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Planning and Development Services Division 

Vote Report 
 

Meeting Date: January 23, 2016   
 

From: Cecilia A. Hernandez - Project Planner  
 

Location: Southwest of the intersection of South Woods Mills Road and Brookings Park Drive 
(18Q140361, 18Q140370, 18Q140352, 18Q140077). 

 

Petition:  P.Z. 07-2016 Willows at Brooking Park (Amendment to CUP #31): A request to 

amend Conditional Use Permit (CUP) #31 to amend the development conditions in 

an “R-1” Residence District, “R-3” Residence District, and “FPR1” Flood Plain 

Residence District for a 26.65 acre tract of land located southwest of the intersection 

of South Woods Mill Road and Brookings Park Drive. (18Q140361, 18Q140370, 

18Q140352, 18Q140077). 

Summary 
A public hearing was held on September 12, 2016 for an amendment to CUP #31 for the Willows at 

Brooking Park. A number of issues were discussed, and an issues response letter was received by the 

City of Chesterfield on December 16, 2016.  
 

The request is to amend existing Conditional Use Permit (CUP) #31 in order to modify the number of 

seats in their private club restaurant facility, change the structure setback along a portion of the 

southern boundary (as seen in figure 2 below), and change the parking setbacks along the eastern and 

a portion of the southern boundary lines (as seen in figure 1 below). 
 

The applicant’s requests will not allow for an increase in density or an increase in the number 

of units for this development. 

  VIII. B.  

Figure 1. Proposed parking setback changes proposed Figure 2. Proposed structure setback changes proposed 

http://www.chesterfield.mo.us/
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Site History 

A Conditional Use Permit (CUP) was approved on the property for the development of a nursing home 

and supplemental living quarters of varying levels of care by St. Louis County in 1987.   

In 1989, an amendment to the CUP was approved to allow for the development of cottages in the 

place of apartments for twenty-eight (28) of the self-care density units and to limit the number of 

apartment buildings to three (3).  Structure, parking, and driveway setbacks were also amended at 

this time. 

In July of 2008, the City of Chesterfield approved an amendment to the CUP for a revision of the 

parking setbacks at the southeast corner of the development, and to revise the structure setbacks at the 

northwest corner of the development. 

In May of 2010, the City Council approved a Boundary Adjustment Plat (BAP) to adjust an existing 

boundary line between Lot 1 and Lot 2 

Over the years, the City has administratively reviewed and approved a number of petitions, the last 

being in May of 2016 for the 10th Amended Site Development Section Plan (ASDSP). 

Surrounding Land Use and Zoning 

The land use and zoning for the properties surrounding this parcel are shown in the aerial image in 

Figure 3 below and are described as follows: 

 

North: North of the site is the St. Luke’s Hospital which is currently zoned “MU” Medical-Use 

District.  

South: The properties to the south are located within the Terrace at Woods Mill Cove subdivision, 

zoned “R-3” Residential District (10,000 square feet) with a “PEU” Planned Environmental 

Unit. 

East: The parcels directly east of the subject site are zoned “R-2” Residence District (15,000 

square feet). 

West: The parcel to the west is zoned “FPR1A” Flood Plain Residence District and mostly consists 

of tree preservation areas. 

 

 

  

       Figure 3. Aerial Photo 
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Comprehensive Plan Analysis 

The subject site is located in Ward 1.  Figure 4 below identifies the subject site in red within the Land 

Use Plan indicating these parcels are within the Residential Single-Family land use designation. This 

subject site is not located in any sub-area identified by the Comprehensive Plan. 
 

Figure 4. Land Use Plan 

 

In addition to the Land Use designation, the Comprehensive Plan also includes the following policies 

which would apply to this proposal: 

 

- 2.1.5 Provide Buffer for Existing Residential Development 

New higher density residential development and non-residential development adjacent to 

existing residential subdivisions should provide for a substantial landscape buffer and 

landscaped area between the uses so as not to alter the conditions and environment of existing 

residential neighborhoods. 

  

The CUP, as well as City Code, requires that landscape buffering be provided between this 

development and neighboring developments. There is currently a large Greenspace Preservation area 

that is in place along the northwestern portion of the site, where the FPR1 Zoning District is in place. 

