
CONCEPTUAL DEVELOPMENT PLAN REVIEW 

REPORT TO PLANNING COMMISSION 

APPLICATION NUMBER: CDP22-0001 

APPLICATION (PROJECT) NAME: COMMUNITY CENTER AND AQUAPORT 

APPLICANT: City of Maryland Heights 

 11911 Dorsett Road, Maryland Heights, MO 63043 

PROPERTY OWNER NAME: City of Maryland Heights 

 11911 Dorsett Road, Maryland Heights, MO 63043 

  

APPLICANT’S REQUEST: 

Rezoning from “R-5” Single-Family Residential District to 

“PDCR” Planned District—Commercial Recreation to facilitate 

future expansions of the Community Center and Aquaport.  

Near term proposals include covered parking with solar panels 

and a billboard with electronic message centers. 

  

SITE LOCATION: 
East side of McKelvey Road and west side of Interstate 270, 

north of Ameling Road 

ADDRESSES: 2300 & 2344 McKelvey Road  

PARCEL/LOCATOR NUMBERS: 13O330293 & 13O610265 

EXISTING ZONING DISTRICT: “R-5” Single-Family Residential District 

TOTAL SITE AREA: 15.7 acres  

  

PUBLIC HEARING DATE: February 8, 2022 

REPORT DATE: February 2, 2022 

  

CASE MANAGER: Michael Zeek, AICP 

OVERALL FINDING: 
CONSISTENT WITH THE COMPREHENSIVE PLAN, SUBJECT TO 

FURTHER INPUT BY THE PLANNING COMMISSION 
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PROJECT LOCATION 

Site Description:  The subject site is located on the east side of McKelvey Road and the west side of 

Interstate 270, north of Ameling Road.  It is comprised of two parcels.  The northern 4.1 acre parcel is 

developed with Aquaport, an outdoor waterpark.  The southern 11.6 acre parcel is developed with the 

Maryland Heights Community Center.  These uses are classified as “Municipal Recreation Facilities” which 

are permitted in the “R-5” Single-Family Residential District.   

 

Adjoining Land Uses:  Abutting the site to the northwest is Great Rivers Greenway’s Fee Fee Greenway.  

Further northwest, across McKelvey Road, is wooded subdivision common ground and multi-family 

dwellings (McKelvey Manor Condominiums).  North of the site, across the railroad tracks, is the City’s 

Dogport dog park.  East of the site, across Interstate 270 are single-family dwellings and an Ameren facility.  

Abutting the site to the south are single-family dwellings and a retail center.  Southwest of the site, across 

McKelvey Road, are single-family dwellings and a retail center.  The homes across McKelvey Road are 

zoned “R-6” Multi-Family Residential District.  The homes across Interstate 270 are zoned “R-5” Single-

Family Residential District.  The Ameren facility is zoned “PDM” Planned District—Manufacturing and the 

adjoining commercial properties are zoned “C-1” Neighborhood Commercial District. 

BACKGROUND AND ZONING REQUEST 

Cities are not legally obligated to follow zoning regulations on their own properties.  While municipal 

recreation facilities are permitted in the “R-5” Single-Family Residential District, the Community Center and 

Aquaport do not comply with all requirements of this zoning district.  For example, the Community Center 

exceeds the maximum 35 foot height limitation of the district.  In the past, decisions to waive or modify 

Zoning Code requirements have been made at the staff and/or City Council levels.  Best practice dictates 

that such decisions should also involve the input of the Planning Commission, the board of appointed 

residents charged with (per Sec. 2-1068 of the Municipal Code) making recommendations to the City 

Council on amendments, modifications or revisions of the Zoning Code. 

 

Given the flexibility needed to develop the Community Center and Aquaport to their full potential, the City 

Planner is of the opinion that the properties should be rezoned to “PDCR” Planned District—Commercial 

Recreation.  The intent of Planned District zoning is to: 

 

1. Encourage sustainable development. 

 

2. Provide flexibility in the development of property. 

 

3. Insure consistency with the Comprehensive Plan. 

 

4. Encourage efficient use of land. 

 

5. Provide for effective development of public facilities and services for the site. 

 

6. Encourage the use of design features to achieve development that is compatible with the 

current and future character of the area. 

