the maximum
allowable within each building group. The word “offices” shall also
include the following: medical laboratories, technical and business
schools, public and professional schools, medical clinics, and scientific
laboratories.

The following shall regulate all retail commercial uses in the building groups
A, B, C, and D:

i. a maximum of 50,000 gross square feet may be used for retalil
commercial activity;

ii. in any office building or hotel no retail commercial activity shall be
permitted above the first floor;

Page 6 of 13



Planning Commission June 25, 2012 P.Z. 07-2012 Chesterfield Village NW Quadrant
Planning Commission August 13, 2012 (RGA Insurance Co.)

iii. no single-user being a retail commercial activity shall exceed 10,000
gross square feet.

3. No parking area, loading areas or structures including internal drive except
ingress and egress drives shall be allowed within the following landscaped
setbacks:

a.

Parcel III:
I. Fifteen (15) feet of all roadway rights-of-way.

Parcel 1V:

I. Fifteen (15) feet of U.S. Highway 40 and Chesterfield Parkway North
rights-of-way;

ii. Twenty (20) feet of Swingley Ridge Road.

Parcel V:
I. Fifteen (15) feet of Swingley Ridge Road right-of-way;

ii. Thirty (30) feet of the northeast and southeast property lines;

lii. Two hundred (200) feet of the eastern point of the parcel contiguous
to residential zoned land.

4. No building shall be located within the following setbacks:

a.

Parcel 111
I.  Twenty (20) feet of all roadway rights-of-way.

Parcel IV:

I. Twenty (20) feet of U.S. Highway 40 and Chesterfield Parkway North
rights-of-way;

ii. Thirty (30) feet of Swingley Ridge Road;

Parcel V:
I. Twenty (20) feet of Swingley Ridge Road;

ii. Thirty (30) feet of the northeast and southeast property line;

lii. Two hundred (200) feet of the eastern point of the parcel contiguous
to residential zoned land.

The following shall be the maximum allowable height for structures:
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g.
h.

building group A: six (6) floors;

building group B: fifteen stories for the hotel and ten (10) floors for all
other uses;

building group C: twenty-five (25) floors;
building group D: six (6) floors;
building group E: three (3) floors

5. The uses listed below shall only be allowed within the following described
setbacks:

a.

the permitted twenty-five (25) story office building in building group C
shall be situated within 300 feet of U.S. Highway 40 right-of-way and
within 400 feet of the Chesterfield Parkway North;

b. the permitted fifteen (15) story hotel building in building group B shall be
situated within 300 feet of U.S. Highway 40 right-of-way and within 400
feet of the Chesterfield Parkway North;

c. the permitted service station within building group A shall be located
within 200 feet of Swingley Ridge Road or within 200 feet of the
Chesterfield Parkway North rights-of-way;

d. the permitted service station within building group D shall be located
within 400 feet of the Chesterfield Parkway North.

6. In addition to requirements elsewhere in this ordinance and requirements of

the City of Chesterfield City Code, the following are additional requirements
for building group B:

a.

Provide a traffic study as directed by the City of Chesterfield, St. Louis
County Department of Highways and Traffic, and the Missouri
Department of Transportation. Improvements involving regional issues
shall be addressed as directed by all governing jurisdictions.

Provide road improvements, as directed by the City of Chesterfield, St.
Louis County Department of Highways and Traffic, and the Missouri
Department of Transportation as identified in the study prepared by
Bernardin, Lochmueller & Associates, Inc. dated July 23, 2012 and any
addendum thereto. As identified in this study, modification of the
westbound 1-64 on ramp in conformance with the City’s plan for the
extension of outer road system is required for office development in
excess of 405,000 square feet on building group B.

The developer shall submit a traffic study, addressing the traffic
generated by the proposed development, to the Department of Highways
and Traffic for review and approval. Prior to preparation of this study,
the developer’s traffic engineer shall meet with representatives of the
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department to determine the study scope. The developer’s additional
road improvement obligation shall be as determined by the approved
study.

d. 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 Planning and
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.

e. Provide a sidewalk conforming to Saint Louis County ADA standards
adjacent to Chesterfield Parkway as directed by the Saint Louis County
Department of Highways and Traffic and the City of Chesterfield.

f.  Access to this development from Chesterfield Parkway shall be as
directed by the City of Chesterfield and the St. Louis County Department
of Highways and Traffic.

g. If required sight distance cannot be provided at the access locations,
acquisition of right-of-way, reconstruction of pavement including
correction to the vertical alignment and other off-site improvements may
be required to provide adequate sight distance as directed by the City of
Chesterfield and Saint Louis County Department of Highways and
Traffic.

