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How to Use
this Plan

The intention of this
comprehensive plan is to
guide the City’s future
development and
redevelopment. This
comprehensive plan is a
living document, and as
such, should have periodic
review to ensure that the
City’s vision is aligned with
the changing conditions
and our evolving
community desires.

This comprehensive plan
does not complete the
City’s planning of the
development of our
community, but continues
the planning process.
Working together, elected
officials, City staff,
residents, business
owners and all community
stakeholders can ensure
that Dardenne Prairie
continues to be a “City of
Possibilities.”

Executive Summary
DARDENNE PRAIRIE COMPREHENSIVE PLAN 2013

A comprehensive plan serves
as a guide for making the
community a better place in
which to live and work over a
15 to 20 year timeframe. It
communicates to residents,
developers, and others what
land use pattern is desired by
the community in particular
areas of the City.

The original “Comprehensive
Plan of the City of Dardenne
Prairie” was adopted in 2002.
The City has undergone
significant changes since this
date as a result of annexations,
residential and commercial
development, environmental
legislation, regional planning
projects, adoption of the
Dardenne Prairie Uptown
Zoning District and the
implementation of the limited

access Missouri State Highway
364 project.

Because planning is a vital role
in maintaining and improving
the quality of life for all
Dardenne Prairie residents, the
City’s Planning and Zoning
Commission has undertaken
the process of reviewing and
revising its comprehensive

plan and the creating a 2013
Update to the City of Dardenne
Prairie Comprehensive Plan.
The process to update the
City’s comprehensive plan was
designed to be inclusive. All
planning meetings of the
Planning and Zoning
Commission were public
meetings, which offered
stakeholders the opportunity to
share their thoughts and
visions for the City.

Working together, elected officials, City staff, residents, business owners and all
community stakeholders can ensure that Dardenne Prairie continues to be a
“City of Possibilities.”
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I. INTRODUCTION 

Planning for the Future 

In this update, many of the ideas,
principles, and policies from the previous
City of Dardenne Prairie Comprehensive
Plan are carried forward, but enhanced to
reflect current conditions, new trends,
community input, and innovations since the
previous plan was approved. Many of the
key trends that are anticipated to influence
the community are identified in this Plan.
The plan, although general in nature, is
primarily concerned with the allocation of
future land uses within the defined
planning area. This update of the
Comprehensive Plan reflects other recent
planning efforts such as the creation of
numerous park lands in the City and the
Planning and Zoning Commission’s
adoption of the City’s Uptown City Plan,
which is incorporated by reference and
made a part of this Comprehensive Plan. A
copy of the Dardenne Prairie City Plan for
the Uptown Zoning District is included in
Appendix A.

It is the City of Dardenne Prairie’s primary
responsibility to provide public services
and facilities, develop policies, and adopt
regulations that ensure the public health,
safety, and welfare of its citizens. The City
government is also charged with directing
the growth of the City so that quality of life
of the community and opportunities for its
citizens remain high. The guide for

Dardenne Prairie s growth and
development is the Comprehensive Plan.

The City of Dardenne Prairie
Comprehensive Plan is in compliance with
the state law. Chapter 89 of the Missouri
Revised Statutes requires the City’s
Planning and Zoning Commission to make
and adopt a city plan for the physical
development of the municipality. The city
plan, with the accompanying maps, plats,
charts and descriptive and explanatory
matter, shall show the commission s
recommendations for the physical
development and uses of land, and may
include, among other things, the general
location, character and extent of streets and
other public ways, grounds, places and
spaces; the general location and extent of
public utilities and terminals, whether
publicly or privately owned, the acceptance,
widening, removal, extension, relocation,
narrowing, vacation, abandonment or
change of use of any of the foregoing; the
general character, extent and layout of the
re planning of areas that may become
blighted.

The City’s goals include provisions that
discourage urban sprawl, support
affordable housing, protect the
environment, and support provision of
adequate urban services. In addition to
these requirements, plans must be designed
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to accommodate future growth of the City
and surrounding areas.

“Urban centers” are locations where
concentrations of people and uses are
desirable. Cities and counties have worked
cooperatively to identify where the
provision of urban services may be
appropriate (the Urban Growth Areas), and
where rural levels of service, agriculture
and low density population and low
intensity uses will be situated (Rural Areas).
Regional policy provides for “urban
separators” between and within urban areas
to define and shape communities, to protect
significant environmentally constrained
lands, and provide urban open space.

This Comprehensive Plan is a broad
statement of community goals, objectives,
and policies that directs the orderly and
coordinated physical development of the
City. Dardenne Prairie’s Comprehensive
Plan anticipates change and provides
specific guidance for future legislative and
administrative actions. It is the result of
citizen involvement, technical analysis, and
the creativity and experience of decision
makers in City government.

The vision, goals, objectives, policies, and
maps of the Plan provide the foundation for
the regulations, programs, and services that
implement the Plan. The Plan serves as a
guide for designating land uses,
infrastructure development, and
community services. The Plan is designed
to be a functional document that guides
Dardenne Prairie s future development and

fulfills the City s regional responsibilities
toward state mandated growth
management.

The Comprehensive Plan summarizes a
vision for Dardenne Prairie that has been
endorsed by the community. The
Comprehensive Plan contains goals,
objectives, and policies that further the
evolution of the City toward attaining its
vision.

The basic principles of sustainability serve
to form the City’s vision and support all
components of the Comprehensive Plan.
These principals include looking to the
future with a long term perspective,
accepting the natural environmental
boundaries of the community and
recognizing the interdependent economic,
human, and environmental implications of
policies and decisions.

Being a “connected community” extends
beyond the physical connections of our City
streets and trails system. It encompasses a
community that is connected by a sense of
belonging. Our vision embraces a City that
connects its residents through safe and
efficient travel, encourages community
interactions and fosters communication
between residents, businesses, institutions,
and local government. Finally, our vision
promotes social connectivity through
ongoing support of community
organizations and volunteerism and by
encouraging development patterns and
creating gathering places that attract people
and promote social interaction.
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Within the next several years it is
anticipated that major national retailers will
locate in Dardenne Prairie providing
additional economic development for the
City, and a wide range of goods and
services within Dardenne Prairie. This
development may occur one of the planned
mixed use areas of the City such as the
Uptown Zoning District, or in the
undeveloped tracts designated for mixed
use that are located in various areas of the
City discussed in more detail throughout
this plan.

As this change continues to occur, it is
anticipated that these developments will
provide employment, retail, residential and
entertainment sectors.

Planning Policies 

This Comprehensive Plan by the Planning
and Zoning Commission includes policy
direction for land use, housing, capital
facilities, parks and trails, flood prone areas,
utilities, and transportation. All parts of
the Plan must be consistent with each other
and with adopted statewide, regional, and
countywide planning goals.

One of the aspects of this plan will be to
address the needs of a growing community,
including the appropriate development of
land, the maintenance of transportation and
infrastructure systems, the construction of
municipal buildings and parks, provisions
for municipal services, and the financing of
capital improvements. The Comprehensive
Plan will stress environmental

responsibility and will strive above all to
provide a structure under which to
maintain and to preserve this community
through its continuous growth.

A comprehensive plan is developed by a
study of the trends in charges of the
demographics for the City population and
land uses in and around the City. Future
needs of the City are identified and a plan is
developed to provide for those needs in the
future. It is essential to first identify the
current situation in many areas for the City
including land use, population
demographics, recreational facilities,
administration facilities, transportation
facilities and utilities. Historical trends in
the changes of these elements are identified
and then projected into the future. Future
needs are identified based on these
projections. Finally, a plan to provide for
those future needs is prepared. A
comprehensive plan is a living document
that should be updated at least each decade.
The optimum time for such update is
immediately after the publishing of census
data. This provides for revisions as soon as
base data for trend analysis is available.

Geographic Location 

The City of Dardenne Prairie, is
approximately twenty miles southwest of
historic downtown St. Charles, lies in what
is referred to as the Golden Triangle, an
area bounded by Interstate Highway 70,
Interstate 64/U.S. Highway 40/61, Missouri
Route 364 bisects the City east to west,
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Interstate 64/U.S. Highway 40/61 extends
along the western boundary, and Missouri
Highway K is located to the east. The City,
which is also served by several county
roads, is bordered by the city of O Fallon
and the city of Lake St. Louis with several
unincorporated St. Charles County tracts of
land throughout the City’s corporate limits.
A map of the City limits is provided in
Figure 1 of the Appendix. A copy of the
City’s current Zoning Map is provided in
Figure 2 of the Appendix.

Early History 

In 1808, William Clark established an
encampment in the Dardenne region, on his
first night out of the St. Charles trading post
that was the starting point for his and
Meriwether Lewis exploration of the land
acquired in the Louisiana Purchase. In his
diary that day, Clark described what he saw
as “beautiful [sic], gently rolling prairie
land.”1 About a century later, the area
evoked the praise of noteworthy early
resident Onward Bates, who, in his 1912
volume Of Virginia and Missouri, writes,
the picture of this prairie land which
lingers with me shows one of the most
desirable places for living that I have seen
in any country.”2

Bates goes on to commend the area s
farming potential and to conclude that he
cannot be expected to refrain from offering
[his] tribute . . . to such a favored portion of
the earth’s surfaces. 2 The explorations of
Lewis and Clark fueled the westward
migration that had begun with Spanish land

grants in the late eighteenth century. In
those early years, settlers came from
Virginia, Kentucky, and the Carolinas to
establish homes along the frontier, the
western most area of which fell within the
purview of Pond Fort. The earliest settlers
were primarily families of Presbyterian
affiliation, and they built the first church in
the area in 1819 (the present Presbyterian
church, located on Highway N near Bates
Road, was established in 1869). In the 1840s
and 1850s, predominantly Catholic Irish
settlers arrived, some having come to the
United States to escape the famines in
Ireland. About the same time, German
Catholic immigrants leaving behind their
unstable homeland immigrated to the area.
The first Catholic church was built in 1870,
near what are now Feise and Stump Roads,
and construction began at the site of the
present church at Hanley Road and
Highway N in 1880.

At that time, the Griesenauer Blacksmith
shop across the street from the church was
the primary gathering place for locals and
strangers, while the Dickherber Meyers
General Store and Post Office, about one
quarter mile west, served the community s
commodity needs. The agricultural
community revolved around the Dickherber
Mill, which was located at the present site
of Caregiver s Inn. And, sometime later,
residents of the Dardenne area could find
employment at the munitions plant in the
Howell Hamburg area. In the late 1970s, the
communities of Lake St. Louis and O Fallon
began extending their boundaries
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southward and the residents of the
unincorporated area, commonly referred to
as Dardenne, were concerned that one of
these communities might annex the area
and undermine its rural character. Until
that time, residential development in the
area, excepting the area immediately
adjacent to Immaculate Conception Catholic
Church, had been limited to the occasional
development of relatively few acres of
farmland. With the general population
boom in St. Charles County and the steadily
approaching boundaries of O’Fallon and
Lake St. Louis, the residents of the
Dardenne area realized that large tracts of
land no longer being worked as farms
would likely be subdivided and developed
quite rapidly. The homeowners and
landowners in the area therefore filed for
incorporation and adopted the county s R1
A zoning. These steps were taken not to halt
the growth of the area but to control the
growth in order to preserve the area of
Dardenne’s rural character. After diligent
work, local residents established the Town
of Dardenne Prairie on October 20, 1981, as
St. Charles County s newest incorporated
municipality. The new Town was originally
comprised of 17 properties along Bates
Road and St. Theresa Lane.

From Town to City 

By voluntary annexation, the old Dardenne
area was incorporated into the Town of

Dardenne Prairie. Since that time, the area
has grown more quickly than originally
planned.

In April of 2001, the voters of the Town of
Dardenne Prairie voted to incorporate the
Town as a Fourth Class City. This was
accomplished by passage of an ordinance to
that effect on April 19, 2001. At that time,
three wards were established, Board of
Trustee members were sworn in as
Aldermen and the Chairman of the Board of
Trustees, Marilyn Field, was sworn in as the
City’s first Mayor. In November 2002, the
City of Dardenne Prairie began leasing 240
square feet of office space at 96 Hubble
Drive. There are currently still three wards
in the City with two (2) aldermen elected
from each ward. A copy of the City’s ward
map is provided in Figure 3 of the
Appendix.

In April 2004, the City of Dardenne Prairie
began using offices and holding meetings at
2032 Hanley Road in a temporary modular
building. This temporary City Hall was
used by the City until August 2009, when
the City began using the permanent City
Hall building at 2032 Hanley Road.

1Kate Gregg, Westward with Dragoons, np, 1927. p. 21, excerpting Clark’s travel diary.
2Onward Bates, et al., Of Virginia and Missouri, np, 1912, p. 20 21.
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II. NATURAL ENVIRONMENT ELEMENT 
This element of the Comprehensive Plan
describes the environmental features that
constrain development in the City of
Dardenne Prairie. Additionally, it considers
the possible environmental effects of
development in the City.

Climate

The climate of central eastern Missouri is
classified as modified continental,
signifying the region: four distinct seasons,
ranging from warm, humid summers to
cold winters. Summer weather can produce
violent thunderstorms and heavy rain,
which may cause flash flooding. The
Dardenne Creek drainage basin, including
Schote Creek, poses significant danger of
flash flooding. The winter season
sometimes brings very heavy snowstorms.
In the fall and spring, tornadoes do
occasionally occur.

Dardenne Prairie is located near the
geographical center of the U.S. Its position
in the middle latitudes allows the area to be
affected by warm moist air that originates in
the Gulf of Mexico, as well as cold air
masses that originate in Canada. The
alternate invasion of these air masses
produces a wide variety of weather
conditions, and allows the region to enjoy a
true four season climate.

During the summer months, air originating
from the Gulf of Mexico tends to dominate

the area, producing warm and humid
conditions. Since 1870, records indicate that
temperatures of 90 degrees or higher occur
on about 35 40 days per year. Extremely hot
days (100 degrees or more) are expected on
no more than five days per year.

Winters are brisk and stimulating, but
prolonged periods of extremely cold
weather are rare. Records show that
temperatures drop to zero or below an
average of 2 or 3 days per year, and
temperatures as cold as 32 degrees or lower
occur less than 25 days in most years.
Snowfall has averaged a little over 18 inches
per winter season, and snowfall of an inch
or less is received on 5 to 10 days in most
years.

Normal annual precipitation for Dardenne
Prairie is about 38 inches. The three winter
months are the driest, with an average total
of about 6 inches of precipitation. The
spring months of March through May are
normally the wettest with normal total
rainfall of just under 10.5 inches. It is not
unusual to have extended dry periods of
one to two weeks during the growing
season.
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Thunderstorms normally occur on between
40 and 50 days per year. During any year,
there are usually a few of these

thunderstorms that are severe, and produce
large hail and damaging winds.

Weather Statistics, Dardenne Prairie Region

Annual rainfall: 38
Annual snowfall: 19
Average yearly # clear days: 105
Average # partly cloudy days: 101
Average # cloudy days: 159
Average # days with precipitation: 108
Average # storm days: 45
Record high temperature: 115° F, recorded July 14, 1954
Record low temperature: 22° F, recorded January 5, 1884

Table 1. Average Temperature by Month

Month
Average

Temperature
° F

Average Maximum
Temperature

° F

Average Minimum
Temperature

° F

Average Relative
Humidity

%
January 31 47 15 74
February 35 45 21 73
March 45 61 30 70
April 56 65 47 66
May 66 73 58 69
June 75 83 69 69
July 80 88 75 71
August 78 85 70 72
September 70 77 62 74
October 59 67 50 70
November 45 54 33 73
December 35 50 21 76
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Topography/Geology

The Dardenne Prairie area is composed primarily of gently rolling land. The elevation of the
area varies from approximately 450 to approximately 650 feet. The area features the watercourse
of Dardenne Creek and its smaller tributaries, many of which run dry in the summer months.
The soil of the region is mostly silty loam with low organic content. This soil is susceptible to
erosion. The area including the City of Dardenne Prairie falls within the zone of the New
Madrid fault. It is therefore subject to the possibility of earthquakes.

Vegetation and Wildlife 

The Dardenne Prairie area was originally comprised of both hardwood forests and meadows
covered with tall grasses. The region s deciduous trees are largely oak, hickory, and walnut,
although only relatively small, scattered areas of the original deciduous forests remain. The
dwindling deciduous forests provided the habitat for a number of mammals (including white
tail deer, fox, coyote, and brown bats) and game birds (including turkey, quail, Canada geese,
and numerous species of duck).
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III. ENVIRONMENTAL DEVELOPMENT PLAN

Resource Limitations 

While St. Charles County as a whole and
the City of Dardenne Prairie are projected to
continue to grow significantly over the next
several decades, questions remain about the
ability of natural resources to support such
growth without serious consequences.
Meeting growing demands for development
in a sustainable manner, conserving the
natural environment, and many other
important considerations will need to be
addressed.

Goals and Objectives 

Goal: To provide for the continued growth
of the City of Dardenne Prairie in a manner
that will preserve the rural environment
and natural resources while ensuring the
quality of life and maintaining
environmental responsibility.

Objective 1: Maintain high air quality in
the area, focusing on regulating the
removal and replacement of trees and
shrubs throughout the City on public
and private property.

Objective 2: Preserve natural vegetation
and soil as well as historical sites.

Trees and Shrubs 

This plan recognizes that the existence of
trees and shrubs is the best means of

maintaining or improving air quality.
Regulations have been developed to
preserve the City s existing trees and shrubs
as well as increase the total number of trees
and shrubs in the City. The cutting of large
trees during development is restricted, and
developers are encouraged to plant
indigenous, deciduous trees, as part of the
required, environmentally responsible
landscaping plan.

It is nearly impossible to overstate the value
of trees and landscaping in our urban areas.
Properly placed trees and landscape
plantings reduce energy consumption, filter
pollutants, and slow flooding. They
stabilize soil, enhance the ecological
environment, and increase property values.
Urban plantings also provide an invaluable
psychological relief from the concrete and
asphalt of the city. The value of these
benefits is immeasurable.

Trees reduce the demand for energy
consumption by casting shade and blocking
winds. By shading concrete and asphalt,
trees reduce the absorbed and radiated heat
that turns our cities into urban heat islands.
Trees shade cars and houses, keeping them
cooler in the summer months. And they
block cold winter winds, allowing buildings
and homes to remain warmer in the winter.
These things reduce the demand for air
conditioning or heating, which results in
less energy being spent. Less energy
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expenditures mean fewer fossil fuels are
burned and less carbon dioxide goes into
the atmosphere, reducing the potential for
global warming. Less global warming
results in more stable temperatures and
decreased demand for fossil fuel
consumption. This cycle of energy
conservation is perpetuated as trees and
other urban plantings naturally reduce the
demand for heating and cooling. The cycle
is enhanced by carbon sequestering,
because in addition to reducing the carbon
emissions from energy consumption, trees
sequester tremendous amounts of carbon
from the atmosphere to carry out their
process of photosynthesis.

Trees and shrubs are beneficial as air filters.
Their leaves remove dust and pollutants
from the air we breathe. In addition, many
plants help to filter toxins and chemicals
from groundwater as it works its way
toward our lakes, rivers, and streams. We
count on plants to provide these invaluable
services and clean our environment. A
cleaner environment, composed of cleaner
air and water, is healthier for all the animals
that live on earth, including humans. And
it s not just the physical health trees
contribute to. Reduced pollution and the
presence of trees have been found to reduce
stress and increase feelings of peace and
well being in people.

Urban plantings significantly reduce
flooding and soil erosion by slowing water
runoff and holding on to soil. When
raindrops are intercepted by a tree s canopy,

the rate at which the rainwater hits the
ground is significantly reduced. The slowed
rainwater absorbs into the soil as it filters
across vegetation and roots; reducing the
amount of water that reaches the creeks and
storm sewers. In addition, soil movement is
reduced as a result of plant roots holding on
to the soil. Without plant roots, soil has no
ability to resist the erosive effect of rushing
water.

Trees and landscaping enhance the
ecological environment and increase
property values. Planting allow people to
interact with and observe nature because
they signal the changing seasons and add
different colors and forms at each time of
the year. Trees provide food and shelter for
small urban dwelling animals, allowing for
the enjoyment of watching squirrels
scamper up the side of an oak, or listening
to birds sing from a nest in a maple.

They define areas in the landscape by
framing, emphasizing and screening.
Studies have shown most people prefer to
live in an area that has trees and is
landscaped attractively. In addition,
according to studies done at the University
of Illinois at Champaign Urbana crimes are
less prevalent, youth are less violent,
ADHD symptoms in youth are reduced and
women and young girls score higher on
tests for concentration when they live near
areas that have more greenery.

With all the benefits trees provide it is easy
to see the need to protect and expand the
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city s urban forest. The City of Dardenne
Prairie recognizes the importance of green
areas and is making direct efforts to insure
the continued development of this
invaluable resource. The City’s plans
include aggressive planting and
maintenance programs on City property,
providing educational opportunities for
residents, and most importantly, enacting
legislation which protects the existing urban
forest and insures its continued expansion.
This legislation allows Dardenne Prairie to
move forward, knowing a better city
environment will be left to all those who
follow.

Vegetation and Soil 

City regulations provide for the control of
erosion during and after development by
regulating the paving of large areas and the
removal of vegetation and by requiring
such improvements as detention or
retaining basins for storm water runoff
when necessary.

During the plan approval process for
developments, best management practices
for siltation and erosion control are
required. Periodic field inspections of such
measures are made after developments are
under construction. Maintenance of these
measures is also required.

Floodplains

Residential and commercial development in
the 1% chance floodplain in the City shall
only be performed in accordance with the
Municipal Code, which is in compliance
with the provisions of the Federal
Emergency Management Agency’s National
Flood Insurance Program (NFIP). The
Municipal Code requires that the City
Engineer issue a floodplain development
permit for any development within the 1%
annual chance floodplain. The 1% chance
annual floodplain in the City of Dardenne
Prairie is delineated in the NFIP Flood
Insurance Study. A map that shows the 1%
chance floodplain in the City is provided in
Figure 4 of the Appendix.

