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PLANNING COMMISSION ISSUES REPORT 
  

SUBJECT:  Change in Zoning Issues Report 

MEETING DATE: March 28, 2011 

FROM:   Justin Wyse, AICP   

Project Planner    

LOCATION: 17655 Wildhorse Creek Road 

PETITION: P.Z. 12-2010 Chesterfield Senior Living (Plan Provisions, LLC.) 

 

PROPOSAL SUMMARY 

Civil Engineering Design Consultants (CEDC), on behalf of Plan Provisions, LLC, is 

requesting a change in zoning to change from an “R-2” Residence District to a Planned 

Unit Development (“PUD”) District.  The proposed request seeks to permit a senior 

living facility that would include assisted and independent living facilities as well as 

ancillary uses.   

 

DEPARTMENT INPUT 

P.Z. 12-2010 was on the agenda for the February 14, 2011 Planning Commission 

meeting.  At that time, the petitioner requested feedback from the Planning 

Commission on the project and requested that action on the request be held until they 

had the opportunity to address the issues from the Staff Report and issues raised by the 

Planning Commission.  Staff has met with the Petitioner to discuss issues related to the 

request.  A revised Preliminary Plan and PUD Narrative have been submitted based on 

this feedback. 

 

SITE AREA HISTORY 

As requested at the February 14, 2011 Planning Commission meeting, Staff has included 

a detailed history of the zoning petitions for this site. 

 

P.Z. 13-2004 Vision Ventures LLC (Wildhorse Executive Center) 

The subject site was originally zoned “NU” Non-Urban District by St. Louis County in 

1965.  In 2004 a request for a change in zoning to “PC” Planned Commercial District was 

VIII. B. 
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submitted for the development of an office park.  This request included the subject site 

and the site where the child care center is now located containing 10.243 acres (see 

Figure 1).  The proposed development included six single story (a maximum of 30 feet in 

height) office buildings totaling 56,544 square feet of gross floor area and included 61% 

open space.  The Planning Commission, after discussion regarding traffic, building size, 

airport noise, the character of the area, permitted uses, comprehensive plan guidance 

and history, landscaping, setbacks, and site design, voted to recommend approval of 

P.Z. 13-2004 to the Planning and Zoning Committee (P&Z), now known as the Planning 

and Public Works Committee, by a vote of 5-3.  

 

Figure 1: Petition Boundaries 

 
 

The project was before P&Z on April 21, 2005.  The project was held by a vote of 4-0.  

Additionally, the Committee discussed concerns over the future development of the 

Wildhorse Creek Road area given the current guidance in the Comprehensive Plan and 

the current regulations.  At the May 9, 2005 meeting of the Planning and Zoning 

Committee discussion continued on the concerns for development in this area and that 

a moratorium on development proposals may be warranted.  It was also stated that any 

moratorium would not affect current proposals under review by the City of Chesterfield 

(i.e. P.Z. 13-2004).   
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P.Z. 13-2004 was again before the Planning and Zoning Committee on May 19, 2005.  

The petitioner presented a modification to the plan that would reduce the number of 

buildings to five from the original proposal of six buildings and the overall density of 

56,544 square feet was maintained.  P&Z made several amendments to the project 

including a reduction in parking requirement from 4.0 spaces / 1,000 gross floor area 

(GFA) to 3.3 spaces / 1,000 GFA; increased the building setback to 150 feet from 

Wildhorse Creek Road, architectural requirements for a hip or gable roof, no visible 

HVAC equipment on the roof, materials and style to be compatible with the surrounding 

area, required review by the Architectural Review Board, and automatic power of 

review.  Restrictions were also included that limited building footprints to no more than 

10,000 square feet with a maximum of 40,000 square feet for the development. 

 

At the June 9, 2005 meeting of the Planning and Zoning Committee changes were again 

made to the allowable density of the development by the Committee.  An amendment 

passed by a vote of 3-1 that allowed a maximum of five buildings to be constructed for 

the development with a maximum of 50,000 square feet.  Only one building would be 

permitted on the front portion of the development (the site now developed as the child 

care site) with a maximum of 8,000 square feet.  The remainder of the buildings would 

be permitted to be a maximum of 11,900 square feet.   

 

The proposal was before City Council for first reading on June 20, 2005.  The Council 

made an amendment that allowed seven buildings on the site with a total floor area not 

to exceed 42,000 square feet.  The project was before the City Council for second 

reading approval on September 7, 2005.  The meeting minutes state concerns of the 

Council with the compatibility of the proposed development with the surrounding area 

and traffic concerns.  The project was denied by a vote of 3-5. 

 

Wildhorse Creek Road Sub-Area Study, Comprehensive Plan Amendment, and “WH” 

Wildhorse Overlay District Creation 

 

As mentioned above, the Planning and Zoning Committee discussed concerns over the 

future development of the Wildhorse Creek Road area given the current guidance in the 

Comprehensive Plan and the current regulations on April 21, 2005.  At the May 9, 2005 

meeting of the Planning and Zoning Committee discussion continued on the concerns 

for development in this area and that a moratorium on development proposals may be 

warranted.  The area studied is shown in Figure 2. 
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Figure 2: Wildhorse Creek Road Sub-Area (Bowtie) Study Limits 

 
 

At the time of this discussion, the area now known as the “Bowtie” was designate as 

Office Campus (west of Deep Forest Dr.) and Mixed Commercial Use (east of Deep Forest 

Drive) (see Figure 3).  The 1992 revision to the City of Chesterfield Comprehensive Plan 

stated: 

 

Although technically adjacent to the Valley, an area north of Wild Horse 

Creek Road to the west of Long Road is impacted by noised from Spirit of 

St. Louis Airport.  A low-density office campus is proposed for this 

location. 

 

The term Office Campus was defined in the 2003 Comprehensive Plan as: 

 

Low-rise appearance development adjacent to an area where the 

dominant land use is residential or non-commercial/institutional.  Office 

Campus development shall emphasize open space and the preservation of 

natural features to serve as a buffer and transition to the residential area.  

