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Overview
WHY GROWTH
ANALYSIS IS
IMPORTANT

EXISTING CAPACITY
vs FUTURE GROWTH

KEY TAKEAWAYS OF THE
GROWTH ANALYSIS

To develop an overall vision of
the future of Lake Saint Louis,
it is important to have a logical
framework for decision making for
future land uses. With close to 900
acres of undeveloped land within the
city limits of Lake Saint Louis, and
hundreds more acres of undeveloped
land near the City, determining the
potential demand and type of growth
is critical.

This chapter also examines the
existing capacity of undeveloped
land in the City based on its current
zoning. The existing capacity is
then compared to projections for
population, housing, and economic
development to gauge whether the
existing land use is feasibile with
market demands. While market
demand is not the only determination
for future land use (community
priorities, transportation, adjacent
uses, environmental factors are just
some of the considerations), it is an
important consideration.

There are several generalizations that can be made based on the
projections and analysis of this Chapter. They include:

This chapter seeks to provide a logical
basis for future land use decisions by
forecasting potential population and
housing and projections for economic
development. Like the weather,
forecasts for population, jobs, and
housing are seldom precisely correct.
But like weather forecasts, they are
helpful in predicting general trends. A
PHWHRURJROLVWPLJKWIRUHFDVW´RIUDLQ
ZKHQWKHDFWXDODPRXQWLV´RIUDLQ
a few days later. They were generally
correct in predicting a “heavy” rain.
This generality of trends should be
kept mind in reviewing projections
within this chapter.
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Ŷ

Strong demand for residential housing will continue in Lake
Saint Louis and St. Charles County.

Ŷ

Lake Saint Louis does not have enough undeveloped land
zoned residential to meet the demand.

Ŷ

Lake Saint Louis has too much undeveloped land zoned
commercial (which includes retail) and ofﬁce.

Ŷ

A stronger balance of residential compared to ofﬁce and
commercial as part of the future land use plan will help meet
the demand for housing and help strenghthen existing
commercial and ofﬁce areas.

Ŷ

The strong demand for development gives the City a strong
position to require high quality development standards.

0RUHGLQLQJRSWLRQV
KDYHEHHQDIUHTXHQW
UHTXHVWE\UHVLGHQWV
0RUH³URRIWRSV´LQ/DNH
6DLQW/RXLVZLOOKHOSWKH
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UHVWDXUDQWV
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Undeveloped Areas by
Type of Zoning
Zoning District

Acres

Business Park
Community Business
Highway Commercial
Light Industrial
Planned Development
Planned Residential
NonUrban
Single Family

233
43
399
7
116
6
72
19

Total: 895
Notes:
Undeveloped areas are as of
December, 2016 and include
some parcels with some limited
development. The acreage should
be considered as an approximation
and represents a general snapshot of
undeveloped areas in the City.

Map: Existing Undeveloped Areas (Existing Capacity)
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Population and Housing Projections
INTRODUCTION
Lake Saint Louis has grown from
UHVLGHQWVDWWKHWLPHRIWKH
&HQVXVWRDVRI&HQVXV%XUHDX
estimates for 2015. This four-fold
LQFUHDVHKDVH൵HFWLYHO\UHVXOWHGLQ
complete development around the
lakes themselves, annexation of a
substantial amount of additional
land area into the city, and on-going
development of the annexed areas.
St. Charles County continues to be
a rapidly growing county in terms
of population, although its rate of
economic growth (jobs, employers,
retail sales) has been slower than
population and housing. For instance,
many jobs held by county residents
are in other locations, particularly St.
Louis County, which adds to highway
WUD൶FDQGUXVKKRXUFRQJHVWLRQZLWKLQ
St. Charles County. As the county’s
growth continues westward, however,
Lake Saint Louis is in high demand
among developers, residents, retailers,
and employers.
This report looks to future growth
potentials and their implications for
land development in the city. Growth
projections are based primarily on
population changes as estimated
from several independent sources.
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7KDWLV'HYHORSPHQW6WUDWHJLHVGLG
not determine its own forecasts of
population change in St. Charles
County and Lake Saint Louis, but
relied on the projections of Missouri
state government, the U.S. Census
Bureau, the U.S. Bureau of Economic
Analysis, and two private vendors
RIVRFLRHFRQRPLFGDWD(VULDQG
3UR[LPLW\2QH,QWKHHQGKRZHYHU
judgments of population growth
for the city and county are those of
'HYHORSPHQW6WUDWHJLHV

