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Memorandum  
Department of Planning & Development Services  

 

To:  Planning and Public Works Committee 

From: Jessica Henry, Senior Planner  

Date:  March 23, 2017  

RE:  P.Z. 17-2016 Grand Reserve (Hardesty Development, LLC): A 
request for a zoning map amendment from the “NU” Non-Urban 

District and the “R-3” Residence District to an “R-4” Residence District 
for a 12.605 acre tract of land located on the south side of Olive 
Boulevard, approximately 2,200’ east of the intersection of Olive 

Boulevard and Chesterfield Parkway (18S620427, 18S620812, 
18S620823, 18S640184, 18S620087, 18S620834, & 18S640205). 

Summary 

 
Stock and Associates Consulting Engineers, Inc., on behalf of Hardesty 

Development, LLC, has submitted a request for a zoning map amendment from an 
“NU” Non-Urban District and “R-3” Residence District to an “R-4” Residential 
District for a 12.6 acre tract of land. In the application for this request, the 

Petitioner stated it was their intent to construct 35 single-family homes on the 
subject site.  

A Public Hearing for this request was held at the February 27, 2017 City of 
Chesterfield Planning Commission meeting.  Although no specific issues relevant 
to the zoning request were raised during the Public Hearing, the Planning 

Commission did request that Staff present a comparison of the requested “R-4” 
Residence District to the “R-3” Residence District. Additionally, several members 
of the public spoke and expressed concerns regarding items such as proper 

buffering, storm water mitigation, and tree preservation. These items were 
discussed and additional information provided at the vote meeting held on March 

13, 2017.  This information is also included in the attached Vote Report.   
 
After a lengthy discussion regarding the appropriate residential district for this 

development, a motion was made to approve the zoning map amendment request 
to the “R-4” Residence District with a portion of the site to be zoned “R-3” Residence 

District. That portion to be zoned “R-3” is the area of land located between the 
western property line of the tract identified as “PR Church” and the parallel 
property line labeled N31º 39’ 43”W 1036.16’ as shown on the Alta/NSPS Land 

Title Survey. The motion passed by a vote of 8 to 0.  
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The Planning Commission expressed the desire to provide the “R-3” in this area in 

order to ensure that any future homes built in accordance with the 7,500 square 
foot minimum lot size in the “R-4” district did not directly abut the adjacent White 

Plains Subdivision. Similarly, the Planning Commission expressed the same 
concern regarding the Chesterfield Plantation subdivision to the south; however, 
the Petitioner stated that this area to the south is reserved for their stormwater 

detention and the nearest home would be approximately 100 feet away.  
 

The Petitioner was amenable to the Planning Commission’s recommendation to 
zone this portion of the site to the “R-3” Residence District and further stated that 
they intended to use this area to meet Tree Preservation requirements rather than 

for home construction. The portion of the site that the Commission recommended 
for the “R-3” Residence District is 0.722 acres in size, with the remaining 11.883 
acres of the site recommended to be zoned “R-4” Residence District in accordance 

with the Petitioner’s request. The image below shows the approximate split in the 
Planning Commission’s recommended zoning, with the “R-3” portion shown in blue 

and the “R-4” portion shown in red. 
 

 
 

R-3 

R-4 
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As a conventional (versus planned) zoning district, the legislation for this request 
will neither 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-3” and “R-4” Residential Districts as well as all other 

applicable code requirements.  
 
Attached to this report, please find a copy of Staff’s Planning Commission vote 

report, Alta Survey, and Tree Stand Delineation Plan.  
 

 
Respectfully submitted, 

  
 
Jessica Henry 

Senior Planner 
 

 
 

Attachments: Planning Commission Vote Report  

Alta Survey 

Tree Stand Delineation Plan  
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 690 Chesterfield Pkwy W  ●  Chesterfield MO 63017-0760 

Phone: 636-537-4000  ●  Fax 636-537-4798  ●  www.chesterfield.mo.us 
 

 

Department of Planning and Development Services 
Vote Report  

 
 

Meeting Date: March 13, 2017 
 

From:  Jessica Henry, Senior Planner 
 

Location: Approximately 2,200’ east of the intersection of Olive Boulevard and Chesterfield 
Parkway 

 

Petition:  P.Z. 17-2016 Grand Reserve (Hardesty Development, LLC): A request for a zoning map 
amendment from the “NU” Non-Urban District and the “R-3” Residence District to an “R-
4” Residence District for a 12.605 acre tract of land located on the south side of Olive 
Boulevard, approximately 2,200’ east of the intersection of Olive Boulevard and 
Chesterfield Parkway (18S620427, 18S620812, 18S620823, 18S640184, 18S620087, 
18S620834, & 18S640205). 