Consideration should be given in Office Campus to utilization of structured 

parking to facilitate the provision of open areas.  Visibility of parking 

areas should be minimized.  Permitted uses include “institutional” uses 

such as colleges, schools, and churches. 

 

The Planning and Zoning Committee gave direction to the Comprehensive Plan 

Committee that they would like a study that clearly defined the intent and that more 
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restrictive criteria should be developed for this designation.  A moratorium was 

approved by City of Chesterfield City Council on June 6, 2006 by Resolution 319.  During 

the time of the moratorium, the Comprehensive Plan Committee of the Planning 

Commission looked at noise, traffic, and land use concerns.   

 

Figure 3: 2003 Comprehensive Land Use Plan 

 
 

With an in depth study completed for the area, an amendment to the Comprehensive 

Plan was made.  Figure 4 shows the update designations made to the Land Use Map.  

Additionally, Plan Policies were created for the study area.  These policies are in addition 

to the general Plan Policies contained within the Comprehensive Plan.  The Wild Horse 

Creek Road Sub Area Study stated: 

 

Neighborhood Office shall be defined as set forth in the Policies and 

Guidelines of the Wild Horse Creek Road Study.  Uses include Office and 

Medical Office excluding surgery centers. 

 

Figure 4: Bowtie Future Land Use Designations 
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It was determined that an amendment to the Zoning Ordinance was necessary to 

implement the update to the Comprehensive Plan.  A Public Hearing was held on P.Z. 

06-2006 City of Chesterfield (‘WH’ Wildhorse Overlay) on March 27, 2006.  This overlay 

district included regulations for neighborhood office and residential developments in 

the “Bowtie.”  The ‘WH’ Overlay included regulations for permitted uses, building 

design, building height, hours of operation, parking, buffering, maintaining the 

Character of the area, open space, preservation of natural areas, signage, and setbacks. 

 

P.Z. 10-2006 Plan Provisions, LLC (Wildhorse Child Care Center) 

In 2006 a petition was submitted for a change in zoning for the 2.245 acres of property 

fronting Wildhorse Creek Road (see Figure 1).  The request was for a change in zoning 

from a ‘NU’ Non Urban District to an E ½ Acre District.  The request proposed a 12,000 

square foot building on the site with 51.67% open space.  The request for the change in 

zoning was received a recommendation for approval from the Planning Commission on 

July 10, 2006 by a vote of 7-2.   

 

The petition was before the Planning and Zoning Committee on July 20, 2006.  

Amendments were approved that required cross access to the west, north, and east 

properties; and required that access to Wildhorse Creek road be removed once the east-

west loop street is constructed (unless the Fire District requires the entrance to stay 

open, in which case a gated access to Wildhorse Creek Road is permitted).  With the 

amendments, the petition was given second reading approval by the City of Chesterfield 

City Council on September 18, 2006. 

 

P.Z. 28-2006 Chesterfield Neighborhood Office Park (17665 Wildhorse Creek Rd) 

In 2006 a request for a change in zoning to “PC” Planned Commercial District with a 

“WH” Overlay was submitted to the City of Chesterfield for the northern portion of the 

subject site (see Figure 1).  The petition proposed four office buildings, one story in 

height (maximum of 35 feet), with each building having 12,000 square feet of gross floor 

area (48,000 square feet total), with 57% open space on the 8.04 acre site.  A Public 

Hearing was held on December 11, 2006.  Issues regarding density, parking, pedestrian 

access, and comparison to the previous petitions were raised.   

 

At the April 23, the petitioner presented an amended request that proposed four office 

buildings with a maximum of 10,000 square feet each for a total of 40,000 square feet.  

The Planning Commission made a recommendation for approval of the amended 

request by a vote of 8-1.  Additionally, the Planning Commission made a 

recommendation for approval of the petitioners request to amend the parking 

requirement contained within the ‘WH’ Overlay District regulations.   
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The project was before the Planning and Zoning Committee on May 10, 2007.  The 

Committee voted to forward the petition, as recommended by the Planning 

Commission, to the City Council with a recommendation for approval.  The project was 

before the City Council on May 21, 2007 and the Council elected to forward the project 

back to the Planning and Zoning Committee. 

 

Amendments were made at the June 7, 2007 meeting of the Planning and Zoning 

Committee by the Committee that reduced the total density of the development to 

30,000 square feet with buildings have a footprint no larger than 5,000 square feet.  The 

project was then before the City Council on June 8, 2007 and July 16, 2007 for first and 

second reading approval.  The City Council approved the request with the amendments 

made by the Planning and Zoning Committee. 

 

Summary  

 

The table below provides a summary of the zoning petitions on this site. 

 

 

Table 1: Summary of Zoning Requests  

Density F.A.R. 
Project Use 

Requested Approved 

Open 

Space Requested Approved 

P.Z. 13-2004 * Office 56,544 s.f. 
Request 

denied 
61% 0.127 n/a 

P.Z. 10-2006 Daycare 12,000 s.f. 12,000 s.f. 51% 0.123 0.123 

P.Z. 28-2006 Office 48,000 s.f. 30,000 s.f. 57% 0.174 0.091 

P.Z. 11-2010 Residential 15 du/acre ** -- -- -- -- 

P.Z. 12-2010 
Senior 

Living 
120 du -- 55% 0.32 -- 

*  F.A.R. does not remove the proposed right-of-way dedication 

**  F.A.R. removes the proposed right-of-way dedication 

 

SURROUNDING LAND USE AND ZONING 

The land use and zoning for the properties surrounding this parcel are as follows: 

 

North: The property to the north is Spirit of St. Louis Airport (the Landings at Spirit Golf 

Club) and is zoned “M-3” Planned Industrial District.   

South: The property to the south is the Wild Horse Child Care Center and is zoned “E-

Half” Estate Half Acre District.  

East: The property to the east is zoned “NU” Non-Urban District. 