h. Installation of Landscaping and Ornamental Entrance Monument or
Identification Signage construction shall be reviewed by the City of
Chesterfield and Saint Louis County Department of Highways and Traffic
for sight distance consideration and approved prior to installation or
construction.

i. The developer is advised that utility companies will require
compensation for relocation of their facilities with public road right-of-
way. Utility relocation cost shall not be considered as an allowable
credit against the petitioner's traffic generation assessment
contributions. The developer should also be aware of extensive delays
in utility company relocation and adjustments. Such delays will not
constitute a cause to allow occupancy prior to completion of road
improvements.

j.  The developer shall 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 ordinance-
required parking spaces for the difference between the existing and
proposed uses by the following rate schedule:
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Type of Development Required Contribution
TGA Category Contribution
General Office $611.88/parking space
General Retall $1,835.75/parking space
Loading Space $3,003.97/parking space

If types of development proposed differ from those listed, rates shall be
provided by the Saint Louis County Department of Highways and Traffic.

As 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 Saint Louis County Department of Highways and Traffic
and the City of Chesterfield. Sidewalk construction and utility relocation,
among other items, are not considered allowable credits.

TGA contribution for building group B shall be based only on the
increase in development density from that density previously approved in
St. Louis County Ordinance 9,476.

k. As this development is located within a trust fund area established by
Saint Louis County, any portion of the traffic generation assessment
contributions which remains following completion of road improvements
required by the development shall be retained in the appropriate trust
fund.

|.  The amount of the required contributions, if not submitted by January 1,
2013, shall be adjusted on that date and on the first day of January in
each succeeding year thereafter in accord with the construction cost
index as determined by the Saint Louis County Department of Highways
and Traffic.

m.  Traffic generation assessment contributions shall be deposited with
Saint Louis County prior to the issuance of building permits. |If
development phasing is anticipated, the developer shall provide the
traffic generation assessment contribution prior to issuance of building
permits for each phase of development. Funds shall be payable to
Treasurer, St. Louis County.

n. 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 Saint Louis County Department of
Highways and Traffic. As previously noted, the delays due to utility
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relocation and adjustments will not constitute a cause to allow
occupancy prior to completion of road improvements.

Prior to Special Use Permit issuance by the Saint Louis County
Department of Highways and Traffic, a special cash escrow or a special
escrow supported by an Irrevocable Letter of Credit, must be established
with the Saint Louis County Department of Highways and Traffic to
guarantee completion of the required roadway improvements.

Provide adequate temporary off-street parking for construction
employees. Parking on non-surfaced areas shall be prohibited in order
to eliminate the condition whereby mud from construction and employee
vehicles is tracked onto the pavement causing hazardous roadway and
driving conditions.

lll. Specific Design Criteria: “C-8” Along Olive Street Road

1.

The uses permitted in this “C-8” Planned Commercial District shall be limited
to the following (based upon building group numbers supplied on the
preliminary development plan):

a.

building group F: offices, in addition a maximum of ten (10) percent of
each building gross floor area may be utilized for cafeterias or personal
services to serve the employees of said building; not to exceed 240,000
square feet;

building groups G and H: offices and restaurants (one restaurant
permitted in building group G and one restaurant permitted in building
group H) not to exceed a combined total of 345,000 square feet;

I.  Maximum size of any one building 300,000 square feet.
ii. Maximum footprint of any one building 50,000 square feet.

building group I: offices, restaurant, one (1) service station, and two (2)
hotels not to exceed 150,000 square feet. At the time of the Site
Development Plan approval, special consideration will be given to
landscaping, architectural elevations and lighting at the northeast
property line.

The above noted gross square foot figures indicate maximum allowable
within each building group. However, not more than 500,000 square feet
shall be allowed collectively for building groups F, G, H, and 1.

No parking areas, loading areas or structures, including internal drives except
ingress and egress drive shall be located within the following landscaped
setbacks:

a.

Parcel VII:
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I. Fifteen (15) feet of the proposed right-of-way of Chesterfield Parkway
North and the future right-of-way of Olive Street Road;

ii. Two hundred (200) feet of the western property line within 1,200 feet
of Olive Street Road right-of-way;

iii. Thirty (30) feet of the remainder of the western property line.

Parcel VIII:

I. Fifteen (15) feet of all roadway right-of-way and the northwestern
property line;

ii. Thirty (30) feet of the northeastern property line.

3. No building shall be located within the following setbacks:

a.