 

7. Allow for creative design approaches. 

 

The procedure allows the City to craft a site-specific ordinance to govern the development and use of the 

site by applying certain conditions.  It also affords the opportunity to hold public hearings to gather public 

input. 
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While a rezoning to “PDCR” would provide most benefit for future on-site expansions of the Community 

Center and Aquaport, there are two potential projects which merit Planning Commission consideration at 

this time: 

 

First, the City intends to partner with Ameren to provide covered parking structures incorporating solar 

panels in a portion of the parking lot.  A concept site plan and information packet on Ameren’s 

neighborhood solar program is included in the appendix of this report.  The parking structures would 

provide shaded parking to guests on hot summer days and would generate renewable energy in keeping 

with the City’s focus on sustainability. 

 

The City has also been approached by an outdoor advertising company wishing to engage in a public/

private partnership to construct and operate a billboard on the Community Center property along Interstate 

270.  The billboard would have electronic message centers (EMCs) on both sides.  Information submitted 

by the company is included in the appendix of this report for reference.  The billboard would provide the City 

with a new revenue source to fund future projects.  

 

 

 

 

 

 

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 Community Center and Aquaport are superb examples of projects and features that enhance the 

identity and image of the City.  These projects are innovative places of destination for those in the 

community and visitors alike.  Care needs to be taken in planning and implementing future projects to 

ensure that the character established by these projects is maintained and enhanced.  The proposed 

rezoning is consistent with this goal as it will enable Planning Commission review and approval of future 

projects when warranted to determine whether they are consistent with the established character of the 

Community Center and Aquaport.  With regard to the proposed billboard, the advertising company’s design 

alternatives incorporate branding consistent with the City’s existing highway signs to perpetuate City image. 

 

NEAR TERM PROJECTS 

CONSISTENCY WITH THE COMPREHENSIVE PLAN 
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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. 

 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 City of Maryland Heights, as evidenced by recent projects such as the Sustainability Center, is placing 

an emphasis on promoting sustainability, including environmentally friendly building practices and energy 

efficiency.  “PDCR” zoning would facilitate creative design approaches to conserve energy and provide 

unique recreational amenities.  The proposed solar installation within the parking lot would provide a 

source of electricity and provide shade for parked vehicles.  Solar energy is the cleanest and most 

abundant renewable energy source available and its use should be encouraged citywide.  Information 

submitted by the advertising company also indicates that the billboard could be powered, in part, by solar 

power.  Additionally, the LED technology used in the proposed billboard’s displays is far more energy 

efficient than previous lighting methods. 

 

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. 

 

The Community Center and Aquaport are clearly consistent with this goal and its associated objectives.  

They provide recreational opportunities for all ages and abilities.  The proposed solar parking structures 

and billboard will not adversely impact the ability to gather, play, and socialize at this location.  They would 
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provide additional energy and revenue sources.  The Planning Commission must weigh their impact on the 

character and image of the City of Maryland Heights.    

 

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.  

 

While no pedestrian improvements are part of the current proposal, staff would note that St. Louis County, 

in partnership with the City, is in the process of improving sidewalks along McKelvey Road in this area.  In 

addition, Great Rivers Greenway’s Fee Fee Greenway provides pedestrian and bicycle access between the 

subject site and Creve Coeur Lake Memorial Park, ultimately connecting to the Katy Trail.  The City will 

continue to encourage efforts to enhance pedestrian connections throughout the City.  The City is currently 

studying a possible pedestrian connection across Interstate 270 to facilitate better access to the 

Community Center and Creve Coeur Lake Memorial Park for residents on the east side of the highway.  