The adopted regulatory floodway, a part of
the 1% chance floodplain, is an extremely
hazardous area due to the velocity of
floodwaters that carry debris and potential
projectiles. Any encroachments, including
fill, new construction, substantial
improvements and other development is
prohibited within the floodway unless it has
been demonstrated through hydrologic and
hydraulic analyses performed in accordance
with standard engineering practice that the
proposed encroachment will not result in an
increase in flood levels during the
occurrence of the 1% chance flood
discharge.

A large amount of the flood prone areas in
the City of Dardenne Prairie are currently
being used for recreational and agricultural
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purposes. Encouragement and preference
shall be given to the continuation of
recreation and agriculture in the floodplain.

Earthquakes and Steep 
Slopes

Earthquake resistance measures are
included in the building code, as the City of
Dardenne Prairie does lie within the zone of
the New Madrid fault. Requiring such
measures protects against collateral damage
and injury to residents should an
earthquake occur.

Building codes also prohibit building on
slopes of more than 10° to 12°. Such slopes
constitute significant construction hazards
and erosion problems, and are unsuitable
for home construction.

Archaeological Sites 

If during the course of development,
archaeological artifacts are discovered, the
developer or builder is required to inform
the Department of Conservation of the State
of Missouri. Efforts shall be taken to
preserve sites or artifacts of historical or
cultural significance.



  

15

IV. SOCIOECONOMIC ELEMENT
This element of the comprehensive plan
reviews the socioeconomic data for the City
of Dardenne Prairie between 1981 and 2011.
The U.S. Census Bureau data demonstrates
the growth of the population of City of
Dardenne Prairie as well as the current
social and economic characteristics of the
City.

Population

The City of Dardenne Prairie has witnessed
continuous population growth since its
incorporation in 1981. This population
growth was rapid up until mid 2008 when
the growth of the population of Dardenne
Prairie slowed significantly.

Table 2. City of Dardenne Prairie Population and Households.

Year Population Houses
1980 0 Not Incorporated
1990 1,769 593
2000 4,384 1,431
2010 11,494 3,768

Social Characteristics 

In the year 2011, approximately 30% of
Dardenne Prairie s residents were enrolled

in school. The numbers of persons at least
three years old enrolled in school in the
years 1990, 2000 and 2011 are listed below.

Table 3. School Enrollment.

School Type 1990 2000 2011
Pre Primary School 37 190 329
Elementary/ Secondary School 327 878 2,351
College or University 112 206 527

Total 476 1,274 3,207
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The number of Dardenne Prairie residents at least 25 years old that were high school graduates
and college graduates has continually increased.

Table 4. Resident Graduation Rates.

1990 2000 2011
High School Graduates 84.0% 95.4% 97%
College Graduates 17.5% 37.6% 45.6%

Economic Characteristics

The following area table and graph of
household incomes in the City of Dardenne
Prairie over the past few decades. There
has been a very significant shift in
household incomes in the City in the past

ten years, especially in the in upper
($100,000 $149,000 and $150, 000+) segments
of the population. This U.S. Census Bureau
data indicates that nearly half of all City
household’s annual incomes are greater
than $100,000.

Table 5. Resident Household Income.

Household Income, $ 1990 2000 2011
0 9,999 7 11 94
10,000 14,999 36 0 122
15,000 49,000 269 215 443
50,000 74,999 174 440 673
75,000 99,999 49 406 554
100,000 149,999 12 313 976
150,000+ 10 42 785
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There are 950 cities in the State of Missouri. The City of Dardenne Prairie is the 65th largest city
in the State (886th smallest). The most recent population data from the U.S. Census Bureau is
provided in Table 6 below.

Table 6. City of Dardenne Prairie and State of Missouri Population Data.

Dardenne Prairie Missouri
Population, 2012 estimate 12,017 6,021,988
Population, 2010 (April 1) estimates base 11,477 5,988,924
Population, percent change, April 1, 2010 to July 1, 2012 4.70% 0.60%
Population, 2010 11,494 5,988,927
Persons under 5 years, percent, 2010 6.80% 6.50%
Persons under 18 years, percent, 2010 33.30% 23.80%
Persons 65 years and over, percent, 2010 9.60% 14.00%
Female persons, percent, 2010 51.00% 51.00%
White alone, percent, 2010 (a) 90.70% 82.80%
Black or African American alone, percent, 2010 (a) 3.50% 11.60%
American Indian and Alaska Native alone, percent, 2010 (a) 0.10% 0.50%
Asian alone, percent, 2010 (a) 3.50% 1.60%
Native Hawaiian and Other Pacific Islander alone, percent, 2010 (a) 0.6% 0.10%
Two or More Races, percent, 2010 1.60% 2.10%
Hispanic or Latino, percent, 2010 (b) 2.00% 3.50%
White alone, not Hispanic or Latino, percent, 2010 89.30% 81.00%
Living in same house 1 year & over, percent, 2007 2011 94.40% 83.50%
Foreign born persons, percent, 2007 2011 4.50% 3.80%
Language other than English spoken at home, persons age 5+, 2007 2011 5.40% 6.10%
High school graduate or higher, percent of persons age 25+, 2007 2011 97.00% 86.80%
Bachelor's degree or higher, percent of persons age 25+, 2007 2011 45.60% 25.40%
Veterans, 2007 2011 526 503,720
Mean travel time to work (minutes), workers age 16+, 2007 2011 28.9 23.3
Housing units, 2010 3,768 2,712,729
Homeownership rate, 2007 2011 98.30% 69.50%
Housing units in multi unit structures, percent, 2007 2011 1.80% 19.60%
Median value of owner occupied housing units, 2007 2011 $265,500 $138,900
Households, 2007 2011 3,600 2,354,104
Persons per household, 2007 2011 3.01 2.46
Per capita money income in the past 12 months (2011 dollars), 2007 2011 $38,829 $25,371
Median household income, 2007 2011 $99,050 $47,202
Persons below poverty level, percent, 2007 2011 4.10% 14.30%
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V. LAND USE
Land use is an important consideration in
the growth of the City of Dardenne Prairie.
This element of the comprehensive plan
considers the land use plan set forth by the
City founders at the time of incorporation
and looks at current land use in order to
create a plan for future land use and
development in the City.

Land Use Plan Established 
by the City Founders 

In the late 1970s, as the city of Lake St. Louis
and the city of O Fallon began rapidly to
extend their boundaries toward the
Dardenne Prairie area, Dardenne residents
realized that the only way to maintain the
rural atmosphere of the area was to
incorporate. The residents of the Dardenne
area established the City of Dardenne
Prairie and adopted the county s R 1A land
use plan.

This plan effected the following restrictions:
1) residential units were to be developed on
no less than one acre of land; 2) limited
commercial development would be allowed
in the area of Interstate 64/U.S. Highway
40/61 and Missouri Highway N; 3) a very
limited amount of land would be set aside
for industrial use.

Existing Land Use 

Land development in the City of Dardenne
Prairie between 1981 and 1992 consisted

mainly of large, single family, ranch style
residential units on one to five acre tracts.
Since 1992, however, residential
development has been largely composed of
single family residential units on tracts of
land subdivided into lots of 10,000 to 12,000
square feet.

The City has been unsuccessful in
maintaining its goal of limiting residential
units to lots of at least one acre. As land
around the City began to develop and
increase in value due to the readily
available water and sanitary sewers, it
became more difficult to inhibit the
development of land.

The first development for which approval
was sought from by the City was Dardenne
Acres. This subdivision was developed as a
P.U.D. with one (1) acre minimum size lots.
The second development was Canvas Cove.
It was developed as an R 1, P.U.D. with
10,000 square foot minimum size lots. The
land has been rezoned R 1D from R 1A in
September 1990. With the exception of
Lauren’s Ridge P.U.D., all residential
developments since then have been P.U.D.’s
with lots smaller than one (1) acre.

While lot sizes have decreased
substantially, the average size of each unit
has increased, while the average value has
also increased, due to real market value
increases. Table 1 shows the number of
building permits issued by year in the City.
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It can be seen that the number of permits
peaked in 2002 and fell significantly in 2004
and again in 2008.

Table 7. Total Number of Building Permits Issued per Year.

Year Building Permits Year Building Permits
1996 197 2005 152
1997 240 2006 123
1998 220 2007 118
1999 387 2008 36
2000 358 2009 37
2001 433 2010 68
2002 428 2011 59
2003 422 2012 80
2004 251 2013 50*

*projected

There is currently a small backlog of
approximately 50 platted, vacant lots in the
City.

Until recently, commercial development in
Dardenne Prairie has remained fairly
stagnant. To date, the most significant
commercial development in the City has
been the 45 acre Dardenne Town Square
retail center in 2006.

A section of Dardenne Prairie located along
Interstate 64/U.S. Highway 40/61 has been
identified regionally as a High Tech
Corridor. This area can be controlled
through the zoning process to ensure
development as high technology offices
with some supporting commercial
development. There are very specific
aesthetic controls on the developments
contained in the Zoning Regulations.

The 64 West Business Park located in the
southwestern most portion of the City is the
only area in the City zoned for industrial
use. The 64 West Business Park was zoned
straight I 1, with no planned unit
development being proposed. The City did
ask that the aesthetic provisions of the High
Tech Corridor District be incorporated into
the covenants. However, lenient
enforcement of those provisions prompted
the Board of Trustees to amend the
provisions of Zoning Ordinance to make
those provisions a part of the I 1 District
requirements. There are nine (9) buildings
existing in the development. Lots are not
platted where buildings do not yet exist. As
developments are proposed, the requisite
land area is defined and a new lot added by
means of a revised subdivision plat.

Public and semi public facilities in the City
of Dardenne Prairie currently include only
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schools and churches. In 2002, the City
began leasing a single room office in the 64
West Business Park development for use by
the City’s single employee (city clerk). In
2003, the City established a Municipal
Court, appointed a municipal judge and
treasurer and purchased a modular
building for use as a temporary City Hall.
A temporary City Hall was established in
2004, in this 1,440 square foot modular
building on the 3.4 acre City owned
property located at 2032 Hanley Road. As
the City added employees, including City
Administrator, Court Clerk, Building Code
Official and Parks Director, a second
modular building was purchased by the
City for use at 2032 Hanley Road for
temporary City Hall use. In 2009, the City
completed construction and began using the
current 20,200 square foot City Hall
building at the 2032 Hanley Road property.

Police services are provided in the City via a
contract with St. Charles County. The City
should study the possibility of starting its
own police department to look at the
feasibility and the benefits and costs
associated with either starting its own
police department or continuing contracting
police services with St. Charles County.
Ambulance services are provided in the
City by the St. Charles County Ambulance
District. Fire protection services are
provided in the City via three fire
protection districts (Cottleville Fire
Protection District, O’Fallon Fire Protection
District and Wentzville Fire Protection

District). A map that shows the boundaries
of fire protection district areas within the
City is provided in Figure 5 of the
Appendix.

There are three public school districts
located in the City; Fort Zumwalt R II,
Francis Howell R III and Wentzville R IV.
Public schools in Dardenne Prairie at this
time are: Cindy Ostmann Elementary,
grades K 5, in the Fort Zumwalt School
District; John Weldon Elementary, grades
K 5, in the Francis Howell School District;
and Prairie View Elementary, grades K 5, in
the Wentzville School District. A map that
shows the boundaries of these three public
school districts is provided in Figure 6 of
the Appendix. Also located in the City is
Immaculate Conception Catholic
Elementary School, grades K 8, a private
school. Churches with established sites
within the City include Immaculate
Conception Dardenne Catholic Church,
Dardenne Presbyterian Church, Morning
Star Church, First Baptist Church, Apostles
Lutheran Church, StoneBridge Community
Church and the Church of Christ the
Scientist. The 2 Rivers Church does not
currently have a church building in the
City, but holds services at an office building
in the 64 West Business Park.

Future Land Use 

The City’s Conceptual Land Use Guidance
Map is provided as Figure 14 of the
Appendix. This map is based upon the
current goals of the City fathers, the existing
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land use pattern, and the anticipated
growth of the area. This plan deals with
land use within the planning area including
within the City limits of the City of
Dardenne Prairie as well as within
unincorporated areas within the growth

area that may be annexed into the City in
the future. This plan provides for
reasonable, high quality, residential, public,
commercial, industrial, and recreational
developments while fulfilling the essential
need for a diverse housing character.

A significant amount of public parks and
green spaces have been developed in the
City since the original comprehensive plan

was prepared in 2002. These include the
following:

Table 8. City of Dardenne Prairie Public Parks and Green Spaces Data.

Description Size, ac. Features
Georgetown Park
(2006 City Park)

0.5 Civil War Memorial

City Hall Park
(2011 City Park)

3.0 Amphitheater, shelter, swing set,
playgrounds, concessions, fountain,
spray ground, 44 space parking area

Dardenne Athletic Assoc. Gentemann Field
(2007 leased City Park)

4.6 3 softball fields, 52 space parking area

Dardenne Greenway BaratHaven Park
(2007 – leased City Park)

92.4 15 acre lake with 3 outlooks, 3.05 miles
of trails, 22 space parking area

Dardenne Greenway Bluebird Meadow
Park (2013 – leased City Park)

75.0 1.3 miles of multi use trail, 35 space
parking area

Existing and planned parks areas and trails
are provided in Figure 7 of the Appendix.
A 1.70 mile multi use trail was also
constructed along Henning Road in 2003
(Phase I, outside of the Dardenne Creek
floodplain limits) and in 2013 (Phase II,
within the Dardenne Creek floodplain
limits).

A significant amount of open spaced is
planned in the Uptown Zoning District. A
map showing the planned open space areas
in the Uptown Zoning District is provided
as Table 7 of the Dardenne Prairie City Plan
for the Uptown Zoning District. A copy of
the Dardenne Prairie City Plan for the
Uptown Zoning District is included in
Appendix A.
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VI. TRANSPORTATION PLAN 
Rapid growth in St. Charles County,
Missouri, has created greater demands on
public transportation facilities throughout
much of the county. Many public facilities
have undergone significant improvements
to provide for the increasing demands from
a growing population. The City of
Dardenne Prairie’s future road system will
be no exception. Multiple residential
developments have occurred within the
City’s boundaries already and many more
are expected.

Additionally, it is expected that additional
commercial and industrial land will
develop in order to serve the City’s growing
population. The planning of additional
roads and interchanges is necessary to meet
future needs of both local and commuter
traffic flows.

Existing Road System 

The existing road system in Dardenne
Prairie consists primarily of the following
two lane roads: Bates Road, Feise Road,
Hanley Road, Henning Road, McCluer
Road, Post Road, Stump Road, Weldon
Spring Road, and Missouri Highway N.
Portions of these roadways have been
improved and upgraded in accordance with
the City’s Transportation Plan; however,
significant deficiencies still exist. Highway
N carries the bulk of the traffic through the
City of Dardenne Prairie with considerable

traffic at the junction of Highway N and
Interstate 64 (U.S. Highway 40/61).

The Missouri Department of Transportation
(MoDOT) recently completed the upgrade
of U.S. Highway 40/61 to a full controlled
access status as Interstate 64. Additionally,
MoDOT is currently building Missouri
Route 364, which will be a four lane limited
access highway from Interstate 270 in St.
Louis County (known there as Page
Avenue) to Interstate 64/U.S. Highway
40/61 in St. Charles County. The proposed
route will take the highway through the
northern portion of the City of Dardenne
Prairie. The construction of Route 364
Phase 3 started in May 2013, and is expected
to be completed by late November 2014.

Road Classification 

The City’s existing roads can be categorized
by the volume and type of traffic each
carries and the function each performs. The
roads in the City of Dardenne Prairie can be
classified as principal arterials, minor
arterials, and collectors. Principal Arterials
are roads that carry the majority of the trips
entering and leaving the urban area.

The principal arterial road for moving
traffic through Dardenne Prairie is
Highway N. In the future, Highway 364 will
fit this category.
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Minor Arterials 

Minor arterials are roads that provide direct
interconnection to the principal arterial
system. Within the City of Dardenne
Prairie, the minor arterials are: Bates Road,
Feise Road, Hanley Road, Henning Road,
McCluer Road, Post Road, Stump Road, and
Weldon Spring Road.

Collectors

The remaining roads and streets can be
considered collectors. These channel traffic
into the minor and principal arterials.

Transportation Improvement Plan

The City of Dardenne Prairie has previously
developed a comprehensive plan for
extension, improvement and maintenance
of its roads and streets. That plan has been
implemented effectively over the last
several years through multiple projects
including the following:

By the City of Dardenne Prairie:
Bates Road Phase I & II,
McCluer Road
Henning Road Phase I & II,
Feise Road Extension II
Post Road Realignment

By St. Charles County:
Hanley Road
Feise Road

By the city of O’Fallon:
Bryan Road Extension

Through Private Development:
Feise Road Extension
Highway N
Merz Farm Lane
West End Loop
La Le Drive
Technology Drive
BaratHaven Boulevard

Most collector streets in the City have been
upgraded from narrow two lane streets to
three lane roadways. The City shall
continue to revise and implement its
transportation plan through identifying and
preserving roadway corridors, utilizing
available transportation funding sources for
new improvement projects, working closely
with MoDOT and St. Charles County
Government Plans, evaluating traffic
movement throughout the City, and
generally seeking to enhance transportation
for its citizens. New subdivisions shall be
considered when planning new
thoroughfares to ensure dedication of
sufficient rights of way to provide for
future street widening. Subdivision
developers shall be required to provide a
portion of the cost of improving affected
roads and streets. The improvements shall
include widening and subdivisions shall be
planned in such a way as to avoid steep
grades, which produce runoff, erosion, or
flooding problems.

The City of Dardenne Prairie currently
contracts with St. Charles County for street
and storm sewer maintenance and snow
removal services. The City should
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investigate the benefits and costs of
establishing its own public works
department to provide these services.
Under the current contract, the County
Highway Department responds to City
identified maintenance needs on all City
streets and storm sewer system and
provides snow removal services as a part of

County roadway operations. Under this
contract, the City is able to maintain City
roadways using a 5 year maintenance plan
that includes scheduled crack sealing, seal
coating, culvert and ditch cleaning, slab and
joint replacement, bridge maintenance and
various unscheduled repair and
maintenance items.

Goals and Objectives 

Goal: Upgrade the roadway system to provide a safe and adequate system of thoroughfares for
the City of Dardenne Prairie’s citizens.

Objective 1: Review the present road network including current improvements to
determine its adequacy for future development.

Objective 2: Continue to preserve identified corridors and require the dedication of
right of way from developers.

Objective 3: Monitor and coordinate with MoDOT’s regional plans to ensure
compatibility with Dardenne Prairie’s transportation plan.

Objective 4: Work with surrounding municipalities and government entities (e.g., East
West Gateway Coordinating Council) to identify various transportation needs, corridors
and alternative modes.

Objective 5: Continue to seek alternative or innovative funding sources for needed road
improvement projects.

Goal: Provide for the preservation and maintenance of the roadway system within Dardenne
Prairie.

Objective 1: Review the City’s public maintenance contract with St. Charles County
through their Highway Department to coordinate with their plans, policies, and
procedures and evaluate the possible development of an independent City public works
department.
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Planned Transportation 
Improvement Projects 

The following table summarizes the
planned transportation improvement
projects. Funding for these projects will be
requested from St. Charles County, private

development, MoDOT and East/West
Gateway as warrants. Dardenne Prairie will
participate in funding, as funds are
available. The Board of Alderman will set
priorities on a yearly basis. These planned
transportation improvement projects are
shown in Figure 8 of the Appendix.

Table 9. Planned Transportation Improvement Projects.

No Project Name Length
(feet)

Location

1 Hanley Road 2,300 Feise Road to Pleasant Meadow Drive
2 Hanley Road On Street Parking 2,700 Hanley Road (Highway N to Feise Road)
3 A.D.A. Compliant Facilities

Upgrades
City Wide

4 Feise Road Sidewalks 1,000 Stonewall Creek Drive to Dardenne Woods
Drive

5 Stump Road 2,000 Highway N to Feise Road
6 Highway N Sidewalks 5,000 7400, 7700 & 7800 Block
7 Weldon Spring Road 7,200 Technology Drive to Fieldstone Farms

Drive
8 Highway N 9,500 Stump Road to Highway K
9 North Outer 364 Extension 4,100 Hanley Road to Bryan Road
10 Highway N On Street Parking 5,800 Highway N (Merz Farm Lane to Bryan

Road)
11 Post Road 4,200 Technology Drive to Highway N
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VII. UTILITY INFRASTRUCTURE PLAN 
Electrical, Natural Gas and
Telecommunications Private and public
utility companies provide utility services to
the City of Dardenne Prairie. Ameren and
Cuivre River Electric Cooperative provide
electricity, and Laclede Gas Company
serves the City’s natural gas needs.
CenturyLink, Charter Communications and
AT&T provide telecommunication services
to various portions of the City.

AT&T generally provides service to the City
south of Dardenne Creek and CenturyLink
serves the City north of Dardenne Creek.
Charter Communications provides cable
television, telephone and Internet access
services throughout the City.

Potable Water 

Two (2) separate potable water districts
service the Corporate Limits of the City of
Dardenne Prairie. These districts are Public
Water Supply District No. 2 of St. Charles
County (PWSD#2) and Missouri American
Water Company. The service areas, within
the corporate limits of the City of Dardenne
Prairie, of these two (2) water entities is
depicted in the enclosed Figure 9 based on
boundary agreements between these two (2)
districts.

Continued improvements to the water
systems of these service providers has
ensured the availability of potable water
serving the future growth areas of the City.

Missouri American Water Company
constructed a large transmission line
beneath the Missouri River about a decade
ago and has connected this line to the city of
St. Louis, Howard Bend Water Plant. This
line has been sized to provide water for all
areas of the City, including that served by
PWSD#2.

As potable water infrastructure
improvements are made, almost all new
homes and many existing homes are
connecting to one of these water suppliers’
water mains.