Parcel VII:
I. Twenty (20) feet of Chesterfield Parkway North right-of-way;

ii. Seventy-five (75) feet of the future right-of-way of Olive Street Road;

iii. Two hundred (200) feet of the western property line within 1,200 feet
of Olive Street Road;

iv. Thirty (30) feet of the remainder of the western property line.

Parcel VIII:

i. Twenty (20) feet of all roadway rights-of-way and the northwestern
property line;

ii. Thirty (30) feet of the northeastern property line.

4. The following shall be the maximum allowable height for structures:

a. building group F: four (4) floors;
b. building group G: eight (8) floors;
c.  building group H: four (4) floors;
d building group I: three (3) floors.
5. The uses listed below shall only be allowed with the following described
setbacks:
a. the singular allowable eight (8) story building in building group G shall be

situated within 500 feet of Chesterfield Parkway North right of way.

Page 12 of 13



Planning Commission June 25, 2012 P.Z. 07-2012 Chesterfield Village NW Quadrant
Planning Commission August 13, 2012 (RGA Insurance Co.)

b. the four (4) story building allowed in building group H shall be located
within 300 feet of Chesterfield Parkway North and within 300 feet of
Olive Street Road rights-of-way;

c. the permitted service station in building group | shall be located within
200 feet of Chesterfield Parkway North and within 200 feet of Henry
Hoch Road rights-of-way;

d. the permitted restaurant in building group | shall be located within 300
feet of Chesterfield Parkway North right-of-way.
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PLANNING COMMISSION VOTE REPORT

Subject: Change of Zoning Issues Report

Meeting Date: August 13, 2012

From: Justin Wyse, Senior Planner

Location: North of Chesterfield Parkway W, west of Swingley Ridge Rd.
Petition: P.Z. 07-2012 Chesterfield Village NW Quadrant (RGA Insurance Co.)
PROPOSAL SUMMARY

Doster Ullom, LLC., on behalf of Chesterfield Village, Inc. and RGA Reinsurance Co., are
requesting an Ordinance Amendment for the purpose of modifying the density standards and
height requirements in a development zoned “C8” Planned Commercial District of 75 acres in
size. The requested modification would permit an increase in density and an increase in height
of office development on Parcel lll of the NW Quadrant of the Chesterfield Village Development.
Additionally, the petitioners seek to remove a density cap for both Parcels Ill and IV. Note, both
parcels include a number of building groups, that further limit density and as such, the removal
of the density cap would not remove all density restrictions on these parcels.

PUBLIC HEARING

A Public Hearing was held on this Petition on June 25, 2012. There was one speaker at the
meeting who spoke in opposition to the proposed amendment. The speaker stated that they
are opposed to the proposed ordinance amendments but they are not in opposition to RGA or
to RGA relocating to the proposed site. They noted that they have significant concerns
regarding the increased traffic that could result from a 655,000 sf. building on a parcel adjacent
to their office.

As communicated at the meeting, a traffic study has been submitted in conjunction with the
ordinance amendment request to address the infrastructure improvements that will be required
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to serve the proposed increased development of Parcel lll. More on the submitted traffic study
can be found later in this report.

DEPARTMENT INPUT
The following images are provided to clarify how the existing entitlements are allocated to

various areas within the development and provide information to assist in the review of the
remainder of this report.
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Original Parcel lll (Building Groups A & B)

Parcel lll and IV Existing Conditions
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NORTHWEST QUADRANT HISTORY AND EXISTING ENTITLEMENTS

The northwest and southwest quadrants of Olive / Clarkson and 1-64 were included in the
original presentation to the St. Louis County Planning Commission in 1971 to initiate
development of Chesterfield Village. Prior to 1971, the land use and zoning pattern in the
quadrants was “NU” and R-3” with small commercial areas established adjacent to the offset
intersections of Live and Clarkson Roads with Highway 40 (now I-64). Commercial uses included
four service stations, a small grocery store, a development company office, and a bank.

In 1971, Sachs Properties submitted fifteen separate petitions to initiate the development of
Chesterfield Village, one of the largest and most integrated proposals ever to be considered by
the St. Louis County Planning Commission. To be developed over a 20 to 30 year period was
1,115 acres of what might ultimately be a 1,500+ acre planned community. Of the petitioned
1,115 acres stretching across the northwest and southwest quadrants of Highway 40 and MO
340, approximately 44% would be used for residential purposes, 21% for commercial purposes,
27% left for open space, and 8% for right-of-way.

