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Planning and Development Services Division
Public Hearing Report

Meeting Date: April 11, 2016

From: Justin Wyse, AICP — Senior Planner
Location: Northeast corner of Chesterfield Airport Road and Long Road
Petition: P.Z. 02-2016 Highway 40 Park (Lot C): A request for rezoning from “PC” Planned

Commercial District to “P1” Planned Industrial District for a 6.8 acre tract of land
at the northeast corner of Chesterfield Airport Road and Long Road
(17U420147).

Summary
Stock and Associates Consulting Engineers, on behalf of NorthPoint Development, has submitted

a request for a zoning map amendment from the existing “PC” Planned Commercial District to a
“P1” Planned Industrial District for the currently vacant 6.8 acre subject site. The applicant has
indicated, in the attached narrative statement, that it is requesting this rezoning in anticipation
of construction of a self-storage facility with truck / trailer rental facility. A full list of the eleven
(11) requested uses can be seen in the attached narrative statement and have been chosen by
the applicant from the larger list of over one-hundred (100) possible permitted uses in the “PI”
Planned Industrial District designation.

The proposed Preliminary Plan features a single three-story building on the eastern side of the
site with one (1) access point off Caprice Drive and no direct access to Long Road. The western
side of the site is shown as a proposed stormwater reservoir. Construction of this regional
stormwater reservoir is required under the current “PC” Planned Commercial District and is part
of the larger Chesterfield Valley Stormwater Master Plan.

Parking is proposed on the southern end of the proposed building location. This would result in
minimal visibility of the parking area from Chesterfield Airport Rd., Long Rd., and |-64.
Additionally, outdoor storage is shown adjacent to the proposed parking area and would allow
for storage of rental vehicles and trailers that would potentially be operated in conjunction with
the self-storage facility.

Finally, the applicant is requesting that floor area ratio and open space be regulated for the entire
“P1” District to allow potential future splitting of the lot and transfer of the reservoir to another
jurisdiction (i.e. the Chesterfield Monarch Levee District).
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Site History
Highway 40 Park is separated into three lots. Lot A is a 1.51 acre tract located on Chesterfield

Airport Rd. and developed as a retail strip center. Lot Bis a 1.82 acre tract of land located north
of Lot A along Caprice Dr. and is currently developed as an automotive repair facility. Prior to
the City’s incorporation, Lots A and B were zoned “M-3” Planned Industrial District by St. Louis
County. Lots A and B were later changed to a “C-8” Planned Commercial District in 1991 by City
of Chesterfield Ordinance 615 and later changed to “PC” Planned Commercial District in 2001.

Lot C, the subject site of P.Z. 02-2016, was originally zoned “NU” Non-Urban District and “M-3"
Planned Industrial District. The entire 6.8 acre Lot C was approved as a “PC” Planned Commercial
District by City of Chesterfield Ordinance 1691 in November of 2000. The Preliminary Plan at the
time showed construction of a hotel on the eastern side of the site with the regional stormwater
reservoir on the western side of the site. Ordinance 1691 is the current governing ordinance for
Lot C.

Figure 1 shows the boundary of the Highway 40 Park subdivision and lots within the subdivision.

Figure 1: Highway 40 Park, Lot 1A, 1B, and 1C Parcel Areas

Surrounding Land Use and Zoning
The land use and zoning for the properties surrounding this parcel are shown in the aerial image
in Figure 2 and are described below:

North: The properties to the north across 1-64 are zoned “NU” Non-Urban District and are
undeveloped.
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South: The properties to the south are zoned “PC” Planned Commercial and “NU” Non-Urban.
Development of properties within the Highway 40 Park subdivision are described
above. The two lots west of Lots A and B of Highway 40 Park are undeveloped.

East: The property to the east is zoned “PC” Planned Commercial and the lot is developed as
a Lou Fusz Ford dealership.

West: Properties west of Long Rd. are part of the Long Road Crossing development and are
zoned “PC” Planned Commercial. Several lots are developed (Kia dealership,
Walgreens, and a strip center) while others are still vacant.

CHESTERFELD)

Figure 2. Zoning Map

Comprehensive Plan Analysis

The subject site is located within Ward 4 of the City of Chesterfield and is within the Mixed
Commercial Use designation per the City’s Land Use Plan as seen in Figure 3 on the next page.
Page 62 of the Comprehensive Plan indicates that retail, low density office, and limited office
/warehouse facilities are appropriate uses within this designation. The Comprehensive Plan
includes conceptual land use categories and a self-storage facility would be similar to a
warehousing use under this designation, making limited development of this use consistent with
the Comprehensive Plan.
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While the subject site is situated next to numerous planned commercial district areas, other “PI”
Planned Industrial Districts have been approved by the City of Chesterfield within the Mixed
Commercial Use designation. This includes much of the area north of Chesterfield Airport Rd.,
west of Long Road Crossing, and south of I-64. Additionally, the Comprehensive Plan specifically
states that limited warehouse facilities are appropriate within this designation.

Commercial
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CHESTERFIELD AIRPORT
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Figure 3. Land Use Plan

In addition to the Land Use designation, the Comprehensive Plan also includes the following
policies which would apply to this proposal and will be addressed in the Staff Analysis portion of
this report:

e Page 64 — The area located immediately adjacent to the highway, both north and south,
is planned for Mixed Commercial Use, Office Park, and Mixed Use
(Retail/Office/Warehouse) to take advantage of the high visibility and access to 1-64/US
40.

e Page 38 —Industrial Development Policies — Industrial development should be encouraged
to adopt a similar attitude toward quality, as do residential and commercial
developments.

o 7.4.4 |-64/Highway 40 Access — To manage traffic generated by development in
Chesterfield Valley, the 1-64/US 40 interchanges at Long Road and Chesterfield Airport
Road should be upgraded to full-access interchanges.

e 7.2.9 Access Management — The placement of driveways should be controlled to maintain
the safety and efficiency of roadways.
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Staff Analysis

Requested Uses

Proposed uses for the “PI” Planned Industrial District are included in the narrative statement.
The narrative indicates a desire to construct a self-storage facility on the property with rental
trucks and trailers also available. The “PC” Planned Commercial District regulations do not
permit self-storage facilities unless the property is west of Long Rd. The subject site is located
immediately to the east of Long Rd.; therefore, this provision does not allow for an amendment
to the “PC” governing ordinance to request the self-storage use. General uses requested for the
site include office (general, medical, and dental), commercial service, warehousing, self-storage,
and outdoor storage for rental equipment. These uses are consistent with other uses approved
within “PI” Districts (i.e. Terra Corporate Park, Long Road Crossing / Lipton Parcel, Kramer
Commerce Center, Waller Hoch Corporate Center, Chesterfield Exchange, Sentrus Place) located
within the Mixed Commercial Use land use designation from the City’s Comprehensive Plan.
However, the set of proposed uses is small in comparison to these other “PI|” Districts located
within the Mixed Commercial Use future land designation.

The primary concern with the proposed uses that has been identified by Staff is the inclusion of
an outdoor storage area for rental vehicles and trailers. Staff believes the location of the
proposed outdoor storage area is the most appropriate location on the site; however, additional
regulations are likely necessary to ensure these areas are adequately screened and do not
detract from the overall aesthetic value of the area.

Site Access

Access to the site is proposed off Caprice Dr., an existing private roadway servicing other lots
within the Highway 40 Park development. No changes are proposed to this access to
accommodate the development. Current restrictions are in place to clarify that no direct access
is permitted to Long Rd. or the I-64 / Long Rd. eastbound on—ramp. These restrictions will be
included in a future Attachment A containing development regulations for the Commission’s
review and consideration prior to being forwarded to City Council.

I-64 / Long Road Interchange

Conversion of the existing partial access interchange to a full access interchange is a planned
improvement to alleviate future congestion in the area. In order to accommodate this future
project, acquisition of additional right-of-way is anticipated. The Preliminary Plan will need to
be amended to reflect this additional right-of-way (if any) to ensure drainage channel
improvements and site improvements do not preclude this future improvement. Figure 4 below
shows the proposed configuration and impact on the subject property.

5|Page



P.Z. 02-2016 Highway 40 Park, Lot C Public Hearing Report
(NorthPoint Development) April 11, 2016

R

See%e;

SHEET 9

Figure 4. Long Road Interchange Preliminary Plan

Public Hearing

A Public Hearing further addressing this request will be held at the Monday, April 11, 2016, City
of Chesterfield Planning Commission meeting. Attached please find a copy of the Public Hearing
Notice, Narrative Statement, and Preliminary Plan.