 

 

OVERALL FINDING — CONSISTENCY WITH COMPREHENSIVE PLAN:   

Overall, the City Planner finds that the request to rezone the subject site to “PDCR” is consistent with the 

Comprehensive Plan.  It will facilitate creative design approaches and will enable Planning Commission 

review when warranted.  The Planning Commission must determine whether the projects currently 

proposed are consistent with the established character of the Community Center and Aquaport. 

 

 

 

 

The consistency with the Zoning Code of any future additions, expansions, or projects would be considered 

at the time of submittal.  At this time, it is appropriate to examine the consistency of the proposed solar 

parking structures and digital billboard.   

 

Section 25-12.11, Carports on Single-Family Residential Lots, of the Zoning Code prohibits the construction 

of new carports on lots developed with single-family homes.  That section does not apply to the subject 

properties.  Likewise, Section 25-11.7.D.15, Accessory Buildings—Covered Parking, of the Zoning Code 

applies only to covered parking structures on multi-family residential properties.  Under the site’s current “R

-5” zoning, the parking structures would likely exceed the number and/or size of accessory structures 

typically permitted and would encroach upon the required 20 foot setback from the Interstate 270 right-of-

way.  Such inconsistencies serve to illustrate why the proposed “PDCR” zoning is more appropriate for the 

subject site.  The appropriate site coverage for a municipal recreation center is much different than that of 

a single-family residential lot and a substantial setback from an interstate right-of-way is also unnecessary 

in this case.  The proposed “PDCR” zoning would allow the Planning Commission (and City Council) to apply 

site-specific conditions to the proposed covered parking structures to ensure their appropriateness in 

context with the site.   

 

CONSISTENCY WITH THE ZONING CODE 
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Billboards are governed by Section 25-15.9, Standard Outdoor Advertising Structures (Billboards), of the 

Zoning Code.  This section includes limitations on the maximum size and height of billboards as well as 

locational restrictions including: 

 

 2,000 lineal feet of separation from existing billboards 

 

 2,000 lineal feet of separation from a residential district or existing residential development 

 

 2,000 lineal feet of separation from the waters of the Missouri River. 

 

 500 lineal feet of separation feet of separation from an interchange, intersection at grade, bridge 

embankment or abutment, or safety rest area.  

 

 50 foot setback from any public right-of-way, and/or private roadway easement. 

 

Based on the location of the billboard depicted on the information supplied by the applicant: 

 

 It would be located within 800 feet of an existing billboard (to the northeast on the opposite side of 

Interstate 270). 

 

 It would be located within 400 feet of the closest residential lot to the west, across McKelvey Road. 

 

 It would be within 1,000 feet of the closest residential lot to the northeast, across Interstate 270.  

However, it should be noted that this lot is only 100 feet from an existing billboard. 

 

 It could be less than 50 feet of the Interstate 270 right-of-way, depending on the precise location 

chosen. 

 

It is noteworthy that billboards with electronic message centers are less impactful than traditional 

billboards when viewed at night.  Traditional billboards employ deck-mounted illumination which directs 

light up onto the advertising surface, leaving much of the light on the surface but exposing the atmosphere, 

above and off both sides of the surface to that light.  An EMC, on the other hand, is designed to direct light 

directly towards the intended audience.  Each diode contains a horizontal component across the top, 

designed to prevent the sun from drowning-out the light emitting diodes.  Acting like a visor, the added 

benefit of these louvers is that the light emitted from each diode is directed down to the intended target, 

significantly reducing the spread of light in the atmosphere above and off the sides of the surface.  

 

The proposed “PDCR” zoning would allow the Planning Commission (and City Council) to waive the 

locational standards of Section 25-15.9 for good cause.  In making a decision, the Planning Commission 

should weigh the intent of the standards which are to ensure that billboards do not proliferate in any given 

area and do not result in substantial adverse impacts on the public right-of-way or residential properties.   