On review, the St. Louis County Planning Commission was of the opinion the proposed concept
plan was well conceived and environmentally sensitive. It also came to the conclusion the
Highway 40 / MO 340 interchange was a primate area for future urbanization, this in view of
observed development trends, the projected growth of west St. Louis County, the regional
accessibility of the subject site, and the large expanse of open space available for development.

Although the majority of land affected by the 1971 Chesterfield Village proposal was in the
southwest quadrant, five of the original fifteen petitions involved land in the northwest
quadrant. Petitioned was residential and commercial rezoning for a total of 318 acres. In
downscaling the original proposal, the County rejected commercial zoning in the northwest
quadrant and limited residential rezoning to 270.7 acres of “R-3” zoned development in two
P.E.U.s. Of concern was how proposed development would integrate with existing
development along Olive Boulevard.

In 1979 Chesterfield Village Inc., submitted five new petitions covering a total of 197.8 acres in
the northwest quadrant. Two general areas of “C-8” zoning were proposed, one along the north
side of Highway 40 and the other surrounding the existing Hilltown Center. The 43.3 acres along
Highway 40 would include 1,000,000 square feet of floor area being primarily offices, a hotel,
theater, professional laboratories and schools. (The proposed amendment embodied in P.Z. 07-
2012 amends this section of the planned development). The 39.7 acres near Hilltown Center
would include 500,000 square feet of building area containing primarily the same use as above.

In considering the requests, discussion centered on building heights, development intensities,
setbacks, and the proposed clustering of commercial uses within “C-8” Districts. The focus of
the proposed commercial development was four high rise buildings; a 400 foot high office
building (Building Group C) and a 25 story hotel (Building Group B) near I-64 (this is the area for

Page |-5-



Planning Commission P.Z. 07-2012 Chesterfield Village NW Quadrant
August 13, 2012 (RGA Insurance Co.)

of proposed RGA development), and a 15 and 25 story buildings closer to Hilltown Center.
Other buildings ranged in height from three to eight stories in height.

The proposal was amended to reduce the height to 15 (Building Group B) and 25 stories
(Building Group C) along I-64 and eight and four stories closer to Hilltown Center. After review,
the County Planning Commission recommended approval of the proposal as amended. This
resulted in the passage of St. Louis County Ordinance 9,476 permitting 1.5 million square feet of
non-residential development on Parcels IlI, IV, V, VII, and VIII (see attached Preliminary Plan).

In 1982, St. Louis County amended this “C8” district with the passage of Ordinance 10,842. A
petition was submitted in 1987 pertaining to Parcel V, Building Group E (5.452 acres). This
building group was approved for a three story, 20,000 square feet office development in St.
Louis County Ordinance 9,476 as amended by St. Louis County Ordinance 10,842. The request
was removed from the original ordinance and separate regulations were approved through St.
Louis County Ordinance 13,756 which permitted a six story, 190,000 square foot office
development. The Staff Report included language that St. Louis County Ordinance 10,842
should be amended to delete any reference to Building Group E. To date, this amendment has
not been completed.

In 1997, the City of Chesterfield approved two additional amendments to this “C8” Planned
Commercial District to modify the permitted land uses and allow additional flexibility in the
density requirements. Finally, the City of Chesterfield approved a Commercial-Industrial Design
Development (CIDD) procedure in 2012 to permit additional shifting of density within the
development.

EXISTING AND PROPOSED DEVELOPMENT DENSITY

The table below shows a summary of the existing entitlements and development for parcels Il,
IVand V.

Existing Density for Parcels Il and IV

Parcel Building Permitted Density Existing EX|st|.ng Remalr'nng
Group Development Density Density
Dierberg's 94,783
A 460,000 365,217
I Max. 1 Vacant 0
B 350 Rooms ax. Vacant 0 350 Rooms
Million sf
v C 350,000 Vacant 0 350,000
D 170,000 Vacant 0 170,000

Under the proposed ordinance amendment, the permitted density of for Parcels Ill and IV would
be removed; however, each density allotments for each Building Group would remain in place.

Page |-6-



Planning Commission P.Z. 07-2012 Chesterfield Village NW Quadrant
August 13, 2012 (RGA Insurance Co.)

Proposed Density for Parcels Il and IV

Parcel Building Permitted Density Existing EX|st|r1g
Group Development Density
_ Maximum Dierberg's 94,783

460,000 of office and a | density based Vacant 0

1] A&B 350 room hotel OR on

749,783 of office entitlements Vacant 0

for each Vacant 0

D 170,000 Vacant 0

Under the proposed ordinance amendment, maximum density on Parcels Ill and IV would be
increased to a potential of 1,269,783 square feet (assuming the development of Building Groups
A and B as office).