West: The property to the west is zoned “NU” Non-Urban District. 
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Aerial image of subject site and surrounding area 

 

 

 
Subject site and adjacent site zoning  
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Looking west along the southern 

property line of the subject site 

Looking north along the western 

property line of the subject site 

  
Looking west across the subject site Looking northwest across the subject site 

 

ISSUES 

A Public Hearing was held on November 22, 2010.  Several issues were identified at that 

time.  The petitioner has provided a written response to the issues.  The response is 

included for your review.   

 

Staff prepared a report for the February 14, 2011 Planning Commission meeting that 

identified several issues.  These issues included proposed uses, compatibility of building 

scale with the surrounding area, proposed density, and preservation of the bluffs 

(including the impact of the proposed trail on the bluff).  The petitioner has modified 

their proposal in an attempt to address and / or mitigate the issues.   
 

USES  

The petition seeks zoning entitlements to allow for the use of a senior living facility to be 

permitted on the subject site.  After meeting with Staff after the February 14, 2011 

meeting, the Petitioner has amended their proposal to include only the “Nursing Homes 
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and Group Homes for the Elderly” use as a permitted use (“Group Residential Facilities” 

and “Group Living Facilities” have been removed from the request).  The submitted PUD 

Narrative states that the following permitted uses are being requested for consideration 

for the subject site: 

 

 (2)(i.) Nursing Homes and Group Homes for the Elderly 

 

The PUD Narrative also requests the following uses: 
 

6.A.(1.) Barber or Beauty Shops 

6.A.(2.)  Day Care Centers, Child 

6.A.(3.)  Drug Stores and Pharmacy 

6.A.(4.)  Grocery, Neighborhood 

6.A.(5.)  Laundromat and Dry Cleaning Establishment 

6.A.(6.)  Newspaper Stands 

6.A.(7.)  Restaurants, Sit Down and/or Outdoor Customer Area 

 

Staff is recommends that these uses be allowed as Ancillary Uses for the development 

and the Attachment A reflects this recommendation.  The City of Chesterfield Zoning 

Ordinance includes the following definition for Ancillary Use: 

 

The purpose of this use is to serve the occupants and patrons of 

the principal permitted uses within the building. No separate 

access from the exterior building shall be permitted with respect 

to this use. 

 

ROADWAY IMPROVEMENTS / DEDICATION 

An east-west loop road is planned for this area.  As part of this proposal, the petitioner 

will be dedicating approximately half an acre of land for the construction of this 

roadway.  Additionally, the petitioner will be required to construct a portion of this 

roadway.  The east-west loop road will allow for access to be provided to the subject 

site as well as various other properties in the area.  This will limit the access points 

required off Wildhorse Creek Road, thus helping to preserve traffic conditions on 

Wildhorse Creek Road. 

 

PRESERVATION OF THE BLUFFS 

The Comprehensive Plan identifies the preservation of natural areas as a plan policy.   

The report prepared for the February 14, 2011 meeting noted how the project, as 

proposed at the time, had the potential to have significant impact to the bluffs.  After 

meeting with Staff, the Petitioner has amended the Preliminary Plan to significantly 
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reduce the amount of disturbance to the bluffs.  Stormwater management and quality 

areas have been distributed throughout the site to provide a more localized approach to 

stormwater management and quality.  While the project does not completely remove all 

disturbance to the bluff, the stormwater features that will be necessary on the bluffs 

have been relocated to an area previously disturbed.  This will eliminate or greater 

reduce the amount of work required on the bluffs including a reduction in the size of the 

retaining walls that will be required. 

 

The previous Preliminary Plan and PUD Narrative showed a trail that was proposed to 

provide a connection to the Monarch Levee Trail.  The City will likely have limited 

opportunities to cross the railroad tracks in this area to provide a potential connection 

between the areas south of the bluffs and the levee trail.  As such, Staff recommended 

language that would require an ADA compliant trail connection.  The trail, in order to 

construct an accessible facility, would have resulted in significant disturbance to the 

bluffs.  After the February 14, 2011 meeting and meeting with Staff, the Petitioner has 

amended their plan to show a private nature trail that will have minimal or no impacts 

on the bluffs.  This trail will not provide a connection to the levee trail and will be for the 

use and enjoy of the senior living facility. 

 

Finally, the Petitioner has included that they will undergo a reforestation effort on the 

bluffs.  The Draft Attachment A presented with this report has conditions that 

reforestation of the bluffs will be required utilizing native species, with a density 

consistent with the undisturbed areas of the bluffs.  The reforestation will be shown on 

the landscape plan and approved by Planning Commission as part of the site plan review 

process. 

 

OPEN SPACE 

The PUD District requires that a minimum of 30% open space be provided for the 

development and that the open space should be distributed throughout the site.  The 

development presented by the Petitioner shows open space in excess of 55%.  As 

requested by Planning Commission, the Petitioner has also provided the open space of 

the project (44.8%) with the bluffs excluded. 

 

DENSITY  

The “PUD” District regulations state that the maximum density permitted within the 

“PUD” shall be based on the existing residential zoning permitted prior to enactment of 

the “PUD” District.  The subject site is currently zoned “PC” Planned Commercial District, 

thus no residential density is identified.  As such, a petition to change the zoning of the 

subject site to a residential district was filed simultaneously (see P.Z. 11-2010).  If P.Z. 

11-2010 is approved as submitted, a maximum of 120 units for a senior living facility 
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would be permitted on the subject site with the passage of a “PUD” District.  The “PUD” 

District states that the detailed standards of the district regulations are minimum 

requirements and that the City may impose conditions and safeguards in excess of, or 

addition to, the minimum requirements.  Therefore, the City has the ability to further 

restrict the proposed density of the development if warranted to implement the 

purpose of the “PUD” District and guidelines of the Comprehensive Plan.    

 

FLOOR AREA RATIO 

The proposed development proposes a maximum floor area of 105,000 square feet 

(94,000 square feet with a future addition of 11,000 square feet on Building A) for the 

two buildings.  This is an increase from the floor area presented at the Public Hearing 

held before the City of Chesterfield Planning Commission on November 22, 2010.  