Sanitary Sewers 

Sanitary sewers from the Duckett Creek
Sanitary District serve the Corporate Limits
of the City of Dardenne Prairie. All large
recent developments within the last twenty
(20) years have been designed and
constructed with sewers provided from this
district. The Duckett Creek Sanitary District
has constructed additional sanitary sewer
interceptors through the southern portion of
the City, as well as an additional treatment
facility located in the Missouri Research
Park and a lift station located at the
intersection of Highway K and Dardenne
Creek. The addition and expansion of
sanitary sewers has been spurred by the
significant increase in new development of
areas within the City. As these areas are
developed, sewer service is extended closer
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to developments in the City that are
currently not serviced by sanitary sewers.
As the newer developments bring sanitary
sewer service near or through existing
developments, property owners of these
older developments can often connect to the
sanitary sewer system at a reasonable
expense.

Another method that residents or groups of
residents can connect to the sanitary sewer
system is through line extensions of the
existing system. This method requires the
resident(s) to have plans developed and the
sewer line constructed per the Duckett
Creek Sanitary District’s Standards. Due to
the cost of these extensions, most residents
or groups of residents are required to have

these projects financed. An optional
financing mechanism available to property
owners is to develop a “Neighborhood
Improvement District”. This allows the
property owners to obtain low interest
loans for the design and construction of the
sanitary sewer project. The City has
developed an enclosed Possible Sanitary
Sewer Projects map (shown in Figure 10)
that identifies groups of properties within
the Corporate Limits of the City that
currently are not provided with sanitary
sewer service. The Sanitary Sewer Map
identifies ten (10) potential sanitary sewer
extension projects that would provide
sanitary sewers to these areas. The projects
are shown below in Table 10.

Table 10. Possible Sanitary Sewer Projects.

Project Location Est. Project Length
1 Stoney Brook Subdivision 4,900 L.F.
2 Les Petite Chateaux Subdivision 3,000 L.F.
3 Longview Subdivision 2,700 L.F.
4 Feise Road Parcels (Gentemann) 2,200 L.F.
5 Oak View Estates 2,600 L.F.
6 Brookside Acres Subdivision 1,900 L.F.
7 Hanley Road Parcels (North) 1,500 L.F.
8 Hanley Road Parcels (South) 2,200 L.F.

The estimated project lengths are based on
the future development constructing sewers
to the limits of these areas. No line
extensions beyond the limits of these areas
have been considered.
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Storm Sewer Pollution 
Prevention Plan 

The City of Dardenne has adopted a Storm
Water Management Program (SWMP),
which provides a comprehensive approach
to storm water pollution management
within the City. Specifically, the Program is
designed to oversee the implementation of
the National Pollutant Discharge
Elimination System (NPDES) Phase II
requirements within the City. The City is
currently operating under MDNR NPDES
Phase II Permit No. MOR040024, which was
originally approved in April 2003, and
renewed in both April 2008 and April 2013.

Five Year Plan 

The Program has established a five year
action plan that will direct Dardenne
Prairie’s storm water management. The
primary means of improving storm water
runoff quality is through the use of best
management practices (BMPs). This report
outlines the one year update to the
approved Program and the current status of
BMPs under the six program areas. These
six program areas are:

1. Public education and outreach on
storm water impacts.

2. Public involvement/participation.
3. Illicit discharge detection and

elimination.
4. Construction site storm water runoff

control.

5. Post construction storm water
management in new/re
development.

6. Pollution prevention/good
housekeeping for municipal
operations.

Apart from temporary sediment control
measures during construction, water
quality concerns in developing areas focus
on the polluting substances washed from
paved surfaces and carried on to adjacent
properties and/or into streams and other
bodies of water during storm events.
Pollutants carried in runoff include
sediments, nutrients, chemicals, disease
carrying organisms and heavy metals.
Sources of these pollutants include grass
clippings, eroded soil, fertilizer particles, oil
and gasoline drippings, animal droppings,
and heavy metals from vehicles. Retention
ponds remove most of these suspended
substances from runoff by retaining storm
water long enough to allow chemical laden
particles to settle out.

Storm Water Detention 

The adverse effects of storm water
management in traditional developments
mainly occur because of changes made to
the character of the land surface.
Developments introduce roofs and large
areas of pavement, referred to as
impervious surfaces, which substantially
reduce the amount of rainfall soaking into
the soil and substantially increase the
amount of runoff. In addition, front yard
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setbacks necessitate more pavement areas to
connect garages and front doors to streets.

Because pavements and roofs have less
surface area to wet in a rainstorm compared
to plant covered lands, more water is also
free to run off these impervious smooth
surfaces. Because they are smoother, water
also runs off them faster. Instead of flowing
off slowly over a long period of time, a
larger volume of water arrives downstream
more quickly. More storm water running
more quickly may cause downstream
flooding.

Development under conventional zoning
does little to minimize, much less prevent,
these ill effects. Curbs hold water in the
roadway, requiring storm sewers to carry
storm water away. The pipes used for storm
sewers move storm water very efficiently.
Instead of moving runoff slowly over
natural surfaces allowing absorption, runoff
moves rapidly inside storm sewers, with no
opportunity to infiltrate into the ground.
The higher speed of storm water flow
allows pollutants to remain suspended in
the runoff. Since storm sewers are designed
to flow by gravity, storm water basins are
designed for construction in the lower
elevations of the development in natural
drainage ways. Streets then follow this
drainage pattern. Thus, when storm sewers
overflow, the street s smooth,
uninterrupted, impervious surfaces become
the paths that flood flows follow.

Developers are required to provide
emergency relief swales at low areas of the
street systems that safely carry away larger
storm flows overland between buildings.
Three considerations largely shape the
design of storm water management systems
in Dardenne Prairie: flooding, convenience,
and water quality. Developers must address
these three considerations with both major
and minor storm water management
systems in their projects.

Detention and retention basins, swales,
streets, and storm sewers are all part of the
major storm water management systems.
These systems should be designed
specifically to avoid flooding that could
cause injury and/or property damage.
Where the effects of large storms are not
specifically considered or planned for in
developing areas, flood damage can be
substantial. Swales, streets, and storm
sewers are all part of the minor storm water
management systems. Minor systems
should be designed with convenience in
mind. Minor systems should quickly
remove runoff water from areas such as
streets, yards, and sidewalks to prevent
long term ponding of water. Minor systems
are typically designed to handle smaller
storms. The City of Dardenne Prairie has
ordinances in place to address storm water
management, but continually reviews these
ordinances with the intent to improve them
as needed to protect persons and properties
downstream of developing areas.
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Storm Water Master Plan 

The City of Dardenne Prairie is in the
process of developing a city wide storm
water master plan to identify and prioritize
needed storm water projects. This storm
water master plan is being prepared so that
prioritized projects comply with state and
federal sources of funding such as
Missouri s Storm Water Grant and Loan
Program (10 CSR 20 4.061). The storm
water plan elements will address the Grant
Programs specific requirements that
include: an introduction that defines terms
and discusses the purpose, scope,
hydrology, and alternatives considered; A
discussion of the data and methodology
used in plan development; A description
of the existing system (as applicable); A list
of proposed storm water projects; A
description of the methodology used to
evaluate and establish project priority
ranking; Estimates of cost for full
implementation of the plan; A description

of the maintenance plan for existing and
new systems; A geomorphological
assessment of the plan area; A description
of the rainfall/runoff modeling data for the
plan area; Modeling data, structure data
and photographs, public survey response
forms; and Watershed map, public response
map, flood plain map, maps showing
project areas. The root causes of flooding,
bed and bank erosion, and sediment
deposition will also be addressed. A map
that shows major watersheds within the
City is provided as Figure 11 of the
Appendix.

After a storm water master plan is
developed, the City will be able to apply for
grants and low interest loans to make
necessary improvements. With proper
planning, the City may be able to
incorporate storm water management
construction projects with planned unit
development and transportation
improvement projects to lessen the City’s
economic responsibility.



  

32

(This page intentionally left blank)



  

33

VIII. PARKS, RECREATION AND TRAIL PLAN 

Parks

Through public participation, innovation,
and planning the City of Dardenne Prairie
can preserve and enhance the environment
and the quality of life of its citizens with
park areas. The City of Dardenne Prairie
plans to work with such organizations as
Greenway Network, Inc. and Great Rivers
Greenway (Metropolitan Park and
Recreation District) in securing and
planning park areas. Also, the City will look
at proposed development plans with the
intention that park areas could be
incorporated as a condition of approval.
This type of cooperative effort with private
investors can decrease the City’s cost of
developing park areas. In exchange for the
right to construct a large development, the
City will consider requiring the developer
to provide public park areas. Local
residents should be involved in the process
through community consultation.

The City should set qualitative
recommendations for the functional,
environmental, cultural and aesthetic
character of the park areas as an integral
part of forging the City’s identity. The
unification of residential and commercial
areas and their functional and aesthetic
links to park areas will create a public space
of high value. Citizen participation is a
determining force for the preservation of
the City’s heritage and identity. Future

citizens will not be looked upon as only
recipients of, but as participants in these
processes. Existing and planned parks areas
and trails are provided in Figure 7 of the
Appendix.

Recreation

Planning for recreational areas for citizens
should be considered a vital part of the
continued development of the City of
Dardenne Prairie. These planned recreation
areas include public and private park areas,
and public and private trail systems. The
City should plan to protect and enhance
areas of recreation, the character and
appearance of parts of the environment that
are of special interest including wooded
areas, prairies, and streams.

Areas of land immediately adjacent to
streams, known as riparian zones are
essential to the health of a stream system.
Riparian zones provide a buffer from
development. The City of Dardenne
Prairie’s storm water ordinances currently
require residential lot lines, commercial or
industrial improvements, parking areas or
driveways be set back a minimum of fifty
(50) feet from the top of the existing stream
bank. Permanent vegetation and existing
ground elevation and grades within the
fifty (50) foot setback must be left intact and
undisturbed. The City should continually
review these ordinances with the intent to
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improve them as needed to protect these
areas.

Trail Plan 

Multi use trails are not only an
environmentally friendly investment, but
also an economic and aesthetic investment
in a community. The City of Dardenne
Prairie was founded with the goal of
creating a community that preserved the
natural beauty and rural character of the
area.

Recognizing early on that the area would
develop, the City has worked diligently to
ensure that developments provided green
space and amenities to this end. A
comprehensive trail network through the
City is a desirable adjunct to such a concept.

Surrounding communities and St. Charles
County have recognized the value of trails
as well. The Dardenne Prairie Trail system
attempts to link the systems planned by
other agencies with these in existence
within development at this time. Evolution
of the system may be slow due to funding
constraints. The primary means for funding
the system will be to request that
developers construct portions of the system
as part of their improvements. To expedite
system implementation, grants for
Transportation Enhancement Fund
Program Projects should also be sought.

There are a number of potential projects for
which the City could assume responsibility.
The most important projects will require a

cooperative effort with the County and/or
the city of O’Fallon.

In an effort to conserve financial resources
of the City, responsibility for projects
should be relinquished to other entities
whenever possible. Further, whenever
development occurs adjacent to a planned
trail route, the developer should be
required to include that portion of the trail
system in the development.

Timing of project construction and
prioritization of projects will be dependent
on the timing of trail construction by other
agencies. As trails in adjacent areas are
constructed, links through Dardenne Prairie
will be needed. In any case, whenever
development occurs, the developer should
provide trails which link to planned, future
trails regardless of the timing for those
future trails.



  

35

Existing Bicycle Facilities 
Plans – Gateway Bike Plan 

Several trail plans are already in existence
in the City and surrounding areas. Existing
and possible bicycle facilities are detailed in
the Gateway Bike Plan. The Gateway Bike
Plan is a result of a collaborative effort
between the Great Rivers Greenway
District, Missouri Department of
Transportation, East West Gateway Council
of Governments, Metro, numerous
municipalities, St. Louis and St. Charles
counties, City of St. Louis and Trailnet. The
Gateway Bike Plan provides a long term
vision for providing a connected system of
on road bicycle routes between
communities, transit, greenways and trails.
The Gateway Bike Plan was completed in
August 2011 and covers St. Louis County,
City of St. Louis, and the urbanized
communities of St. Charles County.

During the 16 month planning process, the
development of the Gateway Bike Plan
included wide reaching public engagement
and involvement, as well as consultation
with numerous stakeholders and agencies
in the greater St. Louis region. A variety of
interests from citizens, elected officials and
their staff to local, County and State
transportation agencies were consulted.

The Gateway Bike Plan provides both a
coordinated vision for accommodating and
encouraging bicycling as a viable
transportation mode, and practical action

strategies for how to achieve this vision
over the next 20 years. The Gateway Bike
Plan, which is available at
http://stlbikeplan.com, provides priority
areas and identifies near (2011 2017),
medium (2018 2023) and long term (2023
2031) priorities.

Existing Trail and Bicycle 
Facilities Plans – St. 
Charles County 

Several subdivisions/developments have
trail plans as well. Private residential
subdivision trails in the City of Dardenne
Prairie include McCluer Village, Westfield
Woods and Aberdeen. The Winghaven and
Twin Chimneys subdivisions in the city of
O’Fallon have trails and on street bicycle
facilities.

The city of O’Fallon Multi use Trail System
provides for numerous projects in the
Dardenne Prairie area. A trail is planned
along Highway K, which will extend from
Highway 79 over Interstate 70 to Interstate
64/U.S. Highway 40/61. A trail is planned
along Interstate 64/U.S. Highway 40/61,
which will link to the County’s Motherhead
Road Trail via O’Fallon’s Highway 94 Trail.
It will extend up Interstate 64/U.S. Highway
40/61 to the proposed Henke Road Trail and
continue past Interstate 70. A trail is
planned along Highway N from Interstate
64/U.S. Highway 40/61 past Highway K to a
proposed Creek Trail. There is a plan to
connect the existing trails along Dardenne
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Creek to the existing trail along Highway K
to the east and to Interstate 64/U.S.
Highway 40/61 to the west.

The trail networks within developments
provide some assistance in linking the
previously mentioned arterial trails. The
network in Campbell Village is located
within dedicated residential street rights of
way and is available for public use. It makes
a connection to both McCluer Road and
Henning Road. However, it does not
provide a trail or sidewalk alongside of
either of these roads. The Aberdeen
subdivision trail runs alongside of McCluer
Road eastward from Bates Road to a point
approximately 1,000 feet south of Highway
N. The trail is located on a public access
easement. This trail provides a cross road
connection into Campbell Village. Further
south along Henning Road, the Westfield
Woods trail runs a short way along
Henning Road. It is not located on a public
easement. Such an easement should be
requested from the homeowners association
of that development once the connection to
a public trail in planned.

The final subdivision trail network in the
Dardenne Prairie area is located in the city
of O’Fallon, Winghaven development. Plans
for this development provide for trails
located on public right of way. Much of the
system is in the form of single sidewalk
along streets. It does make several key
connections by linking Highway N
southward to Highway 40/61 along an
arterial street named Winghaven Drive and

also links that connection to Post Road at
Interstate 64/U.S. Highway 40/61. It
connects Red Hawk Parkway
southeastward to Post Road and continues
further southward, again connecting to
Interstate 64/U.S. Highway 40/61. These
links will preclude the need for a trail along
the north south leg of Post Road and will
create a portion of the Interstate 64/U.S.
Highway 40/61 trail and the Highway N
trail.

Specific Trail Projects 

Weldon Spring Road. A trail along Weldon
Spring Road could be constructed in two
segments. The western segment would
connect Interstate 64/U.S. Highway 40/61 to
Henning Road. This trail, if constructed on
the north side of the road to serve the
Carriage Hills subdivision, would lie mostly
in the city of O’Fallon. It would link the
Henning Road trail to Interstate 64/U.S.
Highway 40/61. The eastern segment would
connect Henning Road to Highway K. It
would also serve the new Fieldstone Farms
subdivision in O’Fallon. Since a major
portion of this trail would lie in O’Fallon
and the city of O’Fallon has, by agreement,
assumed responsibility for Weldon Spring
Road, some form of cooperative effort
would be needed for its completion. It
would serve as another link to the Highway
K and Technology Drive trails.

Highway N. A trail along Highway N from
Interstate 64/U.S. Highway 40/61 to
Highway K would be a vital link for the
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City of Dardenne Prairie network as it
connects the Bryan Road trail to the
Winghaven Development. It will also
eventually bridge over Missouri Highway
364. This is a major trail, which should be
two way, having a minimum width of eight
feet.

Although the St. Charles County Bikeway
Plan does not include a trail along Interstate
64/U.S. Highway 40/61, the O’Fallon Master
Plan does. This trail will link the City of
Dardenne Prairie system southward to
Highway 94 and to the trails within the
Missouri Research Park. To the north, this
trail will link, by the Henke Road Trail, to
the Railroad Trail, north of Interstate 70.

There are two small portions of this trail
that lie in Dardenne Prairie. The most
northern portion extends southeastward

from Highway N to Post Road. The
southern portion extends southeastward
from Weldon Spring Road to Schote Creek.
An area identified by agreement to be in the
city of O’Fallon growth area, which contains
the Winghaven Development, separates
them.

Dardenne Creek Trail The trail along the
Dardenne Creek channel could be extended
to connect to the proposed Interstate 64/U.S.
Highway 40/61 trail and existing Highway
K trail. These connections would link the
Dardenne Prairie trail system with
Highway N and Motherhead Road to
eventually connect northward to Mexico
Road and on to I 70. Such a trail could lie
within the 25 setback from all open
channels as provided for in the “2008 St.
Charles County Design Criteria for the
Preparation of Improvement Plans”.

The following are recommended standards for Dardenne Prairie Trails.
1. Minimum 8' wide asphaltic concrete, 2" thick with 4" compacted aggregate base.
2. Separate trail from roadway/shoulder by at least a 2' green space (where right of way

width permits).
3. Use sidewalks only where low volume traffic is present on adjacent, residential street.

(Direct bicycles onto street.)
4. Require ADA ramps at curbed roadways.
5. Use standard signs directing trail traffic through developments.
6. Construct network map signs at major intersections and development network signs

within developments.
7. Provide bicycle safe inlet gratings in bikeway path.
8. Design according to AASHTO guidelines.
9. Separate equestrian trails from paved trails where appropriate.
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Trail Project Funding 

Funding of the trail projects undertaken by
Dardenne Prairie can be provided from a
number of sources, including:

1. General Funds
2. Donations of Property
3. Construction as a Part of a Development
4. Cost sharing with St. Charles County

and/or the city of O’Fallon
5. Metropolitan Park and Recreation

District (Great Rivers Greenway) Lease
Agreement

6. Missouri Transportation Enhancement
Fund Program

General Funds Although very limited for
the City of Dardenne Prairie, use of monies
from the General Fund is certainly
permissible for design and construction of
trails. This is not perceived to be a major
source of funding for the trail network.
These funds should only be used as
participative seed money for grants or to fill
in minor connections between
developments to finish a trail system.

Donations of Property Wherever trails are
planned that require easements or right of
way in addition to existing easements and
rights of way, an attempt should be made
to get the needed property donated.
Especially in the case of equestrian trails
and other trails along watercourses, the
owner may be willing to make a donation.
Particularly in cases of proposed
development, after adoption of this plan,

these easements shall be required as part of
the approval process. Another incentive
would be to have the value of the donation
assessed and a letter provided to the owner
for tax deduction purposes. In these cases,
the trails could be located within the
standard 25 open channel setback. This
would be at essentially no loss of
developable land to the owner. Further,
owners may be agreeable to donating such
easements to ensure preservation of the
scenic watercourse and adjacent foliage.
Responsibility for maintenance of such
property donations may be able to be
transferred, by agreement, to the St. Charles
County Parks and Recreation Department.
Further, insurance covering landowner
liability for accidents on the donated
easements may be furnished by agreement
with the County.

Construction as Part of a Development
During the development planning process,
developers have generally been willing to
provide trails as an amenity for their
residents. Further, they have been willing to
plat widening strips of land adjacent to
existing roadways. This should continue to
be a source of property for trails and for the
actual construction of trails.

Cost Sharing Since many of the trails
planned within the City of Dardenne Prairie
will be partially constructed in the
unincorporated County and city of
O’Fallon, joint funding of these projects
should be possible. This is especially true
considering that many of the planned trails



  

39

were included in the O’Fallon Master Plan.
It would be reasonable to assume that, at a
minimum, O’Fallon would finance those
portions of the trails within their municipal
boundaries. Considering the City’s limited
resources, O’Fallon may also be willing to
fund portions in Dardenne Prairie and the
County, and might even fund their planned
trails entirely. Missouri Transportation
Enhancement Fund Program Funds are
available for trails through this State
program. Projects compete for available
funds annually. One requirement for these
funds is that there must be a minimum of
20% local cost match. Dedicated easements
acquired from developments can be
included in this match. All of the preceding
funding sources can be utilized for the local
match. Another limitation is that a
municipality may submit only one project
application each year. The city of O’Fallon
may be willing to finance the local share of
trails included in their plan if Dardenne
Prairie is willing to act as the applicant and
sponsor for the project.

Trail Plan Implementation - 
Dardenne Prairie Plan Trails 

Weldon Spring Road Trail In order to keep
the number of road crossings to a minimum
and serve the existing developments best,
this trail should be constructed on the north
and east side of the road. Also, this trail
should be divided into two projects.

Transportation Enhancement Funds can be
sought, if available, and a joint effort with
the city of O’Fallon negotiated. Starting at
the northern end of Weldon Spring Road,
the Technology Drive to Henning Road
section has 2650 feet all in Dardenne Prairie.
The Henning Road to the southern end of
Technology Drive has 4,350 feet (58%) in
Dardenne Prairie and 3,175 feet (42%) in
O’Fallon.

Highway N. A trail along Highway N from
Interstate 64/U.S. Highway 40/61 to
Highway K should be a part of the planned
improvements to this section of this State
highway. Funding for this trail will likely
be through the City of Dardenne Prairie by
way of a Transportation Improvement
Project grant specifically for this trail or as a
part of the overall improvements of this
roadway.

