
CONCEPTUAL DEVELOPMENT PLAN REVIEW 

REPORT TO PLANNING COMMISSION 

APPLICATION NUMBER: CDP21-0001 

APPLICATION (PROJECT) NAME: SUSTAINABILITY CENTER 

APPLICANTS: City of Maryland Heights 

 Waste Connections 

PROPERTY OWNER NAME: Waste Connections  

 196 NW Industrial Ct, Bridgeton, MO 63044 (local address) 

  

APPLICANT’S REQUEST: 

Rezoning from “M-1” Office, Service, and Light Manufacturing 

District to “MXD” Mixed Use District to establish greenhouses, 

a retail garden center, offices, a community garden, 

educational services, and walkways  

  

SITE LOCATION: 
North side of Creve Coeur Mill Road, across from Thomas 

Patrick Court 

ADDRESSES: 2443 & 2451 Creve Coeur Mill Road  

PARCEL/LOCATOR NUMBERS: 12O420131 & 12O511132  

EXISTING ZONING DISTRICT: “M-1” Office, Service, and Light Manufacturing District 

TOTAL SITE AREA: 4.86 acre site (5.21 acre rezoning) 

PLANNING AREA: West Residential Planning Area 

  

PUBLIC HEARING DATE: January 26, 2021 

REPORT DATE: January 20, 2021 

  

CASE MANAGER: Michael Zeek, AICP 

OVERALL FINDING: CONSISTENT WITH THE COMPREHENSIVE PLAN 
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REFER TO APPENDIX — SUPPLEMENTAL MAPS AND EXHIBITS 

PROJECT LOCATION 

Site Description:  The subject site is located on the north side of Creve Coeur Mill Road, across from 

Thomas Patrick Court.  The site is approximately five acres in area and consists of two parcels.  The 

western parcel is developed with a single-family dwelling.  The eastern parcel is developed with the 

driveway and sign for the Ameren Renewable Energy Center.  The center portion of the site is partially 

wooded.  The subject site is zoned “M-1” Office, Service, and Light Manufacturing District. 

 

Adjoining Land Uses:  Abutting the site to the north is the parking lot for the Ameren Renewable Energy 

Center, zoned “M-1” Office, Service, and Light Manufacturing District.  Further north and northwest is the 

Ameren facility itself and the Waste Connections Champ Landfill, both of which are located in the Village of 

Champ.  Abutting the site to the east is Pattonville High School, zoned “R-5” Single-Family Residential 

District.  South of the site, across Creve Coeur Mill Road, are single-family dwellings zoned “R-5” Single-

Family Residential District.  Abutting the site to the west is a single-family dwelling zoned “M-1” Office, 

Service, and Light Manufacturing District under private ownership.  Further west are single-family dwellings 

owned by Waste Connections and a vacant garden center (formerly Jaeger Greenhouses) also zoned “M-1” 

Office, Service, and Light Manufacturing District. 

SUBJECT 

SITE 
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The City of Maryland Heights and Waste Connections propose to develop and operate The Sustainability 

Center, a project consisting of greenhouses, a retail garden center, offices, meeting space for educational 

programs, and a community garden.  The overall intent of the project is to create self-sustaining, year-

round, indoor and outdoor gardens providing the community with a variety of fresh, organic produce, plants, 

leisure, education, and connection with nature.  The project would also foster sustainability through 

renewable energy resources and educational programming.  Last year, the City applied for and received an 

$875,000 grant from the Bridgeton Landfill Community Project Fund, a component fund of the St. Louis 

Community Foundation. 

 

The initial concept plan for the project is included in the appendix of this report.  The first phase of the 

project would consist of three greenhouses.  The greenhouses would be developed in the northeastern 

portion of the site as shown on the concept plan.  Ceres HighYield™ Insulated Greenhouses have been 

selected (see exhibits in the appendix).  Each greenhouse would measure 30 feet wide by 81 feet long with 

a 10 foot eave and 16 foot peak.  The windows of the greenhouses would face the south (towards Creve 

Coeur Mill Road).  The greenhouses would be self-sustaining, powered by solar and heated by landfill gas.  

Rainwater could also be collected for irrigation. 