According to the petitioner, the 25% increase in floor area accounts for the full second 

floor of Building ‘B’ being constructed.     
 

The table on the next page was compiled to compare many of the nearby developments 

with the proposed Chesterfield Senior Living Facility in comparing floor area to parcel 

area.  This table compares the Floor Area Ratio of these developments using data 

available from the City of Chesterfield and St. Louis County records.   

 

The proposed Chesterfield Senior Living request proposes a development with a F.A.R. 

far exceeding any of the nearby developments as evidenced by the table.  The proposed 

senior living facility would provide a residential land use; however, the proposed 

building scale and layout is consistent with non-residential uses in the area.  This is 

evidenced by the small number of buildings on the site with high floor areas on a single 

lot (as opposed to the existing single family units that include relatively small buildings 

on small, individually owned lots). 

 

While there are several large non-residential facilities in the area, these uses and 

structures are generally found on much larger parcels of ground.  Of the non-residential 

uses in the area (excluding the proposed development on the subject site), the average 

development is 44,830 square feet of building area on 13.61 acres of land.  This results 

in an average F.A.R. of 0.09.   

 

The Petitioner has included information that the subject site is approximately ten feet 

lower in elevation than Wildhorse Creek Road.  Additionally, the Preliminary Plan has 

been revised to show conceptual landscaping along the frontage of the east west loop 

road that would exceed the landscaping required by the City of Chesterfield Landscape 

Preservation and Landscape Requirements.  The conceptual landscaping includes 

numerous bushes and trees that attempt to provide a year-round visual screen from the 
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public roadway.  The intent of this additional buffering is to reduce the visual impact of 

the building scale.     

 

Table 2: Floor Area Ratio Comparison  

Development Land Use 
Total Floor 

Area 

Total 

Acres 
F.A.R.  

Bowtie (west of Deep Forest Dr.) 
Residential & 

Non-Residential 
70,919 85.42 0.02 

Chesterfield Elementary and Park School 61,629 22.59 0.06 

Full Gospel Church Church 16,460 4.16 0.09 

Gateway Academy School 171,887 31.90 0.12 

Greystone Residential 650,005 108.85 0.14 

Lawns of Distinction Commercial 7,693 1.20 0.15 

Miramonte Residential 104,583 20.98 0.11 

St. Thomas Evangelical Church of 

Gumbo 
Church 3,709 18.35 0.005 

Tara at Wildhorse Residential 177,270 34.37 0.12 

West County Christian Church Church 40,431 14.81 0.06 

Wildhorse Residential 332,295 120.39 0.06 

Wildhorse Creek Road Office Residential 2,135 1.47 0.03 

Wildhorse Child Care Center Child Care 12,000 2.26 0.12 

     

Subject Site as Approved by City of 

Chesterfield Ordinance 2378* 

Neighborhood 

Office 
30,000 7.58 0.09 

     

Proposed Chesterfield Senior Living Senior Living 105,000 7.58 0.32 

* Information based off approval, not based on constructed area 

 

COMPREHENSIVE PLAN ANALYSIS 

The Comprehensive Plan Land Use Map depicts the subject site as being located within 

the Wildhorse Creek Road Sub Area and delineates the subject site in the Neighborhood 

Office area.  In addition to the general plan policies of the Comprehensive Plan, this area 

has specific policies that are identified.  These policies include items such as the 

development of an internal roadway system, maintaining the character of the area, 

pedestrian circulation, preservation of natural areas and slopes, and others.  Below are 

Plan Policies that relate to the request. 
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Plan Policy 11.2: Maintenance of Wild Horse Creek Road Character - In an effort to 

maintain the scenic character of Wild Horse Creek Road, all development should be set 

back from the road and screened from view. 

 

The PUD Narrative highlights that the subject site is located approximately ten feet 

lower in elevation than Wildhorse Creek Road.  The difference in elevation, the 

development of the child care center located between the subject site and Wildhorse 

Creek Road, the approximately 400-500 foot setback of the subject site from Wildhorse 

Creek Road, and the proposed landscaping will help to minimize the visual impact of the 

proposed development, however, a determination regarding the consistency of the 

proposed development size will still need to be determined.  It should also be noted 

that while Wildhorse Creek Road will continue to be the heaviest traveled roadway, the 

proposed east west loop street will also be a public facility. 

 

Plan Policy 11.6 Preservation of Slopes – Slopes in excess of twenty percent (20%) should 

not be developed. 

 

As mentioned previously in this report, the Petitioner has made modifications to the site 

that will greatly reduce the disturbance to areas of the site with steep slopes.  

Additionally, the intent of the trail has been modified to serve only the private 

development.  As such, less restrictive standards can be used for the construction of the 

trail and disturbance of the bluff for the construction of the trail will be substantially 

reduced. 

 

Plan Policy 11.8.1 Building Style - Architectural design shall be compatible with the 

developing character of the neighboring area. Design compatibility includes 

complementary building style, form, size, color and materials. 

While the area around the subject site is generally residential, there are several 

properties where large buildings are found.  This includes Gateway Academy, 

Chesterfield Elementary School, West County Christian Church, and Full Gospel Church 

of St. Louis.  As was discussed previously, the proposed development for the subject site 

far exceeds the floor area ratio for the area.  As such, the Petitioner has included 

mitigation measures in an attempt to reduce the visual impact of the proposed senior 

living facility. 

 

Any structures constructed on this will be required to be reviewed by the Architectural 

Review Board prior to plan approval.  The recently adopted Architectural Review Board 

standards include standards for the development of multi-family architecture.  These 

include that individual dwelling units should be architecturally expressed, monotonous / 
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institutional designs should be avoided, and that the scale, proportion and character of 

the predominant neighborhood should be respected. 

 

Plan Policy 11.8.2 Open Space - Project design should emphasize open space and 

preservation of natural features.  Open Space includes preserved natural features, grass 

areas, landscaped areas, water features or drainage ditches, sidewalks and plaza areas 

or seating; but specifically excludes any portion of a site covered by a building, any 

paved area for vehicular circulation or parking, and any outdoor storage areas. 