Dardenne Creek Trail This trail along the
Dardenne Creek channel that currently
exists in the Dardenne Greenway –
BaratHaven Park and the Dardenne
Greenway Bluebird Meadow Park should
be connected to the trail along Highway K
via the O’Fallon Sport Park just to the east
of the point where Dardenne Creek leaves
the Dardenne Prairie corporate limits.
Funding for this trail connection will like
come from Great Rivers Greenway.
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IX. IMPLEMENTATION AND CONCLUSION 

Future Development 

A Neighborhoods and Facilities map is
provided as Figure 12 of the Appendix. As
depicted on this map, the City of Dardenne
Prairie will not grow significantly in land
size due to annexations made by the city of
O’Fallon and the city of Lake St. Louis. A
majority of the area within the City has
been developed. However, there are still
thousands of acres of undeveloped and re
developable land with the City of Dardenne
Prairie’s growth area. A map depicting
Possible Future Land Development Areas is
provided as Figure 13 of the Appendix.

Future Land Use 

The City’s Conceptual Land Use Guidance
Map is provided as Figure 14 of the
Appendix. This map is based upon the
current goals of the City fathers, the existing
land use pattern, and the anticipated
growth of the area. This plan deals with
land use within the planning area including
within the City limits of the City of
Dardenne Prairie as well as within
unincorporated areas within the growth
area that may be annexed into the City in
the future. This plan emphasizes providing
reasonable residential, public, commercial,
industrial, and recreational development
while maintaining the City s high quality,
diverse housing character.

As a matter of policy, all development in
the City has, and should continue to be,
controlled through the use of the Planned
Unit Development (P.U.D.) process. This
process, contained in the Zoning
Regulations, provides for a contractual
arrangement between the developer and the
City. The developer prepared an Area Plan,
which depicts the proposed development in
detail as part of the approval process. Public
hearings are held to obtain input and
identify the concerns of the owners of
nearby properties. The Board of Trustees
and the developer can engage in dialogue to
resolve the issues. Deviations from City
regulations can be incorporated into the
P.U.D. in accordance with City Code. The
approved Area Plan documents the detailed
plan for the development so that the City
and the developer know the terms of their
mutual agreement.

This plan will be to provide for an optimum
quality of life for the residents. Residential
development shall remain the primary land
use in the City of Dardenne Prairie. The
primary goal of churches, schools, parks,
open spaces, and public buildings shall be
allowed in areas designated as residential.
All areas planned for residential
development are shown on the Future Land
Use Guidance Map, which is provided as
Figure 14 of the Appendix. Exact land use
will be determined as a prospective
developer works through the P.U.D.
process discussed earlier. Generally, intense
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developments such as villas (single family
attached housing), apartments and
condominiums should be clustered and
located along arterial streets to minimize
traffic impact and impact on single family
detached housing.

It is planned that future commercial land
uses will be restricted to the areas in the
Uptown Zoning District and along Missouri
Highway 364, Post Road, Henke Road, La
Le Lane, Feise Road, Bryan Road, Missouri
Highway N, Technology Drive and
Interstate 64/U.S. Highway 40/61, as
indicated on the Future Land Use Guidance
Map, Figure 14. These areas are along the
City’s major arterial roadways and are the
most suitable for commercial development.
These areas are along the roadways that
carry the most traffic, a plus for businesses
desiring visibility. A copy of the Dardenne
Prairie City Plan for the Uptown Zoning
District is included in Appendix A.

This concept will keep the larger traffic
volumes associated with commercial
enterprises off of the smaller, residential
and minor streets. This grouping of
commercial uses will also protect the
residential areas from the intrusive noise
and aesthetic problems associated with
business operations while encouraging
patronage of other nearby businesses.

The areas shown for commercial use on the
Future Land Use Guidance Map, Figure 14
along Feise Road are envisioned to be C 1,
Local Commercial District uses. These will
provide local residents the goods and

services needed on a daily basis. With the
close proximity of the Bryan Road Missouri
Highway 364 interchange, the tract at the
northwest corner of Bryan Road and Feise
Road has potential for a shopping center,
mall or other commercial and mixed use
center.

The area shown in the Future Land Use
Guidance Map, Figure 14, for commercial
use around the Missouri Highway 364
Bryan Road interchange have potential as a
C 2, General Commercial District. This is a
good location for mixed uses such as
residential, open space, fast food and larger
retail sales outlets.

The area shown in the Future Land Use
Guidance Map, Figure 14, for commercial is
along Highway N west of Post Road is
typically suited for C 1, Local Commercial
District similarly to the area along Feise
Road, previously discussed.

The area shown for commercial use in the
Future Land Use Guidance Map, Figure 14,
along Highway 40 61 west of Post Road is
in the Uptown Zoning District and a part of
the regionally designated High Technology
corridor As a High Technology Corridor,
there should be close controls on what types
of residential and business uses are located
in this area. The intent is to attract high
technology office and research facilities and
associated uses. The appearance of
structures and the surrounding grounds are
also closely controlled and held to a high
standard. This area is complementary to the
adjacent HTCD district of adjacent cities
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and St. Charles County. In addition to the
one existing development zoned for
industrial use (64 West Business Park),
industrial development shall consist of
high technology research and development
firms and similar developments and shall
be restricted to the High Tech Corridor, as
indicated on the the Future Land Use
Guidance Map, Figure 14.

As is the intent of the High Tech Corridor
initiative, the City should emphasize use of

the HTCD land for office/research facilities.
Use of land in the HTCD designated area
should be minimized for support facilities
such as restaurants and cleaners, etc.

Public and semi public lands currently
consist of churches and schools, as
discussed in the Existing Land Use section
of this plan.

GOALS AND OBJECTIVE 

Goal: To provide a high quality, diverse housing environment for City residents.

Objective 1: Control the density of residential developments by encouraging
developments with lots larger than the minimum size and limiting overall development
densities through the zoning process.

Objective 2: Closely control development amenities such as trails, common ground,
vegetative buffers, boulevards, mini parks and waterway preservation through the use
of Planned Unit Development procedures.

Objective 3: Actively pursue the preservation of wooded area and flood plains as passive
park areas, common ground and easements by working with neighboring communities,
the County and the State to secure funding.

Goal: To provide high quality municipal services to City residents without additional property
taxation.

Objective 1: Continue to contract for law enforcement and road maintenance with St.
Charles County.

Goal: To provide residents with convenient shopping opportunities while deriving sources of
funding for City services.

Objective 1: Orchestrate a coordinated effort to locate a shopping mall in the City.

Objective 2: Entice needed commercial endeavors to locate in the City.
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Goal: To annex all unincorporated areas within the City growth boundaries through voluntary
or involuntary annexation within the next five (5) years.

Annexations

The existence of the City of Dardenne
Prairie was made possible by voluntary
annexations. As a result, some pockets of
land within the City s boundaries are still

unincorporated. The remaining
unincorporated land should be annexed
into the City through the following steps:

Goal: Develop an annexation plan.

Objective: Pursue voluntary and involuntary annexations of all unincorporated property
that are in the City s growth area within the next five (5) years.



45

X. AMENDMENTS AND UPDATES 

PLAN UPDATES
AND REVISIONS 

The City’s Comprehensive Plan shall be
used to guide decision making in Dardenne
Prairie and its Future Growth Area. In order
for the City’s planning efforts to function
and serve the community well over time,
they must be reviewed, revised, and
updated periodically.

Revisions to City’s Comprehensive Plan
and elements thereof shall be conducted
according to two distinct procedures:
Comprehensive Plan Update and Minor
Amendments to the Comprehensive Plan.

Updates to City’s Comprehensive Plan will
take place every ten (10) years, ideally in a
concurrent process with a capital
improvements plan. Updates to the City’s
Comprehensive Plan should be aligned
with the City’s budgeting process.
Comprehensive Updates to existing related
elements including transportation
improvement plans, storm water master
plan, capital improvement plans, and the
Uptown Plan generally occur
approximately every 10 years, as directed
by the City Administrator, budget and work
programs, and as directed by the Board of
Aldermen. City Staff should perform
annually reviews and updates of the status
of existing plan implementation.

The purpose of the Comprehensive Plan
Update is to thoroughly re evaluate and
update the vision, principles, and policies
contained within the plans, develop new
principles and policies if necessary, and
make sure that the plans align, are headed
in the right direction, and are being
effective. Comprehensive Updates also
ensure that decision makers are current and
aware of the directives contained within the
City’s Comprehensive Plan.

A separate process shall be used to make
Minor Amendments to City’s
Comprehensive Plan and other related
elements. Minor Amendments may include
revisions to one or a few sections of the plan
as a result of a specific issue, policy, or
directive from the Planning and Zoning
Commission. Minor amendments may
include changes to related elements such as
the transportation improvement plans,
storm water master plan, capital
improvement plans, and the Uptown Plan
as well as corrections to text or map errors.

The following sections outline the process
and procedures for revising City’s
Comprehensive Plan and elements thereof.
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COMPREHENSIVE UPDATE 
PROCEDURES

A Comprehensive Update of City’s
Comprehensive Plan will take place every
ten (10) years unless otherwise directed by
the Board of Aldermen. In making a
determination of when a Comprehensive
Update should be initiated, a prime
consideration should include what changes
have occurred since the plan was last
updated. These changes may be in the
economy or the environment, housing
affordability, traffic congestion, local
priorities or issues, projected growth, other
unforeseen opportunities, etc. The results of
City’s Comprehensive Plan monitoring will
provide a good indication of these changes.

A Comprehensive Update will include a
thorough reevaluation of the vision, goals,
principles, policies, and information
contained within the Comprehensive Plan,
noting those that should be changed and
those that should be removed, and develop
new policies if necessary, to make sure that
the plan is aligned with the City’s vision,
goals, principles and policies, and is being
effective.

A Comprehensive Update of City’s
Comprehensive Plan will be led by the City
Administrator and will include extensive
opportunities for involvement by the
public, Planning and Zoning Commission,
Board of Aldermen, City staff and other
affected interests.

The Planning and Zoning Commission will
then approve, approve with conditions, or
deny the update based on its consideration
of the recommendations from City staff, and
evidence from public hearing(s).

MINOR AMENDMENTS 

Minor Amendments will be considered by
the Planning and Zoning Commission
based on recommendations from City staff.
The Planning and Zoning Commission will
then approve, approve with conditions, or
deny the amendment based on its
consideration of the recommendations from
the City staff and evidence from the public
hearing(s). Approval of the amendments
will be by a majority vote of the Planning
and Zoning Commission.

Citizen requests for a Minor Amendment
will be reviewed by the City Administrator
for possible consideration by the Planning
and Zoning Commission no more
frequently than twice per calendar year
unless directed by a recommendation from
the Board of Aldermen. Amendment
requests based on proposed development
projects that involve re zonings may also be
processed concurrently with re zoning
applications.

Amendments initiated by the Board of
Aldermen, City staff and annexations/
initial zoning, may be processed at any
time.

Requests shall be submitted to the City
Administrator at least 90 days prior to the
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hearing date for the Planning and Zoning
Commission public hearing. The 90 day
submittal requirement is necessary in order
to allow adequate time to complete the
background work for considering a plan
amendment and for adequate public notice.
A plan amendment will be approved if the
Planning and Zoning Commission makes
specific findings that:

The existing City’s Comprehensive
Plan and/or any related element
thereof is in need of the proposed
amendment, and

The proposed amendment will
promote the public welfare and will
be consistent with the vision, goals,
principles and policies of City’s
Comprehensive Plan and the
elements thereof.

If approved by the Planning and Zoning
Commission, the City’s Comprehensive
Plan will be revised to include the changes
resulting from the amendment.
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XI. MONITORING PLAN 

INTRODUCTION

The concept of monitoring progress
towards the desired future is integral to the
planning process. The City’s
Comprehensive Plan must be monitored
regularly to determine whether
implementation of the plan is occurring and
whether it is achieving desired results. This
monitoring approach will provide feedback
to residents and policymakers on whether
the policies in the plan are helping to
achieve our vision for our community.

In order to be effective, planning must not
be static but rather always dynamic,
incorporating a process of planning, taking
action, checking progress, and acting to
change course where needed. This
monitoring of the City’s Comprehensive
Plan establishes a more effective mechanism
for decision making and continuous
improvement by creating stronger links
between indicators, ongoing plan
refinements, policy adjustments and
implementation whereby the City monitors
and adjusts its actions over time to move
toward its desired vision.

A well designed performance measurement
program can help staff, Board of Aldermen,
and the public understand both progress
and setbacks in achieving the
Comprehensive Plan’s principles.

More importantly, the program can direct
staff and decision makers towards revisions

for more effective strategies. Eventually, it
will become the tool that will assess the
progress being made by the City toward the
goals of Comprehensive Plan and other
related elements. A monitoring program
measures progress, but also engages
community members in a dialogue about
the future, identifies areas that need
attention, and provides an avenue to alter
community outcomes.

Evaluation will be accomplished by a City
Staff evaluation of the progress of the City
in its implementation efforts. By
monitoring its progress, the City can make
adjustments to the Comprehensive Plan as
necessary.

Monitoring changes in chosen indicators
will provide a clear understanding of where
progress is being made as well as highlight
areas where changes need to occur to
policies and/or actions in order to achieve
desired results.

It is important to note that by adopting a
monitoring program, which is not required
by Missouri statutes to be included in a
comprehensive plan, the intent is not to
establish an additional policy or regulatory
layer. Rather, it is to establish a feedback
loop that will help to monitor progress in
meeting the various goals and policies of
the Comprehensive Plan and will need to be
periodically reviewed and updated.
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A monitoring plan has two major
components: implementation monitoring,
and performance monitoring. Tracking
implementation activities is a critical aspect
of the monitoring plan. Implementation
monitoring will provide information on the
specific steps that the City and its partners
are taking to implement the plan. The City,
other public agencies, developers, and
private sector groups all play an important
role in implementing City’s Comprehensive
Plan.

IMPLEMENTATION
MONITORING 

The cause (for example, the adoption of
new or revised regulations, or the
investment in specified types of
transportation programs) must occur before
the effect can be measured (such as changes
in land use, transportation system
performance, the economy, or quality of
life). This also includes actions needed to
implement the City’s many other plans and
policies, such as its subarea plans, economic
health strategy, and other plan and policy
documents. This section therefore is
devoted to ensuring that the steps are being
taken to adopt and carry out policies rather
than tracking actual outcomes.

Implementation monitoring will be
accomplished through a periodic
Comprehensive Plan review process,
review of significant public and private
development projects, and review of
infrastructure projects for inclusion in the

City’s Capital Improvement Plan that is in
alignment with the region’s Transportation
Improvement Program. Implementation
monitoring is a qualitative exercise, tracking
public policy and investment actions.

PERFORMANCE 
MONITORING 

Performance monitoring is intended to
show whether the actions taken by the
public and private sectors in the City of
Dardenne Prairie are achieving the desired
results. This will be accomplished by
establishing and tracking progress over
time by using a set of indicators.

An indicator is a quantitative or qualitative
factor or variable that provides a simple and
reliable means to measure achievement over
time. It is a measurement that can be used
as a reference or as a standard for
comparison. The program should include
appropriate indicators that address each of
the Comprehensive Plan sections as
appropriate. Generally speaking,
monitoring programs with a few key
indicators of high quality are more effective
than those that include dozens of indicators
of variable quality. Therefore the proposed
indicators should be designed to be
manageable but of excellent quality. The
monitoring program for the City’s
Comprehensive Plan should initially focus
on a few key indicators and expand over
time as others are identified. Each indicator
should have the following characteristics:
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Be linked to data that is easy to
obtain from a reliable and consistent
source and not be based on
abstractions or model assumptions
but instead include real, quantifiable
data.
Be measurable over time.

Provide meaningful information
relating to the Plan’s principles and
policies.
Be sensitive to change.
Be easily understood and
interpreted.
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INTRODUCTION

Uptown Dardenne Prairie is proposed to be mixed-use community 
center for Dardenne Prairie, which is located thirty miles west of St. 
Louis. The development master plan, which comprises four distinct 
sectors, will offer the region an example of compact, mixed-use 
town planning and an alternative to the sparse, single-use, subur-
banized development which is prevalent throughout the region. The 
new city core will also provide the existing community with a civic 
center and a gathering place, featuring a variety of amenities and 
services in close proximity to housing of many sizes and types. 

The Uptown master plan was designed during a ten-day charrette, 
which is an interactive process during which designers, architects 
and planners collaborate and work with public officials, business 
owners and the general public. The Dardenne Prairie charrette was 
well-attended by the City residents and City officials. The Mayor, 
the City Administrator and the Board of Aldermen were a constant 
presence, offering continuous feedback as the plan evolved and 
reached its final iteration.

The final plan offers a development vision for three infill sites, as 
well as a retrofit plan for a nearby single-use shopping center. These 
four sectors, each of which will have its own specific character and 
specialized function, will be woven together to create a cohesive 
and well-connected urban core. This plan provides Dardenne Prai-
rie with a concrete and viable vision for the future; however, design-
ers also aimed to make it practical and easily-implemented. In this 
vein, the design team’s final product includes a master plan as well 
as a code which will serve as a regulatory document, encouraging 
mixed-use development and effectively activating the plan.

Although there will certainly be challenges on the road to imple-
mentation, Dardenne Prairie also enjoys tremendous impetus on 
account of its well-positioned geographic location, effective leader-
ship and relative prosperity. The town is located within St. Charles 
County, which is the fastest growing county in Missouri, and which 
has gained population swiftly in line with the expansion of the St. 
Louis metropolitan area. The median family income is far above 
the national average at $80,000, and the area is fourth in the nation 
for percentage of owner-occupied housing. The County also has 
a relatively young population, with a County median age of 35. In 
addition, despite its enviable market segment, the City of Dardenne 
Prairie is currently an extremely underserved market for commer-

 PROJECT SUMMARY

DARDENNE PRAIRIE MAYOR PAMELA FOGARTY DISCUSSES THE PLAN WITH THE CHARRETTE 
TEAM, INCLUDING CHARRETTE DIRECTOR GALINA TAHCHIEVA.

THE CHARRETTE TEAM PREPARES PLANS WHILE MEMBERS OF THE PUBLIC ATTEND A
PRESENTATION IN THE FRONT PORTION OF THE STUDIO.

cial real estate development. Residents currently spend more than 
$390 million annually outside the limits of their trade area, and 
there is a demand for 1.5 million square feet of retail space. The 
new Uptown’s retail will meet a portion of this demand and will keep 
more tax dollars within Dardenne Prairie city limits.
 
Changing national trends also indicate that there is a growing 
market for traditional neighborhood development and pedestrian-
oriented town center design. There is an increased demand for 
smaller housing types, particularly houses on lots less than 7,000 
square feet, and mall development is reaching a saturation point. 
Dardenne Prairie’s Uptown – which will feature residential offerings 
of many sizes and types, all in close proximity to civic space and 
retail – will provide this attractive alternative for those interested in 
relocating within St. Charles County.
 
The biggest challenge of implementation will involve breaking away 
from the region’s current development pattern, which has generally 
followed the conventional suburban development model. Adjacent 
towns’ agricultural land has been developed with ad hoc residential 
and commercial uses, all occurring without the context of a greater 
regional plan. Much of Dardenne Prairie’s rural land was devel-
oped in this manner, and the City lacks neighborhood structure and 
a system of open space as a result. The town’s suburban style 
residential development has also led to a disjointed road network, 
featuring a significant percentage of cul-de-sacs and dendretic pat-
terns. This has resulted in a fragmented regional network and led 
to the overloading of arterials and collectors.
 
Ultimately, the citizens of Dardenne Prairie have two choices. 
They can allow growth to continue in the conventional, suburban 
pattern prevalent across the country and state; or, they can look 
to traditional neighborhood development as a change from busi-
ness as usual. The Uptown Dardenne Prairie plan will provide the 
population with much-needed civic and community space and will 
offer residents an alternative to the single-use sprawl development 
which has overtaken most of the area’s landscape. With strong 
leadership and perseverance, the town’s population can carry out 
this vision, and the downtown will become both a community center 
for residents and a draw for visitors from the region at large.
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The fundamental elements of a true urbanism are the neighbor-
hood, the district, and the corridor.  Neighborhoods are urban-
ized areas having a balanced range of human activity.  Districts 
are urbanized areas organized around a predominant activity.  
Corridors are linear systems of transportation or green space 
which connect or isolate the neighborhoods and districts.

Neighborhoods, districts, and corridors are complex urban ele-
ments.  Suburbia, in contrast, is the result of simplified “zoning” 
concepts that segregate activities into enclaves.  It is composed 
of “residential subdivisions,” “shopping centers,” “office parks,” 
and “open space.”

THE NEIGHBORHOOD:
The neighborhood can aggregate with other neighborhoods to 
form cities and towns, while a single Neighborhood, isolated in 
the landscape, is a village.  The nomenclature may vary, but 
there is a general agreement regarding the composition of the 
neighborhood.  The Neighborhood Unit of the 1929 New York 
Regional Plan, the Quartier identified by Leon Krier, the Tradi-
tional Neighborhood Development (TND), and the Transit Orien-
tated Development (TOD) all share similar attributes:

The neighborhood has a center and an edge.  The combina-
tion of a focus and a limit contribute to the social identity of the 
community.  Both are important, but the center is essential.  It is 
usually a public space, which may be a square, a green, or an 
important street intersection.  It is located near the geographic 
center of the urbanized area unless compelled by a geographic 
circumstance to be elsewhere.  Eccentric locations may be justi-
fied by a shoreline, a transportation corridor, or a promontory 
creating a view.

The center is the locus of the civic buildings.  Commercial build-
ings such as shops and workplaces are usually associated with 
the center of the village.  However, in the aggregations of neigh-
borhoods which create towns and cities, commercial buildings 
are often at the edge, where they can intensify by combining with 
those of other neighborhoods.

The edge of a neighborhood varies in character.  In villages, the 
edge is usually defined by land reserved for cultivation or conser-
vation in a natural state.  In urban areas, the neighborhood edge 
is often defined by boulevards or parkways.