Attachments
1. Public Hearing Notice
2. Applicant’s Narrative Statement
3.  Preliminary Plan

cc:  Aimee Nassif, Planning and Development Services Director
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L\ = NOTICE OF PUBLIC HEARING
e s CITY OF CHESTERFIELD PLANNING COMMISSION

NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Chesterfield will hold a
Public Hearing on April 11, 2016 at 7:00 p.m. in the City Council Chambers at Chesterfield City
Hall, 690 Chesterfield Parkway West, Chesterfield, Missouri 63017. Said Hearing will be as

follows:

P.Z. 02-2016 Highway 40 Park (Lot C) : A request for rezoning from “PC” Planned Commercial
District to “PI” Planned Industrial District for a 6.8 acre tract of land at the northeast corner of

Chesterfield Airport Road and Long Road (17U420147).

PROPERTY DESCRIPTION
Lot C of the resubdivision Plat of Lot 1 of HIGHWAY FORTY PARK, according to the plat thereof
recorded in Plat Book 347 pages 145 and 146 of the St. Louis County Records.

— City of Chesterfield
— ¥~ 690 Chesterfield Parkway West

=cvel e Chesterfield, MO 63017
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Subject Property,

- ‘S " .
Information on this Public Hearing may be found on the City’s website
at http://www.chesterfield.mo.us/public-notice.html or by contacting
Senior Planner Justin Wyse at 636.537.4734 or via e-mail

at jwyse@chesterfield.mo.us. All interested parties will be given

an opportunity to be heard at the Public Hearing.
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PROJECT NARRATIVE

1. Rationale for, and character of, the proposed development:

NorthPoint Development is highly interested in the Chesterfield, Missouri location for many
reasons, including:

There is a relatively strong population base within the 5-mile trade area (80,000 residents and
almost 30,000 households). Additionally, household incomes are double the state average
(864,201), and 2.5 times the state average within the immediate 3-mile trade area, which is a
very positive market indicator.

There is 4.0 SF per capita of existing self-storage space within 5 miles of the Subject Property
and only 3.1 SF per capita within a 7-mile radius, so the surrounding area appears to be
undersupplied relative to the St. Louis area (6.5 SF), the state of MO (10.4 SF), and the
entire U.S. (7.35 SF). In addition to this lack of supply, most of the existing competition is
older and antiquated. There are some units with climate control, but none could be considered to
have Class A amenities. NorthPoint Development is focused on satisfying the perceived need
and providing value to the community by bringing an attractive, modern self-storage facility to
this market. The project site is located within the “Mixed Commercial Use” corridor which is
bound by “North of Chesterfield Airport Road between Boone’s Crossing on the East and
Cambridge Engineering to the West. The site is abutted by Lou Fusz Automotive Development
to the East, Car Star Automobile Facility to the South, and a large stormwater reservoir to the
West. The “Mixed Commercial Use” lists Permitted Land Uses as Retail, Low-Density Office,
Limited Office/Waterhouse Facilities. The Current Zoning is “PC” and our request would be to
“PI”. The existing uses abutting our project being Antomotive Dealer, Repair and Auto Body
Repair Exhibit, a character similar to Light Industrial and those Uses within the “PI” District.
Review of the Existing Zoning Map (attached) does show existing “PI” Uses to the South and
East of this property.

Our prototype facility is vastly different from what many would envision if asked to describe
self-storage. Self-storage began asa land use alternative, often in less desirable locations, and
was often built as inexpensively as possible. We at NorthPoint are focusing on Class A facilities
in strong urban and suburban markets because of the operational value that comes from being in
a prime location with good drive-by traffic and great visibility. Our propeities will boast
outstanding professionals who have excellent management and organizational skills including
sales, customer service, and marketing.

257 CHESTERFIELD BUSINESS PARKWAY «ST. LOUIS, MO 63005 <(636) 530-9100
Fax (636) 530-9130 ¢ E-MAIL ADDRESS: general@stockassoc.com
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This facility will be state-of-the-ait with modern amenities including climate control, high-tech
security and access control systems, and self service automation. The building will include a
drive-in loading and unloading area for the convenience and security of the customers.

Attractive materials will be utilized on the exterior of the building and architectural interest
pieces such as glass curtain walls will be included to ensure an aesthetically pleasing structure.
This design is consistent with the “Chesterfield Valley Design Policies”, which include high-
quality uniforin materials and attractiveness of the building fagade to 1-64/US 40. Automobile
parking, or storage of vehicles, will not be located along the north side of building, facing I-64.

1. Proposed Land Uses and Development Standards:

a. Proposed permitted land uses:
1. OFFICE
1. Office-dental
2. Office-general
3. Office-medical

ii. COMMERCIAL/SALES
[. Automotive retail supply
2. Plumbing, electrical, air conditioning, and heating equipment sales,
warehousing and repair facility

iii. SERVICE/INDUSTRIAL
1. Commeicial service facility

2. Industrial sales, service and storage
3. Mail order sales warehouse

4. Parking area

5. Self-storage facility

6.

Warehouse, general

b. Development Standards:
1. Floor Area Ratio: Maximum of 0.55
ii. Open Space: A minimum of 35% open space
. Height limitation: 35°
iv. Setbacks:
1. Buildingsetback: 30 from all property lines
2. Parking Setback:
a. 10’ from East, South and North property lines
b. 0 from West property line (adjacent to detention)
2. Asnoted above
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3. Exceptions, variances or waivers from the UDC

a. Parking Waiver

The UDC defines the minimum parking required for a self-storage facility to be 1.0 space per
1,000 square feet of gross floor area. This would require over 100 parking spaces for this
proposed facility.

In reality, the parking needs of a self-storage facility are incredibly minimal. A study of self-
storage facility traffic and parking needs was completed by Aurecon, a leading trafftc
management firm. Their study focused on facilities in Australia, but it is representative of the
needs in the US as well. Below is a table of recommended parking counts established by the
report (adapted with imperial units). The entire report can be found here:
https://www.selfstorage.org.au/sites/default/files/user-content/ssaa_report -

traffic_and parking_study.pdf

Rentable SF Office & Storage Staff Trailer TOTAL
Retall Area

0-32,500 1 2 2 1 6

32,500 - 65,000 2 5 2 1 10

65,000 - 102,000 3 5 2 1 11

For comparison purposes, the proposed facility will have approximately 85,000 GSF. The
current plan includes 15 surface parking spaces along the South and 4 interior loading/unloading
spaces on the East side of the building. Therefore, the proposed facility would include 172% of
the parking counts recommended by the Aurecon repot.

We are confident that the 4-5 interior loading areas are more than adequate to serve existing
customers at 100% occupancy. To further understand the needs of retail and office parking, we
analyzed data for a comparable facility that was provided by our self-storage consultant, who has
31 years of experience operating self-storage facilities. For a comparably sized building in the
Boston area, the facility saw the following visits in 2015:

Retail visitors: 2.1 per day
New customer visits: 3.1 per day
Total: 5.2 visitors per day to the office area

Given that information, we are obviously more than comfortable with the 15 provided surface
parking spaces.

We understand that a project for Simply Storage at 1755 Chesterfield Airport Road was
approved in 2007. As part of their review and approval, the parking was addressed. They
provided five (5) spaces for the 91,120 s.f. of storage space. This information was supported by
information provided by the Self Storage Association. The Simply Self Storage Site
Development Plan is recorded in Plat Book 355, Pages 903-906 on 2/14/07. That project was
governed by Ordinance #2379.
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In addition, the 4™ Addition of the Institute of Transportation Engineers has a category for Land
Use: 151 “Mini-Warehouse”. Attached are a Weekday and Saturday Study which put Parking
Demand at .14 Vehicles and .11 Vehicles per 1,000 sq. ft. GFA. This ratio is consistent with our
project.

Enclosures with our Narrative include the ITE Information, excerpts from the City’s
Comprehensive Plan for “Policies” and “Land Use”.
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N WITNESS WHEREOF, the patties have caused this Contract 1o be duly executed as

of the Effective Date.

Dated: Juwew) 70 2016
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Dated:gj_}“ 1,2016

520230523

BUYER:

NorthPoint Development, LLC, a Missouri
limited liability company

By:

Name: __ (N 4dan ¢ 14 a&:;du A
Title: ﬂ’l&\ﬁm;;

SELLER:

Kehy Development, L.L.C., a Missouri iimited
liability company
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Title: PAAN ‘4“%-6 '
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EXHIBIT A

Depiction of Subject Property
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7620 West Bruno Ave

elong St. Louis, MO 63117
‘. Phone: 314-346-4856
andscape Arc_hltecture,LLC delong.a@gmatl.com

February 18, 2016

Mr. Randall Mardis
Landscape Technologies
67 Jacobs Creek Drive
Saint Charles, MO 63304

Re:  Chesterfield Self Storage
17545 Chesterfield Airport RD
Dear Mr. Mardis:

I preformed a site visit on above date and have determined that there are no wooded areas on
this site. There are some clusters of willow that have started volunteering along the banks of
the drainage channel with trunk diameters that vary from 0.5” to 1.5” caliper.