Population
to2040:
2040:
PopulationProjections
Projections to
Lake
Saint
Louis
and
St.
Charles
County
Lake St. Louis and St. Charles County
Lake
Louis
LakeSaint
St. Louis

1980
1985
1990
1995
2000
2005
2010
2015
2020
2025
2030
2035
2040

Slow
3,800
6,000
7,400
9,100
10,200
12,800
14,500
15,400
16,200
17,300
18,500
19,800
20,900

Medium
3,800
6,000
7,400
9,100
10,200
12,800
14,500
15,400
17,600
18,900
20,400
22,100
23,500

Fast
3,800
6,000
7,400
9,100
10,200
12,800
14,500
15,400
17,600
20,600
23,300
25,700
27,500

Charles County
County
St. Charles
Slow
Medium
93,600
93,600
113,800
113,800
145,300
145,300
171,900
171,900
214,400
214,400
246,700
246,700
286,200
286,200
328,900
328,900
358,800
361,800
385,800
385,600
407,900
423,400
438,900
451,700
464,800
482,500

Fast
93,600
113,800
145,300
171,900
214,400
246,700
286,200
328,900
375,000
428,600
470,600
502,100
536,300

Changes from 2015 to 2040 (25 Years)
Population
Percent

5,500
36%

8,100
53%

12,100
79%

135,900
41%

153,600
47%

207,400
63%

Source: Development Strategies using independent projections from the State of Missouri's Office of
Administration, the U.S. Census Bureau and Bureau of Economic Analysis, and www.proximityone.com.

Population Projections to 2040:
Lake Saint Louis and St. Charles County
October 18, 2017

By combining these various outlooks
from the national to the county
level, and comparing Lake Saint
/RXLVSDWWHUQVVLQFHWRWKRVH
of the county and state, a set of high,
medium, and slow growth sce-narios
emerged for the city and county in
¿YH\HDULQFUHPHQWVWKURXJK
In no case is population decline
forecast, although declines will likely
be experienced in isolated areas of
the county (say, older parts of the
City of St. Charles or even older
neighborhoods in Lake Saint Louis),
EXWWKHQHWH൵HFWFRQWLQXHVWREH
rather robust growth expectations.

As shown, population growth in Lake
Saint Louis could range from about
RQHWKLUGPRUHWKDQLQ  WR
PRUHWKDQWKUHHTXDUWHUVPRUH  
E\6W&KDUOHV&RXQW\FRXOG
JURZIURPWRPRUHWKDQLQ
2015.
These projections would result in
between 5,500 and 12,100 more
people after 25 years in Lake Saint
/RXLVDQGEHWZHHQDQG
PRUHWKURXJKRXWWKHFRXQW\.

Source: Development Strategies
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SHIFTING AGE GROUPS AND LIFESTYLE CHOICES
More important, perhaps, than overall
population numbers is the distribution
of those numbers by age group.
'L൵HUHQWDJHVFUHDWHGHPDQGDQG
QHHGVIRUGL൵HUHQWNLQGVRIKRXVLQJ
public services, job opportunities, and
VRIRUWK3URMHFWLQJDJHFKDQJHVIRU
small geographic areas, however, is
far too fraught with large margins of
error, so the following graphs depict
DJHJURXSLQJVLQ¿YH\HDUFRKRUWV
for all of St. Charles County between
DQG%\LQWHUSRODWLRQLW
can be assumed that similar forces and
changes could occur in Lake Saint
Louis, although the age composition
at present in Lake Saint Louis tends
to average a little bit older than
the county as a whole. Still, the
projections are illustrative of changes
WKDWZLOOD൵HFWVRFLRHFRQRPLFVDQG
land development changes in St.
Charles County.
Of particular note is that the middle
cohorts and the older cohorts will
make up much larger shares of
WKHFRXQW\¶VSRSXODWLRQLQ
than in 2015. Generally speaking,
children from age 0 to 19 will command a slightly smaller share of the
population while those over 65 will
have a higher share. Young adults will
decline as a share while early-middle
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age adults will generally increase their
share.
Even more telling are the absolute
numbers of these changes, as shown
in the next graph. Between 2015 and
SURMHFWLRQVLQGLFDWHWKDWWKHUH
will be net losses in three age groups,
WZRRIWKHP DQG ZLWK

rather substantial losses throughout
the county. But there will be major
gains in the early middle-age groups
 DQGLQWKHVHQLRUSRSXODWLRQ
(over 65).