 

 
Summary 
Stock and Associates Consulting Engineers, Inc., on behalf of Hardesty Development, LLC, has submitted 
a request for a zoning map amendment from an “NU” Non-Urban District and “R-3” Residence District 
to an “R-4” Residential District for a 12.6 acre tract of land. In the application for this request, the 
Petitioner stated it was their intent to construct 35 single-family homes on the subject site. A Public 
Hearing for this request was held at the February 27, 2017 City of Chesterfield Planning Commission 
meeting.   
 

Although no specific issues relevant to the zoning request were raised during the Public Hearing, the 
Planning Commission did request that Staff present a comparison of the requested “R-4” Residence 
District to the “R-3” Residence District. Additionally, several members of the public spoke and expressed 
concerns regarding items such as proper buffering, storm water mitigation, and tree preservation. Each 
of these items will be discussed in detail under the Staff Analysis section of this report. 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-
4” Residence District regulations.  
 

 
 

  VIII. A.  

 

http://www.chesterfield.mo.us/
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Site History 
The subject site includes several parcels and portions of parcels totaling 12.6 acres. There are currently 
three homes located within the zoning petition area, and these homes were all constructed prior to the 
incorporation of the City of Chesterfield. 
 
Surrounding Land Use and Zoning 
North: North of the site across Olive Boulevard is the Braefield residential subdivision which is currently 

zoned “R-4” Residence District.  

South: To the south is the Chesterfield Plantation residential subdivision which is zoned “R-3” Residence 
District. 

 East: The Villas at Chesterfield Pointe residential subdivision is located to the east of the subject site 
and is zoned “R-4” Residence District with a Planned Environment Unit (PEU) procedure.  

West: Developments located to the west of the subject site include the St. John’s United Church site 
and the White Plains subdivision, which are zoned “NU” Non-Urban District and “R-3” Residence 
District, respectively.  

 

 
Figure 1: Surrounding Developments 

Braefield 

“R-4” w/PEU 

Chesterfield Plantation 

“R-3” 

 

Villas at Chesterfield 

Pointe 

“R-4” w/PEU 

 

St. John’s  

“NU” 

White Plains 

“R-3” 

 

Dolan Place 

“R-3” 

 



P.Z. 17-2016 Grand Reserve  Vote Report 
(Hardesty Development, LLC)  March 13th, 2017 

 
 

3 | P a g e  
 

Comprehensive Plan Designation 
The subject site is located within Ward 1 of the City of Chesterfield.  The City of Chesterfield Land Use 
Plan indicates 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 2: Comp Plan Surrounding Land Use Designation—Residential Single Family (yellow) 

The Comprehensive Plan includes a number of policies that are relevant to the proposed development. 
The following residential development policies are particularly relevant to the Planning Commission’s 
evaluation of the proposed development request: 

 
2.1  Quality Residential Development - The City recognizes that neighborhoods are the identity of 

Chesterfield and that the condition of neighborhoods determines the desirability of Chesterfield 
as a place to raise a family. This Plan is meant to assist residents in creating and preserving 
neighborhoods. 

2.1.1  Conservation of Existing Quality of Life - Preserve and enhance the quality of life in Chesterfield 
as exemplified by its existing neighborhoods and the development that now exists. 

2.1.3  Encourage Preservation of Existing Residential Neighborhoods - Preserve or improve existing 
residential neighborhoods’ identities. 

2.1.6  Reinforce Existing Residential Development Pattern - New residential development should 
reinforce existing residential neighborhood patterns by continuing to enforce high quality site 
and subdivision design, layout, and planning practices.  

2.1.8 Transitional Use between Single-Family Detached and Higher Density Development - Single-
family attached developments should serve as a transitional land use between single-family 
detached land use and multiple-family residential and commercial land uses. 
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Surrounding Development Comparison 
At the Public Hearing for this request, the Planning Commission directed Staff to include a comparison 
of the requested “R-4” Residence District to the “R-3” Residence District. The following table compares 
the development criteria from the district regulations for these two districts for a single-family 
residential development.  
 