 

The subject site is proposing to provide over 55% open space for the site.  The petitioner 

has also provided a calculation for the open space for the site if the bluff is excluded 

from the calculation.  Removal of this area results in an open space of nearly 45%.     

 

Proposed Use(s) 

Appropriate uses for this area identified in Land Use Element of the Comprehensive Plan 

and include general, dental, and medical offices excluding surgical centers.  While the 

Comprehensive Plan does not specifically recommend the requested use for this area, 

no conflicts between the requested use and the uses identified in the Comprehensive 

Plan are anticipated.  

 

 
 

Attachments:  Draft Attachment A 

Preliminary Plan (Dated March 16, 2011) 

  PUD Narrative (Dated March 16, 2011) 

  Issues Letter Response 



 

 

ATTACHMENT A 
 
 
All provisions of the City of Chesterfield City Code shall apply to this development 
except as specifically modified herein.   
 

 
I. SPECIFIC CRITERIA 

A. PERMITTED USES 

1. The uses allowed in this PUD  District shall be: 

a. Nursing homes and group homes for the elderly; 

2. The above uses in the PUD  District shall be restricted as follows: 

a. A maximum of 120 units shall be permitted in this development.   

i) There shall be no more than 33 units for independent senior living. 

3. Ancillary uses for the above referenced permitted uses shall be as follows: 

a. Barber or beauty shops; 

b. Day care centers, child; 

c. Drugs stores and pharmacy; 

d. Grocery, neighborhood 

e. Laundromat and dry cleaning establishment; and 

f. Restaurants, sit down and / or outdoor customer area. 

B. CONSISTENCY WITH PROPOSAL 

1. All uses, activities, general development pattern, and improvements to the site 
shall be in conformance with the PUD Narrative, the project as presented and 
approved by the City of Chesterfield City Council, and the approved Preliminary 
Plan attached hereto. 

C. FLOOR AREA, HEIGHT, BUILDING AND PARKING STRUCTURE 
REQUIREMENTS 

1. Floor Area – Total building floor area shall not exceed 105,000 square feet.   

2. Height –  

a. The maximum height of the Building A, exclusive of roof screening, shall not 
exceed 45 feet or three stories, whichever is less. 
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b. The maximum height of the Building B, exclusive of roof screening, shall not 
exceed 30 feet or two stories, whichever is less. 

3. Building Requirements  

a. A minimum of 55% openspace is required for this development. 

b. This development shall have no more than two buildings as depicted on the 
Preliminary Plan attached hereto. 

D. SETBACKS 

1. Structure Setbacks 

No building or structure, other than: a freestanding project identification sign, 
light standards, or flag poles will be located within the following setbacks: 

a. 30 feet from the right-of-way dedication on the southern boundary of the PUD 
District.   

b. 30 feet from the east and west boundary of the PUD District.  

c. 150 feet from the northern boundary of the PUD District.   

d. Retaining walls for the construction of the stormwater features depicted on 
the Preliminary Plan on the northwestern portion of the site shall be permitted 
to encroach into the structure setback. 

2. Parking Setbacks 

No parking stall, loading space, internal driveway, or roadway, except points of 
ingress or egress, will be located within the following setbacks: 

a. 30   feet from the right-of-way dedication on the southern boundary of the 
PUD District. 

b. 30 feet from the east and west boundary of the PUD District. 

c. 150 feet from the northern boundary of the PUD District. 

E. PARKING AND LOADING REQUIREMENTS 

1. Parking and loading spaces for this development will be as required in the City 
of Chesterfield Code. 

2. Construction Parking 

a. The streets surrounding this development and any street used for 
construction access thereto shall be cleaned throughout the day.  The 
developer shall keep the road clear of mud and debris at all times. 
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b. Provide adequate off-street stabilized parking area(s) for construction 
employees and a washdown station for construction vehicles entering and 
leaving the site in order to eliminate the condition whereby mud from 
construction and employee vehicles is tracked onto the pavement causing 
hazardous roadway and driving conditions.  

3. Parking lots shall not be used as streets. 

4. No parking shall be permitted along the future loop road and the developer shall 
post signs accordingly.  The parking restriction and requirement for signage shall 
be indicated on the Site Development and Improvement Plan.  Signage shall be 
posted within thirty (30) days of the placement of street pavement. 

F. LANDSCAPE AND TREE REQUIREMENTS 

1. The developer shall adhere to the Landscape and Tree Preservation     
Requirements of the City of Chesterfield Code. 

2. A PUD perimeter buffer will be required at a minimum of 30 feet in width.  The 
perimeter buffer shall be composed of a combination of existing trees (where 
applicable), trees selected from the approved tree list from the City of 
Chesterfield Tree Preservation and Landscape Requirements, and any 
combination of low lying shrubbery or other vegetation not including grassy turf. 

 
3. A landscape buffer, substantially conforming to the buffer shown on the 

Preliminary Plan and discussed in the PUD Narrative shall be required along the 
southern frontage of the development.  

 
4. Street streets, in accordance with the City of Chesterfield Tree Preservation and 

Landscape Requirements Ordinance, shall be installed along the east west loop 
street. 

 
5. A reforestation plan for the bluffs, including the area previously disturbed, shall 

be submitted with the landscape plan for this development.  Native tree species 
and understory should be utilized. 

 
6. A Greenspace Preservation Area shall be established on the bluffs. 

G. SIGN REQUIREMENTS 

1. A Sign Package, in adherence with the City Code, will be required for this 
development.  The Sign Package is to be reviewed and approved by the City of 
Chesterfield Planning Commission and shall reflect the residential character of 
the area. 