It is our opinion that a Tree Stand Delineation Plan is not required for this site and that this
letter meets that requirement.

Respectfully,

DeLong Landscape Architecture, LLC

Ayl il

Certified Arborist MW-4826A



itu 3( POR m Mw lD /A\

r(@l( ? ar 1<hlm{ \VAV/@“[I ver @w

H' ln(O)U( ct Narrative

- Four (4) IP@g’@ss o




T e
o - e e e

T e
S5 “ - e,

_ Institute of Transportation Engineers




~and Use: 151
Mini-Warehouse

Description
Mini-warehouses are buildings in which a number of storage units or vaults are rented for the storage of

goods. They are typically referred to as “self-storage” facilities. Each unitis physically separated from
other units, and access is usually provided through an overhead door or other common access point.

Database Description

o Average parking supply ratio: 0.2 spaces per 1,000 square feet (sq. ft.) gross floor area (GFA) (iwo
study sites).

The Saturday parking demand ratio for a site with 1,400 storage units was 0.77 vehicles per 100
storage units. Parking demand data at this site were collected for six consecutive hours between 1:00
and 7:00 p.m., and the peak period of demand occurred between 4:00 and 5:00 p.m.

The following table presents a time-of-day distribution of parking demand for three study sites.

Based on Vehicles per
1,000 sq. ft. GFA F Weekday
Hour Beginning Percent of Peak Period Number of Data Points*
12:00-4:00 a.m. — 0
5:00 a.m. - 0
6:00 a.m. - 0
7:00 a.m. 31 3
8:00 a.m. 24 3
9:00 a.m. 59 3
10:00 a.m. 91 3
11:00 a.m. 100 3
12:00 p.m. 55 3
1:00 p.m. 45 3
2:00 p.m. 46 3
3:00 p.m. 40 2
4:00 p.m. 88 1
5:00 p.m. 27 1
6:00 p.m. 35 1
7:00 p.m. 27 1
8:00 p.m. - 0
9:00 p.m. - 0
10:00 p.m. - 0
11:00 p.m. - 0
* Subset of database

Study Sites/Years

Canada:

Burnaby, BC (1991); Coquitlam, BC (1991); Richmond, BC (1991)

United States:
Santa Barbara, CA (1998); Hadley, MA (2008)

4™ Edition Source Number

1115
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Land Use: 151
Mini-Warehouse

Average Peak Period Parking Demand vs. 1,000 sq. ft. GFA

On a: Weekday
Statistic Peak Period Demand
Peak Period 10:00 a.m.—12:00 p.m.; 4:00-5:00 p.m.
Number of Study Sites 7
Average Size of Study Sites 72,000 sq. ft. GFA
Average Peak Period Parking Demand 0.14 vehicles per 1,000 sq. ft. GFA
Standard Deviation ' 0.06
Coefficient of Variation - 44%
Range 0.09-0.27 vehicles per 1,000 sq. ft. GFA
85th Percentile 0.17 vehicles per 1,000 sq. ft. GFA
33rd Percentile 0.11 vehicles per 1,000 sq. ft. GFA
Weekday Peak Period
Parking Demand
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' and Use: 151
Mini-Warehouse

/Avetage Peak Period Parking Demand vs. 1,000 sq. ft. GFA
'On a: Saturday

2 Es_ftfﬁfi"sﬂtlc ' Peak Perlod Demand
Peak Period 9:00-10:00 a.m. ]
Number of Study Sites | 3
(["Average Size of Study Sites 109,000 sq. ft. GFA
| Average Peak Period Parking Demand 0.11 vehicles per 1,000 sq. ft. GFA
Standard Deviation | 0.04
Coefficient of Variation 36%
Range 0.06-0,14 vehicles per 1,000 sq. ft. GFA
85th Percentile 0.13 vehicles per 1,000 sq. ft. GFA
33rd Percentile | 0.10 vehicles per 1,000 sq. ft. GFA
Saturday Peak Period
Parking Demand
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PLAN POLICIES ELEMENT

Plan Policies are the guiding principles for this Comprehensive Plan. These policies
create the framework for decision-making related to future land use and development.
They were developed through extensive meetings with the Citizen Advisory Committee
and community meetings. These policies serve as the framework for the
Comprehensive Plan.

1.0 GENERAL POLICIES

The General Policies reflect the over-riding principles of general comprehensive
planning and, more specifically, their relationship to the City of Chesterfield. They
summarize the purpose of the Plan and how adherence to the Plan, while remaining /
adaptable to changing needs, will achieve the common vision. The two (2) key policies
derived from the community involvement process were the desire to maintain a high
quality of development standards and to expand the current offering of residential,
employment, and recreation opportunities.

Policies

1.1  Purpose of the Plan - The purpose of the Chesterfield Comprehensive Plan is to
ensure a high quality of life for the residents of Chesterfield.

1.2 Adherence to the Plan - Through adherence to the Comprehensive Plan,
elected officials, appointed officials, and City staff should make decisions and take
appropriate actions that over time, will strive to achieve the residents’ vision regarding
the physical aspects of the City of Chesterfield as laid out in the Plan.

1.3 Maintain, Revise and Administer the Plan - The Comprehensive Plan
establishes the policy document by which the City can continue to maintain, revise and
administer appropriate planning, zoning, subdivision, architectural, and site
development standards to ensure quality development.

1.4 Quality New Development - Given the existing development and the pressure
for additional development, high-quality design and development standards should be
maintained within the City of Chesterfield.

1.5 Diversity of Development - To provide a complete range of lifestyle
opportunities within the City of Chesterfield, new development should take into
consideration the desire to provide residential, retail, service, and recreational

opportunities.

1.6 Lighting Plan and Program - Lighting plans and programs for future
development should conform to an ordinance based on guidelines set forth by the

City of Chesterfield, Missouri Comprehensive Plan 31
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The following policies have been identified for specific areas or projects.

2.2 No Residential Projects in the Valley - Residential development should be

limited to areas outside of the Chesterfield Valley. Follow land use policies in the Spirit
of St. Louis Airport Noise Compatibility Program, Part 150 Study, 1987 and updates.
This should preclude residential use throughout the Valley.

2.3 Homes in West Sub-Area - New residential development west of Wilson Road
generally should consist of single-family homes.

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

2.5 Westland Acres - The residential development of Westland Acres should be
coordinated with preservation efforts that acknowledge the area’s historic significance.

3.0 COMMERCIAL DEVELOPMENT POLICIES '

Like residential development, commercial development should reflect character and
sense of identity of the community. In Chesterfield, that character is one of high quality,
well-planned and uniquely designed “places.” These places attempt to integrate the
workplace with business and personal services, shopping and recreation opportunities.
If Chesterfield is to be known as a place to “live, work, and play,” commercial
development must support these principles by providing a complete mix of goods,
services, jobs, and recreational facilities. [This set of Plan Policies addresses the quality
of devetopment defines appropriate development for Chesterfield Valley and the Urban
Core, places an emphasis on the need for landscape buffering between adjacent
residential uses, recognizes a hierarchy of retail centers, provides guidance to avoid
strip commercial development, and establishes sign control policies.

Policies

3.1 Quality Commercial Development - Commercial developments should
positively affect the image of the City, provide employment opportunities, and offer retaii
and service options to residents.

3.1.1 Quality of Desian - Overall design standards should provide for smaller-
scale, mixed-use, project-oriented developments. Developments should
emphasize architectural design, pedestrian circulation, landscaping, open space,
innovative parking solutions and landscape buffering between any adjacent
residential uses.

3.1.2 Buffering of Neighborhoods - Development should substantially buffer
the neighboring residential uses in all directions by employing good site design,
addressing vehicular access, building materials selection, tree preservation, and
expanded setbacks.

City of Chesterfield, Missouri Comprehensive Plan 34
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3.4.2 Discouragement of Billboards - Billboards or off-site advertising signs
should be discouraged in the City of Chesterfield.

The following policies have been identified for specific areas or projects.

3.5 Chesterfield Valley - Private development and public infrastructure investments
in Chesterfield Valley should correspond with ‘the guidelines and recommendations
defined in the Chesterfield Valley Master Plan as adopted by the Planning Commission
on February 8, 1999; June 11, 2001 and this Comprehensive Plan.

