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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 “PI” 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 
“PI” 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 I-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 
“PI” District to allow potential future splitting of the lot and transfer of the reservoir to another 
jurisdiction (i.e. the Chesterfield Monarch Levee District).   

  IV. A.  
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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 B is 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 I-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.   

 

 

 
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.   
 
 

 
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: 
 

 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 I-64/US 
40. 

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

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

 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. 
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Figure 4. Long Road Interchange Preliminary Plan 

 
Public Hearing 
A Public Hearing further addressing this request will be held at the Monday, April 11th, 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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CONTACT: R.J. AGEE

PREPARED FOR:

NORTHPOINT DEVELOPMENT

5015 NW CANAL ST. - SUITE 200

RIVERSIDE, MO 64150

(816) 888-7643




