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Planning Commission Issues Report 
 

Subject:  Change of Zoning Issues Report 
 

Meeting Date: April 13, 2015   
 

From:  Purvi Patel, Project Planner  
 

Location: West side of Wilson Avenue south of its intersection with Chamfers Farm Road and north 

of its intersection with Wilson Farm Drive 
 

Petition:  P.Z. 02-2015 Falling Leaves Estates II (1925 & 1921 Wilson Ave) 
 

Summary 

Fischer & Frichtel Inc. has submitted a request for a zoning map amendment to rezone 17.37 acres for a 

proposed single-family residential development. The tract is currently zoned “R-1” Residential District and 

the requested amendment is for a change of zoning to a “PUD” Planned Unit Development. As required 

for a “PUD” Planned Unit Development, a Preliminary Plan and Project Narrative are included for your 

review.  
 

This petition is before the Planning Commission to follow up on issues that were identified with the “PUD” 

application during the March 9
th

, 2015 Public Hearing and to examine if any further issues need to be 

resolved prior to requesting a recommendation on this petition from the Planning Commission.  After the 

Public Hearing, an Issues Letter was sent to the Petitioner by Staff.  This letter included concerns identified 

at the Public Hearing, Staff issues, and development criteria to which this development will be required to 

adhere.  A written response to those issues was received by Staff, which is included for your information 

as an attachment to this report.   
 

As shown on the updated Preliminary Plan, the applicant is now proposing a total of 16 lots which range in 

size from 22,000 square feet to 26,694 square feet with an average lot size of 24,083 square feet. The 

density that is currently required and that will be maintained with the “PUD” designation is 1 dwelling unit 

per acre. 
 

Site History 

The subject site includes two parcels of 12.37 and 5.00 acres in size and was originally zoned “R-1” 

Residence District by St. Louis County prior to the incorporation of the City of Chesterfield. In 1977, a 

petition was filed with St. Louis County to rezone 188.16 acres from “NU” Non-Urban District to “R-1” 

One-Acre Residence District (P.C 80-1977); at the same time a second petition was filed to request a 

“PEU” Planned Environmental Unit in an “R-1” One-Acre Residence District for the same 188.16 acres (P.C. 

81-1977). During the St. Louis County Planning Commission Vote meeting for these petitions, 

approximately 40 acres nearest to Wilson Avenue were removed from the PEU portion of the request. The 

two tracts of the current subject site were part of that 40 acres and are zoned “R-1” Residence District 

today.  

  VIII.A  
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Surrounding Land Use and Zoning 

North: North of the site are two single-family dwellings zoned “R-1” Residence District. One of these 

homes is the current residence of the Petitioner.   

South: The property to the south is the Wilson Farm Estates Subdivision and is zoned “R-1” Residence 

District with a “PEU” Planned Environmental Unit.  

 East: The properties to the east are the Bent Tree and Chesterfield Meadows Subdivisions. The Bent 

Tree Subdivision is zoned “R-1”, “R-1A” and “R-2” Residence Districts with a “PEU” Planned 

Environmental Unit; and Chesterfield Meadows Subdivision includes both “R-1” and “R-1A” 

Residence Districts and is a Density Development.  

West: The Wilson Farm Estates Subdivision wraps to the west of the subject site as well.    
 

 
Figure 1 – Aerial  

 

 
Figure 2 – Adjacent Subdivisions & Zoning  
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Comprehensive Plan Analysis 

The subject site is located within Ward 4 of the City of Chesterfield.  The City of Chesterfield Land Use Plan 

indicates these parcels are within the Residential Single-Family  District.  Proposed uses and density of the 

“PUD” (1 unit per acre) would be compliant with the Land Use Plan.  This subject site is not located in any 

sub-area identified by the Comprehensive Plan. 
 