Distribution of Population by Age for 2015 and 2040:
St. Charles County
October 18, 2017

While these patterns may not be the
same in Lake Saint Louis itself, the
overall pattern suggests an important
need for housing, services, shopping,
and activities that cater to seniors.
There are projected to be, for instance,
almost 92,000 more people aged 65 or
PRUHLQWKHFRXQW\LQWKDQWKHUH
are today.
7KHUHZRXOGDOVREHDOPRVW
PRUHDGXOWVDJHGWRVXJJHVWLQJ
a sizeable labor force in peak
productivity years, which could be
very important given a net loss of
about 19,000 in the 50-59 age groups,
which are typically the highest income
earnings groups. These latter groups

also tend to be early empty-nesters,
so demand for downsized housing
could fall. On the other hand, even
more demand for downsized, and
perhaps higher density, housing will
emerge from the seniors’ population
expansion.
There will still be growth in schoolage children, most of them like found
LQKRXVHKROGVKHDGHGE\WKH

Family aged population is expected
to continue to grow in St. Charles
County and Lake Saint Louis
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age groups. This means more schools,
more youth activities, and perhaps
more family-sized housing. With
WKHGHFOLQHLQWKRVHLQWKHLU¿IWLHV
however, much of their family-sized
housing might be transferable to the
up-and-coming families.

(15,000) (10,000)

0-4
5-9
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
75-79
80-84
85+

(5,000)

-

5,000

10,000

15,000

20,000

8,890
12,780
9,630
4,420
340

(680)
4,810
19,880
19,300
6,350

(11,020)
(7,940)
5,050
15,240
19,550
19,810
18,850
18,390

Change in Age Groups between 2015 to 2040:
St. Charles County
October 18, 2017

NUMBER OF
HOUSING UNITS

IMPLICATIONS FOR HOUSING
LAND DEVELOPMENT

This added population will require
housing. Given prevailing trends in
age groups and average persons per
housing unit in St. Charles County and
Lake Saint Louis, it is projected that
the average housing unit in Lake Saint
/RXLVZLOOKDYHWRSHRSOH
This accounts for an overall vacancy
rate of eight percent, so the average
KRXVHKROG ZKLFKLVGH¿QHGDVDQ
RFFXSLHGKRXVLQJXQLW ZLOOKDYH
to 2.5 residents.

None of these projections, however,
address whether Lake Saint Louis
and St. Charles County can actually
accommodate such growth or, indeed,
if they truly want such growth. The
projections are based solely on growth
demand without regard as to whether
WKHDGGLWLRQDOSHRSOHZRXOG³¿W´LQWR
either jurisdiction under current or
future land development regulations.
Of course, any jurisdiction is generally
free to increase allowable densities
(population and housing per square
mile) to attract and accommodate
growth. So these projections are
R൵HUHGDVSODQQLQJLQIRUPDWLRQIRU
the community of Lake Saint Louis to
determine if and how it may want to
accommodate such growth.

Using these projections, the
population growth of Lake Saint
Louis would require about 2,520 more
KRXVLQJXQLWVE\IRUWKHORZ
SRSXODWLRQJURZWKVFHQDULR
more units for the medium growth
VFHQDULRDQGPRUHXQLWVIRUWKH
high growth scenario.
In fact, more than these numbers of
units would likely be likely have to
be constructed as some existing units
are removed from the landscape for
reasons ranging from being obsolete
and replaced to land use conversions
to non-residential purposes. The
SURMHFWLRQVUHÀHFW³QHWDGGLWLRQV´WR
WKHKRXVLQJVWRFNE\