3.56.1 Chesterfield Valley Regional Retail and Low Intensity Industry -
Regional retail and low-intensity industrial developments should be located in
Chesterfield Valley. These include mixed-use office/retail-planned developments,
low-intensity industrial assembly, distribution, and research and development
business parks, and corporate campuses. Specifically, low-intensity industrial
use is encouraged west of Long Road.

3.5.2 Chesterfield Valley Airport Compatibility - Follow land use policies in the
Spirit of St. Louis Airport Noise Compatibility Program, Part 150 Study, 1987 and
updates. This includes airport-compatible use zoning in Chesterfield Valley and
south to Wild Horse Creek Road, Height and Hazard Zoning, and Subdivision
Regulations. Further growth of the airport should be balanced against noise and
air pollution impacts on the residential community.

3.6 Urban Core - The Urban Core should be developed to contain the highest density
of mixed-use development in Chesterfield. It should serve as the physical and visual
focus for the City and include both residential and commercial developments with parks,
municipal services, and preservation of historic structures and areas, with cultural,
entertainment and pedestrian amenities for its residents.’

3.6.1 High-Density Development - High-density development should be
developed as part of the Urban Core. High-density development encourages
clustering of buildings with diverse building form through minimum restrictions for
building height, openspace and setback requirements.’

3.6.2 Mixed-Use Development - The Urban Core should accommodate office,
retail, high-density housing, government facilities, muiti-modal transportation,
cultural and entertainment facilities, and park space. Horizontal and vertical
integration of uses is encouraged.’

3.6.3 Regional Shopping Area - The Chesterfield Mall area should remain a
retail focus for the Urban Core and should be modified, as necessary, to meet
the demand for region-oriented retail facilities.

! Revised 07-13-09
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buffering or residential zoning. High-density is defined as 70 feet above grade exclusive
of mechanical.

4.3 Low-Density Office Development - Low-density office development should be
limited to the following areas: Properties located in the Urban Core and also west of
Clarkson Road/Olive Boulevard that are adjacent to 1-64/US 40. Low-density is defined
as 45 feet above grade exclusive of mechanical.

5.0 RESEARCH AND DEVELOPMENT BUSINESS PARKS
AND CORPORATE CAMPUSES POLICIES

It is important for the City of Chesterfield to provide opportunities for the development of
multiple-user research and development business parks and single-user corporate
campuses. Research and development business parks would provide a planned
office/research/technology environment with common amenities, infrastructure, and
management for muitiple users. Corporate campuses would provide a protected
environment for the orderly growth and development of a single business in a park-like
setting. Uses within these business parks and campuses would include a combination
of administrative, executive, professional, research, low-intensity industrial assembly,
distribution, and other similar activities.

Policy

51 Research and Development Business Parks and Corporate Campuses -
Opportunities for research and development business parks and corporate campuses
should be identified in the Urban Core as well as Chesterfield Valley. Business parks
should provide a planned office/research/technology environment with common
amenities, infrastructure, and management. Corporate campuses should provide a
protected environment for the orderly growth and development of a business or industry
in a park-like setting.

6.0 INDUSTRIAL DEVELOPMENT POLICIES

Industrial development in Chesterfield historically has been located in Chesterfield
Valley in small suburban business parks. Many of the developments include a mix of
uses such as back  office functions, showroom/office/warehouse,
warehouse/distribution, and research and development/assembly/distribttion. Industrial
development should be encouraged to adopt a similar attitude toward quality, as do
residential and commercial developments. The Industrial Policy defines the intended
character of future industrial development and limits development to Chesterfield Valley.
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LAND USE ELEMENT

EXISTING LAND USE

One of the initial tasks completed during the comprehensive planning process involved
the identification of existing land uses. Displayed in map form, existing land uses are
used to identify and evaluate historical patterns of growth, general locations of services,
potential land use conflicts, and potential areas for development and redevelopment.
The base land use information was obtained from St. Louis County where the Planning
Department and Revenue Department maintain a parcel and real estate data
Geographic Information System (GIS). To update and verify the GIS data, additional
information was gathered from the City of Chesterfield Subdivision Map, aerial
photography, field analysis, and discussions with City of Chesterfield planning staff.

Ten (10) different categories were used in the land use inventory. These uses include
single-family residential (which includes single-family attached), multi-family residential,
commercial, office, /industrial/utility, research and development, institutional, common
ground, parks/recreation, and vacant/agriculture. Existing land use is very different from
zoning. Zoning has separate categories for density of development. While similarities
may exist, the City of Chesterfield Zoning Ordinance and Existing Land Use Map do not
depict the same information. The Zoning Ordinance shows specific types and densities
of land uses that may legally exist on a subject property. It also specifies the conditions
for development of the site. The Existing Land Use Map shows what actually exists.

A land use shown on the Existing Land Use Map may differ from the Zoning Ordinance
for one or more of the following reasons:

e The land use existed before the Zoning Ordinance was implemented and is,
therefore, legal but non-conforming;

e The land use originally complied with the Zoning Ordinance and is now non-
conforming because the Ordinance has been changed to allow a different use;

e The land use is a result of a Conditional Use Permit (CUP);

¢ The land use is permitted within the zoning district, but bears a different name, such
as a church or synagogue, in a residential neighborhood;

* The land use was established subsequent to and in violation of the Ordinance;

¢ The Zoning Ordinance designates separate districts for different densities of housing
and commercial development that are not identified by a separate land use category;

e More than one land use may occur on the same parcel of land or in the same
development. If this occurs, the land use shown on the map is the one that
predominates the development.

City of Chesterfield, Missouri Comprehensive Plan 51
Land Use Plan



Single-Family Residential

Single-Family Residential land use consists of all detached and attached residential
buildings used to house one family and the parcels on which they are located.
Accounting for 38% of Chesteffield’s land area, this is the single largest land use within
the City. The first single-family residences constructed in the area were built as farm
houses for local homesteaders. Generally constructed before World War I, these
houses were located in the Missouri River floodplain behind the levee and on higher,
level ground where agriculture activities were the most productive. Although most of
these houses succumbed to development, floods or time, a few of them can still be
seen scattered throughout the City. Following World War [l, during the period referred to
as the Baby Boom, the United States experienced unprecedented suburban growth.
During that time the Chesterfield area experienced only pockets of growth along larger
arterial routes such as Olive Boulevard.

In the following two decades from 1965 to 1985, major settlement of the area occurred.
Through the middle 80's, most of the growth occurred east of Olive Boulevard. More
recently, growth has occurred in the section of the City located west of Olive Boulevard
and south of Interstate 64.

Single-family attached residences are referred to as villas and townhomes and may
consist of two to three single-family dwelling units located in a single structure.
However, one unit cannot be stacked or located above another unit. These attached
residential developments are generally located near other dense developments or near
high traffic roads and intersections.

Multiple-Family Residential

Multiple-Family Residential housing types located in Chesterfield include apartments
and condominiums which consist of four (4) or more dwelling units located in a single
structure. Multiple-family residences tend to be located along roads with high traffic
volumes, such as Olive Boulevard, Chesterfield Parkway, Clayton Road, Baxter Road,
and Woods Mill Road. These housing complexes are also clustered together in large
developments near other dense land uses such as commercial and office as opposed to
being scattered throughout neighborhoods. Multiple-family residences are typically
physically and visually isolated from single-family residences in Chesterfield.

Commercial

Land uses that are considered commercial include shopping and retail centers,
convenience stores, eating and drinking establishments, and other service-oriented
businesses such as dry cleaners and copy centers. Historically, the largest
concentration of commercial activity in the City of Chesterfield was located in
Chesterfield Village and at intersections of major thoroughfares. Within this area, the
Chesterfield Mall and its outparcels comprised the largest concentration of commercial
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activity and was considered the retail center for the City. However, in recent years,
square footage of retail space in the Chesterfield Valley surpassed that in and around
Chesterfield Mall. Now Chesterfield Mall shares recognition with Chesterfield Valley as
being regional shopping destinations.

The Chesterfield Valley began to intensively develop after the flood of 1993. Once the
floodwaters receded and the City improved the stormwater drainage system within the
levee-protected area, the Chesterfield Valley became prime for commercial
development. Activities related to and located around the Spirit of St. Louis Airport
expanded and grew. Numerous office, warehousing, light industrial, and retail
developments were established along Chesterfield Airport Road. Most recently, over
approximately two million square feet of retail space has been approved in Chesterfield
Commons developments. As the construction in Chesterfield Valley progresses, the
City is continuing its efforts to raise the Monarch-Chesterfield Levee to the 500-year

flood elevation.