The neighborhood has a balanced mix of activities:  shopping, 
work, schooling, recreation, and dwelling of all types.  This 
arrangement is particularly useful for people, young and old, 
who cannot depend on the automobile for mobility.  The housing 
stock of the neighborhood serves a range of incomes.  Afford-
able housing types include backyard cottages, apartments 
above shops, and rowhouses.  There should also be expensive 
houses to attract those most able to contribute time and wealth 
to civic causes.

The optimal size of a neighborhood is a quarter-mile from center 
to edge.  This distance is the equivalent of a five-minute walk 
at an easy pace.  The limited area gathers the residents within 
walking distance of many daily needs, including transit, which is 
ideally placed at a central node in conjunction with convenience 
retail.

The location of a transit stop within walking distance of a predict-
able population substantially increases the likelihood of its use.  
Transit-oriented neighborhoods create a regional network of vil-
lages, towns, and cities accessible to a population without sin-
gular reliance on cars.  Such an aggregation can provide major 
cultural and social institutions, a variety of shopping, and the kind 
of broad job base that can only be supported by the substantial 
population of many neighborhoods.

Neighborhood streets of varying types are detailed to provide 
equitability for the pedestrian, the bicycle, and the automobile.  
The concurrent provision of sidewalks, street trees, and on-
street parking slows the automobile and increases pedestrian 
activity, encouraging the casual meetings that form the bonds of 
community.  Neighborhood streets are laid out to create efficient 
blocks for building sites and to shorten pedestrian routes.  A fine 
network of streets and roads provides multiple routes that diffuse 
traffic.  This pattern keeps the local traffic away from the long-
range corridors.

The neighborhood gives priority to the creation of public space 
and to the appropriate location of civic buildings.  Private build-
ings form a disciplined edge delineating the public spaces and 
the private block interior.  Useful public spaces such as formal 
squares, informal parks, and small playgrounds provide places 
for gathering and recreation.  Honorific sites are reserved for 

THE FUNDAMENTAL ELEMENTS OF URBANISM
INTRODUCTION
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public buildings which reinforce the civic spirit of the community 
and provide places of assembly for educational, social, cultural, 
and religious activities.

THE DISTRICT:
The district is an urbanized area that is functionally specialized.  
Typical examples are theater districts, capitol areas, and college 
and sports campuses.  Other districts accommodate large scale 
transportation or manufacturing uses, such as airports, container 
terminals, and refineries.  Although districts preclude the full range 
of activities of a neighborhood, they are not always the single-activ-
ity zones of suburbia.  A district allows multiple activities to support 
its primary identity.

The structure of the district parallels that of its neighborhood:  an 
identifiable focus encourages orientation and identity, and clear 
boundaries facilitate the formation of special taxing or management 
organizations.  Like the neighborhood, attention to the character 
of the public space reinforces the community of recurrent users, 
which encourages the pedestrian, supports transit viability, and 
ensures security.  Districts benefit from transit systems, and should 
be located within a regional network.

THE CORRIDOR:
The corridor is the connector or the isolator of neighborhoods and 
districts.  Corridors are composed of natural and technical compo-
nents ranging from wildlife trails to rail lines.  The corridor is not the 
haphazard residual “open space” buffering the enclaves of subur-
bia, but a proactive civic element characterized by its continuity.  It 
is defined by the boundaries of neighborhoods and districts and 
provides entry to them.

The trajectory of a transportation corridor is determined by its inten-
sity.  Highways and heavy rail corridors should remain tangent to 
towns and cities and enter only the industrial districts.  Light rail 
corridors and buses may be incorporated into the boulevards at the 
edges of neighborhoods.  As such, they are detailed for pedestrian 
use and accommodate building sites.  Bus corridors may pass into 
neighborhood centers on small conventional streets.

Green corridors or greenways can be formed by the systematic 
accretion of recreational open spaces, such as parks, playing 
fields, schoolyards, and golf courses.  These continuous natural 
spaces should gradually flow to the rural edges, connecting the 
regional ecosystem.  The transportation lines may be located within 
continuous parkways, combining both types of corridor and provid-
ing long-distance walking and biking trails.

Green corridors or greenways can be formed by the systematic 
accretion of recreational open spaces, such as parks, playing 
fields, schoolyards, and golf courses.  These continuous natural 
spaces should gradually flow to the rural edges, connecting the 
regional ecosystem.  The transportation lines may be located within 
continuous parkways, combining both types of corridor and provid-
ing long-distance walking and biking trails.
 
TRADITIONAL NEIGHBORHOOD PRINCIPLES:
There are two patterns of urbanism in North America:  the Tradi-
tional Neighborhood, which was the model from the first settlements 
to World War II, and Suburban Sprawl, which has been the model 
since then.  They are similar in their initial capacity to accommodate 
people and their activities; the principal difference is that Suburban 
Sprawl contains environmental, social, and economic deficiencies 
which inevitably choke sustained growth. The Traditional Neighbor-
hood has many physical, social and economic attributes that do not 
exist in suburbia.  

The Neighborhood is a comprehensive planning increment:  when 
clustered with others, it becomes a town; when standing free in 
the landscape, it becomes a village.  The Neighborhood varies in 
population and density to accommodate localized conditions.

The Traditional Neighborhood has several positive consequences:

By bringing most of the activities of daily living into walking dis-
tance, everyone (especially the elderly and the young) gains inde-
pendence of movement.

By reducing the number and length of automobile trips, traffic con-
gestion is minimized, the expenses of road construction are limited, 
and air pollution is reduced.

By providing walkable streets and squares of comfortable scale 
with defined spatial quality, neighbors can come to know each other 
and to watch over their collective security.

By providing appropriate building concentrations at easy walking 

THE FUNDAMENTAL ELEMENTS OF URBANISM
INTRODUCTION
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distances from bus stops, public transit becomes a viable alterna-
tive to the automobile.

By providing a full range of housing types and work places, age 
and economic classes are integrated and the bonds of an authentic 
community are formed. Even affordable housing occurs naturally 
and in a highly integrated manner.  The affordable housing looks 
like the market-rate housing, using similar exterior materials, win-
dows, and building forms.  Affordable housing is not segregated 
and is never clustered in large numbers.  Housing can be provided 
above retail establishments.  This type of dwelling can be provided 
for the cost of construction alone, because the cost of land can be 
assigned to the retail component of the building.

By providing suitable civic buildings and spaces, democratic ini-
tiatives are encouraged and the balanced evolution of society is 
facilitated.

The social and environmental benefits of a New Urbanist commu-
nity, or Traditional Neighborhood Development (TND) results from 
certain physical and organizational characteristics.  An authentic 
Neighborhood includes most of the following:
1 That development should preserve sensitive natural and cul-

tural areas as permanent open space;
2 That the basic increment of development should be the walk-

able, diverse pedestrian shed, forming a neighborhood;
3 That each neighborhood should have a discernible center to 

serve as a community gathering place.  This center would 
also contain a transit stop;

4 That the pedestrian shed be a five or ten-minute walk to the 

neighborhood center such that pedestrians may have access 
to transit.  This distance averages one-quarter of a mile;

5 That there should be shops within, or in proximity to the neigh-
borhood, sufficiently varied to satisfy ordinary daily household 
needs.  A convenience store is the most important among 
them;

6 That the neighborhood should incorporate a variety of places 
to work, including those that enables work at the dwelling; 

7 That each neighborhood should incorporate a variety of dwell-
ing types, such that younger and older persons, single house-
holds and families may be housed;

8 That each dwelling should be permitted to have an ancillary 
unit for use as a rental apartment;

9 That an elementary school should be available, or a site 
reserved, within one mile of most dwellings; 

10 That there are small playgrounds quite near every dwelling, 
not more that one-eighth of a mile;

11 That thoroughfares within the neighborhood be a network, 
connecting wherever possible to adjacent thoroughfares in 
order to provide a variety of itineraries and disperse traffic;

12 That thoroughfares should be designed to slow traffic, creat-
ing an environment appropriate for pedestrians and bicyclists 
as well as automobiles;

13 That building frontages should collectively support pedestrian 
streetscapes and mask most parking lot.

14 That certain prominent sites are reserved for civic build-
ings.  Buildings for meeting, education, religion or culture are 
located at the termination of street vistas or at the Neighbor-
hood center. 

The Transect, in its origins (Von Humboldt 1790), is a geographical 
cross-section of a region used to reveal a sequence of environ-
ments. Originally, it was used to analyze natural ecologies, show-
ing varying characteristics through different zones such as shores, 
wetlands, plains and uplands.  

For human environments, this cross-section can be used to iden-
tify a set of habitats that vary by their level and intensity of urban 
character, a continuum that ranges from rural to urban. In Transect 
planning, this range of environments is the basis for organizing the 
components of the built world: building, lot, land use, street, and all  
other physical elements of the human habitat. 

THE NATURAL TRANSECT FEATURES A RANGE OF NATURAL ENVIRONMENTS.



GENERAL A

7

DARDENNE PRAIRIE, MO
©  DUANY PLATER-ZYBERK & COMPANY • 07.14.07

A TRANSECT OF STREETSCAPES, RANGING FROM RURAL (ABOVE) TO 
URBAN. 

TRANSECT PLANNING
One of the key objectives of transect planning is creation of immer-
sive environments. Successful immersive environments are based 
on the selection and arrangement of all the components that con-
tribute to a particular type of environment. Each environment, or 
Transect Zone, is comprised of elements that support and intensify 
its locational character. Through the Transect, planners are able to 
specify different urban contexts that have the function and intensity 
appropriate to their locations. For instance, a farmhouse would not 
contribute to the immersive quality of an urban core, whereas a 
high-rise apartment building would.  Wide streets and open swales 
find a place on the Transect in more rural areas while narrow 
streets and curbs are appropriate for urban areas. Based on local 
practices, most elements can be locally calibrated to contribute to 
the regional and vernacular character of a given environment.

The continuum of the Transect, when subdivided, lends itself to 
the creation of zoning categories.  Six have been identified.  These 
Transect zones (T-zones) display more-or-less fixed identifiable 
characteristics, from the most rural and natural environment (T-1) to 
the most urban environment (T-6).  The standards specified by the 
zoning categories overlap, reflecting the successional ecozones of 
natural and human communities.

The Transect is evident in two ways: (1) it exists in place and (2) it 
evolves over time.  Yet, the evolution of communities over time is 
the unforeseen element in urbanism. A hamlet may evolve into a 
village and then into a town; its T-zones increasing in density and 
intensity over a period of many years.  

The Transect Zones impose the discipline of the distribution of den-
sities and building types throughout the plan. They also create a 
high degree of flexibility as several building types can be applied in 
every Transect Zone. The Regulating Plan also shows the form and 
location of public open spaces.

THE FUNDAMENTAL ELEMENTS OF URBANISM
INTRODUCTION
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Dardenne Prairie is a small town in St. Charles County, which is 
located about thirty five miles west of St. Louis. When first incor-
porated in 1981, the town was largely an aggregate of tracts of 
farm land, many of which were still in use. Nearby towns include 
O’Fallon and Lake St. Louis, both of which also have an agricultural 
heritage.

Dardenne Prairie’s historic houses and civic buildings date to the 
1800s, when the St. Charles County area was considered the 
“Gateway to the West.”  Settlers of this era included Daniel Boone, 
Meriwether Lewis and William Clark. The area officially became 
part of the United States through the Louisiana Purchase of 1803, 
and Lewis and Clark established posts in the area before embark-
ing on an exploration of the land acquired in the Purchase.

Today, St. Charles County is the fastest-growing county in Missouri, 
and nearby towns of Lake St. Louis and O’Fallon are expanding 
quickly, as sprawl increases westward from the St. Louis metropoli-
tan area. Most of the new development has been in the form of strip 
malls, big box centers, and single-use, low density subdivisions, all 
of which have increased traffic congestion while offering few public 
civic spaces. 

While Dardenne Prairie has largely retained its rural character, with 
low-density development and significant open space, the piecemeal 
development method has produced a disjointed set of bedroom 
communities without any common space and few civic amenities. 
Accordingly, Dardenne Prairie’s residents are largely required to 
commute to nearby communities to work, shop, gather and social-
ize outside of their homes. Residents have also expressed concern 
that the town lacks a sense of identity and blends indistinctly with 
the larger, and better known municipalities around it.

The mixed-use downtown area designed during the Dardenne Prai-
rie Charrette is intended to provide the town with a civic core and 
to offer an example of compact, mixed-use development, which will 
fulfill the city’s need for a gathering place, as well as provide a 
variety of services, amenities and housing opportunities, within four 
sectors.

VIEW OF POST ROAD TOWARDS SOUTH

PROJECT SUMMARY

THE IMMACULATE CONCEPTION CHURCH

CITY OF DARDENNE PRAIRIE
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The State of Missouri borders eight states, includ-
ing Iowa, Illinois, Kansas and Arkansas. The 
capital, Jefferson City, is located in the center of 
the state; other major cities include Kansas City 
on its western border and St. Louis on its eastern 
border. 
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GEOGRAPHIC CONTEXT
LOCATION MAPS

THE STATE OF MISSOURI

LINCOLN CO.
WARREN CO.

FRANKLIN CO.

ST. LOUIS CO.
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ST. LOUIS

DARDENNE PRAIRIE

ILLINOIS
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ST. CHARLES COUNTY

St. Charles County, which is currently the fast-
est-growing county in Missouri, is located west 
of the City of St. Louis and south of the Mis-
sissippi River. The county seat is St. Charles, 
which is located on the banks of the Missouri 
River, between Interstate 70 and State Route 
370. ST. CHARLES
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GEOGRAPHIC CONTEXT

CENSUS INFORMATION

             
Inhabitants:                   
Median Age:                                 
 Percentage Under 18:          
 Percentage Over 65:              

Average Household Size:            
No. Housing Units:           
 Occupied Units:                 
          Owner-occupied:          
          Renter-occupied:        

Median Household Income:       
Median Family Income:    
Per-capita Income:               
Median Value of owner-occupied homes:

Median travel time to work:     

County of St Charles              
               326,152

                               35
          26%

           9%
          

  2.7
                   127,309

              95.2% 
                    83.1%

                          16.9%
                                       

 $63,132
                       $73,614

                                       
 $27,848

                                     
 $175,500

                     25 min

       Town of Dardenne Prairie
                                  **7,423                 

34
                                          32%
                                            7%

                                           
 3

              1,516
                       94.4% 

          98%
           2%

 
$77,086                                     

           $80,486
                                        

 $29,325
                                      

 $179,200
                                      31 min

               State of Missouri
                                     5,631,910
                                                 37
          24%

           12%
        
    2.4

                   2,592,809
                                      88.5% 

                          70.6%
                              29.4%

                                             
 $41,974

                              $51,477
                                              

 $23,026
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LOCATION MAPS

Dardenne Prairie is one of the smaller towns within the county, and 
borders Lake St. Louis, O’Fallon, Weldon Springs and the Augusta 
Busch Wildlife Area.
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Above, a map depicts the current land uses within 
the City of Dardenne Prairie. Approximately fifty 
percent of the land is presently open space, most 
of which maintains its rural character.  Developed 
parcels are primarily residential, with medium 
density development occuring in the suburban 
cul-de-sac pattern at the density of approxi-

CURRENT LAND USE
GEOGRAPHIC CONTEXT

UNDEVELOPED LAND

MEDIUM-DENSITY DEVELOPED LAND

LOW-DENSITY DEVELOPED LAND

COMMERCIAL AREA

STUDY AREA BOUNDARY

mately four units/acre. A portion of the residential 
development is also low-density, accommodat-
ing approximately one house per acre. The sole 
commercial development occurs at the town’s 
western edge, in the form of a suburban-style 
big-box center.
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The U.S. Census has found St. Charles County to 
be the fastest-growing county in Missouri, with the 
population increasing at a current rate of 8.5% per 
year. If these growth rates continue, and if develop-

PROJECTED LAND USE
GEOGRAPHIC CONTEXT

MEDIUM-DENSITY DEVELOPED LAND

LOW-DENSITY DEVELOPED LAND

COMMERCIAL AREA

STUDY AREA BOUNDARY

ment follows the low-density growth pattern, the City 
of Dardenne Prairie will lose all of its open space 
by 2017. 
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Although there is one bog-box style commercial area within City 
limits, Dardenne Prairie is primarily developed with single-use resi-
dential subdivisions. The houses, many of which have been built in 
the past ten years, sit on lots which average 15,000 sf.  The aver-
age house is 2,000 sf, often accommodating up to 4-5 bedrooms. 

At right, a row of houses lines one side of a street within a Dardenne 
Prairie subdivision. The houses, most of which are comparably 
sized, face an undeveloped green area.

Many of Dardenne Prairie’s suburban houses 
open to large, elevated back porches. While 
the typical Dardenne Prairie house offers ample 
gathering space within the confines of its yard, 
there is little programmed communal social 
space for the neighborhood at large.

Below:  A residential street intersects with High-
way N, which is one of the primary thorough-
fares in Dardenne Prairie, and  also, is featured 
prominently in the downtown. Although the street 
is heavily-trafficked, it currently offers little retail 
or mixed-use development. Moreover, few build-
ings face directly onto the street, and only rare 
stretches of the road include sidewalks.

At left, a row of recently constructed suburban 
houses backs onto an undeveloped field. While 
many Dardenne Prairie residents enjoy the views 
afforded to them, much of the land is slated for 
imminent development.

LOCAL CONTEXT
DARDENNE PRAIRIE
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The nearby City of O’Fallon has experienced a surge of growth 
similar to that in Dardenne Prairie, and much of its former agricul-
tural land has been developed into single-use housing tracts and 
commercial centers. The town, which is much larger and more well-
known regionally than Dardenne Prairie, is currently home to much 
of the county’s larger shopping developments. 

Left:  A farm house offers a testimony to the area’s history. Houses 
in more recent developments have been built en masse, with many 
constructed within the past ten to fifteen years. While the town 
includes houses of various sizes, ranging from townhouses to man-
sions, there is little housing diversity within each community itself, 
and mixed-use neighborhoods are rare. 

Right:  A row of townhouses and a mansion offer 
examples of  typical residential conditions in 
O’Fallon.  

Below:  A sign welcomes residents and visitors 
to a residential neighborhood within the master-
planned Winghaven development.

LOCAL CONTEXT
O’FALLON
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Located fifteen miles away from Dardenne Prairie within St. Charles 
County, St. Charles is the second-oldest city west of the Mississippi 
and features a well-preserved Old Town.   Main Street serves as 
the town’s principal artery, and runs parallel to the Missouri River. 
Featuring shops, restaurants and live/work units of many different 
sizes and typologies, Old Town offers precedents for Dardenne’s 
future retail and mixed-use development. 

Although Main Street is active with retail and mixed-use develop-
ment for nearly a mile, the distance can seem much shorter on 
account of the street’s architectural variety and its pedestrian-ori-
ented design. At right, flags, signage and sidewalk displays provide 
variety along a busy portion of Main Street. Parked cars also offer 
a buffer for wandering pedestrians.

At its densest, Main Street features three and four story buildings 
with shops on the ground floor and apartments above; at the end of 
the street,  taller buildings transition to two-story rowhouses. At the 
end of the street, one and two-story cottages house small shops 
and restaurants.

Left:  Attached buildings of differing materials 
and styles face each other across Main Street. 
The buildings, which feature residences, shops, 
and offices, front directly onto the well-trafficked 
sidewalk.

HISTORIC PRECEDENTS
OLD TOWN ST. CHARLES

Left:  Joggers enjoy the shading and scenery 
along the final portion of Main Street. On their 
left, a cottage live/work unit houses  a shop; this 
flexible housing typology could also serve as an 
office or residence.
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Central West End, located near Washington 
University in St. Louis, is well-known for its lively 
sidewalk cafés and coffee shops. The neigh-
borhood offers an example of local mixed-use 
commercial development, and includes several 
design precedents easily applicable to Dardenne 
Prairie’s future mixed-use core.

Right:  At the edges of the West End’s commer-
cial district, shops immediately border residential 
streets lined with stately single family houses. 
At right,  a wide sidewalk suitable for lounging 
pedestrians and window shoppers quickly tran-
sitions into a more intimate width for residential 
use.   

HISTORIC PRECEDENTS
CENTRAL WEST END, ST. LOUIS

Right:  A corner coffee shop offers outdoor 
seating, with tables bordering either side of the 
pedestrian right-of-way. The activity extends into 
the evening hours, when the area is illuminated 
by street lights and nearby shop windows. 

Left:  Central West End’s lively commercial core 
includes restaurants and shops, many of which 
include apartments on the upper floors. Most 
streets include two lanes, along with parallel 
parking on either side, although diagonal on-
street parking is also featured.
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Lafayette Square is the City of St. Louis’ largest and oldest his-
toric neighborhood, and is well-known for its preserved Victorian 
rowhouses and its 30-acre park, which is the oldest park west of 
the Mississippi River. While the neighborhood features classic St. 
Louis housing typologies, it also provides an example of a park as 
a well-used community civic space. Generous sidewalks line the 
park’s perimeter, which is bound by a wrought-iron fence.

Left:  Beyond the park’s entrance, residential 
streets include their own community space in the 
form of small neighborhood parks.  At left, single-
family rowhouses look to a naturalistic green 
shared by houses on either side of the street.

HISTORIC PRECEDENTS
LAFAYETTE SQUARE, ST. LOUIS

Below:  A row of detached, three-story houses 
overlooking Lafayette Square stand adjacent 
to single family houses of differing typologies. 
While the houses’ styles differ, all share compa-
rable set-backs and are approached via compa-
rably-scaled porches and front stoops.
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Right:  Townhouses of varying heights create a 
varied and visually-pleasing streetscape. The 
houses, most of which are used as residences 
and offices,  also border a church, which anchors 
the block at the corner and offers a civic pres-
ence.

Right:  Soulard’s residential development is also 
interspersed with small shops and neighborhood 
restaurants, which offer commercial space on 
their ground floors and housing above. At left, 
two retail establishments serve as precedents for 
Dardenne live/work typologies. In the foreground, 
a restaurant  features signage and an awning; in 
the background, a corner live/work unit features 
a wide corner entrance which welcomes pedes-
trians approaching from either direction.