The sections that follow will detail the additional steps that will be taken by the applicant to mitigate 

the impact of this development on the adjacent single family residential development. 
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Issues 

The Planning Commission and Staff identified six issues at the September 12, 2016 Public Hearing for 

this petition.  The petitioner has submitted a formal response to all of these items which is attached to 

the Planning Commission packet for review. The following issues have been addressed: 
 

1. Evaluate the potential to amend the parking setback request in order to save any trees. The 

Unified Development Code (UDC) allows some variation of parking space dimensions for 

compact cars. The standards for parking stalls and drive aisles policy has been attached.  
 

In response to this issue, the applicant has since changed the Preliminary Plan to reduce the 

number of parking spaces and keep the tree discussed. 
 

2. Confirm the following parking space count is correct: 

 Required parking: 143  

 Provided parking: 433 (excluding building E) 
 

The applicant has indicated that a count of existing parking was conducted to find that actual 

provided parking is 407. The preliminary plan has been updated to specify the number of spaces 

in each area. 
 

Additionally, the existing CUP provides parking standards which refer to the previous City of 

Chesterfield Zoning Code. The language of the CUP will be updated to reflect the UDC 

standards which would change the minimum required parking to 144 spaces, with no parking 

maximums. All future site plan review will be updated accordingly. Staff has no concerns. 
 

3. Questions arose regarding the need for additional parking. Please advise. 
 

The additional proposed parking is located nearest the skilled nursing facility, and the applicant 

identified an additional need for this parking in close proximity due to the additional contracted 

caregivers, a high volume of visitors, residents with two cars, and occasional social and 

business events at their facility.  
 

4. Clarify which trees are to be removed by showing the proposed parking areas on the TSD. 
 

The applicant added the proposed parking areas to the TSD to show which trees would be 

impacted. Additionally, the proposed parking has been modified to save the maple tree which 

was of specific concern. 
 

5. Advise on the mitigation measures you intend to take in order to buffer the adjacent residential 

subdivision from any headlights and lighting. 
 

As seen in the attached agreement between the applicant and the adjacent residents, the 

applicant has added a six (6) foot high sight proof fence and additional plantings along the 

south side of the drive, across from the proposed parking area to ensure vehicle headlights do 

not shine through to the adjacent properties. Additionally, light bollards will be provided in 

lieu of traditional parking lot lighting to minimize the impact of light seen by adjacent residents. 

Language has been added to the CUP to ensure that these changes are incorporated. 
 

6. Clarification arose regarding the lighting for the parking areas; please advise on any changes 

you intend to make to the lighting to mitigate any impacts on the adjacent residential 

subdivision. 
 

As previously mentioned, the applicant indicated that light bollards will be provided in lieu of 

traditional parking lot lights; language is included in the CUP to ensure lighting will not 

negatively impact adjacent properties. 
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Proposed CUP Amendments: 
Seven sections of the existing CUP are proposed to change. The Italic text in this section shows the 

text and proposed red line changes, while Staff input is identified following each section of changes. 

It should be noted that the proposed changes will not increase the density or change the character of 

the development.  

 

Please also be advised that the amended CUP references the Preliminary Development Plan for 

setbacks. All setbacks continue to meet the underlying “R-1” and “R-3” minimum setback 

standards. 

 

2.  BUILDING, LIVING UNIT, AND HEIGHT REQUIREMENTS 

a) The private club authorized by this CUP shall be limited to a 100 seat restaurant facility 

for residents and their guests only. 

 

The existing facility is located in the center of the site, and is not open to the public. It is an accessory 

use for residents and their visitors only. Staff has no concerns regarding this change. 

 

3.  STRUCTURE SETBACKS 

No building or structure, other than: a free standing project identification sign, light standards, 

flag poles or fences will be located within the following setbacks: setbacks as shown on the 

Preliminary Development Plan. 

a) One hundred and fifty (150) feet from the Woods Mill Road right of way. 

b) One hundred (100) from the south limits of the CUP development. 

c) One hundred and twenty-five (125) feet from the western limits of the CUP. 

d) Fifty (50) feet from any other limit of this CUP. 

e) Self-care units in the form of townhouses shall set back a minimum of twenty (20) feet from 

the northern limits of this CUP at the following bearing: South 74 degrees 46 minutes 35 

seconds East with a distance of 765.52 feet. 