[n other parts of the City, commercial development has been limited to areas along
major roads such as Olive Boulevard, Baxter Road, and Clayton Road. The City has
been very meticulous about allowing only high-quality developments through zoning and
site plan review. One style of commercial development is the “linear commercial mall.”
Common elements of linear commercial malls include a single-story structure with
multiple tenants, large setback from road with parking in front, unified design features
such as exterior colors, materials and sign dimensions, and common access points.
Through zoning and land use regulations, the City of Chesterfield has avoided complete
commercial buildout along its major roads, also know as “strip commercial
development.” Strip commercial development is defined as the result of free-standing,
independent retail or other commercial businesses on individual lots with varying
depths, varying building setbacks, independent parking, and independent access points
along a major road that has no significant variation in land use. Strip commercial
development of other major roads in St. Louis County, such as Manchester Road, has
led to traffic congestion, unsafe conditions for motorists and pedestrians, and poor
aesthetics.

Office

Office land uses are described as professional offices that do not usually involve direct
sales to the public, but offer services that are predominantly administrative,
professional, or clerical in nature. Although office space is generally categorized as a
commercial use, it has distinct design characteristics and development requirements.
Therefore, office space is shown as a separate category on the Existing Land Use Map.

A large portion of office development has taken place around the center of the City
along the major thoroughfares. Business parks have been built along 1-64/US 40 off of
North Outer Forty Road, at the eastern edge of the City next to Maryville University and
St. Luke’s Hospital, and at Woods Mill Road and Olive Boulevard. Office development
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also occurs at the City’s center along Highway 340 and [-64/US 40. Business park
growth has emerged close to the airport in Chesterfield Valley with a mix of offices and
light industry.

Office space in Chesterfield can be classified according to two categories: Class A and
Class B. Class A generally is 100,000 square feet or larger, consists of five or more
floors, is of concrete and steel construction, contains business/support amenities such
as restaurants, and has a strong identifiable location with good access. Class B office
generally is smaller than Class A, consists of one or two stories, is of wood frame
construction, and is located in a non-visible/prominent location. Within Chesterfield,
Class A office space is located in Chesterfield Village or at prominent locations along
I-64/US 40. Class B office space is located in Chesterfield Valley.

Industrial/Utility Hiwi - Wheslovs &, o,

Industrial land uses are considered to be manufacturing, warehousing, distribution
facilities, mining, and landfill activities. These uses can vary from light to heavy
depending on how noxious the by-products are of the materials being produced, stored,
or distributed, the noise level that occurs, and the ftraffic generated. With the exception
of the quarry on the Missouri River, just east of the 1-64 bridge, all of Chesterfield’s
industry is located along Chesterfield Airport Road and can be considered /light/
industrial. Quarry operations are considered heavy industrial.

Utilities are all facilities related to the provision, distribution, collection, or transmission
of power, information, telecommunication, cable, drinking water, and sanitary and
stormwater sewage. Small parcels within residential areas are used for public utilities.
Electrical power transfer stations are likely to appear in neighborhoods. A large electric
utility corridor runs through the southeast part of the City from Clarkson Road and
Wilson Road to the northeast. The corridor is not displayed as Utility on the existing
Land Use Map because it is an easement on platted common ground of adjacent
subdivisions. The City of St. Louis operates a water treatment plant in the Missouri
River Valley at the end of Howard Bend Road.

Research and Development

Research and Development (R&D) includes scientific or engineering laboratories (and
their associated administrative buildings) that examine/develop existing/new products,
services, or procedures. At this time, the Monsanto (Pharmacia) research facility in
Chesterfield Village is the only identified research and development land use. Smaller
research or development operations are located in office or industrial park/buildings and
are identified on the Land Use Map according to the predominant use of that park or

building.
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LAND USE PLAN

Land use recommendations were based on several factors. First and most important of
these factors were the planning sessions held with the Chesterfield Comprehensive
Plan Citizen Advisory Committee (CAC). Other factors included a review of
Chesterfield’s 1990 Comprehensive Plan, revisions made to the Plan by the City's
Planning Commission since 1990 including the 1994 West Area Study, and new issues
raised at public meetings on the Plan.

This analysis led to the compilation of the Land Use Map. The Land Use Map adopted
with this Plan serves as the framework for future land use and development decisions.
This Map is distinguished by three unique sets of land use characteristics. The first
being the residential area interspersed with pockets of multi-family, office, retail and
various public uses. The second is the Urban Core located at the intersection of
I-64/US 40 and Clarkson Road/Olive Boulevard (Highway 340). This area is
characterized by higher density residential, retail and office uses. (The third is
Chesterfield Valley. Uses in Chesterfield Valley are predominantly mixed commercial,
mixed use retail, office, warehouse, agriculture/floodplain/conservation, and the Spirit of
St. Louis Airport. Both the Urban Core and Chesterfield Valley contain a regional retail
complex.

Definitions

The following table summarizes the land use categories for the Land Use Map.
Complete definitions are provided in the Glossary of Terms.

Table 9
Permitted Land Uses by Category
Land Use Categories Permitted Land Uses
Agricultural/Flood Plain/Conservation B Agriculture
» Open Space
Park/Recreation » Public Recreation, Education, or
Culture
» Conservation Area
» Open Space
Residential, Single-Family » Detached Single-Family Dwellings
» 2 or 3 Attached Single-Family Dwellings
Public School » Publicly-Funded Primary or Secondary
Education
College » Post-Secondary Educational Institution
Hospital » Medical and Surgical Care Institution
Retail, Community » Community Retail Serving Multiple
Neighborhoods and Neighboring
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Table 9

Permitted Land Uses by Category

Land Use Categories

Permitted Land Uses

Communities

Neighborhood Office

» Office
» Medical & Dental Excluding Surgical
Centers

Mixed Commercial Use

B Retail
» Low-Density Office
» Limited OfficeMVarehouse Facilities

Mixed Use (Retail/Office/Warehouse)

» Retail
» Low-Density and Mid-Density Office
» Office/Warehouse Facilities

Office Park

» Low-Density and Mid-Density Office
» Limited Retall

Service/Business Park

» Warehousing and Distribution
» Low-Intensity Industrial
» Low-Density and Mid-Density Office

Office » Low-Density and Mid-Density Office
Urban Core » High-Density Residential

» Retail

» Office, Including High-Density
Spirit Airport » Spirit of St. Louis Airport Uses

Industrial, Low-Intensity

» Manufacturing and Assembly
» Warehousing and Distribution

Corridor for Future 141 Extension

» Preserved for Future Roadway

City Hall

» Chesterfield City Hall

Regional Retail Center

» Designates Location of Regional Retail
Centers Serving Multiple Communities

City Center

» Designates Location of a Community
Center with a Mix of Community, Retail,
Office, and Residential Uses

New Neighborhood Retail Center

» Designates location of a new
Neighborhood Retail Center

Boundary of Chesterfield Valley

» Defines Area of Generally Mixed
Commercial, Mixed Use, Office Park,
Low-Intensity Industrial,
Agricultural/Conservation, and Airport
Uses

Boundary of West Area » Defines Area of Generally Single-
Family Residential Use
City Limits » Defines the Corporate Boundary of the

City of Chesterfield
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Park/Recreation Land Use. The Land Use Map displays Park/Recreation uses
throughout Chesterfield, many along the Missouri River bluff line. Public
Park/Recreation land use is identified on the north side of Olive Boulevard including
Howard Bend Park and Faust County Park, adjacent to the Urban Core at Central City
Park, and along the railroad tracks at the base of the bluffs including Railroad Park. Two
(2) proposed parks west of Clarkson Road are also shown for the future sites of Baxter
Park and Schoettler Park. A Park/Recreation area is designated near Woods Mill Road
and Olive Boulevard associated with a private golf course.

Corridor for Route 141 Improvement. The Missouri Department of Transportation has
designated a corridor for the extension/relocation of Woods Mill Road (Route 141)
between Ladue Road and Olive Boulevard and extending north to connect with the
Maryland Heights Expressway. At Olive Boulevard and Ladue Road, the new alignment
is to be constructed east of the existing intersections with Woods Mill Road (Route 141).
Properties being impacted near these intersections are designated as the Corridor for
the Route 141 Improvement on the City of Chesterfield Land Use Plan. Upon
completion of the Corridor improvements, the land use designation for these areas will
be re-evaluated.

Urban Core

The Urban Core was defined as the area known as Chesterfield Village, centered at the
intersection of 1-64/US 40 and Clarkson Road/Olive Boulevard and primarily served by
the Chesterfield Parkway. Land uses for the Urban Core include a mixture of high-
density residential, retail, and office uses containing the highest density development in
Chesterfield.