2. Ornamental Entrance Monument construction, if proposed, shall be reviewed by 
the City of Chesterfield for sight distance considerations prior to installation or 
construction. 
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H. LIGHT REQUIREMENTS 

1. Provide a lighting plan and cut sheet in accordance with the City of Chesterfield 
Code.  

I. ARCHITECTURAL  

1. The developer shall adhere to the Architectural Review Standards of the City of 
Chesterfield Code. 

2. The standards by which this development shall be reviewed are the multiple 
family standards found in the City Code.   

3. Trash enclosures: All exterior trash areas will be enclosed with a minimum six 
(6) foot high sight-proof enclosure complemented by adequate landscaping.  
The location, material, and elevation of any trash enclosures will be as approved 
by the City of Chesterfield on the Site Development Plan. 

4. Mechanical equipment shall be adequately screened by roofing or other 
materials as approved by the Planning Commission.  

J. ACCESS/ACCESS MANAGEMENT 

1.  Access to the site shall be limited to two (2) entrances on to the east-west loop 
road.  The east entrance should align with the drive on the approved site 
development plan for the Wildhorse Child Care Center. 

K. PUBLIC/PRIVATE ROAD IMPROVEMENTS, INCLUDING PEDESTRIAN 
CIRCULATION 

1. Provide a minimum of a 40 foot right of way, with 10 foot minimum roadway 
improvement, maintenance, utility, drainage and sidewalk easement on the north 
side for the portion of the proposed east-west loop road.  The right of way shall 
aligned with the dedicated right of way to the east and extend to the southern 
property line of the site to provide access to those properties in the future.  
Construct a 26 foot pavement with 7 foot shoulders on both sides with 
appurtenant storm drainage facilities and turn lanes as required by the 
Department of Planning and Public Works. 

 
2. Cost of construction of the south half of the road and appurtenant storm 

drainage facilities west of the Wildhorse Child Care Center site shall be the 
responsibility of others.  As directed by the City of Chesterfield, the developer 
shall either construct full-width improvements for a portion of the length of the 
east-west loop road which roughly equates to his cost of construction of one-half 
the entire length or construct the full-width improvements for the entire length 
and be reimbursed for costs in excess of his share. 
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3. All required roadway and related improvements shall be constructed or 

guaranteed in a manner acceptable to the City of Chesterfield prior to the:  
 

a. Issuance of an occupancy permit for the 85th unit, or  
 
b. Issuance of building permits for the 100th unit, or  
 
c. Five years from the passage of this ordinance approving the PUD District, 

whichever is sooner. 
 
4. Provide a 5 foot wide sidewalk, conforming to ADA standards, along the north 

side of the east-west loop road as directed by the City of Chesterfield. 
 
5. Stub street signage, in conformance with the City Code, shall be posted within 

30 days of the street pavement being placed. 
 
6. Street lights shall be installed and maintained by the developer along the east-

west loop road, as directed by the City of Chesterfield. 
 

7. Be advised that the City of Chesterfield has adopted a City wide Bikeable 
Walkable Community Masterplan that was approved by City Council on 
3/15/2010 by Resolution 302. Easements may be required at the time of 
development, as directed by the City of Chesterfield. 

 
8. Improve the existing ADA facilities at the signal per MoDOT compliance. 
 
9. Ingress and egress must conform to MoDOT’s Access Management Guidelines 

and must be reviewed and approved by MoDOT.  Any changes to the entrance 
geometrics and drainage design shall be in accordance with MoDOT standards 
and shall be reviewed and approved by MoDOT. 

 
10. Any work within MoDOT’s right-of-way will require a MoDOT permit. 
 
11. The petitioner shall provide adequate detention and/or hydraulic calculations for 

review and approval of all storm water that will encroach on MoDOT right-of-
way. 

L. TRAFFIC STUDY   

1. Provide a traffic study as directed by the City of Chesterfield and/or MoDOT.  
The scope of the study shall include internal and external circulation and may be 
limited to site specific impacts, such as the need for additional lanes, entrance 
configuration, geometrics, sight distance, traffic signal modifications or other 
improvements required, as long as the density of the proposed development 
falls within the parameters of the City’s traffic model.  Should the density be 
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other than the density assumed in the model, regional issues shall be addressed 
as directed by the City of Chesterfield. 

2. Provide a sight distance evaluation report, as required by the City of 
Chesterfield.  If adequate sight distance cannot be provided at the access 
location, acquisition of right of way, reconstruction of pavement, including 
correction to the vertical alignment, and/or other off-site improvements shall be 
required, as directed by the City of Chesterfield and/or the Missouri Department 
of Transportation. 

M. POWER OF REVIEW 

1. The Mayor or a Councilmember of the Ward in which a development is proposed 
may request that the Site Development Plan be reviewed and approved by the 
entire City Council.  This request must be made no later than 24 hours before 
posting the agenda for the next City Council meeting after Planning Commission 
review and approval of the Site Development Plan.  The City Council will then 
take appropriate action relative to the proposal. 

N. STORMWATER  

1. The site shall provide for the positive drainage of storm water and it shall be 
discharged at an adequate natural discharge point or an adequate piped system.   

2. Grading and stormwater systems shall be designed so as to collect surface 
water from the areas tributary to the bluffs and convey that surface water to an 
adequate discharge point where extraordinary measures will be employed to 
dissipate energy, attenuate flows, and protect the slopes from degradation.  No 
stormwater from these areas shall be allowed to flow to the undisturbed or 
reconstructed slopes, as directed by the Department of Planning and Public 
Works. 

3. The adequacy of the existing downstream conditions shall be verified and 
upgraded if necessary as directed by the City of Chesterfield, Department of 
Planning and Public Works. Be advised, for this specific development, the 
downstream channels and structures must be analyzed using the MSD standard 
design storm. 

4. Detention/retention, channel protection, and water quality measures are to be 
provided as required by the City of Chesterfield.  The storm water management 
facilities shall be operational prior to paving of any driveways or parking areas in 
non-residential developments or issuance of building permits exceeding sixty 
(60%) of the approved dwelling units in each plat, watershed or phase of 
residential developments.  The location and types of storm water management 
facilities shall be identified on all Site Development Plans.   

5. Stormwater shall be controlled as required by the Chesterfield Valley Master 
Facility Plan.  
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6. Treatment may be required at this site for water quality and channel protection 

per MSD February 2006 (Chapter 4) Guidelines. 