 

The structure setback change is requested in order to bring an existing building into compliance. No 

site changes are shown on the Preliminary Plan for this area. In 2008, when the amendment to the 

original CUP was passed, there was a more restrictive setback placed than the 1989 CUP. The 2008 

amendment to the CUP therefore placed this building into non-compliance. 

 

While there are additional restrictions for nursing homes as part of the underlying “R-1” and “R-3” 

Residential District regulations, there are no amendment requests that would impede on this 

requirement. Staff has no concerns regarding this change. 

 

4.  PARKING SETBACKS 

No parking area, excluding internal drives, or parking for manager’s residence or local public 

utility facility will be located within the following setbacks: setbacks as shown on the Preliminary 

Development Plan. 

a) Two hundred and fifty (250) feet from the Woods Mill Road right-of-way, except at the 

most southern part of the right-of-way along the radius point a distance of 192.26 feet the 

setback shall be one hundred and ninety-eight (198) feet. 

 

b) Eighty (80) feet from the southern limits of this CUP development, except along the 

bearing North 52 degrees 48 minutes 40 seconds West with a distance of 205.84 feet the 

setback shall be sixty-three (63) feet. 

 

  



P.Z. 07-2016 Willows at Brooking Park  Vote Report 

(Amendment to CUP #31)  January 23, 2017 

6 | P a g e  
 

There are two changes the parking setbacks requested, and both can be seen in figure 1 above. The 

first is to change the setback along the eastern boundary, along Woods Mill Road. This change would 

allow for future parking further away from residential. Additionally, the setback change would allow 

Building E to have a below level or first level parking garage. Staff has no concerns regarding this 

change. 

 

The second request is to change the setback along the southern boundary line. This change would 

allow for additional parking along the southern drive aisles. Two new parking areas are shown on the 

plan adjacent to a single family residential subdivision. As mentioned previously, the attached 

agreement between the applicant and the adjacent residents details various actions that the applicant 

has agreed to in order to mitigate any concerns. Staff has no concerns regarding this change. 

 

5.  PARKING & LOADING REQUIREMENTS 

 

a. Parking for the residential care facility shall be provided at the ratio of one (1) space for 

every five (5) units, plus two (2) spaces for every three (3) employees. 

 

b. A minimum of one (1) below ground or partially below ground garage space shall be 

provided for every self-care unit. 

 

c. In all other respects, minimum requirements for parking and loading facilities shall comply 

with Section 1003.165 the Unified Development Code of the City of Chesterfield Zoning 

Ordinance. 

 

Staff recommends, and the applicant agrees, the standards for parking and loading should be updated 

to comply with the current UDC regulations. 

 

6.  LANDSCAPE AND TREE REQUIREMENTS 

a) The developer shall adhere to the Tree Manual of the City of Chesterfield. 

b) A six (6) foot high sight proof fence or a densely-vegetated buffer shall be provided along 

the southern perimeter of the site, along lots 16 through 19 of the Terraces at Woods Mill 

Cove subdivision to the south. 

 

As mentioned previously, the applicant has agreed to add a sight-proof fence in order to mitigate any 

concerns of adjacent residents regarding the impact of vehicle headlights at night. 

 

7.  LIGHTING REQUIREMENTS 

a) The developer shall adhere to the Lighting Ordinance of the City of Chesterfield. 

b) Light bollards limited to five (5) feet in height shall be provided in lieu of lighting standards 

for the proposed surface parking areas shown on the Preliminary Development Plan.  

 

As mentioned previously, the applicant has agreed to use light bollards in order to mitigate any 

concerns of adjacent residents regarding the impact of additional lighting. 

 

8.  MISCELLANEOUS 

a) All trash areas shall be enclosed by a six (6) foot high sight-proof fence. 

b) All roof top mechanical equipment shall be screened. 

c) Illuminated signs shall be prohibited on the southern elevations of buildings A, B, and F. 