 
Figure 3 – Comprehensive Land Use Plan  

 

Analysis 
 

“PUD” Procedure  

Section 31-03-04-K.1 of the City of Chesterfield Municipal Code states “the purpose of “the “PUD” District 

is to encourage flexibility to the density requirements and development standards of the zoning ordinance 

that will result in exceptional design, character, and quality of new homogenous and mixed use 

developments; to promote the most appropriate use of land; to facilitate the provision of streets and 

utilities; and to preserve the natural and scenic features and open space.”  
 

City of Chesterfield Municipal Code requires the project meet three (3) General Requirements in order to 

fulfill the application requirements for a “PUD”. These three (3) items are required for the application to 

pass sufficiency review and are as follows:  

 

• The property is at least four (4) contiguous acres. 

• The property is under single ownership, or if under multiple ownership then written consent of 

owners is required.  

• Acknowledgement that satisfying the minimum standards of the “PUD” District does not per se 

indicate that an application is entitled to a zoning change and that the City of Chesterfield may 

impose conditions and safeguards in excess of, or in addition to, the specified minimal 

requirements.  
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Once the application has passed sufficiency review, it is reviewed against the Minimum Design 

Requirements for a “PUD”. There are four (4) minimum design requirements that must be met in order for 

the project to qualify for a “PUD” and once these have been met, the petition is scheduled for Public 

Hearing. These four (4) items are:  

 

• Proposal has to meet the maximum residential density determined by the existing zoning district 

or by submitting an application for a change of zoning from the "NU" Non-Urban District to a 

residential zoning district.  

• Provision of thirty (30) percent Common Open Space to be displaced throughout the site and not 

concentrated in one (1) area or contain only that portion of the site that would be considered 

undevelopable.  

• Provision of perimeter buffer of at least thirty (30) feet in width.  

• Proposed project has to be consistent with the purposes and intent of the Comprehensive Plan 

and the City of Chesterfield Municipal Code. 

 

Furthermore, Section 31-03-04-K.5 of the City of Chesterfield Municipal Code lists twelve (12) Design 

Features suggested to be utilized by developers when applying for “PUD” zoning. This section of code 

also states the following: “Satisfaction of all or any of these design features is not mandatory, but the 

approval of “PUD” zoning will be predicated on the use of the below list or any other design feature 

deemed desirable by the City of Chesterfield. Proposed inclusion of these design features within a 

“PUD” can increase the flexibility of design standards and the ability of the developer to negotiate the 

mitigation of other requirements.” A list of the suggested design features is available under the  

“PUD” District Regulations at the following link:  

http://www.chesterfield.mo.us/webcontent/plnpwk/docs/UDC/Article%2003%20(Zoning%20Districts%

20and%20Uses).pdf  

 

Staff had requested the Applicant provide an updated “PUD” Narrative that details which of these 

twelve (12) design features have been utilized and how. The response from the Applicant addressing 

this request is included in the Project Narrative.  

 

Existing Conditions 

The minimum lot sizes are established by the planned district ordinance governing the “PUD” District and 

the proposed minimum lot size for this “PUD” is 22,000 square feet. Table 1, below, identifies minimum 

lot sizes for the adjacent developments and the proposed Falling Leaves Estates II development.   
 

Development Lots Acres 
Minimum Lot Size  

 In Square Feet 

Wilson Farm Estates  183 200 22,500 

Bent Tree   92 42.5 
12,000 to 26,000  

30,000 (lots along Wilson)  

Chesterfield Meadows 106 100 
22,000 (internal lots) 

1 acre (perimeter lots) 

Wilson Manors II   
74 84.3 

22,000 

38,000 (lots along northern limits) 

Falling Leaves Estates II (proposed) 16 17.37 22,000 

Table 1: Adjacent Development Figures 
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As identified, the proposed lot size for Falling Leaves Estates II is 22,000 square feet and as seen in the 

Preliminary Plan, the largest lot is 26,694 square feet with an average lot size of 24,083 square feet for 

the development. It is important to note that the other subdivisions listed in the table above are not 

“PUDs” and therefore do not have the thirty (30) foot Landscape Buffer requirement or a thirty (30) 

percent Common Open Space requirement. Additionally, some of these subdivisions required larger 

lots along the perimeters; however, these lot lines extend to the edge of the development as there are 

no Landscape Buffer requirements. The perimeter lots for Falling Leaves Estates II are over 24,000 

square feet with the exception of three (3) lots which are 22,410 square feet, 23,646 square feet, and 

22,084 square feet; and none of the lots in the proposed development include the Landscape Buffer in 

private lots. If the Landscape Buffers were included in the private lots, the minimum lot size would be 

larger than 22,000 square feet. Therefore, this development is compatible with surrounding 

developments.  

