
Memorandum  
Department of Planning & Development Services  
 

To:  Planning and Public Works Committee 
 

From: Cecilia Dvorak, Project Planner 
 

Date:  January 18, 2018   
 

RE:  P.Z. 17-2017 Aventura at Wild Horse Creek (Above All Development): 

A request for a zoning map amendment from the “PC&R” Planned 
Commercial and Residential District, the “C8” Planned Commercial 

District and the “LLR” Large Lot Residential District to an “R-6AA” 

Residence District for a 12.6 acre tract of land located on the south side 
of Old Chesterfield Road, northwest of the intersection with Wild Horse 

Creek Road (17T310016, 18T630173, 18T630205, 18T640226). 

Summary 
Grimes Consulting has submitted a request for a zoning map amendment from a 

“PC&R” Planned Commercial and Residential District, the “C8” Planned Commercial 

District and the “LLR” Large Lot Residential District to an “R-6AA” Residence District 

for a 12.6 acre tract located on the south side of Old Chesterfield Road, northwest of 
the intersection with Wild Horse Creek Road. The Petitioner has stated that they 

intend to develop the subject site into a 170-unit multiple-family development. 
 

As a conventional (versus planned) zoning district, the legislation for this request does 
not include a preliminary plan nor an Attachment A. If the request is approved, these 

parcels will have to adhere to the permitted uses and district regulations of the  

“R-6AA” Residence District as well as all other applicable code requirements.  
 

A public hearing was held on December 11, 2017, at which time one (1) issue was 
raised regarding the need to zone to the “R-6” versus the “R-6AA” Residence District. 

Additionally, four (4) concerns were raised regarding access and traffic, the sky 

exposure plane, the high design standards of the Urban Core land use designation, 
and the open space and tree preservation requirements. 
 

In an issues response letter, the petitioner confirmed their willingness to rezone to 

“R-6AA” as opposed to the “R-6” Residence District, and their understanding of the 

requirements to gain approval during the Site Plan review process. Planning 
Commission recommended approval of the request on January 8, 2018 by a vote of  

8 – 0.  
 

Attached to this report, please find a copy of Staff’s Planning Commission report, 
Property Survey, and Tree Stand Delineation Plan.  
 

Respectfully submitted, 
  

Cecilia Dvorak 

Project Planner 
 

Attachments: January 8, 2018 Planning Commission Report  
Outboundary Survey 
Tree Stand Delineation Plan  
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Figure 1. Aerial Photograph 
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Planning Commission Vote Report 

 

Meeting Date:  January 8, 2017 
 

From:   Cecilia Dvorak, Project Planner  
 

Location: On the south side of Old Chesterfield Road, northwest of the intersection with 
Wild Horse Creek Road 

 

Petition:  P.Z. 17-2017 Aventura at Wild Horse Creek (Above All Development): A request 
for a zoning map amendment from the “PC&R” Planned Commercial and 
Residential District, the “C8” Planned Commercial District and the “LLR” Large Lot 
Residential District to an “R-6” Residence District for a 12.6 acre tract of land 
located on the south side of Old Chesterfield Road, northwest of the intersection 
with Wild Horse Creek Road (17T310016, 18T630173, 18T630205, 18T640226). 

 
 

SUMMARY 
Above All Development has submitted a request for a zoning map amendment from “PC&R” Planned 
Commercial and Residential District, the “C8” Planned Commercial District and the “LLR” Large Lot 
Residential District to an “R-6” Residence District for a 12.6 tract located on the south side of Old 
Chesterfield Road, northwest of the intersection with Wild Horse Creek Road. The Petitioner has stated 
that they intend to develop the subject site into one multi-family development with 170 units. 

 

Since the Public Hearing, the petitioner has agreed to change the request to an “R-6AA” Residence 
District. 
 

As a conventional (versus planned) zoning district, the legislation for this request will neither include a 
preliminary plan nor an Attachment A.  If approved, the uses permitted for the subject site will be those 
specified in the “R-6AA” Residence District regulations.  
 