BUILDING HEIGHT

In addition to changes to the permitted density, modifications to the permitted building height
are being requested. The Building Group A is permitted a maximum of six stories in height and
Building Group B permits a maximum height of 15 stories in height. The Petitioner’s request,
similar to the density modification would maintain existing entitlements but add flexibility to the
site in the event that the hotel planned for Building Group B is developed as office. Under the
proposed changes, office uses on Building Groups A and B would be restricted to 10 stories in
height and the hotel would retain the ability to be 15 stories.

In reviewing the request, it is also important to note that Building Group C located south of the
subject tract is permitted a maximum of 25 stories in height for a variety of uses. Since the
original inception of the proposed development, this area has been designed to be the visual
focus.

TRAFFIC IMPACT STUDY AND ANALYSIS

TRAVEL DEMAND MODEL AND TRANSPORTATION PLANS

In 2002 the City of Chesterfield hired a traffic consultant to complete a Travel Demand Model
and City Wide Transportation Study. This effort identified future areas where deficiencies in the
network can be anticipated based on different land use scenarios. This effort was updated in
2008 when the City again hired a traffic consultant to convert the model utilizing new software
and update potential development scenarios. Several new roadway improvements were
analyzed and additional improvements were identified in the study titled Traffic Demand Model
Review of Conceptual Major Roadway and Highway Improvements following the conversion,
input update and recalibration effort. These new improvements generally were focused on
providing additional access and mobility to areas along I-64 in the area of the Urban Core. The
image below shows the planned roadway network from the above referenced study.
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TRANSPORTATION PLAN AND CONSISTENCY

The traffic study and corresponding improvements have been reviewed for Staff for consistency
with the above mentioned plan. The study includes details that indicate the future
development will be done in phases. Phase | was shown to include 405,000 square feet of
development on Parcel Il (in addition to the Dierberg’s office building) and identifies
improvements required to mitigate the impact of the development. The study also identifies
the potential for a future expansion of 250,000 square feet of office use comprising Phase II.
The study identifies improvements conceived out of the City’s plan for the roadway network in
this area. This would include modification of the existing 1-64 on-ramp at Chesterfield Parkway
to extend the outer road, consistent with the outer road to the east of Chesterfield Parkway,
and relocate the access to I-64 further west. In conjunction with this improvement, the
extension of Swingley Ridge Rd. into the outer road would be required.

CHANGES TO THE PRELIMINARY PLAN

The preliminary plan includes two changes from prior plans submitted in conjunction with
ordinance amendments for the development. The first change, also reflected in the draft
planned district ordinance, is noting that Parcel V, Building Group E is no longer included as a
part of this development and regulations. Staff is recommending this change to clarify the
action taken by St. Louis County in 1987 as it related to former Parcel V.
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The second change is that the Building Groups A and B have been modified. The boundary of
Building Group A is now shown to correspond with the Dierberg’s office building tract and

Building Group B would be the remaining, undeveloped portion of Parcel Ill.

COMPREHENSIVE PLAN ANALYSIS

The City of Chesterfield Comprehensive Land Use Map delineates the subject site within the
“Urban Core” land use designation. The Comprehensive Plan states the following about the
Urban Core:

The Urban Core was defined as the area known as Chesterfield Village, centered
at the intersection of 1-64/US 40 and Clarkson Road/Olive Boulevard and
primarily served by the Chesterfield Parkway. Land uses for the Urban Core
include a mixture of high density residential, retail, and office uses containing
the highest density development in Chesterfield.

The following information from the Comprehensive Plan relates to the proposed change in
zoning. Information in italics is taken from the Plan, with Staff provided narrative following in
non-italicized font.

Plan Policy 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.
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This policy is a general, overall policy for the Urban Core that will help guide the review of the
zoning request and future site development proposals. As originally petitioned, the subject
Building Group B has historically been envisioned as a visual focus within the area. The request
includes a modification to the permissible height on the vacant portion of Parcel lIl.

Plan Policy 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, openspace and setback
requirements.

The “UC” District allows for the flexibility to achieve these goals. The submitted Preliminary Plan
shows conceptual building / parking locations for the vacant portion of Parcel Ill (now proposed
as Building Group B).

Plan Policy 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 is
encouraged.

Plan Policy 3.6.6 Multi-modal Transportation Choices — Developments in the Urban Core should
be designed to accommodate a variety of motorized and non-motorized transportation choices
such as mass transit, pedestrian, and vehicular. An emphasis on pedestrian connectivity is
encouraged.