 

 

OVERALL FINDING — CONSISTENCY WITH ZONING CODE:   

Overall, the City Planner finds that it is appropriate to rezone the site to “PDCR” Planned District—

Commercial Recreation to better regulate the future use and development of the site.  The proposed solar 

covered parking structures are consistent with the Comprehensive Plan but inconsistent with the 

limitations of the site’s current “R-5” zoning, highlighting the need for more flexibility under “PDCR” zoning.  

With regard to the proposed billboard, the Planning Commission must determine if the use is appropriate at 

this location and whether the locational standards of the Zoning Code should be waived in this context. 
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The City Planner makes the following overall findings: 

 

1. The request to rezone the site to “PDCR” Planned District—Commercial Recreation is consistent with 

the Comprehensive Plan.  

 

2. The request to rezone the site to “PDCR” Planned District—Commercial Recreation is consistent with 

the purpose and intent of the Zoning Code.  

 

3. The Planning Commission must determine whether the proposed solar covered parking structures and 

digital billboard are appropriate at this location, in context with the established character of the 

Community Center and Aquaport. 

 

 

 

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

decision on the rezoning in concept.  Upon review, the Planning Commission may: 

 

A. Approve the Conceptual Development Plan;  

 

B. Approve the Conceptual Development Plan with specific conditions to be addressed in a draft 

Planned District ordinance; or 

 

C. Deny the Conceptual Development Plan. 

 

Approval of the rezoning in concept would allow the process to continue to move forward, which would 

include an additional public hearing 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 
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FIGURE 2 - EXISTING LAND USE 
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FIGURE 3 - ZONING MAP 
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INTRODUCTION

Digital messaging displays have become increasingly popular as they provide flexibility  
to reach audiences with timely content including emergency messaging 

Many public/private alliances have been formed to construct new digital messaging displays 
in cities across the United States

Studies have shown digital media is not dangerous for drivers
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DIGITAL MEDIA & EMERGENCY MESSAGING
There is a rich history, dating back more than 14 years, illustrating how outdoor digital displays perform a large public service by allowing government agencies to  
communicate with the public in an emergency.  
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DIGITAL DISPLAY SAFETY STUDIES

Many studies have been performed regarding the safety of digital messaging displays along roadways

Critics have suggested that digital displays along busy roadways are unsafe & can potentially distract drivers 
A 2014 study by the Federal Highway Administration (FHA), found that drivers are not any more likely to be  
distracted by digital displays than stationary signs 

A 2015 Traffic Injury Prevention Study titled: “The Impact of Billboards on Driver Visual Behavior” by JS  
Decker with the National Center for Biotechnology Information made the these findings about digital messaging 
displays: 
 In most situations, visual behavior measures did not seem to indicate that drivers were dangerously distracted by  
 digital displays

 Roadside displays did not appear to affect the overall percentage of time spent glancing at the forward roadway, and 
  drivers seemed able to self-regulate their attention
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BENEFITS OF A PUBLIC/PRIVATE PARTNERSHIP
Enhance the city’s ability to communicate critical information quickly to Maryland Heights 
residents during disasters

Increase the City of Maryland Heights profile – bolster brand identity and  
messaging capability

Drive increased traffic and business to the city

Maximize underutilized real estate

Capital improvements at no cost to the city or property owner

Newfound sustainable revenue streams

Content restrictions include: Obsenity, tobacco products, adult entertainment, graphic depictions of violence; 
and, material that could reasonably be construed as being materially detrimental to the character or reputation of 
the City Maryland Heights.
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PROMOTING COMMUNITY & BUSINESSES IN MARYLAND HEIGHTS
Messaging displays elevate awareness of local Maryland Heights businesses and events 
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Maryland Heights Community
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COMMUNITY CENTER

MEDIA PLACEMENT
PROPOSED MEDIA:  One display within 2800’

MARYLAND HEIGHTS COMMUNITY CENTER

PROPOSED SITE
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

1,148’

1
VIEW

PROPOSED SITE
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

1
VIEW
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PROPOSED SITE

Existing illuminated billboard
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

1
VIEW

PROPOSED  SITE NOT VISIBLE
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

1,142’