Soulard, also located in St. Louis, is home to a collection of nineteenth 
century brick structures, including the Soulard Farmers’ market, which 
was built in the mid-nineteenth century. With its intimately-scaled 
streets and varied neighborhood shops and restaurants, Soulard 
offers precedents for neighborhood-level mixed-use development.

Curving streets and deflected vistas characterize Soulard. At right, a 
brick sidewalk curves alongside a row of two-story townhouses.

HISTORIC PRECEDENTS
SOULARD, ST. LOUIS
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Below, a row of live/work units offer the chance 
to purchase a place of business and a home 
with a single mortgage. At the end of the block, a 
church offers a civic presence.

PRECEDENTS
NEW TOWN ST. CHARLES

At left, the design team tours a residential street, 
which features houses of many typologies. 
The generous sidewalk, as well as the houses’ 
porches, stoops and frontyards encourage neigh-
borhood interaction.

At left, a small public plaza bordered by 
shops offers space for relaxation and 
spontaneous meetings. 
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Pedestrian paths offer maximum connectivity 
thoughout the development and allow visitors 
to experience the town’s architecture on a more 
intimate level.

At right, four newly-constructed houses overlook 
the Town’s canal system. The houses, of slightly 
different sizes and designs, face a prominent 
street overlooking the town’s key water feature.

PRECEDENTS
NEW TOWN ST. CHARLES

Below, a row of townhouses overlook a green 
with a community garden and playground.
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LOCAL CONTEXT

Uptown Dardenne Prairie, which is com-
prised of four connected sites, features 
a few existing buildings as well as natu-
ral resources including bodies of water, 
trees and wetlands. The site plan accom-
modates these elements, and also offers 
planning strategies tailored to each indi-
vidually-owned parcel, as delineated by 
the property lines.
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SITE BOUNDARY OVER AERIAL PHOTOGRAPH
BASE INFORMATION
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The Dardenne Prairie master plan consists of three infill sites, as well 
as a fourth previously-developed site, which was recognized during 
the charrette. The sites, which are designed to form a unified, con-
nected downtown, have been designated to be a City Center, Tech-
nology Campus, Live/Work Corner and Community Center.
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CITY CENTER
SITE PHOTOS

The City Center area forms the core of Uptown Dardenne Prairie. 
Location and wide rights of way are amongst this sector’s most 
valuable assets. Moreover, because most of the land encompassed 
is either undeveloped or substantially underdeveloped, the sector 
is a prime infill area.  

Located at the well-traveled crossroads of Post Road and Highway 
N, the area has  been the locus of Dardenne Prairie’s civic activity 
for years.  Many of the towns’ preeminent and longstanding institu-
tions are located in this area, including City Hall, the Church of the 
Immaculate Conception, the local cemetery, the Knights of Colum-
bus Hall and the main baseball field. These institutions are all focal 
points and much-visited individually; however, they bear little physi-
cal relationship to one another and, in their present disconnected 
state, fail to coalesce as a center of civic stature. In addition, the 
rather improvised character of many of these buildings, the poorly 
detailed rights-of-way, the absence of sidewalks and the unsightly 
overhead utilities make the area unwelcoming for visitors and an 
uninviting place for community gatherings. Notable exceptions are 
the Church and Cemetery, which form an excellent foundation for 
the proposed Church Campus. 

1. CITY HALL 2. BALL FIELDS

3. POST ROAD TOWARDS SOUTH 4. SOUTHEAST CORNER OF POST ROAD AND HIGHWAY N
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TECHNOLOGY CAMPUS
SITE PHOTOS

The Technology Campus sector, located on the land between 
State Road 40 (I-64) and Post Road, has great regional visibility 
on account of its location adjacent to and directly visible from the 
highway, which is a major transportation corridor in the St. Charles 
County and metropolitan St. Louis area.

Although the portion of this corridor which lies within the Dardenne 
Praire expansion zone is largely undeveloped, large strips of land   
both to the North and South of Dardenne Prairie have already been 
developed in a manner similar to that proposed in this master plan. 
Accordingly, some of the region’s largest employment centers will  
be in close proximity to the Dardenne Prairie Technology Campus, 
and all of the developments can enjoy the benefit of the physical 
link provided by the highway itself and the connectivity provided by 
the area’s high tech infrastructure.

1.TECHNOLOGY DRIVE 2. ANTIQUE STORE ALONG TECHNOLOGY DRIVE

3. AUTO RELATED BUSINESS ALONG TECHNOLOGY DRIVE
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The Feise Road corridor currently features low-density residential 
development, limited commercial development and and undevel-
oped land. Adjacent corridors primarily feature residential develop-
ment. 

Feise Road itself is currently under construction for a significant 
widening, and will soon be able to accommodate additional traffic. 
Even before redesign, this corridor enjoyed good connectivity, and 
it will easily be able to accept a slight increase in intensity, particu-
larly at the juncture of Feise Road and Post/Hanley Road, which is 
a well-travelled local intersection. 

SITE PHOTOS
LIVE-WORK CORNERS

1. SOUTHEAST CORNER OF FEISE ROAD AND POST ROAD 2. FEISE ROAD & POST ROAD INTERSECTION

3. CHURCH ON FEISE ROAD 4. UNDERGOING EXPANSION OF FEISE ROAD
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The Community Center, which is currently developed with a Target, 
JC Penney and other national retailers, as well as a movie theater, 
was designated as a fourth site within the uptown Dardenne Prairie 
masterplan. The  site, which is home to Dardenne Prairie’s only cur-
rent retail offerings, presents an infill opportunity, and a chance to 
retrofit single-use, sprawl-style development into a mixed-use com-
munity center.

COMMUNITY CENTER
SITE PHOTOS

1. TARGET SURFACE PARKING 2. MOVIE THEATER

4. COMMUNITY CENTER EDGE3. HENKE ROAD TOWARDS THE SOUTH
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The Uptown Dardenne Prairie Master Plan is a proposal for a new 
mixed-use center which will create a civic core for the City and pro-
vide residents with additional services and amenities in close prox-
imity to their homes. The plan, which is composed of four distinct 
sectors, includes proposed commercial, residential and office uses, 
as well as civic and recreational amenities such as plazas, green 
spaces, playing fields, and other civic spaces. These downtown 
sectors are designed to become  a unified, comprehensive center 
connected by pedestrian-friendly thoroughfares. 
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AERIAL PHOTOGRAPH WITH PROPERTY LINES
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MASTER PLAN

The four sites, which together comprise Uptown Dardenne Prai-
rie, offer infill opportunities in an otherwise developed corner of 
the City. Residential neighborhoods, primarily consisting of single 
family houses on winding roads and cul-de-sacs, border the pro-
posed development on the north, south and east, while a highway 
borders the west side. While the proposed development will offer 
convenient retail and recreational amenities for neighborhood resi-
dents in close vicinity to their homes, the design of their streets will 
remain unchanged.
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SECTORS
MASTER PLAN
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1. CITY CENTER

2. TECHNOLOGY CAMPUS

3. LIVE/WORK CORNER

4. COMMUNITY CENTER

The Uptown Master Plan includes four sectors, each of which will 
have a distinct character and function and offer a different mix of 
commercial, residential and civic offerings. 

The sectors include the City Center, located at the intersection of 
Post Road and Highway N, the Technology Employment Campus, 
located adjacent to Interstate 64, the Live-Work Corner, located on 
Feise Road, and a mixed-use Community Center retrofitted from 
the existing shopping center, including Target, J.C. Penney and 
other national retailers.
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PEDESTRIAN SHEDS
DIAGRAMS
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Uptown Dardenne Prairie will consist of several neighborhoods, 
all of which are mixed-use, including residential, commercial and 
office space. Above, several neighborhoods are designated by 
circles, which signify the pedestrian shed. 

The pedestrian shed, which is based upon an average 1,320 foot-
radius, represents the five to seven minute duration in which most 
people choose to walk rather than drive. The master plan allocates 
a mix of commercial, residential and civic uses within each pedes-
trian shed, providing residents and visitors with most of their daily 
needs within walking distance. While most of the neighborhoods 
are defined by the traditional five-minute pedestrian shed, the Com-
munity Center is defined by a ten-minute shed, as it features more 
extensive commercial development with a regional draw.
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VEHICULAR NETWORK
DIAGRAMS

VEHICULAR NETWORK The diagram above depicts the vehicular network within Uptown 
Dardenne Prairie. The streets, which will be of different sizes, with  
different sidewalk features and curb radii, are well-connected to the 
greater Dardenne Prairie network and to the region at large. Within 
the neighborhoods, thorough streets offer connectivity, and provide 
seamless connections within the Uptown, unlike the cul-de-sac pat-
tern prevalent in the area’s residential development.
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DEVELOPABLE LAND
DIAGRAMS
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DEVELOPABLE LANDThe diagram above depicts the developable land within the Uptown 
Dardenne Prairie master plan. Public right-of-ways, existing civic 
buildings and designated environmental areas are not considered 
developable; accordingly, those sites are preserved within the 
plan.
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OPEN SPACE
DIAGRAMS

OPEN SPACE The diagram above depicts the open space within Uptown 
Dardenne Prairie. Parks, squares, plazas and greenways are all 
featured, with many of the greenways preserving environmentally-
sensitive portions of the site, such as the floodplain and the banks 
of the creek.

Public civic space, including pocket parks and small plazas, will be 
accessible within a less-than five-minute walk of every residence, 
and will serve as community gathering places for neighborhood 
residents and visitors.
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CIVIC SPACE
DIAGRAMS
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Above, Uptown Dardenne Prairie’s existing and proposed civic 
sites are noted, including civic buildings, plazas and parks. Exist-
ing civic buildings include the Knights of Columbus Hall, which will 
be relocated, and two historic churches. Civic buildings proposed 
for new construction include an iceskating rink, a new City Hall, a 
market, a new church and a firestation.
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BIKING TRAILS
DIAGRAMS
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The Uptown Dardenne Prairie master plan features a variety of 
options for bicyclists, including dedicated bike lanes, shared routes 
and natural bike paths. These thoroughfares will both improve 
Uptown’s connectivity and encourage alternative modes of trans-
portation aside from automobile use. 
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CITY CENTER
SECTOR DETAILS

A

B 

C

E
F

GH
I J

K

L L
M

M
N

N
O

P

D     

A.

B. 

C.

D.

E.

F.

G.

H.

I.

J.

K.

L.

M.

N.

O.

P.

PAGE PARKWAY

UNITED SERVICES

BALL FIELDS

BASEBALL FIELD

NEW CITY HALL

CHURCH CIVIC GREEN

COMMUNITY POOL

CEMETERY

EXISTING CHURCH

MIXED USE BUILDINGS

CITY PLAZA

SURFACE PARKING

NEIGHBORHOOD CIVIC SPACE

RESIDENTIAL LOTS

RETENTION AREA

NATURAL PRESERVE

0                       250                    500                       1000

1

2

3

O

L

The City Center is the heart of Uptown Dardenne Prairie, and fea-
tures a mix of residential, commercial and civic elements. The exist-
ing church campus is located at the Center’s core, and is adjacent 
to civic offerings including the City Plaza, Baseball Field and new 
City Hall. Mixed-use buildings activate this area, with shopfronts 
with apartments above lining the main thoroughfares and shielding 
the parking structures. Single family residences are located at the 
edges of the neighborhood, creating a transition from the mixed-
use civic center to the area’s existing suburban development. 
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1. AERIAL OF THE NEW CITY HALL AND BASEBALL FIELD

3. VIEW OF THE CREEKSIDE NEIGHBORHOOD

2. VIEW NORTH ON POST TO EXISTING CHURCH

CITY CENTER
SECTOR DETAILS
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The Church Campus forms the core of the City Center, and features 
both civic elements, such as the existing church and cemetary, and 
new residential and mixed-use offerings. The new church is framed 
by infill fabric buildings, creating views throughout the City Center 
and giving residents and visitors a sense of orientation.
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CITY CENTER
SECTOR DETAILS

1. VIEW THROUGH THE COURTYARD

2. VIEW FROM HIGHWAY N/ MAIN STREET

EXISTING CONDITION

EXISTING CONDITION

While the existing church offers an graceful civic presence, it is cur-
rently surrounded by parking lots and service areas. The proposed 
liner buildings and arcaded courtyards will frame the building, 
creating ample civic space and views throughout the City Center. 
In addition, overhead utilities will be placed underground. These 
courtyards and vistas may become the symbol of Dardenne Prai-
rie.
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3. VIEW FROM THE GREEN ALONG THE CREEK

4. SOUTH ENTRANCE 
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The southeast quadrant of the City Center features mixed-use 
buildings and civic space, as well as ample parking, shielded 
behind liner buildings. Main Street and Post Road are lined with 
live/work units and other mixed-use buildings two and three stories 
tall, creating a lively streetscape for the pedestrian. A retention area 
offers a water element to be shared with the adjacent residents.
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The Community Center, which was designated as a fourthsite 
during the charrette, offers a chance to retrofit a single-use shop-
ping center into a mixed-use community center complementing the 
Uptown development. Large parking lots offer significant space for 
the development of apartments, office buildings and smaller shops, 
which would complement the national retailers. such as Target, 
which are currently located within the center. Moreover, the plan 
encourages the creation of public, civic spaces, which currently do 
not exist beyond the small, landscaped areas within the site’s park-
ing lots.
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The proposed Uptown Dardenne Prairie master plan designates 
the Technology Campus to be a mixed-use employment center, 
which will include office space intended to attract a broad range 
of employers from large national and multi-national corporations to 
midsize and small employers. Two hotels and a convention center 
are also proposed to complement the business activity generated 
within the campus as well as along the corridor. Retail space and 
live/work units will also accomodate service needs generated and 
serve as incubators for small busineses. On the edges of the devel-
opment, urban villas, live/work units and houses offer a transition to 
the adjacent residential areas.



PLAN D

19

DARDENNE PRAIRIE, MO
©  DUANY PLATER-ZYBERK & COMPANY • 07.14.07

A

B

C

E

F

G

H
I

A

A

A
A

A

CM

HH

H

I

J

J

L

L
L

L

E

E

E

E

E

D

D

D

DD

D I

I

I

I

E

D

G

G

G

G

G

F

F

F

F
F

F

F
K

TECHNOLOGY CAMPUS

0                      400                    800                       1600

SECTOR DETAILS

RETENTION POND

HOTEL

HOTEL DROP-OFF

SURFACE PARKING

PARKING GARAGE

OFFICE BUILDING

OFFICE TOWER

URBAN VILLA

LIVE-WORK UNITS

CIVIC PLAZA

DARDENNE PRAIRIE OVAL

SQUARE

CONFERENCE CENTER

EXISTING LOG CABIN/POTENTIAL 
BED & BREAKFAST

A.

B. 

C.

D.

E.

F.

G.

H.

I.

J.

K.

L.

M.

N.

1

B

N



PLAND

20

©  DUANY PLATER-ZYBERK & COMPANY • 07.14.07
DARDENNE PRAIRIE, MO

0                       200                    400                       800

TYPICAL BLOCK OF THE TECHNOLOGY CAMPUS

A
B

C

D

E

F

G

H

I

1. VIEW OF TECHNOLOGY DRIVE ENTRANCE

TECHNOLOGY CAMPUS
SECTOR DETAILS

A.

B. 

C.

D.

E.

F.

G.

H.

I.

J.

5-STORY OFFICE TOWER

3-STORY LINER BUILDING 

RETENTION AREA

4-STORY OFFICE BUILDING

4-STORY PARKING GARAGE

4-STORY OFFICE BUILDING

LIVE-WORK UNITS

3-STORY OFFICE BUILDING

URBAN VILLAS

HOUSE LOTS

J

J



PLAN D

21

DARDENNE PRAIRIE, MO
©  DUANY PLATER-ZYBERK & COMPANY • 07.14.07

0                      400                    800                       1600

SECTOR DETAILS
LIVE-WORK CORNERS

A.

B. 

C.

D.

E.

F.

G.

H.

I.

J.

K.

L.

M.

ELEMENTARY SCHOOL

SCHOOL DROP-OFF

TOWNHOUSES/ LIVE-WORKS

LIVE -WORKS

SCHOOL PARKING

URBAN VILLAS

SENIOR HOUSING

RESIDENTIAL LOTS

ALLEY

EXISTING CHURCH

PROPOSED GREENS

CREEK

UNITED SERVICES

A
B

C/F
D

E

C

G

H

L
I

M

J

K
F/H H

KK
1

DD

The master plan identifies the Feise Road area as the “Live-Work 
Corner” sector of Uptown Dardenne Prairie. The primary intersec-
tion is designated for the development of live-work units, and low 
to medium-density residential units are featured towards the east.  
These live/work units can accomodate small businesses and fami-
ly-run offices, both of which will populate the street with welcoming 
facades and generate pedestrian and cycling activity.

The projected implementation of Page Parkway immediately to the 
south of the Live/Work Corners sector will, in the future, improve 
the overall traffic circulation in the area as well as provide a broad 
green corridor. The boulevard will become an additional amenity for 
the area, and can be used as a linear parkway.
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A senior care facility is proposed near the intersection of Hanley 
and Feise Roads.  This proposed facility incorporates two buildings 
of approximately 40 rooms each, with shared facilities arranged 
around an internal courtyard.  The buildings, indicated by the letter 
“E” are  double-loaded corridor buildings which face Hanley Road 
to the east, the creek to the south, and the school to the west.  
Parking for this facility is shared with the proposed apartment 
villas, rowhouses, and corner live-work buildings in an internal 
block parking area indicated by the letter “C”.  Additional service 
and convenience parking is provided adjacent to the senior care 
facility, indicated by the letter “F”, as well as on street parking sur-
rounding the facility.

The configuration of these buildings creates a large area of pri-
vate, internal open space.  Suggested programming for this space 
includes gardening, indicated by the letter “H”.  The courtyard is 
oriented  towards the creek to the south, and is intended to be a 
continuation of this natural open space into the senior care facility. 
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The City Hall is the principal new civic building proposed in the 
Uptown Dardenne Prairie master plan. The building, which is 
located in the City Center neighborhood, occupies the southwest 
corner of the existing Baseball Field, and will receive maximum 
pedestrian traffic on account of its visibility and high-profile loca-
tion. This two-story, brick building will feature municipal offices, 
conference and meeting space and some leasible flex space, and 
will become a landmark within Uptown Dardenne Prairie.
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This proposed church is designed in line with the architectural char-
acter of Dardenne Prairie’s current religious buildings. The open 
tower offers a contemporary accent, and could serve as an addi-
tional landmark within the Uptown area.
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These attached and detached live/work units will greatly contrib-
ute to Uptown’s lively pedestrian environment. Featuring large, 
groundfloor storefronts and awnings, the units may accommodate 
retail or office space on the ground floor and living or office space 
above. The attached units offer the most urban prototype, while the 
detached units are a suitable transition to the lower-density, primar-
ily residential areas.
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Attached townhouse units are featured in the City Center, and Live/
Work Corner. These two-story units feature differing floor plans, 
although all are of similar size, varying between 20 and 24 feet 
wide.
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The courtyard villa offers private, recreational space in the form of 
an enclosed courtyard. These units, accommodating three resi-
dences on a lot approximately 80 feet wide and 120 feet deep. They 
are proposed for the shallow lots framing the newly realigned Post 
Road.
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These urban villas feature four to six apartments, although the build-
ings themselves can appear to be single-family mansions. Above, 
an urban villa accommodates four two-bedroom apartments. On 
the next page, a villa comprises five apartments, including two one-
bedroom apartments, two two-bedroom apartments and a third-floor 
three-bedroom apartment.
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Above, single family houses are set on small lots, modelled 
after those observed by the team in St. Louis neighbor-
hoods. “Next step” housing offers an affordable alterna-
tive for young homebuyers or those looking to downsize. 
These single-story cottages, which feature courtyards for 
maximum privacy, can be densely sited, though the look 
along the street is that of detached houses. Below, a grid 
of cottages fit together on a small block. Parking is accom-
modated on the street along the edges of the block.
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Above, a cottage designed for a 40-foot wide lot offers a 
flexible two or three bedroom space. A small front porch 
offers residents a chance to relax in the public realm; a 
back porch offers additional recreational space as well. 
Parking is always accommodated in the back of the lot, 
either in a garage or on the street.
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Single family houses, such as the three story  building above, are 
also featured in the masterplan. These larger houses will provide 
accommodations similar in size to those offered in Dardenne Prai-
ries’ current suburban-style subdivisions; however, they will be 
located close to lively urban environments. The house above has 
five bedrooms and is spacious in its front facade, which is quite 
urban in character and will fit comfortably next to townhouses or 

live/work units. The simplicty of the architecture and detailing will 
also make it more affordable and easy to build.
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Above, a single-family house features a generous porch in the front 
as well as in the back . The house, which is designed for the larger, 
60 foot lot, could also feature a garage or outbuilding in the back-
yard.
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1.  CONNECTIVITY  
The existing street network in Dardenne Prairie is a disconnected 
pattern consisting of cul-de-sac streets overlying a sparse rural 
road system.  The recommended street network developed at the 
charrette is a highly connected system of streets of several differ-
ent sizes and functions.  Increased connectivity will help balance 
traffic flows as the area develops and provide greater Emergency 
Services access.  

2.  HIGHWAY 364/PAGE CONNECTOR
This is a planned 8-lane facility connecting St Louis to points west 
of Dardenne Prairie.  Analysis indicates that 8 lanes may be more 
than needed and that the 8 lane configuration will be detrimental to 
the development of the town.  The recommended design for Page 
is a parkway design starting with four lanes, but expandable to six 
or eight lanes if necessary in the future.  There are a number of 
advantages to this design as described in the report below. 