 

Staff recommends, and the applicant agrees, that the language of the CUP also be amended to restrict 

illuminated signs on the southern elevation of buildings A, B, and F to ensure that any illumination 

from the development does not negatively impact the adjacent residential development. 
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Request 

A CUP is categorized by the Unified Development Code (UDC) as a Special Procedure.  After a Public 

Hearing is held, the Planning Commission must render a decision on whether to approve or deny the 

CUP request. If approved, the permit becomes effective after 15 days if no protest or review is filed. 

 

Staff has reviewed the request for an amendment to the Conditional Use Permit for the properties 

located southwest of the intersection of South Woods Mills Road and Brookings Park Drive (18Q140361, 

18Q140370, 18Q140352, 18Q140077) and has found that the request is compliant with the City of 

Chesterfield Code and consistent with the Comprehensive Plan. Staff has prepared an amended Conditional 

Use Permit reflecting this request for consideration by the Planning Commission and requests action on 

P.Z. 07-2015 Willows at Brooking Park (Amendment to CUP #31). 
 

Attachments 

1. Petitioner’s Response to Issues Letter 

2. Applicant agreement with adjacent residents 

3. Conditional Use Permit #31 

4. Preliminary Plan 

5. Tree Stand Delineation 
6. Letters in Opposition (Linked in Agenda) 
 

cc:      Aimee Nassif, Planning and Development Services Director 















  
            

 

 

 

 

 

CONDITIONAL USE PERMIT #: 31                
 
Petition:  P.Z. 07-2016 Willows at Brooking Park (Amendment to 

CUP #31) 
 
Public Hearing Date:   September 12, 2016 
 
Site Location: Southwest of the intersection of South Woods Mills 

Road and Brookings Park Drive. 
 
Underlying Zoning Districts:  “R1” Residence District, “R3” Residence District 

(10,000 sq. ft.), and “FPR1” Flood Plain Residence 
District 

 
The following Conditional Uses shall be allowed in this development: 

  
1. PERMITTED USES 
 

The uses authorized by this CUP Conditional Use Permit shall be a nursing home development, 
including a skilled care facility, residential care units (group home for the elderly), and self-
care units.  Accessory uses may include, but not limited to, a caretaker’s residence and private 

club. 
 
2. BUILDING, LIVING UNIT, AND HEIGHT REQUIREMENTS 

 

a. Uses within this CUP development, excluding a caretaker’s residence, twenty-eight 
(28) of the self-care units in the form of townhouses, or any building accessory to a 

local public utility facility, shall be contained in not more than three (3) buildings. 
 

b. No building within this CUP development shall exceed three (3) levels in height, 

excluding basement storage areas or underground parking levels. 
 

c. The maximum number of living units shall be limited as follows: 

(1) Skilled care facility: 240 beds 
(2) Residential care: 175 living units. 
(3) Self-care: 200 living units. 

 

d. The private club authorized by this CUP shall be limited to a restaurant facility for 
residents and their guests only. 

 

e. Construction and occupancy of self-care units shall not precede the construction and 
occupancy of a nursing home of not less than 100 beds in its first phase. 
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3. STRUCTURE SETBACKS 
 

No building or structure, other than a freestanding project identification sign, light standards, 

flag poles or fences will be located within the setbacks as shown on the Preliminary 
Development Plan. 
 

4. PARKING SETBACKS 
 

No parking area, excluding internal drives, or parking for manager’s residence or local public 

utility facility will be located within the parking setbacks as shown on the Preliminary 
Development Plan. 

 

5. PARKING & LOADING REQUIREMENTS 
 

a. A minimum of one (1) below ground or partially below ground garage space shall be 

provided for every self-care unit. 
 

b. In all other respects, minimum requirements for parking and loading facilities shall 

comply with the Unified Development Code of the City of Chesterfield. 
 
6. LANDSCAPE AND TREE REQUIREMENTS 

 
a. The developer shall adhere to the Tree Manual of the City of Chesterfield. 

 
b. A six (6) foot high sight proof fence or a densely-vegetated buffer shall be provided 

along the southern perimeter of the site, along lots 16 through 19 of the Terraces at 
Woods Mill Cove subdivision to the south. 