 

Preliminary Plan 

Following the Public Hearing, the Petitioner has provided an updated Preliminary Plan which 

redesigned the site to address some issues identified at the Public Hearing and by Staff. The previous 

Preliminary Plan proposed a seventeen (17) lot development with one (1) lot near the northeastern 

portion of the site which would have direct access to Wilson Avenue and all other lots would share a 

private entrance accessed via Wilson Avenue. The location and access of the northeastern lot was 

discussed in detail at the Public Hearing and since then the Petitioner has removed this lot from their 

proposal. The new proposal is for sixteen (16) lots which will all share a private, gated entrance from 

Wilson Avenue. This in turn will provide more Common Open Space for the development.  

 

The following are additional items which represent a summary of the Preliminary Plan: 
 

• 16 lots are proposed on the submitted plan 

o Min lot size of 22,000 square feet 

o Max lot size of 26,694 square feet 

• The setbacks requested for this development are as follows:  

o Front Yard – Twenty (20) feet  

o Side Yard – Ten (10) feet  

o Rear Yard – Twenty (20) feet  

*The requested front yard setback is still under review with Staff. Please reference the 

Issues section for more detail on this item.  

• As submitted, the combination of proposed density and number of lots would allow for 38% of 

the site (6.52 acres) being reserved as Common Open Space – this includes the existing lake on 

the site. Figure 4, below, highlights the areas dedicated as Common Open Space (darker green 

and blue for the lake) and/or Common Ground (lighter green). 

• An additional 0.23 acres (1%) of Common Ground is proposed and is located near the lake, near 

the entrance, as well as landscape islands within cul-de-sacs.  

• Thirty (30) foot Landscape Buffers are present around the perimeter of the development 

achieved by Common Open Space.   

• As mentioned by the Petitioner and seen in the updated Preliminary Plan, 30% of the existing 

tree mass will be retained as required by City Code.  

• Sidewalks are proposed along both sides of the private street and along the Wilson Avenue 

frontage of the development.  
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Figure 4 – Common Ground & Common Open Space 

 

Issues  

The Planning Commission, with input from the public, identified multiple issues at the March 9
th

, 2015 

Public Hearing on this petition.  Additionally, Staff identified several items that were included with the 

Planning Commission’s issues and sent to the Petitioner.  The Petitioner has submitted a formal 

response to each of these items which is attached to the Planning Commission’s packet for review.  

Additional information from Staff on several of these Issues is provided below; please note this is not 

an exhaustive list of the issues from the Public Hearing. 

 

• Previous Lot 1 (northeastern corner of development)/Number of curb cuts along Wilson 

Avenue 

As discussed above, the Preliminary Plan presented during the Public Hearing was for 

seventeen (17) lots, which included a single lot near the northeastern corner of the 

development. Since the Public Hearing, the Petitioner has amended the request and 

Preliminary Plan and is now proposing only sixteen (16) lots on the 17 acres. All the lots will be 

accessed via a private, gated entrance off of Wilson Avenue. There will be no additional curb 

cuts along Wilson Avenue. And as seen during the Public Hearing, the existing private drive 

used to currently access the subject site will be relocated further south along Wilson Avenue.  