Chesterfield Valley

The Chesterfield Valley area of the City of Chesterfield contains both levee-protected
and unprotected portions of the Missouri River floodplain. The levee-protected portion
includes the [-64/US 40 corridor, the Spirit of St. Louis Airport, and the Chesterfield
Commons retail complex. The area located immediately adjacent to the highway, both
north and south, is planned for Mixed Commercial Use, Office Park, and Mixed Use
(Retail/Office/MWWarehouse) to take advantage of the high visibility and access to [-64/US
40.

The Spirit of St. Louis Airport area, located south of Chesterfield Airport Road and west
of Long Road, is planned for Spirit Airport use. Low-Intensity Industrial is located west of
the Airport, and Service Business Park is located east of the Airport. The Chesterfield
Commons retail complex dominates the area south of Chesterfield Airport Road and
east of Long Road. The Land Use Plan for this area includes Mixed Commercial Use
and Mixed Use (Retail/Office/MWarehouse). The area south of Edison Avenue in
Chesterfield Valley generally is planned for Park/Recreation use.
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LAND USE PLAN

Land use recommendations were based on several factors. First and most important of
these factors were the planning sessions held with the Chesterfield Comprehensive
Plan Citizen Advisory Committee (CAC). Other factors included a review of
Chesterfield’s 1990 Comprehensive Plan, revisions made to the Plan by the City’s
Planning Commission since 1990 including the 1994 West Area Study, and new issues
raised at public meetings on the Plan.

This analysis led to the compilation of the Land Use Map. The Land Use Map adopted
with this Plan serves as the framework for future land use and development decisions.
This Map is distinguished by three unique sets of land use characteristics. The first
being the residential area interspersed with pockets of multi-family, office, retail and
various public uses. The second is the Urban Core located at the intersection of
[-64/US 40 and Clarkson Road/Olive Boulevard (Highway 340). This area is
characterized by higher density residential, retail and office uses. The third is
Chesterfield Valley. Uses in Chesterfield Valley are predominantly mixed commercial,
mixed use retail, office, warehouse, agriculture/floodplain/conservation, and the Spirit of
St. Louis Airport. Both the Urban Core and Chesterfield Valley contain a regional retail
complex.

Definitions

The following table summarizes the land use categories for the Land Use Map.
Complete definitions are provided in the Glossary of Terms.

Table 9
Permitted Land Uses by Category
Land Use Categories Permitted Land Uses
Agricultural/Flood Plain/Conservation » Agriculture
» Open Space ‘
Park/Recreation » Public Recreation, Education, or
Culture
» Conservation Area
» Open Space
Residential, Single-Family » Detached Single-Family Dwellings
» B 2 or 3 Attached Single-Family Dwellings
Public School » Publicly-Funded Primary or Secondary
Education
College » Post-Secondary Educational Institution
Hospital » Medical and Surgical Care Institution
Retail, Community » Community Retail Serving Multiple
Neighborhoods and Neighboring
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Table 9

Land Use Categories

Permitted Land Uses by Category

Permitted Land Uses

Communities

Neighborhood Office

» Office '
» Medical & Dental Excluding Surgical
Centers '

Mixed Gommercial Use

» Retail

» Low-Density Office
» Limited Office/Warehouse Facilities

Mixed Use (Retail/Office/Warehouse)

» Retail
» Low-Density and Mid-Density Office
» Office/\Warehouse Facilities

Office Park

» Low-Density and Mid-Density Office
» Limited Retail

Service/Business Park

» Warehousing and Distribution
» Low-Intensity Industrial
» Low-Density and Mid-Density Office

Office » Low-Density and Mid-Density Office
Urban Core b High-Density Residential
» Retail
Jb Office, Including High-Density
Spirit Airport » Spirit of St. Louis Airport Uses
Industrial, Low-Intensity » Manufacturing and Assembly
. : » Warehousing and Distribution
Corridor for Future 141 Extension | » Preserved for Future Roadway
City Hali » Chesterfield City Hall

Regional Retail Center

» Designates Location of Regional Retail
Centers Serving Multiple Communities

City Center -

» Designates Location of a Community
"~ Center with a Mix of Community, Retail,
Office, and Residential Uses

New Neighborhood Retail Center

B Designates location of a new
Neighborhood Retail Center

L
Boundary of Chesterfield Valley

b Defines Area of Generally Mixed
Commercial, Mixed Use, Office Park,
Low-Intensity Industrial,
Agricultural/Conservation, and Airport
Uses

" Boundary of West Area » Defines Area of Generally Single-
Family Residential Use
City Limits » Defines the Corporate Boundary of the

City of Chesterfield
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Park/Recreation Land Use. The Land Use Map displays Park/Recreation uses
throughout Chesterfield, many along the Missouri River bluff line. Public
Park/Recreation land use is identified on the north side of Olive Boulevard including
Howard Bend Park and Faust County Park, adjacent to the Urban Core at Central City
Park, and along the railroad tracks at the base of the bluffs including Railroad Park. Two
(2) proposed parks west of Clarkson Road are also shown for the future sites of Baxter
Park and Schoettler Park. A Park/Recreation area is designated near Woods Mill Road
and Olive Boulevard associated with a private golf course.

Corridor for Route 141 Improvement. The Missouri Department of Transportation has
designated a corridor for the extension/relocation of Woods Mill Road (Route 141)
between Ladue Road and Olive Boulevard and extending north to connect with the
Maryland Heights Expressway. At Olive Boulevard and Ladue Road, the new alignment
is to be constructed east of the existing intersections with Woods Mill Road (Route 141).
Properties being impacted near these intersections are designated as the Corridor for
the Route 141 Improvement on the City of Chesterfield Land Use Plan. Upon
completion of the Corridor Improvements, the land use designation for these areas will
be re-evaluated.

Urban Core

The Urban Core was defined as the area known as Chesterfield Village, centered at the
‘intersection of 1-64/US 40 and Clarkson Road/Olive Boulevard and primarily served by
the Chesterfield Parkway. Land uses for the Urban Core include a mixture of high-
density residential, retail, and office uses containing the highest density development in
Chesterfield. -

Chesterfield Valley

The Chesterfield Valley area of the City of Chesterfield contains both levee-protected
and unprotected portions of the Missouri River floodplain. The levee-protected portion
includes the 1-64/US 40 corridor, the Spirit of St. Louis Airport, and the Chesterfield
Commons retail complex. The area located immediately adjacent to the highway, both
north and south, is planned for Mixed Commercial Use, Office Park, and Mixed Use
(Retail/Office/Warehouse) to take advantage of the high visibility and access to 1-64/US
40.

The Spirit of St. Louis Airport area, located south of Chesterfield Airport Road and west
of Long Road, is planned for Spirit Airport use. Low-Intensity Industrial is located west of
the Airport, and Service Business Park is located east of the Airport. The Chesterfield
Commons retail complex dominates the area south of Chesterfield Airport Road and
east of Long Road. The Land Use Plan for this area includes Mixed Commercial Use
and Mixed Use (Retail/Office/Warehouse). The area south of Edison Avenue in
Chesterfield Valley generally is planned for Park/Recreation use.
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CHESTERFIELD VALLEY POLICIES ELEMENT

CHESTERFIELD VALLEY MASTER PLAN

On February 8, 1999, the Chesterfield Valley Master Plan was adopted by the
Planning Commission. The Plan outlines specific land use, drainage and
infrastructure policies for Chesterfield Valley.

Land Use

Three (3) general types of land use are proposed for new development in the
Valley. The land use categories are intentionally broad to allow for flexibility in

. _responding to changing market conditions. Two (2) existing land use categories
are proposed to remain (Mixed Use and Spirit of St. Louis Airport) and two (2)
existing land use categories are recommended to be eliminated (New Major
Retail and Light Manufacturing). The proposed land uses are: -

* Mixed Commercial Use

The construction of Chesterfield Commons and Chesterfield Grove will add large
mixed commercial use developments to the Valley. It is logical to accommodate
similar mixed commercial use developments in the Valley where combinations of

- commercial uses can occur, subject to' City approval of the specific configuration
on any specific site. Appropriate uses in this designation would be retail and
office. In addition to the Chesterfield Commons and Chesterfield Grove
developments, areas where this type of mixed commercial use development
would be appropriate include:

*  North of Chesterfield Airport Road between Boone’s Crossing on the east and
Cambridge Engineering on the west.

e The generally triangular area west of Spirit of St. Louis Boulevard and south
of I-64/US 40.

e The northeast corner of the intersection of Chesterfield Airport Road and
Spirit of St. Louis Boulevard, which was previously the St. Louis County
Correctional facility.

o North side of 1-64/US 40 and east of Boone’s Crossing (vicinity of US lce
Sports Complex).
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Chesterfield Valley Design Policies

The policies for Chesterfield Valley are to be applied to commercial and industrial
development.