The subject site lies within the northwest quadrant of the Chesterfield Village with direct
frontage on Chesterfield Parkway. The Pathway on the Parkway is completed on this portion of
the parkway. Additionally, there is an existing bus route serving the area with an existing stop
on the frontage of the subject site.

Plan Policy 3.6.7 Parking Structures - The use of parking structures in the Urban Core is
encouraged.

As depicted on the Preliminary Plan, parking structures are proposed to be utilized. While
parking structures are encouraged, consideration to design and location is critical for aesthetic
purposes and to address visual impacts.

Plan Policy 4.2 High-Density Office Development — High-density office development should be
limited to the following areas: Along 1-64/US 40 extending to Chesterfield Parkway on the west,
Highway 141 on the east but isolated from Conway Road by appropriate buffering or residential
zoning. High-density is defined as 70 feet above grade exclusive of mechanical.
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7.2 Multi-Modal Transportation Design - Sites should be designed for all types of transportation
choices including pedestrian, bicycle, mass transit, and vehicular. Sites should be designed to
provide for pedestrian, bicycle, mass transit, and vehicular interconnectivity to adjacent sites.

7.2.1 Maintain Proper Level of Service - Level of Service (LOS) of a roadway or intersection
describes the efficiency and ease of flow of traffic as perceived by users, and is quantified by
using methodology described in the most recent Highway Capacity Manual or other accepted
procedures.

RECOMMENDATION

It is Staff's recommendation that the development of the subject site should reference the
submitted traffic study for conceptual improvements to allow for continued review and
refinement by appropriate agencies (City, County, State) but still ensuring improvements to
further the City’s plan for the roadway network and provide acceptable levels of service. This
requirement would prescribe improvements for both Phase | (405,000 square feet) as well as
the potential full build out of the site.

PLANNED DISTRICT ORDINANCE

The draft planned district ordinance includes the existing language from City of Chesterfield
Ordinance 1358, changes proposed by the Petitioner, and recommendations from Staff. The
first part of this ordinance includes language verbatim (with the exception that several
references from St. Louis County to reflect the City of Chesterfield) from the Ordinance. Where
modifications to the ordinance are proposed, red text has been included to highlight the new
language. All of the changes included in the new planned district ordinance pertain to the
revised building group b with the exception that the existing density cap for Parcels Ill and IV is
also being removed and density would be regulated by building group only.

REQUEST

The attached planned district ordinance has been prepared based on input by the Commission
and includes requirements for the development Parcel Ill, Building Group B. The included
requirements are derived from standard development requirements, as well as requirements to
help ensure the goals of the Comprehensive Plan are promoted.

Staff requests action on P.Z. 07-2012 Chesterfield Village NW Quadrant (RGA Insurance Co.).

Attachments
1. Draft Planned District Ordinance
2. Preliminary Plan
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Counry Ordinance #6476

Ameniled by County Ordinance 10,542
Arended by City Ondinamey 1266
Amended by City Ordimance 1354

Parcel 3

A tract of Lind being pant of Lot B of “Chesterfichd Village North, Mlat 1® ard pant of LS. Survey
123 in Township 45 North - fange 4 Bas, St Lows Councy, Missoun and bang mone particulardy
dexgribed as:

Begmning at the interseciion of the South lne of Swingley Ridge Drive with the Northeast line ol
Missouni Sizsc Ripue 40 TR, thence Eastwardly along said South lise of Swingley Ridec Drive,
dlong a curve i the ripght whose rutius point beark South 3 degeees 57 momotos Base 178,50 fiozt
from the Tast mentionod posnt, a distunce of 71 50 fiest ta a ponl, thence aong a curve W the nght
whese radius point hoars South ¥ derees 1) mimaes East Y6287 feet from the Lo menttoned
poind, a distanoe of 13933 foet w0 a point; thenoe South 77 degroes 00 mioutes Eas 5332 feettoa
point; thenee South 13 degroes 00 minutes Weat 3 foot to & polnt, thance South 77 degrees 00
mumutcs Last 372.20 feet o & point; thenee alogg 3 conve to the Aighl whose idins point bears South
13 degrece 00 minues West 17550 foet from

the last menhoned point, 2 distance ol | 8227 feet toa poinl; theoes Soath 4% degroes 02 minutes
04 sccomds East 5$54.79 feet lo a point; thene slong 8 eurve 10 e right whose radius point bears
South 40 degrees ST minutes 56 seconds West 29,50 feel from the lax) mentioncd point a distance
of 4634 feet to