Zoning District 
Minimum Lot Size 

(Square Feet) 

Required Setbacks 
Max. Height 

Front Side Rear 

 
“R-4” 

(proposed) 
7,500 20’ 6’ 15’ 3 stories/45’ 

“R-3” 10,000 20’ 8’ 15’ 
 

3 stories/45’ 
 

 
Staff has prepared a comparison of the proposed “R-4” Grand Reserve development density to that of 
the adjacent subdivisions which are zoned “R-3” Residence District and “R-4” Residence District with a 
Planned Environmental Unit (PEU) density procedure. As shown in the table below, the Grand Reserve 
development would provide a progressive transition in density, with a pattern emerging from the lower 
density “R-3” subdivisions to the south to the increasingly dense “R-4”/PEU subdivisions located to the 
northeast and across Olive Boulevard.  
 

Development Zoning Units Acres 

 
Overall Development 

Density (Units per Acre) 
 

Dolan Place R-3 6 4.65 
 

1.29 
 

White Plains R-3 102 ~39.9 
 

2.55 
 

Chesterfield Plantation R-3 29 ~10.44 
 

2.77 
 

Grand Reserve (proposed R-4) 35 12.6 
 

2.77 
 

Villas at Chesterfield Pointe (R-4 with PEU) 55 14.53 
 

3.78 
 

Braefield (R-4 with PEU) 94 20.7 
 

4.54 
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Additional Information 
As discussed at the outset of this report, several members of the public spoke at the Public Hearing for 
this request and expressed concerns regarding the impacts of site development on adjacent subdivisions.   
Although these concerns are addressed by the Unified Development Code and will be fully vetted by 
Staff during the next phase of development review if the zoning request is approved, information 
pertaining to some of these is provided below. 

 
1. Concerns regarding the impacts of storm water runoff and detention to adjacent properties: 
 

 During the Public Hearing, adjacent properties owners expressed concern regarding 
storm water runoff entering their properties from the subject site. Concerns were also 
expressed regarding the storm water detention facilities. In addition to the response 
provided by the Petitioner at the Public Hearing, Staff would offer the following 
information. Currently, the existing topography of the subject site, which slopes 
southward, results in sheet flow runoff of storm water. However, if the subject site is 
developed, the development would be required to capture, treat, and infiltrate storm 
water on-site as required by the City of Chesterfield and the Metropolitan Sewer District. 
Additionally, during grading and construction of the development, a Land Disturbance 
Permit from the Missouri Department of Natural Resources would be required to ensure 
that control measures are in place to prevent sediment from leaving the site, particularly 
during larger rain events. Each of these agencies would review the proposed 
development to ensure that the site design meets all standards and incorporates storm 
water Best Management Practices (BMPs).  

 
2. Concerns regarding the buffering of the proposed development from existing surrounding 

subdivisions: 
 

 The City of Chesterfield Unified Development Code (UDC) requires that all new 
developments include landscape buffers. For proposed residential developments that 
are adjacent to existing residential developments, a twenty foot (20) landscape buffer is 
required. The UDC states that “landscape buffers shall contain a combination of 
deciduous trees, evergreen trees, ornamental trees and shrubs and should enhance and 
preserve native vegetation.” 

 

 Additionally, the UDC states that “Landscaped berms, walls or fences are required to 
screen automobile headlights from areas zoned residential.” If the zoning request is 
approved, the location of any proposed accesses would be reviewed to ensure that this 
requirement is met. 

 
3. Concerns regarding tree preservation: 
 

 If this request for a zoning map amendment is approved, the Petitioner would be 
required to submit a Tree Preservation Plan with any future development proposals in 
accordance with the City’s Unified Development Code. Tree Preservation Plans are 
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required to show the location, type, size, and proposed removal or preservation of all 
Monarch trees as shown on the Tree Stand Delineation. During this review, Staff, 
including the City Arborist, will issue comments with recommendations that Monarch 
trees be preserved when possible. At the Public Hearing, it was noted that several 
Monarch trees are located on the subject property. The Petitioner acknowledged the 
concern for the Monarch trees and Staff will work with the Petitioner during any future 
development reviews to preserve Monarch trees, if possible. 

 
 

Request 
Staff has reviewed the request for a zoning map amendment by Stock and Associates Consulting 
Engineers, Inc., on behalf of Hardesty Development, LLC and requests action on P.Z. 17-2016 Grand 
Reserve (Hardesty Development, LLC). 

 
 

Attachments: 
 
1. Alta Survey 
2. Tree Stand Delineation  
 

cc:      Justin Wyse, Director of Planning and Development Services 
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