The population projections are an
indication of potential future housing
needs and land development in
Lake Saint Louis. The graph below
illustrates a combination of scenarios.
One is a series of possible growth
rates, as shown on the line graphs
above. The other is a range of housing
GHQVLWLHVZKLFKD൵HFWWKHGHPDQGIRU
land.
Generally speaking, Lake Saint Louis
is currently developed at an overall
average of about 2.6 housing units per
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acre. This average includes large lot
housing as well as smaller lots and
even multifamily housing structures.
As shown under all three growth
scenarios, continuation of that overall
density would require more land
(shown in acres) for the additional
KRXVLQJWKDQDGHQVLW\RIVD\
XQLWVSHUDFUH'HPDQGIRUDGGLWLRQDO
land for housing (of all types) could
UDQJHIURPDQRWKHUDFUHVLQ/DNH
Saint Louis (slow growth but higher
density) to more than double that
amount at 1,990 acres (high growth,
current average density).
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Additional Land Requirements (Acres) for Housing
Growth Projections: Lake Saint Louis 2015 to 2040
October 18, 2017

Economic Development
Projections
INTRODUCTION
With general economic growth and
population growth come opportunities
to attract more businesses and
employment centers. By comparing
employment projections for the
Missouri side of the St. Louis
metropolitan area obtained from the
0LVVRXUL'HSDUWPHQWRI(FRQRPLF
'HYHORSPHQWWRSRSXODWLRQ
SURMHFWLRQV'HYHORSPHQW6WUDWHJLHV
projected three job growth scenarios
for St. Charles County and, by
interpolation, how this job growth
could be partially accommodated
in Lake Saint Louis itself. These
projections are illustrated below and
the numbers are shown on the table on
this page.
Because of the job creation “power” of
St. Louis County even in recent years,
the level of uncertainty in projecting
job growth in St. Charles County
is relatively high. Even though
population and household incomes
have grown substantially in the past
three decades in St. Charles County,
concomitant job creation has not taken
place. Instead, St. Louis County, in
particular, has remained a major force
for jobs and employers. St. Charles
County residents, therefore, commute
to jobs in St. Louis County in numbers
and percentages exceeding what might
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otherwise be expected. St. Charles
County, in short, remains a largely
“bedroom community” when its size
suggests that it should be either much
less so or even that the county could
be a net attractor of commuters.

Projections of Jobs 2015-2040:
St. Charles County

Projections of Jobs 2015-2040:
Lake Saint Louis
October 18, 2017

Thus, the projected numbers shown
on this page assume a low rate of
job growth in St. Charles County
(and, thus, in Lake Saint Louis)
but also assume higher rates of job
creation in St. Charles County if it
FDQRYHUFRPHWKH³JUDYLW\´H൵HFW
of the much larger economy in St.
Louis County. Between 2015 and
WKHUHIRUHWKHUHLVDZLGHUDQJH
in potential outcomes from 57,100
more jobs in St. Charles County to
DVPDQ\DV2QDVPDOOHU

scale, Lake Saint Louis could absorb
as few as 2,600 of those net new jobs
RUDVPDQ\DV7KLVZLGH
dispersion in projected outcomes is of
importance to planners and economic
developers — the potential for growth
is substantial, but recent history
suggests that such potential is not
being reached.

Lake Saint Louis

St. Charles County

Employment Projections to 2040:
Lake Saint Louis and St. Charles County
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IMPLICATIONS FOR LAND DEVELOPMENT
The graphs on this page convert
the job growth projections into
land requirements in Lake Saint
/RXLV7KH¿UVWJUDSKVKRZVWKH
implications of economic growth
based on employment but excluding
WKHH൵HFWVRIUHWDLOVWRUHVDQG
restaurants. The second graph shows
just the implications of retailing
and restaurants. The reason for the
separation is that retailing and dining
tend mostly to serve local markets
while other economic development
tends to have a larger, regional impact.
As population in Lake Saint Louis
grows, the demand for retailing and
restaurant land will also grow, but
not necessarily the demand for other
economic development land. For
instance, Lake Saint Louis might
attract no additional jobs in nonretailing/dining economic sectors, but
it will almost certainly attract jobs in
retailing and dining, thus increasing
the land demand for those uses alone.
The graphs also show the amount of
currently zoned, but undeveloped,
land in the city for such uses.
The graphs again combine a range
of scenarios, just like the housing
projections described earlier. There
could be low, medium, or high
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growth rates and that growth could be
DFFRPPRGDWHGDWGL൵HUHQWÀRRUDUHD
densities.