3.  LOCAL CIRCULATION
As indicated in Item 1, above, the local network is currently dis-
connected and places higher volumes of traffic on a few streets.  
Local circulation will be greatly improved with the recommended 
street network for two reasons.  First, greater connectivity allows 
automobile traffic to disperse over the entire grid.  Second, the new 
streets are designed as narrow, slow, walkable streets that, in con-
junction with walkable land use design, will encourage and allow 
higher rates of walking and bicycling, shifting more trips out of the 
automobile mode.  

VIEW OF POST ROAD TOWARDS SOUTH

EXECUTIVE SUMMARY
ISSUES AND RECOMMENDATIONS
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2 CONNECTIVITY

The current Dardenne Prairie thoroughfare network primarily fea-
tures cul-de-sacs and isolated feeder roads. In fact, as shown in 
Figure 1, Dardenne Prairie currently has only 10 connected inter-
sections, forcing most traffic onto Post Road/Hanley Road, Feise 
Road, or Highway N. These roads are constructed as rural roads 
without sidewalks or speed management for walkability.   

The proposed network, shown in Figure 2, adds 28 new connec-
tions, including connections to and across Highway 364/Page 
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FIGURE 1

FIGURE 2

Connector. The additional connectivity will provide multiple access 
points for traffic and allow new traffic growth to occur without stran-
gling the existing street system.  

Since all new streets are proposed to be optimized for walkability, 
with small block sizes, sidewalks, street trees, and carefully man-
aged traffic speeds, the finer network of streets will also permit and 
encourage greater levels of walking and bicycling than currently 
exist.  
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3HIGHWAY 364

The proposed route of Hwy 364/Page Connector is shown in Figure 
3. The proposed design is a conventional 8-lane controlled access 
facility, which bisects the town center. While this roadway design 
may be appropriate for a rural or suburban context in which there 
is no existing street system or urban fabric, it is not optimal when 
considering walkability and the prosperity of the areas surrounding 
the roadway.  

Throughout the twentieth century, these types of roadway designs 
have often proved harmful to neighborhoods. Wide, fast roads of 
the type proposed for Page invariably divide neighborhoods, often 
creating as much or more congestion than they initially alleviate 
and even bringing blight to urban areas. In addition, existing traf-
fic counts and projections provide limited support for the need for 
this type of road from a capacity standpoint.  Projected traffic for 
Hwy 364/Page Connector is 75,800 vehicles per day (vpd) in 2023 
and 100,750 vpd in 2050.  MODOT 2005 daily traffic counts of I-70 
between Dardenne Prairie and St Louis show that I-70 as a six lane 
facility carries 116,000 vpd (Annual Average Daily Traffic). 

A boulevard, modeled after Ward Parkway in Kansas City, offers 
an alternative to the current proposal. This road would support 
pedestrian-friendly development and would provide more aesthetic 
benefits to the adjacent neighborhoods.

HIGHWAY 364/ PAGE CONNECTOR

CONNECTIONS TO UPTOWN DARDENNE PRAIRIE

Ward Parkway, which is pictured above, provided the inspiration 
for the boulevard proposal. The boulevard features traffic circles 
at major intersections and a wide, tree-lined median. Among the 
advantages of this design are the avoidance of the retaining wall 

FIGURE 3

required by a bridge as well as a picturesque thoroughfare with a 
more pleasant footprint on the ground.  A  Boulevard in the pro-
posed configuration would handle a significant volume of traffic 
albeit at calmer speeds.
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4 HIGHWAY 40 PARKWAY CONVERSION

At right, a diagram depicts design reconfigura-
tions which could accommodate increased traffic 
levels. The reconfiguration shown in black would 
add a deceleration lane and an acceleration lane 
alongside the main parkway; these lanes would 
intersect the local throughfares with smaller 
circles.  Even in this revised configuration, the 
roads feature a great amount of green space 
and present a sympathetic profile to the abutting 
development.
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5HIGHWAY 40 PARKWAY CONVERSION

THE PARKWAY DOUBLES THE NORTH-SOUTH EMERGENCY FIRE ROUTES

ADDITIONAL CONNECTIONS BALANCE CAPACITY ON HWY N, FEISE RD. 

FEISE RD.

HWY. N / MAIN ST.

HE
IN

KE
 R

D.

HA
NL

EY
 R

D.

PAGE RD. EXTENSION

FEISE RD.

HE
IN

KE
 R

D.

HA
NL

EY
 R

D.

PAGE RD. EXTENSION

HWY. N / MAIN ST.

Beyond its aesthetic benefits, the parkway pro-
posal offers increased connectivity, which would 
benefit the City of Dardenne Prairie as a whole. 
Above, diagrams show the increased number 
of fire routes, and the additional connections 
which balance capacity on Highway N and Feise 
Road.
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6 HIGHWAY 40 PARKWAY CONVERSION

FLEXIBLE PARKWAY STARTS AS 4 LANES...

...AND GROWS TO SIX LANES IF NEEDED,

OR EVEN 8 LANES IF ABSOLUTELY NECCESSARY

The flexible parkway design can accommodate a 
great range of lanes, from four lanes to six lanes 
to eight lanes. While these options all have differ-
ent vehicular capacities, all feature pedestrian-
friendly sidewalks and scenic landscaping.
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7THOROUGHFARE ASSIGNMENT PLAN
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THOROUGHFARE TYPE

RIGHT OF WAY WIDTH

PAVEMENT WIDTH

KEYTHOROUGHFARE TYPES

PARKWAY                     PW

BOULEVARD    BV

AVENUE     AV

COMMERCIAL STREET   CS

MAIN STREET    MS

STANDARD STREET    SS

RESIDENTIAL STREET   RS

STANDARD ROAD   SR

RURAL ROAD   RR

REAR ALLEY   RA

REAR LANE    RL

BICYCLE TRAIL   BT

BICYCLE LANE   BL

BICYCLE ROUTE   BR

PEDESTRIAN PATH   PT

TRANSIT ROUTE   TR

Above, the regulating plan is labelled with 
thoroughfare assignments, with thorough-
fare types including main streets, residen-
tial streets, alleys, trails and pedestrian 
pathways. All street types have differing 
widths, sidewalk assignments and land-
scaping requirements, in accordance with 
their transect zones.

NOTE: Information contained on this page is subject to change over time.
The contents of this page may be superseded by specific regulations in the Uptown Dardenne Prairie SmartCode.
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8 THOROUGHFARE DESIGN 

PW-400-94
4 LANES WITH 2-WAY SLIP LANE

PW-400-100
4 LANES WITH 2-WAY SLIP LANE
DEVELOPMENT WITHIN R.O.W

PW-400-86
4 LANES WITH 1-WAY SLIP LANE
DEVELOPMENT WITHIN R.O.W

FOUR LANE PARKWAY

NOTE: Information contained on this page is subject to change over time.
The contents of this page may be superseded by specific regulations in the Uptown Dardenne Prairie SmartCode.
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9THOROUGHFARE DESIGN 
SIX LANE PARKWAY

PW-400-108
6 LANES WITH 2-WAY SLIP LANE

PW-400-114
6 LANES WITH 2-WAY SLIP LANE
DEVELOPMENT WITHIN R.O.W

PW-400-100
6 LANES WITH 1-WAY SLIP LANE
DEVELOPMENT WITHIN R.O.W

NOTE: Information contained on this page is subject to change over time.
The contents of this page may be superseded by specific regulations in the Uptown Dardenne Prairie SmartCode.
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10 THOROUGHFARE SUMMARY
HALL PLANNING & ENGINEERING

THE THOROUGHFARE CONFIGURATIONS DISPLAYED ON THIS PAGE 
ARE ILLUSTRATIONS OF THOSE REFERENCED IN THE THOROUGHFARE 
ASSEMBLY PLAN CONTAINED ON PAGE F7.

NOTE: Information contained on this page is subject to change over time.
The contents of this page may be superseded by specific regulations in the Uptown Dardenne Prairie SmartCode.
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11THOROUGHFARE SUMMARY
HALL PLANNING & ENGINEERING

THE THOROUGHFARE CONFIGURATIONS DISPLAYED ON THIS PAGE 
ARE ILLUSTRATIONS OF THOSE REFERENCED IN THE THOROUGHFARE 
ASSEMBLY PLAN CONTAINED ON PAGE F7.

NOTE: Information contained on this page is subject to change over time.
The contents of this page may be superseded by specific regulations in the Uptown Dardenne Prairie SmartCode.
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12 THOROUGHFARE SUMMARY

THE THOROUGHFARE CONFIGURATIONS DISPLAYED ON THIS PAGE 
ARE ILLUSTRATIONS OF THOSE REFERENCED IN THE THOROUGHFARE 
ASSEMBLY PLAN CONTAINED ON PAGE F7.

NOTE: Information contained on this page is subject to change over time.
The contents of this page may be superseded by specific regulations in the Uptown Dardenne Prairie SmartCode.
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EXECUTIVE SUMMARY

Located in the booming western edge of the St. Louis region, 
Dardenne Prairie is well positioned to support a significant amount 
of additional commercial development by 2020.  The area’s resi-
dents spent an estimated total of 2.2 billion dollars on retail goods 
and services in 2006, but only 1.9 billion of this spending was cap-
tured inside of the trade area.  As a result, this study finds that the 
Dardenne area had a net leakage of approximately 335 million dol-
lars for retail spending in 2006.  This retail leakage combined with 
the planned commercial growth should allow for up to 500,000 to 
700,000 of additional commercial growth by 2020. 

Moreover, current shopping alternatives in the area are date in 
appeal as well as in design; a newer, more walkable combination of 
shopping destinations, as proposed by DPZ’s Master Plan, would 
not only offer better service for the area’s growing population base, 
but also offer a new shopping alternative in the market.  This new 
commercial will be ideally suited to act as the center of convenient 
shopping and employment activity for the existing population and 
the adjacent surrounding area.  

Gibbs Planning Group (GPG) recommends that the new commer-
cial be grouped into four clusters, each planned as a quality walk-
able center with a unique market focus. This study further finds that 
the new commercial can be developed as follows: 

•  A small City Center located at Post and Highway N.
•  Technology Employment Campus located along the I-40 

Frontage Road (south of N Road to the Post Road trian-
gle).  

•  A Live/Work Corner at Feise Road
•  A Community Center located in and adjacent to the new 

Dardenne Town Center (presently anchored with Target, JC 
Penney, a supermarket and cinema).

Based on GPG’s field evaluation, retail gravitation in the market, 
and our experience defining trade areas for similar developments, 

GPG estimated that the subject commercial will pull from two trade 
areas.  Approximately 55-60 percent of the commercial visitors 
will live within the primary trade area of up to two miles.  The new 
commercial will offer  residents living in the surrounding subdivi-
sions convenience oriented goods and services that are used on a 
regular basis.  Presently, these residents are driving outside of the 
primary trade area for many of these goods and services.  

The trade area includes a diverse and growing population base.  
Lifestyles of those who live within it reflect a strong core of young 
families and middle aged boomers.   Many of the households have 
dual incomes or secondary occupations.  This study defined the 
primary trade area’s boundaries as the triangle delineated by: 

• I-70 to the North
• I-40 to the West
• K Street to the East

The balance of the trade will appeal to residents that live with in a 
total trade area of up to 7 mile radius.   The secondary trade area 
would shop the new town center due to its unique appeal and would 
account for 10% to 20% of the retail sales. Most of the remaining 
sales at the center will come either from visitors or employees living 
outside of the defined trade areas.  

In addition, Dardenne Prairie will receive some cross shopping 
from visitors to the proposed two “Lifestyle Centers”.  Located less 
than two miles from the study area, shoppers to these centers will 
likely seek additional restaurants or specialty shops, not available 
in the larger centers. 
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TRADE AREA DEMOGRAPHICS

Based upon GPG’s estimates, Dardenne’s 2006 primary trade area 
includes 56,200 persons and its total trade population exceeds 
180,000.   According to current growth projections, the total popula-
tion served by Dardenne study area will total over 212,000 by 2011, 
an increase of over 50%. Moreover, the total number of house-
holds in the Dardenne area is projected to reach 50,000 by 2011, 
an increase of over 50%.  

The area is also a desirable place for retail development on account 
of the strong household incomes.  The current annual median 
household income of Dardenne’s primary trade area study area is 
a desirable $80,000, with an income of $77,500 in the greater trade 
area.

The following tables present and compare the demographic char-
acteristics found in the estimated primary trade area and 7 mile 
radii for Dardenne site.  At the top right, a chart presents the basic 
statistics, including median household income and population. In 
the center, a pie chart illustrates the spending habits of the aver-
age American family. The third diagram illustrates the site’s stra-
tegic location in the greater St. Louis metropolitan area. While the 
greater St. Louis metropolitan area is well-served by regional shop-
ping malls, the Dardenne Prairie site, and the area further west, 
currently lacks large-scale retail development.

Demographic Year Primary Trade Area 7 mile Radii

Population 2006 40,100 135,200

Population 2011 70,000 212,000

Med. Household Income 2005 $80,000 $77,500

Greater than $75,000 2005 12,000 households 30,000 households
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DEMAND AND ACCESSIBILITY

Dardenne Prairie - Summary of Retail Sales & Demand - Void Analysis

Primary Trade Area 7 Mile Radii

Demand 
(spending per household) $752 Million $2.2 Billion

Supply (actual sales) $358 Million $1.9 Billion

Net demand $393.9 Million (1.5 million sf) $335 Million

Dardenne Prairie - Gross Retail Leakage Summary 2006

Home Furnishings $45 Million 150,000 sf

Electronics - Appliances $13 Million 35,000 sf

Grocery $33.4 Million 60,000 sf

Apparel $45 Million 160,000 sf

Sporting Goods $1.3 Million 5,200 sf

Books $2.2 Million 10,000 sf

TOTAL $139.9 Million 420,200 sf

This study found that the Dardenne 2006 trade areas as defined 
above have a combined annual retail leakage of approximately 
$335 million.  This void is based upon 2006 ESRI reports of a total 
of over $2.2 Billion annual spending and only $1.9 billion in actual 
sales inside of the 7 mile radius.  The retail void is even more sig-
nificant for residents living inside of Dardenne’s primary two mile 
triangle trade area.  ESRI reports a $393.9 million in retail leakage 
to outside areas for those living inside of the primary trade area.   

This spending leakage is based upon a 2006 retail demand of 
$752 million and a supply (actual sales) of only $358 million.  This 
increase for the smaller trade vs. the larger 7 mile ring area is 
based upon its larger area including the Mid River Mall and numer-
ous shopping centers. 

This retail void results from a general under-supply of commercial 
goods and services for the residents living within the trade areas.  
As a result, these residents drive further than typical for a suburban 
setting for many of their shopping needs.  

Although it’s recognized that it would be impractical to attempt to 
capture all of the markets retail expenditures, a significant increase 
in local sales is realistic.  The two new proposed Lifestyle Centers, 
in addition to the newly opened Wal-Mart, Target and JC Penney 
indicate that this significant retail void has been noticed by the pri-
vate sector.

Vehicular access and visibility to the Dardenne commercial study 
area are mixed. The northern edge, along N Road has good access 
from the surrounding subdivisions and excellent visibility from I-40.  
However, the northern N Road areas (including the new Target and 
JC Penney) is difficult to reach from I-70 and I-40, as well as Lake 
St. Louis Wal-Mart area.  

The I-40 Frontage Road access is less complex, but still difficult to 
navigate due to a series of long traffic signals and left turns from the 
expressway interchange.   The Frontage Road properties do have 
direct visibility from I-40, making them ideal for signature office, 
hotels, multiple family residential and retail land uses. 

GPG recommends that a “Way-Finding” signage system be imple-
mented to link the surrounding freeway exits and shopping centers 
with the N Road commercial corridor.  In addition, new commercial 
developed along the Frontage Road, should be allowed generous, 
but quality signage rights.  Visibility of each of the retail  clusters is 
also assumed to be very good with signage as required to assure 
good market potential of the retailers.

Parking for the each of the commercial areas is assumed ade-
quate for the proposed uses, with easy access to the retailers in 
the development. An overall minimum parking ratio of 4 cars per 
1000 sf is presently considered the industry standard for the Com-
munity Center, The Village and Technology Campus.  As much as 
possible, on street parking should be provided, including along the 
surrounding primary roads.   Lower parking ratios may be appropri-
ate for some retail types, when shared parking with adjacent com-
mercial types is available. 
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PROPOSED DEVELOPMENT CLUSTERS

This study recommends that the commercial be grouped into the 
following four clusters ranging in size per their location and com-
mercial type: 

The City Center:  Located at the historic intersection of Post Road 
and Highway N, the Village could be the first commercial group to 
be developed. This study recommends that the Village be planned 
at a small scale, of 2-3 level attached and detached buildings.  This 
retail should be geared towards the surrounding subdivisions and 
offer goods and services needed on a weekly basis by the local 
residents including:
• Bakery
• Bank
• Bike Shop
• Carry-out Foods
• Coffee Shop
• Florists
• Gifts
• Grocery Store
• Mail Center
• Pharmacy
• Professional Office (Real estate, financial, etc.)

Technology Campus:  This campus is planned to meet the antici-
pated future demand for signature office buildings and supporting 
commercial.  Located along the I-40 Frontage Road, and adjacent 
to the interchange the campus will complement the proposed Life-
style Center and emerging office development.   The campus could 
include the following:i
• Hotels & Conference Centers
• Multi-Family Residential 
• Professional Office Buildings, with up to 25,000 sf floor  

plates.
• Restaurants

Live-Work Corner:  The Live-Works commercial is planned to be 
a very small scale retail or office located at the corner of several 
neighborhoods. This retail will offer local residents desirable retail 
such as:
• Bakery
• Coffee
• Professional services. 

Community Center:  This center is planned to be an addition to 
the recently opened Dardenne Town Center at I-40 and N Road. 
The expansion will likely be located adjacent to the Town Center in 
its early phases.  Long term expansion may include redevelopment 
of some or all of the Town Center.  The retail will be programmed to 
attract shoppers from approximately seven miles.   This study rec-
ommends the following types of retailers be included in the Com-
munity Center:
• Apparel
• Crafts
• Fashion Department Stores
• Gifts
• Home Furnishings
• Office Supply
• Pet Supply
• Restaurants
• Sporting Goods
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RETAIL DEVELOPMENT FORECAST

Below, a chart estimates Dardenne Prairie’s total supportable 
retail, specifying the sales potential of shops by type. The Uptown 
Dardenne Prairie development could support all of the types of 
businesses listed below, including restaurants, grocery stores, and 
stores specializing in apparel, accessories, jewelry and gifts. The 
market also demands service-oriented establishments, including 
dry cleaners, video rental shops and hair salons. The development 
should also offer professional services, including postal services, 
medical offices, legal services in order to become the center of 
business activity for the surrounding area.

2007 2010
Business Type P r i m a r y 

T r a d e 
Area Exp. 
(‘000’s)

Supportable 
Retail Space

Sales 
Forecast

Sales Per 
Sq. Foot

Primary Trade 
Area Exp. 
(‘000’s)

Supportable 
Retail Space

Sales
Forecast

Sales Per 
Sq. Foot

Women’s Apparel $16,651 8,500 $2,082,500 $245 $23,274 8,500 $2,762,500 $325 

Unisex Apparel $15,524 4,500 $1,192,500 $265 $21,294 4,500 $1,552,500 $345 

Children’s Apparel $8,230 1,500 $367,500 $245 $11,444 1,500 $480,000 $320 

Shoes & Accessories $6,224 2,500 $562,500 $225 $8,112 2,500 $750,000 $300 

Total Apparel & Accessories $46,629 17,000 $4,205,000 $247 $64,124 17,000 $5,545,000 $326 

Grocery $82,318 45,000 $16,425,000 $365 $110,913 45,000 $17,775,000 $395 
Specialty Food $12,377 2,500 $750,000 $300 $17,972 2,500 $812,500 $325 
Sit-down Restaurants $40,997 8,500 $3,945,000 $464 $56,949 8,500 $4,285,000 $504 
Casual Restaurants $35,612 4,000 $1,220,000 $305 $49,368 4,000 $1,337,500 $334 
Total Food & Restaurant $171,304 60,000 $22,340,000 $1,434 $235,202 60,000 $24,210,000 $1,558

Electronics $32,076 1,500 $435,000 $290 $45,534 1,500 $480,000 $320 
Cards & Gift Shops $7,256 2,500 $625,000 $250 $9,899 2,500 $725,000 $320 
Drug Store $60,838 12,000 $4,500,000 $375 $97,972 12,000 $5,400,000 $450 
Home Accessories $31,226 1,500 $480,000 $320 $43,409 1,500 $517,500 $345 
Jewelry $15,941 1,500 $577,500 $385 $23,370 1,500 $637,500 $425 
Dry Cleaners $7,705 2,000 $300,000 $150 $11,386 2,000 $380,000 $190 
Optometrist $11,262 1,500 $480,000 $320 $15,548 1,500 $600,000 $400 
Spa/Hair/Nail Salons $13,567 4,500 $1,305,000 $290 $19,218 4,500 $1,552,500 $345 

Sporting Goods $21,103 4,500 $1,462,500 $325 $30,662 4,500 $1,642,500 $365 
Video Rental $6,816 4,500 $877,500 $195 $9,512 4,500 $990,000 $220 
Total Other Retail $207,790 36,000 $11,042,500 $2,900 $306,510 36,000 $12,925,000 $3,380

Total Supportable Retail $425,723 113,000 $37,587,500 $4,481 $605,836 115,500 $42,680,000 $5,264

To maintain a local focus, local tenants are recommended for shops, 
including apparel-focused shops, and restaurants. These retailers/
restaurants can be existing retailers and restaurants in nearby 
communities that are currently operating space in the southern St. 
Louis market.   
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METHODOLOGY

This study is intended to provide DPZ and the City of Dardenne 
Prairie and development team with general supportable commer-
cial types and sizes for master planning purposes.  Actual retail-
ers, restaurants and other commercial tenants and sizes may vary 
depending upon numerous variables including: occupancy costs, 
lease rates, changes in economic conditions and new competition.  