 

Next, a retail building would be constructed.  According to the concept plan, the building would be located 

in the northern portion of the site and would be approximately 7,800 square feet in area.  The building’s 

design has not been finalized, but the current concept is to construct a post and beam building similar to 

the renderings included in the appendix.  Post and beam is a traditional form of construction that utilizes 

an interlocking heavy-timber framework for its structural support. Vertical posts and horizontal beams 

transfer weight to the foundation, removing the need for interior supporting walls and allowing the exposed 

timbers to become a visual showcase of the building.  A building of this design would be in keeping with the 

agricultural nature of the project.  The building would be used to sell plants and produce grown in the 

greenhouses and related home gardening products.  The limited retail sales are intended to sustain the 

project financially. 

 

An office building, also known as The Interpretive Center, would be constructed in the western portion of 

the site.  The building would house offices for Waste Connections and other lessees as well as meeting 

space for educational programs.  A possible rendering and floor plan of the office building are included in 

the appendix.  As shown, the building would be one-story in height and approximately 4,200 square feet in 

area.  The office building would be constructed with recycled materials to demonstrate their use.  The 

concept plan shows a parking lot with 59 spaces, but this will be subject to change as the project moves 

further into development. 

 

Future phases include a pavilion, a community garden, and trails to provide overlooks of the quarry/landfill 

for educational purposes.  While not part of the subject site or current request, it is also anticipated that 

the former Jaeger Greenhouses property would be redeveloped with a landfill gas to natural gas facility, 

similar to the Ameren Renewable Energy Center but owned and operated by Spire.  That project may be the 

subject of a future zoning request, likely in 2022. 

 

ZONING REQUEST 



CONCEPTUAL DEVELOPMENT PLAN REVIEW 

REPORT TO PLANNING COMMISSION 

Consistency Review 
January 20, 2021 5 

The project involves multiple uses, including agriculture, retail, office, and education, to be developed 

within several buildings.  A rezoning to “MXD” Mixed-Use District is needed to facilitate the development.  

The first step in the creation of a Mixed Use District is the review and approval of a Conceptual 

Development Plan (CDP).  The purpose of the CDP process is to evaluate the general consistency of the 

proposed project with the Comprehensive Plan and the Zoning Code.  This stage is intended to provide 

guidance early in the zoning process and focus the discussion on key planning issues, such as land use,  

prior to considering the more intricate details of site and building design.  In essence, the CDP process is 

used to decide whether the project is appropriate in the location at which it is proposed.  In this case, the 

CDP process will be used to identify any substantial planning issues and to understand the Planning 

Commission’s expectations for review and approval of the various components of the project.  At the end of 

the rezoning process, the Planning Commission recommends a draft ordinance to the City Council.  If 

adopted, the ordinance governs all aspects of the development and operation of the project. 

 

The first step is to determine whether the project is consistent with the Comprehensive Plan.  This section 

of the report includes the applicable goals and objectives of the Comprehensive Plan (shown in blue italic 

type) followed by commentary by staff: 

 

GOAL:  Encourage projects and features that enhance the identity and image of the City.  

 

OBJECTIVES: 

 Ensure the character and image of the City of Maryland Heights is perpetuated in new 

development and redevelopment proposals. 

 Encourage the expansion and strengthening of existing commercial areas. 

 Encourage a better/improved range of retail and services, including hospitality and entertainment. 

 Support the development of neighborhood retail and service opportunities.  

 Encourage mixed-use developments that enhance the quality of life and community character by 

building efficient, compact, connected development.  

 

The project would promote the identity and image of the City by providing a destination for residents to 

grow and purchase plants and produce while providing educational opportunities for students and others in 

the community and beyond.  The proposed greenhouses and retail center would replace and supplement 

the loss of the Yeager Greenhouses in the immediate area.  Mixed Use District zoning is sought as a variety 

of uses are proposed on the five acre site. 

 

GOAL:  Encourage a sustainable development pattern that accommodates and balances both 

economic growth and community character.  

 

OBJECTIVES: 

 Reduce energy consumption through the application of energy efficient design techniques and 

technologies. 

 Encourage environmentally friendly building practices such as green roofs and permeable pavers 

in new development and redevelopment. 

INTRODUCTION TO THE ZONING PROCESS 

CONSISTENCY WITH THE COMPREHENSIVE PLAN 
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 Encourage redevelopment of buildings and properties that are experiencing functional or economic 

obsolescence. 

 Create development patterns that result in efficient connection to the regional stormwater and 

transportation system. 