 

• Stormwater/Existing pond near southeastern corner of development  

There were some concerns raised at the Public Hearing regarding the additional stormwater 

this development would create and how it would be handled. Additionally, there were 

questions asked about the future of the small pond near the southeastern corner of the 

development (on what is proposed as Lot 16 in the new plan). The development will contain 

three (3) stacked detention basins to handle all the stormwater on the site. Furthermore, all of 

the City of Chesterfield and the Metropolitan Sewer District (MSD) stormwater requirements 

will have to be met and will be evaluated in detail during the Site Development Plan review, if 

this change of zoning request is approved.  

The existing pond on the proposed Lot 16 will be drained and eliminated per the Petitioner’s 

response. This pond will be filled and graded to match adjacent grades on proposed Lot 16.  
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• Perimeter buffer and existing fence along Wilson Farm Estates  

In response to the concerns raised regarding the plans for the perimeter buffer, the Petitioner 

has provided an exhibit on the Preliminary Plan showing what a typical one hundred (100) foot 

buffer section would be. Per City Code requirements, the Landscape Buffers are required to 

contain a combination of deciduous, evergreen and ornamental trees and shrubs. The exact 

buffer plantings will be reviewed during the Site Development Plan phase, if this change of 

zoning request is approved.  

Additionally, the Petitioner has clarified that the fence between the subject site and Wilson 

Farm Estates will not be preserved and they will not be proposing a new fence at this location. 

However as discussed above, there will be the required thirty (30) foot Landscape Buffer 

between the proposed development and Wilson Farm Estates.  

 

• “R-1” Residence District v. “PUD” District  

During the Public Hearing, the Petitioner was asked to address two questions: the maximum 

number of homes they could build under the “R-1” Residence District and the reason for the 

“PUD” change of zoning request. The response letter states they could yield 13-15 lots for a 17 

acre site zoned “R-1” Residence District. As this site has a lake larger than 1.5 acres, Staff 

would estimate more conservatively considering right-of-way, buffers, and other required 

improvements for such a development.  

The Petitioner has provided a detailed reply as to why they are requesting a change of zoning 

to a “PUD” on Page 1 of the Response Letter. And as previously stated in the Issues Report, 

City Code states “the purpose of the “PUD” District is to encourage flexibility to the density 

requirements and development standards of the zoning ordinance that will result in 

exceptional design, character, and quality of new homogenous and mixed use developments; 

to promote the most appropriate use of land; to facilitate the provision of streets and utilities; 

and to preserve the natural and scenic features and open space.”  

 

A majority of Staff’s comments have been addressed by the Petitioner, as seen in their response letter; 

however there are still some open issues that Staff is working with the Petitioner on. The list below is a 

summary of some of these items:   

 

• Outstanding Agency Comments  

• Minimum Preliminary Plan requirements  

• Front yard setback - The applicant is requesting a twenty (20) foot front yard setback; however 

as you may see on the Preliminary Plan, a majority of the lots show a twenty-five (25) foot 

front setback and the lots around the cul-de-sacs show a twenty (20) foot front setback. 

• Sidewalk/Utility easement – the required easements for sidewalk, maintenance, utility and 

roadway widening have not been provided around the cul-de-sacs.  
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Request 

This meeting is for the discussion of issues concerning the rezoning to a “PUD” District for P.Z. 02-2015; 

no vote is requested at this time for this project. The intent of the Issues Meeting is to receive feedback 

from the Planning Commission and Public on the proposed amendments by the Petitioners, analysis of 

the suitability of the zoning requests and to examine if any further issues need to be resolved prior to 

requesting a recommendation from the Planning Commission. After this Issues Meeting is held, Staff 

will prepare an Attachment A for the Planning Commission to review at a future meeting.  
 

Respectfully submitted, 

 
Purvi Patel 

Project Planner 
 

Attachments 

1. Response to Issues Letter 

2. Project Narrative  

3. Preliminary Plan 

4. Tree Stand Delineation Plan 
 

cc:      Aimee Nassif, Planning and Development Services Director 
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Arborist/Forester:

Bruce Vawter
Forestry Consultant Services
9321 Manoroak Drive
St. Louis, Missouri 63126
314/849-2753

          Certified Arborist: # MW-0469A
          Certified Forester: # 2501
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