Of particular concem is the image presented by development along [-64/US40.
The following policies are intended to address this concern.

1.

Facades of Buildings Along 1-64/US 40 and Arterial and Collector
Roadways - Care should be taken to make sure that any portion of a building
that can be viewed from 1-64/US 40 or any arterial and collector roadways
should convey the image of a high-quality office or commercial development
and should be equally uniform in materials and attractiveness as the primary
facade of the building if it does not face |-64/US 40 or the roadways. The
intent is to avoid projects having their view from 1-64/US 40 or the roadways
appear to be the rear or side of a development.

Lighting of Buildings Along 1-64/US 40 - The facades of buildings facing
[-64/US 40 should be lighted to provide an aftractive image at night for
individuals traveling along 1-64/US 40.

Signage Along 1-64/US 40 - Billboards or freestanding signs (including pylon
signs), other than monument signs complying with the requirements of the
Chesterfield Zoning Ordinance, should not be permitted along 1-64/US 40.

Automobile Parking for Buildings Along I-64/US 40 - Parkihg should be
primarily located to the side or rear of any building facade facing 1-64/US 40
or along North Outer 40.

Storage or Truck Parking - No outdoor storage or the parking of equipment,
trucks or automobiles (for sale or being repaired) should be visible from
1-64/US 40 or arterial and collector roadways. Loading areas which are
visible from these roadways should be screened. '

Pedestrian Circulation - In order to promote pedestrian movement, each
development is required to address pedestrian circulation within and between
all developments. This pedestrian system shall be designed in an overall
safe, clearly understood plan meeting ADA (American Disabilities Act)
requirements.
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Zoning Type a
AG Agriculturs 77 FPRE  Flood Plaln Residence District
= & Shopping District %] FPR6  Flood Plain Residence District o 130 s
opping District FPR6A Flood Plaln Residence District
/] C4 Highway Service Commercial District FER7 Flood Plain Resldence Disirlct 21 Tt
1 c7 General Extensive Commerclal District S Light Industrlal District
cs Planned Commercial District L_|LLR  Large Lot Residential Distslct
E2 Estate Resldence District{ one acre } M1 Industilal District
E3 Estate Resldence District {one-half acra) | M2 Industrial District Legend
E-1/2AC Estate District (one-half acre ) i) Planned Industrial Districy
] E-1/2 ACTWH Estate Dlstrict (one-half acre}Wildhorse Creek MU  Medical Use District |1_| Zoning
Road Overlay District NU  Non-Urban Distric
y ol dy Limi
[E[] E-1 AC Estate Distrlct {one acre } ';IC 'thnmni:ﬂ Inﬁudlm.llmﬁ;l Ie.llhtﬂut 29k — 3 1 w—— Cily Limits
B E-1 AC/WH  Estate District (one acre)/Wildhorse Creek PC & R Flanned Commerclal & Resldence Dlstrict 7 Equl_S,ViLLE, ) ey 50;:'?' Ml{ﬂ:‘ﬁ_*Pall__BDUﬂdBnes
Road Overtay District il PS Park and Scenic = - i ot Disiricl Line
Yy DIS L . 5 B
Estate District {fwo acres ) "] PUD  Planned Unit Development beeeieee T - :

R1 Resldence District 1 paide :

{ R1A.  Resldence District CITY OF CHESTERFIELD i
| R2 Resldence Dislrict { 15,000 sq. It : EEAAKTMENT OF FINLIC LEAVCES RRas )
R3 Resldence District (10,000 sq. fL e i TR
R4 Resldence District { 7,500 sq. it s
RS Resldence Distirct ( 5,000 sq. It !

RE Resldence Disirct { 2,000 sq. 1t.
RBA  Resldence Dislrict (4,000 sq. ft.

RBAA Residence District

RT Resldence District i 1,750 sq. ft. }
R8 Resldence District | 500 sq. {t.)

5 UC Urban Core District

Flood Plaln Shopping District

Flood Flaln General Extenslve Commercial District
Flood Plaln Planned Commerclal Distrlct
Flood Plaln Industrial District

Flood Flaln Planned Industrial District
Flood Plain Non-Urban District

Flood Plaln Park and Scenic

Flood Plaln Planned Unit Development
Flood Plaln Residence Disirlct

Flood Plaln Resldence District

Flood Plaln Resldence District

Flood Plain Resldence Dlstrict

S _____ - " S — A~ ey T e,
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DRAWING FILE: F:\Draw5700\2165755\Civil\5755—xref.dwg LAYOUT: C1—Prelim Plan PLOTTED: Mar 15, 2016 — 3:06pm PLOTTED BY: ryan.schriber
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PRELIMINARY DEVELOPMENT PLAN
EXISTING N/F NOW OR FORMERLY FND. FOUND TO CLARKSON ROAD = E = = z E
LOT C OF RESUBDIVISION PLAT *
SAN. SANITARY conc. conce — L e EEE S §
460—— CONTOUR w  WDE L LENGTH <> CHARLES COUNTY SITE W 7 S 3@BE S
: V- P
—ZB5 sunany scver o5 DEDSON D DT OF A TRACT OF LAND BEING LOT 1 OF "HIGHWAY FORTY PARK’ I cazz i
———{[J STORM SEWER PG.  PAGE IN U.S. SURVEY 126, TOWNSHIP 45 NORTH, RANGE 4 EAST : -l Ly &
— 2% WATER LINE (SIZE AS SHOWN) CITY OF CHESTERFIELD, ST. LOUIS COUNTY, MISSOURI g STERFIELD ARPORT ROAD | ~ == I
_ ve— =3 S o =
UGE UNDER GROUND ELECTRIC PB. 3 47, PGS. 145 /1 46 - 2 i — 8

— OHE—— OVER HEAD ELECTRIC cl\o o Er=
»n| > cg C
— 86— GAS LINE (SIZE AS SHOWN) LONG HOAD EXTENS'ON, o —q &
e UTILITY POLE -
cS W

PROPOSED LONG Rro (n2) LOCATION MAP
454 CONTOUR FROM_WEST BouNp Hwy. 40/5 D é e g‘
FM SANITARY FORCE MAIN a 3 =
Ll
v TR e LEGAL DESCRITION a— N
G GAS LINE X A TRACT OF LAND SITUATED IN THE COUNTY OF ST. LOUIS, AND THE STATE OF o C/: 8
o ——— FLOOD . MISSOURI, LYING IN PART OF U.S. SURVEY 126, TOWNSHIP 45 NORTH, RANGE 4 'h':J
UE —— UNDERGROUND ELECTRIC LINE S~ e T O B [ O PRSI £ T SRR ooony : v
o LQ IN PLAT BOOK 347, PAGES 145 AND 146 ’OF THE ST. LOUIS COUNTY LAND RECORDS,
_ / o To AND BEING PART OF A TRACT CONVEYED TO THE MOOSE'S TEAM LIMITED PARTNERSHIP
~, & n IN DEED BOOK 10347, PAGE 1573 OF SAID ST. LOUIS COUNTY LAND RECORDS, AND
P.0.B. \ 100 YEAR , Asy 5 BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
N FLOODPLAIN ™ 2 A,'?’) BEGINNING AT THE INTERSECTION OF THE NORTH LINE OF PROPERTY CONVEYED TO
. ™ " 2240 SR SO TATIEIGIR LR SRR B RS R R
\ . ’