a pomt; thence South 40 degroes §7 minules 56 seconds West 553,30 feot 1o polot; thenes North
A% degrecs 02 minutes 4 seoonds Weat 19 50 feet (o a polnt] thenee South 76 dogrocs 33 minutes
4R seoomis West 144,59 feet to o point; thenee North 43 degrees 45 minutes 35 sceonds West
754,55 feet 10 a point on the right of way line of Missoun State Roule A0 TR theroe alung said
right-or-way linc tho following courses and distanees: North 6 degrees 59 minutes 44 seconds West
225.67 fect 10 & polot; thenee North 37 degress 40 minuies 18 seconds West 205.83 feet 10 2 point;
thence Notth $9 degrees 12 mamites 21 seconds Woxt 215,16 feet w0 o point; thence North 72
degrees 30 minutes 46 secomds West 5923 fogt o a polol; thense Nanth 53 degrees 07 minutey
Wt 210,45 fieet 1o the point of beginning and containng 20,0 seres

Parcel 4

A tast of land being part of Lot 1] of the subdivivaon of the Weat part of LS, Survey 415 and pant
of LS, Sarvey |23 in Towndup 45 North - Range 4 Fact, 81 Loy County, Missour, and being
maore particularly desenibod e

Begmning at the intersectton af e Nest line of proposed Swmgley Ridge Dnve B, 31 foet wide,
with the Northeast line of Miswan Stake Rouic 40 TR, thenee Narthwetwardly along <ud
oozt line of Missoun Sate Rowte 240 TR Nortk Y| degroes 34 munmiex 46 weonds Wea
45047 foet 1o 2 point thenoe

Nonh 17 degrees 30 minutes 05 secands Wes1 34% 36 deet 1o 8 paint; thence North 37 degreex 47
munaies 33 cecomds West 199,59 Teet 1o a pownt; thence MNomh B degrees 44 minutes §) xeconds Fast
155,74 foet 1o a point; thepoe Norih 49 degrees 02 mmuicy 04 scoomds West 15D Toe?! 1o 2 point;
thenee Nonh 40 degrees $7 mmutes 56 seconds Fast 662 39 1ot 1o a poind; rhence alang & conve o
the right whose radius pount beans South 40 degrees 02 mmutes 04 wegnds Bast 2930 food from the
last mentioned point, 3 distance of 46,34 foet b g posnt on the Saulthwest [ne of proposcd Swingley
Ridge Drive Enst, 3] feet wide; thence along the right-ofoway linc of proposed Swingley Ridge
Dinive Eas:, 1] feat wide, the following courses and distanees. South 49 dognees 02 ouootex 04
seconds Ezxst 113,82 fect along a curve lo the right whose radius point bears Soath 40 degrees 57
mimstes 56 sezonds West 557 46 foel from the lust mentioned pont, 3 distance of 66169 feot, Sonth
18 deprees 58 minutes 27 seconds West 677.19 foet, along a curve o the kel whose radivs potng
bears South 71 degrees 01 minute 33 seconds East S88.40 et from the laxt mentioned polng, a
digtance of 263.02 fect 10 the point of begimmng uad containing | 5.3 acrex

E. SHEET
PROPERTY EXHIB
PRELIMINARY PLAN
SITE SECTIONS
AERIAL EXHIBIT WITH CURRENT ZONING
TREE STAND DELINEATION PLAN

GENERAL NOTES

T [x 2 AP FVEY PEFELAFT 8Y W 7 DATED AN JdEY N7
JHLITIET SROWN HMAUE BVEN LOCATED 8y THE EUGINEES FRDe
VALABLE RiCRRU ' A HPULD BL LOMSIGEL
WPEEDEIMATE THE CENTRACIUR H/ SME BESPONSIBILIT™Y 10 KO
L UALTYY COMEANIES, PRIOE 10 CONSTRUCTION, TO HAVE EXISTIRG
TILTES FELD LRUATEL
CRANE Cadil | Fxriels 2 PE
GRADNG ARD ST08NE WA [ SN axD T Ty DF CHESTETFIELI
= ALLDOWEL AT A 8 E ThTRANLCE DOORS

EASEMENTS SHALL BE SEDICATED FOR UTILITY RELOTATION
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Parcel T:

A traet ol land being pant of 115 Survey 121, 1534, and the subdiviaon of the West part of 115,
Survey 415 in Townshlp 45 North - Ranpe 4 East, St Louis County, Missowsi, and bemg more
pamicularly described ax:

Begimming at the most Western comer of praperty conveyed te Nelson 1. Rmkel as deseribald in the
decd reordew In Book $03%, page 424 ol the SL Louts County reconds: thenee Southeasrwardly
alonp the Souwthwest ling of saul Rinke) propenty South 33 degrees 27 minutes 21 seconds Fast
L3738 faxt 1o 3 podnt on the Wit e of proposcd Chessertield Village Parkoway: themee
Southwandly along <aul West hine along curve to the kefl whose radiux point boars North 72 degrees
51 minutes 10 seconds Fast 505 89 foot from the 1ast mengoned point, a distance of 263, 14 fecl 1o
a point o the Northwest line ol Oftve Strect Road: thenee Sawthwestwardly along sad Nosthwest
line South 6 Jeprees [9 minutes 39 weonds Wed 66,59 fivt o 2 point, thence alomg s curve 1o the
lelt whone rabius point bears South 31 degroes 30 punes 21 soconds Fast 117628 feet from the
bt mentioned point 2 distoece of 353,71 fect (o a point; thenee MNorth 33 deprees 36 mnotos 17
secomb Wew 25051 feet 10 3 point; thenoe South 15 deproes | B minutes 22 seconds West 256 toct
t0 3 pomi; thenee North 44 degrees 3& mimutes 28 seconds West 675,15 fect 10 2 point: thence
North 0 degrees 19 munntes 57 soconds West $00 Seo1 10 a point; thence North 1] degrees 23
minutes 1% seoonds East 1,080 feed woa potnt on ihe nphi-ofway ling of proposed

Chexicrficld Village Parkway, RO feet wide; thenee aloog said right-ofoway Ling of Chesterficid
Village Parkway, 80 foel wide, the following eourdes and distanes. Along a curve to the rght
wheone radiis point beors South 28 degrees 36 minuies 16 scconds West 91493 feet from the fast
mentoned pronl, a distance of W81 2 foa. contimiing Along a curve 1o the nght whose radius poin
bear South 51 degrees 39 minutes 26 seconds Wit 568,49 fest from the last memioncd point, &
distunce of 655,44 feel, South § dogros 09 minutes 41 seconds West 06,63 foet, and along o enrve
1o the et whose mdius point boars South 84 degrees S0 minates |9 soconds Fast 905 89 faet from
the Lt mentioned poinl, o distance of 203,64 fect 1o 4 pgint on the Northwiest line of aforesand
Rinkel propersy; thenot Southwestwardly slong said Northwest line, South 55 degrees 19 minutes
04 socunils Wit $32H foof 1 the polat of beginning and ¢ontaining 324 acres,

Parcel B

A ract of land boltg purt of LS, Sarvey 154 10 Township 43 North - Range 4 Enst S6 Loy
County, Missourt, and being more panticularly deseribid w,

Beginming ot the miersection of the Nortb line of Henry Hoch Drive, 43 feet wade, with the East lime
of proposed Chesterfield Village Parkway 30 feet wide; thene Northwardly alopg said Fas ling of
proposed Choaterticld Villoge Parcway, B0 feet wide, alonyg a curve 1o the Lo whoee vadius point
bears Souds 77 degreck 40 minutes 30 scooneds West 245,49 Tocy (rom 1he last mentiopsd pomt, o
distanee of L3080 foet (o a puint; theree Nerh §1 degrees 19 minutes 26 weoonds East 456,08 {oct
W a point; thenoe South 38 degroes 20 minuies M yoconds East 370 ect 1o 2 poinl; thence Soath 50
degroes 23 mmotes 35 woonds

Ezxt 28047 foet to a pownt; theree South 1 degross 24 mimutes. 12 seconds West [50 feet 1o a pain?
om the Morth lme of sad Henry Hoch Drive, 40 Teet wide; thenoe Westwandly aleag weid Nonth line
along a curve 8 the left whime madius point bears South 10 degrees 24 minaies |2 scoomads West
421,50 fet from the by mentioned point, & distanoe of 215,41 fect o 3 poioe; theoee South 71
deproes 07 mumrey 2| woconds West 147 76 fegt 1o g point; thepoe aloog = cunve, to the nght whose
radius poin: bears North | degrees &2 emimtes 19 secands West 178 50 fest to from the Jas;
mentioned poond, & distance of 11407 foet 1o 3 distance o' 114,07 feet to a poiml; thence South B8
degrees 23 mmutes 23 weconds West 71,61 feet ur 2 poinl; thepee Nonh 59 degrees 06 manutes 16
secobds West 64,58 feel 1o the point of beginning and eomilmmning 7.3 acies
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