HISTORY OF SUBJECT SITE 
The subject site was zoned “PC&R” Planned Commercial and Residential in 2008 on the easternmost 
parcel of the site. The central and southwestern parcels of the site were zoned “LLR” Large Lot 
Residential in the early 2000s, and the northwestern parcel was zoned “C8” Planned Commercial District 
by St. Louis County prior to the City’s incorporation.  
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Figure 1: Aerial Image 

 

LAND USE AND ZONING OF SURROUNDING PROPERTIES 
Direction Zoning Land Use 

North  “C7” General Extensive Commercial District Chesterfield Mobile Home Park 

East “PC&R” Planned Commercial and Residence District Vacant/Undeveloped 

South “PC&R” Planned Commercial and Residence District 
“LLR” Large Lot Residential District 

Vacant/Undeveloped 

West  “NU” Non-Urban District 
“C8” Planned Commercial District 
“LLR” Large Lot Residential District 

Vacant/Undeveloped, and 
Ameren Substation 

 

 
Figure 2: Zoning Map 
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COMPREHENSIVE PLAN ANALYSIS 
The subject site is located within Ward 2 of the City of Chesterfield.  The City of Chesterfield Land Use 
Plan indicates this parcel is within the Urban Core land use designation. The Comprehensive Plan 
designates appropriate land uses of the urban core as high-density residential, retail, and/or office. The 
proposed uses and density of the “R6” Residence District would comply with the Land Use Plan and 
would permit the applicant to build up to 274 units across the 12.6 acre site. 
 

Additionally, a number of Plan Policies are applicable to this request. The following items identify the 
applicable plan policy and the staff analysis follows in italics: 
 

2.1.7 Multiple-Family Projects in Higher Density Areas –Multiple-family projects should be located close 
to existing, higher density commercial and residential development so as to not alter the locations and 
environment of existing single family neighborhoods. Each multiple-family project should meet City-
developed greenspace standards unless clearly identified reasons justify non-conformance. 
 

This request is intended to become a high density residential development which will meet all landscape 
buffer and preservation requirements to ensure the character of adjacent areas are not affected. 
Additionally, it is surrounded by vacant/undeveloped land to the east, south, and west, and is across Old 
Chesterfield Road from the current mobile home park which is also a higher-density residential 
neighborhood. 
 

2.4 Higher Density Residential in Urban Core – New multiple-family residences should be located within 
or near the Urban Core. 
 

This “R6” Residence District request is located within the Urban Core Land Use Plan designation. 
 

3.7 Urban Core - The Urban Core should be developed to contain the highest density of mixed-use 
development in the City of Chesterfield. It should serve as the physical and visual focus for the City.  
 

The “R6” Residence District would permit a maximum of 274 multiple-family units within the Urban Core 
Land Use designation. 
 

  
Figure 3: Future Land Use Plan 
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ISSUES 
A Public Hearing was held on this request at the December 11, 2017 Planning Commission meeting. Five 
issues were raised at the Public Hearing. A summary of the issues is presented below, and a formal 
response from the petitioner to each of the issues is attached to this report. 
 

The first four issues were advisory comments to ensure the applicant is aware that a number of items 
will need to be addressed and reviewed during the site plan review process. These issues are as follows: 

 

The first issue was regarding the sky exposure plane. The petitioner understands they must provide an 
exhibit which demonstrates the development complies with this provision. 

 

The second issue was regarding access & traffic. The petitioner has indicated they have begun 
discussions with a transportation engineering firm and will provide this analysis during the site plan 
review procedure. 

 

The third issue was regarding the Urban Core land use designation’s high design standards. The 
petitioner understands the Urban Core is to be the visual focus in the City and will be held to high 
standards. Staff has passed along the guiding Comprehensive Plan policies, and the City’s site and 
building design standards to ensure they are aware of the items the site plan will be reviewed against.  

 

The fourth issue was regarding the open space & tree preservation requirements. The petitioner has 
indicated they are fully aware of the open space and tree preservation standards and intend to meet or 
exceed the requirements. 
 

The fifth and final issue was regarding the need for an R6 zoning which would permit 274 multiple-family 
units, as opposed to R-6AA which would permit 183 multiple-family units. The petitioner has confirmed 
they are comfortable changing the request to an R-6AA with the understanding that underground 
parking would not be feasible with the lower density. The following table provides a direct comparison 
between the R6 and R6AA zoning district density requirements: 
 

District Minimum MF Lot Size 
Units Permitted 
on Subject Site 

R6 2,000 Square Feet 274 units 

R6AA 3,000 Square Feet 182 units 
 

REQUEST 
Staff has completed review of this petition request for an amendment to an existing ordinance and all 
agency comments have been received. Staff requests action on P.Z. 17-2017 Aventura at Wild Horse 
Creek (Above All Development). 
 
Respectfully Submitted, 
 
Cecilia Dvorak 
Project Planner  
 
Attachments 

1. Petitioner’s Issues Response Letter 
2. Outboundary Survey 
3. Tree Stand Delineation 
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