O. SANITARY SEWER 

1. This project is in the Caulks Creek Surcharge area and “Wildhorse Creek 
Recoupment” Area.  All associated fees shall be paid prior to plan approval or 
issuance of permits. 

 
2. Formal plan submittal and approval is required by the District prior to the 

issuance of permits. 

P. GEOTECHNICAL REPORT 

1. Prior to Site Development Plan approval, provide a geotechnical report, 
prepared by a registered professional engineer licensed to practice in the State 
of Missouri, as directed by the Department of Planning and Public Works.  The 
report shall verify the suitability of proposed grading and proposed 
improvements with soil and geologic conditions and address the existence of 
any potential sinkhole, slope failures, ponds, dams, septic fields, etc., and 
recommendations for treatment.  A statement of compliance, signed and sealed 
by the geotechnical engineer preparing the report, shall be included on all Site 
Development Plans and improvement plans.  

Q. MISCELLANEOUS 

1. All utilities will be installed underground.    

2. An opportunity for recycling will be provided. All provisions of Chapter 25, Article 
VII, and Section 25-122 thru Section 25-126 of the City of  Chesterfield, Missouri 
Code shall be required where applicable. 

R. SPIRIT OF ST. LOUIS AIRPORT 

1. Prior to the approval of any site development plan, the developer shall provided, 
at the direction of the Spirit of St. Louis Airport, an avigation easement or other 
appropriate legal instrument or agreements to fully remise and release any right 
or cause of action which they, their successors and assigns may now have or 
which they may have in the future against the St. Louis County, its assessors 
and assigns, due to such noise, vibrations, fumes, dust, fuel particles and all 
other effects that may have been caused by the operation of aircraft landing at 
or taking off from, or operating at or on Spirit of St. Louis Airport. 

2. The developer shall provide the following notes on the Site Development Plan: 
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a. The avigation easement will be recorded along with the Site Development 
Plan.  In addition, the avigation easement will be referenced on any individual 
plot plans. 

b. The developer shall disclose to prospective residents that this site is in close 
proximity to the Spirit of St. Louis Airport and is subject to occasional over 
flights.  This note is intended to be a noise disclosure statement to any 
prospective residents. 

II. TIME PERIOD FOR SUBMITTAL OF SITE DEVELOPMENT CONCEPT PLANS AND 
SITE DEVELOPMENT PLANS  

A. The developer shall submit a concept plan within eighteen (18) months of City 
Council approval of the change of zoning.   

B. In lieu of submitting a Site Development Concept Plan and Site Development 
Section Plans, the petitioner may submit a Site Development Plan for the entire 
development within eighteen (18) months of the date of approval of the change of 
zoning by the City.  

C. Failure to comply with these submittal requirements will result in the expiration of 
the change of zoning and will require a new public hearing. 

D. Said Plan shall be submitted in accordance with the combined requirements for Site 
Development Section and Concept Plans.  The submission of Amended Site 
Development Plans by sections of this project to the Planning Commission shall be 
permitted if this option is utilized. 

E. Where due cause is shown by the developer, this time interval for plan submittal 
may be extended through appeal to and approval by the Planning Commission.  

III. COMMENCEMENT OF CONSTRUCTION 

A. Substantial construction shall commence within two (2) years of approval of the Site 
Development Concept Plan or Site Development Plan, unless otherwise authorized 
by ordinance.   

B. Where due cause is shown by the developer, the Commission may extend the 
period to commence construction for not more than one additional year. 

IV. GENERAL CRITERIA 

A. SITE DEVELOPMENT CONCEPT PLAN 

1. Any Site Development Concept Plan shall show all information required on a 
preliminary plat as required in the City of Chesterfield Code.  
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2. Include a Conceptual Landscape Plan in accordance with the City of 
Chesterfield Code to indicate proposed landscaping along arterial and collector 
roadways.  

3. Include a Lighting Plan in accordance with the City of Chesterfield Code to 
indicate proposed lighting along arterial collector roadways. 

4. Provide comments/approvals from the appropriate Fire District, the St. Louis 
County Department of Highways and Traffic, Monarch Chesterfield Levee 
District, Spirit of St. Louis Airport and the Missouri Department of Transportation. 

5. Compliance with the current Metropolitan Sewer District Site Guidance as 
adopted by the City of Chesterfield.   

B. SITE DEVELOPMENT PLAN SUBMITTAL REQUIREMENTS 

The Site Development Plan shall include, but not be limited to, the following: 

1. Location map, north arrow, and plan scale. The scale shall be no greater than 
one (1) inch equals one hundred (100) feet. 

2. Outboundary plat and legal description of property.  

3. Density calculations.  

4. Parking calculations. Including calculation for all off street parking spaces, 
required and proposed, and the number, size and location for handicap 
designed. 

5. Provide openspace percentage for overall development including separate 
percentage for each lot on the plan.   

6. Provide Floor Area Ratio (F.A.R.). 

7. A note indicating all utilities will be installed underground. 

8. A note indicating signage approval is separate process. 

9. Depict the location of all buildings, size, including height and distance from 
adjacent property lines, and proposed use. 

10. Specific structure and parking setbacks along all roadways and property lines. 

11. Indicate location of all existing and proposed freestanding monument signs. 

12. Zoning district lines, subdivision name, lot number, dimensions, and area, and 
zoning of adjacent parcels where different than site. 

13. Floodplain boundaries.   
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14. Depict existing and proposed improvements within 150 feet of the site as 
directed.  Improvements include, but are not limited to, roadways, driveways 
and walkways adjacent to and across the street from the site, significant 
natural features, such as wooded areas and rock formations, and other karst 
features that are to remain or be removed. 

15. Depict all existing and proposed easements and rights-of-way within 150 feet 
of the site and all existing or proposed off-site easements and rights-of-way 
required for proposed improvements. 

16. Indicate the location of the proposed storm sewers, detention basins, sanitary 
sewers and connection(s) to the existing systems. 