2
VIEW

PROPOSED SITE
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

2
VIEW

1,142’

PROPOSED SITE

Existing illuminated billboard
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

2
VIEW

PROPOSED  SITE NOT VISIBLE
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

777’

3
VIEW

PROPOSED SITE



17

COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

3
VIEW

777’

PROPOSED SITE
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COMMUNITY CENTER

MEDIA PLACEMENT
RESIDENTIAL DISTANCING AND VIEWING

MARYLAND HEIGHTS COMMUNITY CENTER

3
VIEW

PROPOSED APPROX. SITE BACKSIDE ONLY VISIBLE

TREE GROWTH WILL BLOCK VIEW

TREE GROWTH WILL BLOCK VIEW

TREE GROWTH WILL BLOCK VIEW
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COMMUNITY CENTER

FEATURED MEDIA
MEDIA efficacy & intent:  SUSTAINABLE POWER SOURCES, Site lines & Display controls

MARYLAND HEIGHTS COMMUNITY CENTER

PROPOSED SITE

Proposed Solar PANEL INSTALLATION
in parking lot area will Provide a 
sustainable power source FOR  
MESSAGING DISPLAY

Viewing angles and exposure to  
display will be away from 
residential and aimed at the 
roadway

Brightness of digital display 
automatically dims at dusk
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ANTIQUATED
wooden poles

Multiple I-Beams

Delapidated condition

Monopole

Steel

GENERIC Build

Custom Pole covering to fit with city 
architecture

Digital technology

Connectivity for community messaging
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City branding elements

Existing monument sign Forward thinking structure to complement 
community center and city-wide branding efforts

MARYLAND HEIGHTS COMMUNITY CENTER

PROPOSED MEDIA:  Media structure based on maryland heights design improvements
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COMMUNITY CENTER

FEATURED MEDIA

MARYLAND HEIGHTS COMMUNITY CENTER

SOUTH FACING

PROPOSED MEDIA:  Content to promote city of maryland heights features & Events
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COMMUNITY CENTER

FEATURED MEDIA
PROPOSED MEDIA

MARYLAND HEIGHTS COMMUNITY CENTER

North facing
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Private – Public Partnerships
DIGITAL & STATIC MESSAGING

CITY   Denver, Colorado

Purpose  Subsidize the arts and activate downtown

Sign(s)   Creation of Denver Theater District (32+) static  
   and digital signs, various sizes

Location(s)  High density pedestrian and vehicular  
   downtown arterials

Public/Private  City and County of Denver (and private  
   properties as part of overlay district)

Type of agreement Master Lease

term   20 years

city ad placement  Only on arts-related displays

DENVER
C O L O R A D O
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Private – Public Partnerships
DIGITAL & STATIC MESSAGING

CITY   Glendale, Arizona

Purpose  Revenue generation and city  
   branding/identification

Sign(s)   (2) Digital marquee billboards (14’x48’s) – 
    total of (6) locations in master agreement

Location(s)  Freeway/major arterial exposure as well as  
   plaza and interior property

Public/Private  City of Glendale property

Type of agreement License Agreement

term   20 years

City Ad Placements (1) 8-second/64 second rotation per display at  
   no cost to city

GLENDALE
A R I Z O N A
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Private – Public Partnerships
DIGITAL & STATIC MESSAGING

CITY   Chicago, Illinois

Purpose  City-wide digital network for communication  
   and revenue generation

Sign(s)   (34+) 14’x48’ digital billboards

Location(s)  Freeway orientation and arterial exposure

Public/Private  City of Chicago properties

Type of agreement Coordinated City Digital Sign  
   Program Agreement

term   20 years

City Ad Placements 10% of regularly scheduled programmable time  
   on network (emergency/community/public  
   service messages) 

CHICAGO
I L L I N O I S



Brock Bond
Regional Director of Real Estate

OUTDOOR ADVERTISING SPECIALISTS

foxpointmediaco.com     @foxpointmedia