 Encourage public infrastructure and facilities including roads, pedestrian connections, and 

streetscapes that are designed to promote both aesthetic and functional quality. 

 Encourage green infrastructure in all redevelopment and new development. 

 Establish and strengthen focal points, such as schools, parks, commercial districts, and other 

community gathering spaces.  

 

The project is focused on sustainability.  It would include and promote energy efficient design techniques 

and technologies.  The site would be landscaped with native species and prairie restoration areas to 

benefit pollinators.  While not directly addressed on the concept plan, the City and Waste Connections are 

looking to partner with the Metropolitan St. Louis Sewer District to develop and showcase an on-site 

stormwater system highlighting best management practices, including permeable asphalt and raingardens.  

Landfill gas will be harnessed to heat the greenhouses and the office building will include recycled building 

materials.  The site is intended to provide gathering spaces for the community in the form of indoor 

meeting space, an outdoor pavilion, and a community garden.  The Pattonville School District is another key 

partner as the district will use the facility for educational purposes and students will volunteer in the 

greenhouses. 

 

GOAL:  Encourage and require open space that is both accessible and sustainable, and that results in 

a quality place.  

 

OBJECTIVES: 

 Create adaptable, multiuse spaces for community gathering, play, and social activity for all ages 

and abilities. 

 Ensure compatibility between potential development and the existing natural environment. 

 Support the integration of open space to create transitions in mixed-use developments and 

residential neighborhoods. 

 Ensure the accessibility of recreational facilities. 

 Ensure the character and image of the City of Maryland Heights is perpetuated in open space and 

recreational areas. 

 

As previously noted, the project would provide gathering spaces for the community in the form of indoor 

meeting space, an outdoor pavilion, and a community garden.  With regard to compatibility between the 

project and the existing environment, the City has performed a tree survey to determine the size, quantity, 

and health of existing trees.  The intent is to keep as many of the existing trees as possible.  The trees will 

help to buffer the site’s parking area from the adjoining residential neighborhood to the south, in keeping 

with the objective to create transitions between mixed-use developments and residential neighborhoods.  

With regard to accessibility, care must be taken during the site development planning and construction 

phases to ensure that the buildings and other site amenities are fully accessible. 
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GOAL:  Encourage wellness and active living through green infrastructure, physical activity, and 

recreation.   

 

OBJECTIVES: 

 Support the creation of pedestrian linkages for existing development, redevelopment, and infill. 

 Enhance, reinforce, and connect to local and regional open space and recreation facilities. 

 Encourage walkable developments and neighborhoods.  

 

The project would promote wellness by allowing residents to learn and experience urban agricultural 

practices.  As the project moves further in design, care should be taken to encourage pedestrian 

connections with adjacent development, including the High School and homes across Creve Coeur Mill 

Road.  There is no sidewalk along the north side of Creve Coeur Mill Road along the subject site’s frontage.  

An extension of the existing sidewalk system should be encouraged.  

 

 

OVERALL FINDING — CONSISTENCY WITH COMPREHENSIVE PLAN:   

Overall, the City Planner finds that the project is consistent with the Comprehensive Plan, subject to further 

details as the design process moves forward.   

 

 

It is also appropriate at this early stage to identify any significant inconsistencies of the project with the 

Zoning Code to ensure that they are addressed in some form or fashion.  More specifically, it is important 

to discuss parking, buffers/screening, and building design at this time. 

 

PARKING 

Article 14, Parking and Loading Regulations, of the Zoning Code contains requirements with regard to 

parking design while Appendix B, Land Use and Required Parking Matrix, contains the required number of 

parking spaces for each use.  Garden centers (retail and greenhouses) typically require 2 parking spaces 

per 3 employees on the maximum shift, 1 parking space for each company vehicle, and 4 spaces per 

1,000 square feet of sales room.  Office typically requires 4 spaces per 1,000 square feet of floor area.  

The number of employees/volunteers within the facility is undetermined at this time, but approximately 

7,800 square feet of retail space is shown on the concept plan, resulting in a requirement of 32 parking 

spaces.  The proposed office building on the concept plan is approximately 4,200 square feet, resulting in 

a requirement of 17 parking spaces.  The floor area of the retail space and office would result in a 

requirement of 49 spaces and 59 are provided on the concept plan.  However, it is uncertain whether the 

parking requirements can be met until the number of employees/volunteers is determined.  The Mixed Use 

District ordinance can be used to set site-specific parking requirements in this instance if appropriate.  