 

7. LIGHTING REQUIREMENTS 
 

a. The developer shall adhere to the Lighting Ordinance of the City of Chesterfield. 

 
b. Light bollards limited to five (5) feet in height shall be provided in lieu of lighting 

standards for the proposed surface parking areas shown on the Preliminary 

Development Plan. 
 
8. MISCELLANEOUS 

 
a. All trash areas shall be enclosed by a six (6) foot high sight-proof fence. 

 

b. All roof top mechanical equipment shall be screened. 
 

c. Illuminated signs shall be prohibited on the southern elevations of buildings A, B, and 

F. 
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Legal Description 

A tract of land in Section 12, Township 45 North, Range 4 East and in Section 7, 

Township 45 North range 5 East, St. Louis County, Missouri and being more particularly 
described as: 
 

Beginning at a point on the West line of Woods Mill Road, 100 feet wide, said point 
being the Southeast corner of “Seeger Subdivision”, a subdivision according to the plat 
thereof recorded as Daily No. 212 on July 2, 1979 in the St. Louis County Records; 

thence along a curve to the right, whose radius point bears North 81 degrees 21 
minutes 54 seconds West 2033.68 feet from the last mentioned point, a distance of 
839.35 feet along said west line of Woods Mill Road to a point on the dividing line 

between Section 7 and Section 12; thence North 52 degrees 48 minutes 40 seconds 
West 205.84 feet to a point, thence North 85 degrees 18 minutes 29 seconds West 
214.77 feet to a point; thence south 68 degrees 20 minutes 54 seconds West 142.31 

feet to a point; thence North 43 degrees 52 minutes 28 seconds West 131.80 feet to a 
point; thence South 67 degrees 14 minutes 19 seconds West 357.10 feet to a point on 
a North line of “The Terraces at Woods Mill Cove”, Plat Three, a subdivision according 

to the plat thereof recorded on Plat Book 292 Page 64 in the St. Louis County Records; 
thence North 73 degrees 55 minutes 15 seconds West 347.19 feet to a point of corner 
of said “The Terraces at Woods Mils Cove” subdivision, thence North 16 degrees 10 

minutes 03 seconds East 278.84 feet to a point on a East line of “The Terraces of 
Woods Mill Cove”, Plat Five, a subdivision according to the plat thereof recorded in Plat 
Book 307 Page 61 in the St. Louis County Records; thence along said East Line the 
following courses and distances; North 28 degrees 52 minutes 01 seconds West 80.58 

feet, North 16 degrees 09 minutes 53 seconds 185.96 feet to a point on a East and 
North lines of “The Terraces of Woods Mill Cove”, Plat Four, a subdivision according to 
the plat thereof recorded in Plat Book 306 Page 38 in the St. Louis County Records; 

thence along said East Line the following courses and distances; North 28 degrees 48 
minutes 57 seconds 80.65 feet, North 73 degrees 47 minutes 47 seconds West 244.04 
feet to a point on a East Line of “The Lake on White Road” a subdivision according to 

the plat thereof recorded in Plat Book 172 Page 52 in the St. Louis County records; 
thence along said East line the following courses and distances; North 69 degrees 59 
minutes 41 seconds 187.32 feet, North 52 degrees 33 minutes 47 seconds East 42.18 

feet, North 44 degrees 19 minutes 43 seconds East 35.80 feet, North 29 degrees 16 
minutes 54 seconds East 158.18 feet to the Southwesterly line of said “Seeger 
Subdivision”; thence along the South line of said “Seeger Subdivision” the following 

courses and distances; South 64 degrees 46 minutes 35 seconds East 765.52 feet, 
North 73 degrees 57 minutes 55 seconds East 100.00 feet, North 80 degrees 56 
minutes 14 seconds East 100.04 feet, South 85 degrees 55 minutes 43 seconds East 

99.92 feet, South 77 degrees 48 minutes 14 seconds East 99.92 feet, South 74 degrees 
49 minutes 15 seconds East 199.98 feet and South 78 degrees 25 minutes 39 seconds 
East 130.75 feet to the point of beginning and containing 26.652 acres. 
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