N/F
JELINEK EIGHT PARTNERSHIP
DB. 08387 PG. 1562
LOC. NO. 17U14—0252
ADDRESS; 17599 CHESTERFIELD AIRPORT ROAD

EXISTING ZONING: NU — NON URBAN DISTRICT
TOTAL TRACT: 0.62 ACRES

EAST, A DISTANCE OF 197.27 FEET; THENCE NORTH 10 DEGREES 23 MINUTES
04 SECONDS EAST, A DISTANCE OF 253.18 FEET, THENCE NORTH 36 DEGREES 23
MINUTES 56 SECONDS EAST, A DISTANCE OF 282.59 FEET TO THE SOUTH LINE OF
STATE HIGHWAY 40 (INTERSTATE HIGHWAY 64); THENCE EASTERLY ALONG SAID SOUTH
LINE AS FOLLOWS: NORTH 59 DEGREES 51 MINUTES 28 SECONDS EAST, A DISTANCE OF
272.03 FEET; THENCE NORTH 87 DEGREES 35 MINUTES 17 SECONDS EAST, A DISTANCE
OF 89.55 FEET TO THE NORTHWEST CORNER OF PROPERTY CONVEYED AS PARCEL 1 TO
LOUIS J. FUSZ TRUST BY DEED RECORDED IN BOOK 8826 PAGE 370 OF SAID ST. LOUIS
S, COUNTY RECORDS; THENCE SOUTH 00 DEGREES 49 MINUTES 59 SECONDS WEST, A
\ DISTANCE OF 489.55 FEET ALONG THE WEST LINE OF SAID PARCEL 1 TO THE
, SOUTHWEST CORNER OF SAID PARCEL 1; THENCE SOUTH 89 DEGREES 10 MINUTES O1
X SECONDS EAST ALONG THE SOUTH LINE OF SAID PARCEL 1, A DISTANCE OF 122.19
\ FEET TO THE NORTHWEST CORNER OF PARCEL 3 OF SAID FUSZ PROPERTY; THENCE
, SOUTH 00 DEGREES 49 MINUTES 59 SECONDS WEST, A DISTANCE OF 74.86 FEET ALONG
: THE WEST LINE OF SAID PARCEL 3 TO THE NORTHEAST CORNER OF LOT B OF THE SAID
\ RESUBDIVISION PLAT OF LOT 1; THENCE NORTH 89 DEGREES 10 MINUTES 01 SECONDS
, X WEST, A DISTANCE OF 282.10 FEET ALONG THE NORTH LINE OF SAID LOT B TO THE
FLOOD NORTHWEST CORNER OF SAID LOT B; THENCE SOUTH 01 DEGREES 20 MINUTES 13
ZONE "X" SECONDS WEST, A DISTANCE OF 119.11 FEET; TO THE NORTHEAST CORNER OF PROPERTY
> CONVEYED TO WILMA SCHNEIDEWIND BY DEED RECORDED IN BOOK 11470 PAGE 2326 OF
100— YEAR—/ / SAID ST. LOUIS COUNTY RECORDS; THENCE SOUTH 71 DEGREES 30 MINUTES 37 SECONDS
D F1LOODPLAIN \ WEST, A DISTANCE OF 414.16 FEET ALONG THE NORTH LINE OF SAID SCHNEIDEWIND
' \ , PROPERTY AND THE SAID NORTH LINE OF JELINEK PROPERTY TO THE POINT OF
N BEGINNING. CONTAINING 6.80 ACRES. DERIVED FROM RECORD INFORMATION, BEING
SAID RESUBDIVISION PLAT OF LOT 1.

\\\.. — 30
iy

N/F
KEHR DEVELOPMENT L.L.C. KENT KEHR & ASSOC. PC
PB. 347 PG. 145/146
LOC. NO. 17U42—0147
100— YEAR ADDRESS: 1 CAPRICE DRIVE

FLOODPLAIN EXISTING ZONING: PC — PLANNED COMMERCIAL
LIMITS TOTAL TRACT: 6.796 ACRES

LOCATOR NUMBER 17U 42 0147

SITE ADDRESS 1 CAPRICE DRIVE

ZIP CODE 63005

MSD BASE MAP 17-U

EXISTING ZONING PC — PLANNED COMMERCIAL
PROPOSED ZONING Pl — PLANNED INDUSTRIAL DISTRICT

PROPOSED

SITE AREA 6.796 ACRES
STOHMWATEH WATER SHED MISSOURI RIVER
WATER DISTRICT ST. LOUIS COUNTY WATER
SCHOOL DISTRICT ROCKWOOD R-6
GET RIGHT CHESTERFIELD AIRPORT ROAD LLC SEWER DISTRIST D,
Lon N e %63 AS DIRECTED BY THE CITY OF FEMA MAP NO. 29189C0165 K (REV. 2/4/2015)
ADDRESS: 17556 CHESTERFIELD AIRPORT ROAD __100-YEAR CHESTERFIELD AND THE MONARCH LEVEE DISTRICT ZONE AH
EXISTING ZONING: PC — PLANNED COMMERCIAL ,L:/LAZ?gP LAIN 100 YEAR FLOOD ELEV. = 454.00
TOTAL TRACT: 2.30 ACRES 100—YEAR
AN FLOODPLAIN.

' /
N P

PRELIMINARY DEVELOPMENT PLAN FOR:

HESTERFIELD SELF STORAGE

1 CAPRICE DRIVE
CITY OF CHESTERFIELD, MISSOURI

CHESTERFIELD AIRPORT (100° W) ROAD

O
\ X ———454 — —— 4 N
' AN =S ~ 4532 —
\ \—G - T 4&—1;\} e r‘ O
& N —FLOOD _/ U
N\ ; ZONE "X"—— .
~. A ~=, - ——
NS 0120713 W 119.11° : g
\ OUTDOOR
STORAGE 100 YEAR I
N merem |1 e Proposed —__ ore ")
< j I [ [ LIMITS r———-'
Rt 3 Story Building L
PROPOSED ACCESS il B | =
N/F EASEMENT TO STORMWATER~— 2 L='\ | FF _4§§Zi X
ONONTDNL | ADE A T —
FORSYTH ENTERPRISES, LLC N/F B By =1 - 5 IX| 20N 5
R e e N o -
. . - L
ADDRESS: 17531 CHESTERFIELD AIRPORT ROAD ,_g%. L"Z;T‘?{]ﬁ'zl?,?;s \ I 2l o OFFCE [ — F———- _MONARCH
EXISTING ZONING: PC — PLANNED COMMERCIAL ADDRESS: 46 CAPRICE DRIVE oy SN I 100 YEAR | — | FIRE TRUCK
TOJAL TRACT: 1.51 ACRES EXISTING ZONING: PC — PLANNED COMMERCIAL  \\ LIMITS 2z | L MITS | ROUTING 100~ YEAR
TOTAL TRACT: 1.82 ACRES : n-L i | | LARGEST FLOODPLAIN
, N = L +— L : :m, ’LTRiCK_S/_ZE)_ ________ / . '
1000 _/ | i T 30" BLDG. SETBACK _ _ _ DATE:
| = \ 4 I3 . ' - ’
ZONE "X" ! | | - N———455
/_ N . ] A @\\‘/4’* BN [ e ] [ Wi <
K | ¢ / 10° PARKING S oo
PROPOSED ACCESS|—| /W ‘ P S0 Tl iy TGl T4 ETBACK~ o e
\DRNE \ i 1/ (:::LK\\\ > e W — e e — gy | T —q-oo.?\s_‘g”‘ W- T — Mé%g({\éld
h ~ >
s | M\ { ! L FLOOD v %
N / ZONE X" FLOOD
3 lr /_ ZONE “X"
GEORGE M. STOCK PE 062—-047-546
, SETBACKS CIVIL ENGINEER
. DESIGN FIRM NO.
o | . PARKING: 184-003969
T DDA = ’
i I CAPRICE (60'w PRIVATE) DRVE 10° FROM PROPERTY LINES EVISIONS.
B— ASPHALT PAVENENT — il BUILDING: '
= L~ 30° FROM PROPERTY LINES 1 [ CITY COMMENTS  03.15.2016
\\I ' | LANDSCAPE BUFFER:
o O’ 30" BUFFER YARD REQUIRED ALONG |—64 AND
=500 : LONG ROAD.
N /F .
LOU FUSZ PROPERTIES, LLC
DB. 10424 PG. 2305 N /F
LOC. NO. 17U14-0423
ADDRESS: 17525 CHESTERFIELD AIRPORT ROAD LOU FUSZ FORD
EXISTING ZONING: PC — PLANNED COMMERCIAL DB. 10401 PG. 476
TOTAL TRACT: 1.76 ACRES LOC. NO. 17U42-0093
ADJUSTED LOF-A ADDRESS: 2 CAPRICE DRIVE
- EXISTING ZONING: PC — PLANNED COMMERCIAL
TOTAL TRACT TOTAL TRACT: 4.74 ACRES
283,026 SQ. FT.
6.457 ACRES- DRAWN BY: CHECKED BY:
ZP.S. GM.S.
DATE: JOB NO.:
% 3/01/2016 216-5755
M.SD. Pf BASE MAP £
S.LC. H&T # H&T S.UP. £
MONR. §
GRAPHIC SCALE MO-00
40 0 20 40 80 160 SHEET TITLE:
e e — PRELIMINARY
PREPARED FOR: (N FEET ) DEVEFI’_&ILMENT
NORTHPOINT DEVELOPMENT tinch = 40t
5015 NW CANAL ST. - SUITE 200 SHEET NO.:

RIVERSIDE, MO 64150

CONTACT: R.J. AGEE C1
(816) 888-7643