This study should not be the sole source for planning, architectural 
design, development, leasing or finance.  GPG is not recommend-
ing any specific size or retailer type to be planned or developed in 
the study area, this study is only designed to provide the community 
with what will likely to be supportable by the private market at the 
subject site, not necessarily what should be allowed to develop. 

The findings of this report are based upon ESRI demographic data 
and GPG’s four day participation in a planning charrette, held in 
April 2007. During the charrette, GPG conducted an evaluation 
of all major existing and planned shopping and historic town cen-
ters and retail concentrations surrounding the defined trade area. 
During this evaluation, GPG thoroughly drove the market, visiting 
most major existing and planned retail concentrations in the area, 
and calculated their impact. 

This evaluation was conducted during the daytime and the evening 
in order to gain a qualitative and comprehensive understanding of 
retail gravitational patterns and traffic patterns throughout the study 
area. By combining our past experience with current evaluation 
results, GPG was able to define a unique trade area encompassing 
retail in the town center district. Population and demographic char-
acteristics of trade area residents were collected by block group 
from national sources and ESRI. 

Finally, based on the population and demographic characteristics 
of the trade area, existing and known planned retail competition, 
and traffic and retail gravitational patterns, GPG developed our 
assessment for the Dardenne Prairie study area.  

For the purposes of this study GPG has assumed the following:

•  Dardenne will be fully developed as proposed by 2020
•  No other major retail will be developed within three and   

half miles (3.5) of the site other than by the city.  

•  The subject sites are properly zoned and can support  
 commercial development and will have curb-cuts, sig- 
 nage, visibility, anchors, etc. 
•  The commercial sites will be developed to meet or  
 exceed the best practices of the APA, AIA, CNU, ICSC  
 and ULI. 
•  The commercial sites will be planned and developed per  
 the DPZ Master Plan, guidelines and regulating plan. 
•  The St. Louis region’s economy will continue at normal    
 or  above normal ranges of retail demand and growth.

As a result of our qualitative analysis, GPG finds that the retail com-
ponent of Uptown Dardenne Prairie offers an opportunity to create 
a neighborhood-oriented shopping center competitive in the local 
market. Current shopping alternatives in the area are conventional 
suburban strip centers; a newer, mixed-use walkable town center 
as proposed, would not only offer better service for the area’s grow-
ing population base, but also offer a new shopping alternative in 
the market.  
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T1

T2

T3

T4

T5

T6

Development  Code for  Downtown Dardenne Pra i r ie ,  MO

D  S  MARTC  ODE ARDENNE P  RAIRIE

DARDENNE PRAIRIE CODE

BUILDING SCALE SMARTCODE 

B10

 ARTICLE 2. LOTS AND BUILDINGS

 © DUANY PLATER-ZYBERK & COMPANY

City of Dardenne Prairie, Missouri
SECTION 2.3.8 T3

Corner 
Conditi

Mid-Blo
Conditi

OUTBUILDING DISPOSITION
1. The elevation of the out build-
ings shall be distanced from the 
lot lines as shown.

6 ft. max.

3 ft. min.

3 ft. min.

3 ft. or 23 ft.

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 2)

prohibited
prohibited

permitted
prohibited

(see Table 1)

a. Residential
b. Lodging
c. Office
d. Retail

BUILDING FUNCTION (see Tables 5 & 7)    
restricted use
restricted use
restricted use
restricted use

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f   Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 4)

permitted
permitted
prohibited
prohibited
prohibited
prohibited
prohibited
prohibited

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING DISPOSITION
20 ft. min.
3 ft. or 6 ft
3 ft.* or 23 ft.

BUILDING DISPOSITION
24 ft. min.
12 ft. min.
12 ft. min.
50% min. at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout 

BUILDING HEIGHT (see Table 3) 
a. Principal Building
b. Outbuilding

3 stories max.
2 stories max.

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

60% max
40 ft. min 80 ft. max

BUILDING HEIGHT
1. Building height shall be 
measured in number of stories, 
excluding a raised basement, or 
inhabited attic.  
2.  Each story shall not exceed 
14 ft. clear, floor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

24 ft. min.

6 ft. min.

6 ft. min.

12 ft. min.

Corner 
Conditi

Mid-Blo
Conditi

12 ft. max.

BUILDING DISPOSITION
1. The facades and elevations 
of principal buildings shall be 
distanced from the lot lines as 
shown. 
2. Facades shall be built along 
the principal frontage to a mini-
mum of 50% of its width.

20 ft. 

3rd Layer

PARKING PLACEMENT

20 ft.

Principal Frontage

Secondary Frontage

1. Uncovered parking spaces 
may be provided within the 2nd 
and 3rd Layer as shown in the 
diagram (see Table 10D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 10D). 
3. Trash containers shall be 
stored within the 3rd Layer.

2nd Layer1st Layer

PARKING PROVISIONS
See Tables 5 & 6

T3

Corner 
Conditi

Mid-Blo
Conditi

3 ft. min.

* or 15 ft. from center line of alley

Graphics are illustrative only. Please refer to 
actual metrics for setback and height information 
(minimums and maximums).

2

1 

Max.   
height Max. 

height

1 

2 

3

BUILDING SCALE SMARTCODE 
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City of Dardenne Prairie, Missouri
TABLE 4 PRIVATE FRONTAGES 

SECTION      PLAN
LOT   

PRIVATE ►
FRONTAGE      

R.O.W.
◄ PUBLIC 
FRONTAGE

LOT   
PRIVATE ►
FRONTAGE      

R.O.W.
◄ PUBLIC 
FRONTAGE

a. Common Yard: a frontage wherein the Facade is set back sub-
stantially from the frontage line.  The front yard created remains 
unfenced and is visually continuous with adjacent yards, supporting 
a common landscape. The deep Setback provides a buffer from 
the higher speed Thoroughfares.

T3

b. Porch & Fence: a frontage wherein the Facade is set back from 
the frontage line with an attached porch permitted to encroach. A 
fence at the Frontage Line maintains the demarcation of the yard. 
The porches shall be no less than 8 feet deep.

T3
T4

c. Terrace or Light Court: a frontage wherein the Facade is set back 
from the Frontage Line by an elevated terrace or a sunken light 
court. This type buffers Residential use from urban sidewalks and 
removes the private yard from public encroachment. The terrace 
is suitable for conversion to outdoor cafes.

T4
T5

d. Forecourt: a frontage wherein a portion of the Facade is close to 
the Frontage Line and the central portion is set back.  The fore-
court created is suitable for vehicular drop-offs. This type should 
be allocated in conjunction with other frontage types. Large trees 
within the forecourts may overhang the sidewalks. 

T4
T5
T6

e. Stoop: a frontage wherein the Facade is aligned close to the Front-
age Line with the first story elevated from the sidewalk sufficiently 
to secure privacy for the windows. The entrance is usually an 
exterior stair and landing. This type is recommended for ground-
floor Residential use. 

T4
T5
T6

f.   Shopfront and Awning: a frontage wherein the Facade is aligned 
close to the Frontage Line with the building entrance at sidewalk 
grade.  This type is conventional for Retail use. It has a substantial 
glazing on the sidewalk level and an awning that may overlap the 
sidewalk to the maximum extent possible.

T4
T5
T6

g. Gallery: a frontage wherein the Facade is aligned close to the Front-
age Line with an attached cantilevered shed or a lightweight colon-
nade overlapping the sidewalk. This type is conventional for Retail 
use. The gallery shall be no less than 10 feet wide and may overlap 
the whole width of the sidewalk to within 2 feet of the Curb.

T4
T5
T6

h. Arcade: a frontage wherein the Facade is a colonnade that over-
laps the sidewalk, while the Facade at sidewalk level remains at 
the Frontage Line.  This type is conventional for Retail use. The 
arcade shall be no less than 12 feet wide and may overlap the 
whole width of the sidewalk to within 2 feet of the curb.

T5
T6

TABLE 4: Private Frontages.  The Private Frontage is the area between the building and the lot lines. 

BUILDING SCALE SMARTCODE 
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City of Dardenne Prairie, Missouri
TABLE 1 TRANSECT ZONE DESCRIPTIONS

THE SUB-URBAN ZONE, consists of low density 
suburban residential areas, differing by allowing 
home occupations. Planting is naturalistic  with 
setbacks relatively deep. Blocks may be large 
and the roads irregular to accommodate natural 
conditions.  

THE GENERAL URBAN ZONE consists of 
a mixed-use but primarily residential urban 
fabric. It has a wide range of building types: 
single, sideyard, and rowhouses. Setbacks and 
landscaping are variable. Streets typically define 
medium-sized blocks. 

THE URBAN CENTER ZONE consists of 
higher density mixed-use building types that 
accommodate retail, offices, rowhouses and 
apartments. It has a tight network of streets, with 
wide sidewalks, steady street tree planting and 
buildings set close to the frontages.

THE URBAN CORE ZONE consists of the 
highest density, with the greatest variety of 
uses, and civic buildings of regional importance. 
It may have larger blocks;  streets have steady 
street tree planting and buildings set close to 
the frontages.  

T3

T4

T5

T6

TABLE 1: Transect Zone Descriptions. This table provides description of the character of each Transect Zone. 

The Dardenne Prairie masterplan will be activated and regulated 
by a proposed Regulating Plan and its associated SmartCode. A 
SmartCode is a type of land development ordinance that unifies 
zoning, subdivision regulations, urban design and basic architec-
tural standards into one compact document. 

Also referred to as a “form-based code,” the SmartCode will ensure 
that the master plan is activated by addressing the physical form of 
building and development. The code advocates the development 
of mixed-use, walkable urban space and assigns specific areas to 
become compact neighborhood centers without changing the char-
acter of the area’s more relaxed residential fabric.
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22 LAND USE
ILLUSTRATIVE PLAN
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CONVENTION CENTER

OFFICE

RETAIL/COMMERCIAL

LIVE-WORK

HOTEL

MULTI-FAMILY RESIDENTIAL

SINGLE FAMILY RESIDENTIAL

CIVIC

OPEN SPACE

Unlike conventional suburban zoning codes, the Smart Code advo-
cates mixed-use development. Above, the illustrative plan desig-
nates sites for residential, mixed-use and retail development, as 
well as sites for civic buildings and open space. All of these uses 
are accommodated by the Smart Code. 

This diagram is illustrative and is created to facilitate the capacity 
projections on the site. The statistics are shown in the tables on the 
next page.
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TOTALS

0

0

Frontage (ft) 03,300 480
at 50' depth 165,000
at 20' depth 09,600

0 0
0
0 0
0 0

0
0

0 0 0
0

0 p 0
0

0 0
568,000 0

Frontage (ft) 5,870 1,430
at 50' depth 293,500
at 20' depth 28,600

Frontage 7,440 1,420
at 60' depth 446,400
at 20' depth 28,400
at 2 stories 892,800 2,840
at 3 stories 1,339,200 85,200
at 4 stories 1,785,600 113,600

Frontage 2,840
at 50' depth 142,000

at 3 stories 426,000
at 4 stories 568,000

Frontage (ft) 2,570
at 50' depth 128,500
at 20' depth

Frontage (ft) 950
at 50' depth
at 20' depth 19,000

Frontage 7,440 1,420
at 60' depth 446,400
at 20' depth 28,400
at 2 stories 892,800 2,840
at 3 stories 1,339,200 85,200
at 4 stories 1,785,600 113,600

Frontage 2,840
at 50' depth 142,000
at 3 stories 426,000
at 4 stories 568,000

Live Work Corners

City Center

Technological Campus

Commmunity Center
Office Std Liner Commercial Std LinerHotel

STATISTICS
LAND USE 

TOTALS

Big Box Civic Convention Center
f

0
0
0

0
0
0

f 0
0

205,000

Area 46,000 sf Frontage (ft) 150
at 50' depth 7,500

at 2 stories 15,000

Area 51,250
at 3 stories 153,750
at 4 stories 205,000

Area 46,000 sf

Frontage (ft) 150
at 50' depth 7,500
at 2 stories 15,000

Area 51,250
at 3 stories 153,750
at 4 stories 205,000

Live Work Corners

City Center

Technological Campus

Commmunity Center
CivicBig Box Convention Center

Single Family Res. Multi-Family Res. 6 du/bldg 1200/du Live Work Std Liner
Commmunity Center Frontage (ft) - (sf) 02,500 154,500 Frontage (ft) 3,690 3,860

at 6 DU / Lot 231 at 24' width 154 161
at 3 stories 6386
at 4 stories 5515

Frontage (ft)Live Work Corners 03,100 Frontage (ft) 03,740 18,000 Frontage (ft) 3,070
at 1 DU / Lot 262 at 6 DU / Lot 345 at 24' width 128
at 2 DU / Lot 4124 at 3 stories 545

at 4 stories 060
City Center Frontage (ft) 01,550 Frontage (ft) 3,890 Frontage (ft) 3,220

at 1 DU / Lot 31 at 6 DU / Lot 359 at 24' width 134
at 2 DU / Lot 262 ,at 1,200 / Unit
Frontage (ft)Technological Campus 0650 Frontage (ft) 3,840 Frontage (ft) 1,860
at 1 DU / Lot 313 at 6 DU / Lot 354 at 24' width 78
at 2 DU / Lot 626 at 1,200 / Unit

TOTALS Frontage (ft) 5,300 Frontage (ft) 13,970 Frontage (ft) 11,840 3,860
at 1 DU / Lot 106 at 6 DU / Lot 1,290 at 24' width 493 161
at 2 DU / Lot 212

at 3 stories 1431
at 4 stories 5575

Dweling Units (T) 2,077 DU
Hotel SF at 4 stories (T) 568,000 LU
Commercial at 1 story (T) 322,100 SF
Office at 3.5 stories (T) 1,851,720 SF
Convention Center (T) 205,000 SF

Dweling Units (T) 2,077 DU
Hotel SF at 4 stories (T) 568,000 LU
Commercial at 1 story (T) 322,100 SF
Office at 3.5 stories (T) 1,851,720 SF
Convention Center (T) 205,000 SF

 THE NUMBERS PROJECTED IN THIS PAGE ARE APPROXIMATIONS 
ONLY AND SUBJECT TO REVISION.THEY REFLECT THE PROJECT’S 
SITE CAPACITY FOR OPTIMAL DEVELOPMENT, NOT NECESSARILY 
THE FINAL FORM AND CONFIGURATION OF THE BUILT-OUT SITE
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44 REGULATING PLAN

DISTRICT
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T5 - URBAN CENTER

T4 - GENERAL URBAN

T3 - SUB-URBAN

OPEN SPACE

CIVIC SPACE

0                       400                   800                        1600

Above, the regulating plan assigns a range of T-Zones to the plan, 
varying from T-3 Sub-Urban to T-6 Urban Core. Each T-Zone fea-
tures different thoroughfare and frontage requirements, as well as 
a variety of building types, in accordance with its level of urban 
intensity.
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55THE TRANSECT
LOCAL SAMPLES

Unlike one-size-fits-all conventional zoning codes, the Smart Code 
offers different regulations for areas of differing urban intensities, 
which are referred to as transect zones. 

A “transect” is usually seen as a continuous cross-section of natu-
ral habitats for plants and animals, ranging from shorelines to wet-
lands to uplands. However, the specific transect that the code uses 
is based on the human habitat, ranging from the most rural environ-
ments to the most urban environments. 

The transect is divided into a range of “Transect Zones,” each with 
its own complex character. This ensures that a community offers a 
full diversity of building types, thoroughfare types, and civic space 
types, and that each has appropriate characteristics for its location. 

The six Transect Zones are: T-1 Natural, T-2 Rural, T-3 Sub-Urban, 
T-4 General Urban, T-5 Urban Center, T-6 Urban Core. There are 
also specific provisions for “Special Districts.”

Regulations for each transect zone are specifically callibrated to 
fit their particular neighborhoods and regions. Above, the transect 
diagram depicts the differing conditions for the Transect within St. 
Charles County, and the City of St. Louis. While the transect zones 
follow the same patterns in the two areas, the zones themselves 
feature differing urban intensities. For example, the development 
reaches a higher density in downtown St. Louis (T6) than in down-
town New Town St. Charles (T6). Similarly, the Dardenne Prairie 
transect will be callibrated to encourage a development pattern 
appropriate to the area and its population.

T1 NATURAL T2 RURAL T3 SUB-URBAN T4 GENERAL    
     URBAN

T5 URBAN     
     CENTER

T6 URBAN 
     CORE

D DISTRICTS

ST. CHARLES COUNTY, MISSOURI

ST. LOUIS, MISSOURI
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PUBLIC THOROUGHFARE PRIVATE FRONTAGE

Common Lawn/ Porch & Fence

3 stories max.

2 stories max.

12 in. min.

Edgeyard

40 ft. min 80 ft. max

60% max,

20% of lot width min.

24 ft. minn.

12 ft. min.

12 ft. min.

20 ft. min.

Residential

Residential

Private Frontage Type

Principal Building Height

Outbuilding Height

First Floor above Grade

Building Disposition

Lot Width

Lot Coverage

Building Frontage at setback

Front Setback

Side Setback

Rear Setback

Outbuilding Setback

Ground Level Function

Upper Level Function

24 ft. min.

6 ft. min.

6 ft. min.

12 ft. min.

12 ft. max. Corner Lot
Condition

Mid-Block 
Condition

Corner Lot
Condition

Mid-Block 
Condition

6 ft. max.

3 ft. min.

3 ft. min.

3 ft. or 23 ft.

20 ft.
3 ft. min.

2

1 

Max.   
height

Max. 
height

1 

2 

3

BUILDING HEIGHT TRANSECT ZONE DIAGRAM

BUILDING DISPOSITIONPRIVATE FRONTAGE

T-3 SUB-URBAN
SAMPLE CODING
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T-4 GENERAL URBAN

BUILDING DISPOSITION

Corner Lot
Condition

Mid-Block 
Condition

12 ft. min. 24 ft. max.

6 ft. min.

0 ft. min.

3 ft. min.

Corner Lot
Condition

Mid-Block 
Condition

 20 ft.
3 ft. 

3 ft. or 23 ft.
0 ft. min.

0 ft. min. 3 ft. max.

0 ft. min.

0 ft. min. 3 ft. max.

PUBLIC THOROUGHFARE PRIVATE FRONTAGE

Common Lawn/ Porch & Fence

3 stories max., 2 stories min.

2 stories max.

12 in. min.

Edgeyard, Sideyard, Rearyard

18 ft min. 60 ft. max

70%

20% of lot width min.

6 ft. min. 18 ft. max.

0 ft. combined min.

3 ft. min.

20 ft. + building setback

Residential

Residential

PRIVATE FRONTAGE
Private Frontage Type

Principal Building Height

Outbuilding Height

First Floor above Grade

Building Disposition

Lot Width

Lot Coverage

Building Frontage at setback

Front Setback

Side Setback

Rear Setback

Outbuilding Setback

Ground Level Function

Upper Level Function

Max. 
height

Max. 
height

1 

2* 
2 

1 

3 

BUILDING HEIGHT TRANSECT ZONE DIAGRAM

SAMPLE CODING
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Common Lawn/ Porch & Fence

4 stories max. 2 stories min.

2 stories max.

12 in. min.

Sideyard, Courtyard, Rearyard

18 ft. min 200 ft. max

80% max.

20% of lot width min.

0 ft. min. 12 ft. max 

0 ft. min. 24 ft. max

3 ft. min.

40 ft. max from rear prop.

Office, Retail

Office, Residential

PRIVATE FRONTAGE
Private Frontage Type

Principal Building Height

Outbuilding Height

First Floor above Grade

Building Disposition

Lot Width

Lot Coverage

Building Frontage at setback

Front Setback

Side Setback

Rear Setback

Outbuilding Setback

Ground Level Function

Upper Level Function

BUILDING DISPOSITION

6 ft. min. 12 ft. max.

6 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

Corner Lot
Condition

Mid-Block 
Condition

0 ft. min.

Corner Lot
Condition

Mid-Block 
Condition

0 ft. 

4th Layer
40 ft. max. 
3 ft. max.

0 ft

PUBLIC THOROUGHFARE PRIVATE FRONTAGE

Max. 
height

1 

2* 
2  min.

1 

3 

4
Max. 

height

BUILDING HEIGHT TRANSECT ZONE DIAGRAM

T-5 URBAN CENTER
SAMPLE CODING
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Forecourt, Stoop, Gallery, Arcade

6 stories max. 2 stories. min

N/A

12 in. min.

Rearyard, Courtyard

18 ft. min 400 ft. max

90%

20% of lot width min.

0 ft. min. 12 ft. max

0 ft. min. 24 ft. max

3 ft. min.

N/A

Commercial

Commercial/ Residential

PRIVATE FRONTAGE
Private Frontage Type

Principal Building Height

Outbuilding Height

First Floor above Grade

Building Disposition

Lot Width

Lot Coverage

Building Frontage at setback

Front Setback

Side Setback

Rear Setback

Outbuilding Setback

Ground Level Function

Upper Level Function

BUILDING DISPOSITION

Corner Lot
Condition

Mid-Block 
Condition

6 ft. min. 12 ft. max.

6 ft. max.

0 ft. min. 24 ft. max.

0 ft. min.**

Corner Lot
Condition

Mid-Block 
Condition

2nd Layer 3rd Layer1st 
Layer

PUBLIC THOROUGHFARE PRIVATE FRONTAGE

Max. 
height

1 

2 min. 

6 

5 

4 

3 

BUILDING HEIGHT TRANSECT ZONE DIAGRAM

T-6 URBAN CORE
SAMPLE CODING
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ILLUSTRATIVE PLAN
MASTER PLAN

0                       400                   800                        1600
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VICINITY

The Uptown Dardenne Prairie Master Plan is a proposal for a new 
mixed-use center which will create a civic core for the City and pro-
vide residents with additional services and amenities in close prox-
imity to their homes. The plan, which is composed of four distinct 
sectors, includes proposed commercial, residential and office uses, 
as well as civic and recreational amenities such as plazas, green 
spaces, playing fields, and other civic spaces. These downtown 
sectors are designed to become  a unified, comprehensive center 
connected by pedestrian-friendly thoroughfares. 
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FEISE CORRIDOR REVISION
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