17. Depict existing and proposed contours at intervals of not more than one (1) 
foot, and extending 150 feet beyond the limits of the site as directed. 

18. Address trees and landscaping in accordance with the City of Chesterfield 
Code.  

19. Comply with all preliminary plat requirements of the City of Chesterfield 
Subdivision Regulations per the City of Chesterfield Code. 

20. Signed and sealed in conformance with the State of Missouri Department of 
Economic Development, Division of Professional Registration, Missouri Board 
for Architects, Professional Engineers and Land Surveyors requirements. 

21. Provide comments/approvals from the appropriate Fire District, Monarch 
Levee District, Spirit of St. Louis Airport and the Missouri Department of 
Transportation. 

22. Compliance with Sky Exposure Plane. 

23. Compliance with the current Metropolitan Sewer District Site Guidance as 
adopted by the City of Chesterfield.   

C. SITE DEVELOPMENT SECTION PLAN SUBMITTAL REQUIREMENTS  

The Site Development Section Plan shall adhere to the above criteria and to the 
following:  

1. Location map, north arrow, and plan scale. The scale shall be no greater than 
one (1) inch equals one hundred (100) feet. 

2. Parking calculations. Including calculation for all off street parking spaces, 
required and proposed, and the number, size and location for handicap 
designed. 
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3. Provide open space percentage for overall development including separate 
percentage for each lot on the plan.   

4. Provide Floor Area Ratio (F.A.R.). 

5. A note indicating all utilities will be installed underground. 

6. A note indicating signage approval is separate process. 

7. Depict the location of all buildings, size, including height and distance from 
adjacent property lines and proposed use. 

8. Specific structure and parking setbacks along all roadways and property lines. 

9. Indicate location of all existing and proposed freestanding monument signs. 

10. Zoning district lines, subdivision name, lot number, lot dimensions, lot area, 
and zoning of adjacent parcels where different than site. 

11. Floodplain boundaries.   

12. Depict existing and proposed improvements within 150 feet of the site as 
directed.  Improvements include, but are not limited to, roadways, driveways 
and walkways adjacent to and across the street from the site, significant 
natural features, such as wooded areas and rock formations, and other karst 
features that are to remain or be removed. 

13. Depict all existing and proposed easements and rights-of-way within 150 feet 
of the site and all existing or proposed off-site easements and rights-of-way 
required for proposed improvements. 

14. Indicate the location of the proposed storm sewers, detention basins, sanitary 
sewers and connection(s) to the existing systems. 

15. Depict existing and proposed contours at intervals of not more than one (1) 
foot, and extending 150 feet beyond the limits of the site as directed. 

16. Address trees and landscaping in accordance with the City of Chesterfield 
Code.  

17. Comply with all preliminary plat requirements of the City of Chesterfield 
Subdivision Regulations per the City of Chesterfield Code. 

18. Signed and sealed in conformance with the State of Missouri Department of 
Economic Development, Division of Professional Registration, Missouri Board 
for Architects, Professional Engineers and Land Surveyors requirements. 
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19. Provide comments/approvals from the appropriate Fire District, Monarch 
Levee District, Spirit of St. Louis Airport, St. Louis Department of Highways 
and Traffic, and the Missouri Department of Transportation. 

20. Compliance with Sky Exposure Plane. 

21. Compliance with the current Metropolitan Sewer District Site Guidance as 
adopted by the City of Chesterfield.   

 

V. TRUST FUND CONTRIBUTION 

Relative to this rezoning, we request that the following special conditions be met: 

A. The developer shall contribute a Traffic Generation Assessment (TGA) to the 
Eatherton-Kehrs Mill Rd Trust Fund established by ordinance Number 13,173.  This 
contribution shall not exceed an amount established by multiplying the ordinance-
required parking space by the following rate schedule: 

 
Type of Development                             Required Contribution 
Retirement Community  $ 382.06 / Parking Space 
 
(Parking Space as required by the site-specific ordinance or by section 1003.165 of 
the Saint Louis County Zoning Ordinance.) 
 
If types of development\proposed differ from those listed, rates shall be provided by 
the Saint Louis County Department of Highways and Traffic. 
 
As a portion of the improvements required herein are needed to provide for the 
safety of the traveling public, their completion as a part of this development is 
mandatory. 
 
Allowable credits for required roadway improvements will be awarded as directed 
by the Saint Louis County Department of Highways and Traffic and the City of 
Chesterfield.  Sidewalk construction and utility relocation, among other items, are 
not considered allowable credits. 

 
B. As this development is located within a trust fund area established by Saint Louis 

County any portion of the traffic generation assessment contribution, which remains, 
following completion of road improvements required by the development, should be 
retained in the appropriate trust fund. 

 
C. The amount of the required contribution, if not approved for construction by January 

1, 2011, shall be adjusted on that date and on the first day of January in each 
succeeding year thereafter in accord with the construction cost index as determined 
by the Saint Louis County Department of Highways and Traffic. 
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VI. RECORDING 

Within 60 days of approval of any development plan by the City of Chesterfield, the 
approved Plan will be recorded with the St. Louis County Recorder of Deeds.  Failure 
to do so will result in the expiration of approval of said plan and require re-approval of 
a plan by the Planning Commission. 

 
 
VII. ENFORCEMENT 

A. The City of Chesterfield, Missouri will enforce the conditions of this ordinance in 
accordance with the Plan approved by the City of Chesterfield and the terms of this 
Attachment A. 

B.  Failure to comply with any or all the conditions of this ordinance will be adequate 
cause for revocation of approvals/permits by reviewing Departments and 
Commissions. 

C. Non-compliance with the specific requirements and conditions set forth in this 
Ordinance and its attached conditions or other Ordinances of the City of 
Chesterfield shall constitute an ordinance violation, subject, but not limited to, the 
penalty provisions as set forth in the City of Chesterfield Code. 

D. Waiver of Notice of Violation per the City of Chesterfield Code.   

E. This document shall be read as a whole and any inconsistency to be integrated to 
carry out the overall intent of this Attachment A. 

 




