 

BUFFERS/SCREENING 

The Zoning Code generally requires a buffer and landscaping where commercial uses abut residential 

districts.  In this case, the adjoining residential dwelling to the west is a pre-existing nonconforming use 

(grandfathered) in the “M-1” Office, Service, and Light Manufacturing District so there is no code 

requirement to provide a buffer or screening along the western property line.  That being said, staff is of the 

opinion that such buffering and screening is necessary as long as the home is occupied and utilized for 

residential purposes, despite its zoning.  The Mixed Use District ordinance should include such conditions.  

It would also be necessary to examine the site design in further detail to ensure that the proposed parking 

lot does not adversely impact homes to the south of the site across Creve Coeur Mill Road. 

 

CONSISTENCY WITH THE ZONING CODE 
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BUILDING DESIGN 

Article 13, Building Design Standards, of the Zoning Code contains standards for the design of new 

commercial and industrial buildings.  The regulations dictate the amount of windows, material variation, 

massing, and other design elements each façade must include.  It is unlikely that the greenhouses would 

meet the building design standards as they were not intended to apply to agricultural buildings.  With 

regard to the office and retail buildings, the final building design has not yet been chosen.  Based on the 

conceptual renderings, it is likely that the buildings would satisfy the standards, but it is not possible to 

make a determination with certainty at this time.   

 

Staff seeks input from the Planning Commission on the level of detail needed to craft a draft ordinance and 

complete the rezoning and development processes.  For instance, does the Planning Commission prefer to 

see more detailed building elevations prior to approval of the zoning, simply require consistency with the 

Building Design Standards, and/or require Planning Commission review and approval of building elevations 

prior to issuance of building permits? 

 

 

OVERALL FINDING — CONSISTENCY WITH ZONING CODE:   

The project appears to be generally consistent with the Zoning Code but insufficient information is provided 

to make a determination with absolute certainty at this time.  Input from the Planning Commission is 

warranted to determine the level of detail needed to craft a draft ordinance and complete the rezoning and 

development processes. 
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Based on the information submitted by the applicant, the City Planner makes the following findings: 

 

1. The project is consistent with the applicable goals of the Comprehensive Plan, subject to further details 

as the design process moves forward.   

 

2. The project appears to be generally consistent with the Zoning Code but insufficient information is 

provided to make a determination with absolute certainty at this time.   

 

3. Input from the Planning Commission is warranted to determine the level of detail needed to craft a 

draft ordinance and complete the rezoning and development processes. 

 

The City Planner requests that the Planning Commission consider the above findings in rendering a 

decision on the Conceptual Development Plan.  Upon review, the Planning Commission may: 

 

A. Approve the Conceptual Development Plan as submitted; 

 

B. Approve the Conceptual Development Plan with specific conditions to be addressed on the 

Preliminary Development Plan; 

 

C. Deny the Conceptual Development Plan; or 

 

D. Request additional information from the applicant or staff. 

 

Approval of the Conceptual Development Plan would allow the rezoning process to continue to move 

forward, which will include additional public hearings and preparation of a draft ordinance for 

consideration.   

 

 

 

 

____________________________________ 

Michael Zeek 

Director of Community Development 

 

OVERALL FINDINGS 

REQUESTED ACTION 
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APPENDIX 
 

SUPPLEMENTAL MAPS AND EXHIBITS 
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FIGURE 1 - SUBJECT SITE 

SUBJECT 
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FIGURE 2 - EXISTING LAND USE 
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FIGURE 3 - ZONING MAP 
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EXHIBIT A - CONCEPT PLAN 
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EXHIBIT B - PHOTOGRAPHS OF CERES GREENHOUSES 
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EXHIBIT B - CONCEPTUAL DEVELOPMENT PLAN EXHIBIT C - RENDERINGS OF POSSIBLE RETAIL CENTER BUILDING DESIGN 
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EXHIBIT B - CONCEPTUAL DEVELOPMENT PLAN EXHIBIT D - CONCEPTUAL RENDERING OF OFFICE BUILDING 
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EXHIBIT B - CONCEPTUAL DEVELOPMENT PLAN EXHIBIT E - CONCEPTUAL FLOOR PLAN OF OFFICE BUILDING 