800
700
682

600
599

500

In this non-housing case, density
RSWLRQVDUHGH¿QHGDVWKH³ÀRRUDUHD
ratio” (FAR), a common measure
for non-residential development that
LQGLFDWHVWKHUDWLREHWZHHQWKHÀRRU
area of a building and the land area of
its site.
=RQLQJRUGLQDQFHVDQGUHODWHGODQG
regulations imposed and managed
by local government generally determine the “allowable FAR” for
properties. But property owners are
not required to fully meet the allowable FAR, though they cannot
exceed the allowable FAR. In fact,
most properties are developed at less
than their allowable FAR. This is
due to a variety of factors including,
but not limited to, irregular parcel
size, amenities, requirements for
stormwater detention, and easements.
Thus, the graphs have scenarios
VKRZLQJ³SUHFHGHQW)$5´,QH൵HFW
this is the average non-residential
FAR that has taken place over time
in Lake Saint Louis. That is, it is the
“precedent” in the city even though
allowable FAR is higher. The market

400

Precedent FAR

300

271

200

100
-

77
38
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Low Growth
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High Growth

Existing Zoned
Land

Additional Land Requirements (Acres) for Employment
Projections, Excluding Retail and Restaurants:
Lake Saint Louis 2015 to 2040
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Additional Land Requirements (Acres) for Retail and
Dining Growth Projections:
Lake Saint Louis 2015 to 2040
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Is this a big challenge to the city’s
growth potentials? Not necessarily.
The right hand bars on the two
graphs on the previous page show the
Combining employment projections,
estimate amount of acreage in the city
above, with typical square feet per
that is already zoned for land uses
employee in a range of non-residential
that could accommodate the growth
land uses, it is possible to determine
If all of the projections become reality, projections. For non-retail/dining
WKHDPRXQWRIÀRRUDUHDWKDWWKH
XVHVWKHUHDUHDERXW³DYDLODEOH´
therefore, demand for more nonemployment projections would
acres in the city when the maximum
residential land in Lake Saint Louis
require. If built at the precedent FAR
demand projection is for 599 acres.
OHYHOWKLVÀRRUDUHDZRXOGXVHPRUH
FRXOGUDQJHIURPDORZRIPRUH
For the retail and restaurant uses,
land—less density—than if built at the DFUHVWRDFUHVE\WKH\HDU
7KLVZRXOGEHLQDGGLWLRQWRWKHWR WKHUHDUHDERXWDYDLODEOHDFUHV
allowable FAR based on Lake Saint
1,990 additional acres for residential
while the high demand projection is
Louis’ zoning code. For non-retail or
for 191 acres. Theoretically, Lake
development as discussed earlier.
dining uses, the slow growth scenario
Saint Louis is already positioned to
combined with the allowable FAR
absorb its highest growth projections,
VFHQDULRZRXOGUHTXLUHRQO\PRUH
whether the available land is precisely
acres of land in the city between 2015
where developers, businesses, and
DQG$WWKHRWKHUH[WUHPHWKH
the community want it to locate
high growth economic development
is another matter. In addition, the
balance between the amount of land
for residential and non-residential uses
will be an important consideration.
FAR Explained - An Example
has simply chosen to develop at lesser
densities than otherwise allowed.

scenario built out at the precedent
FAR would require as many as 599
more acres of land. The range for
UHWDLODQGGLQLQJXVHVLVIURPDFUHV
to as many as 191 acres in addition to
the amounts noted above.

A 10,000 square foot building on a 10,000 square foot site would have an
FAR (“ﬂoor area ratio”) of 1.0. If that building is a single story, its footprint
would occupy the entire site, leaving nothing for parking, landscaping,
sidewalks, etc. But at two stories, that building would need only 5,000
square feet of land, leaving another 5,000 square feet for exterior uses.
Still, the FAR is 1.0.
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