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Planning Commission Issues Report 
 

Subject:  Zoning Map Amendment  
 

Meeting Date:  May 23, 2016  
  

From:   Jessica Henry, Project Planner  
 

Location: Northeast of the intersection of Chesterfield Airport Road and Chesterfield 
Commons Drive 

 

Petition:   P.Z. 10-2015 Kemp Auto Museum (16955 Chesterfield Airport Rd): 
 

 
Summary 
DosterUllom & Boyle, LLC, on behalf of Caplaco Nineteen, Inc., has submitted a request for a 
zoning map amendment from “PC/MAA” Planned Commercial District with a Museum and Arts 
Overlay District to “PC” Planned Commercial District.   
 
The proposed Preliminary Plan depicts a total of two (2) structures with the eastern structure 
planned to remain and be retrofitted.  Access is proposed to utilize existing access points to the 
west and east.  As stated in the written narrative, also attached for the Planning Commission’s 
review, the applicant wishes to rezone the site to expand the permitted land uses for 
marketability.   
 
A Public Hearing was held on this item on November 23, 2015. After the Public Hearing, a letter 
summarizing the issues raised during the Public Hearing was issued by Staff. Since that time, the 
applicant has indicated to Staff that they are working to address these issues which are discussed 
in detail in the Issues section of this report.  While all issues remain outstanding, this item is now 
before the Planning Commission for discussion of issues due to reaching its 6 month time limit 
between the Public Hearing and the next scheduled meeting as required by City Code.  Therefore, 
the Planning Commission can discuss the open issues or any details of the project they desire. 
 
Zoning History 
Site was originally zoned “NU” Non-Urban through St. Louis County.  In 1974, St. Louis County 
Ordinance 7,014 approved a rezoning from “NU” to “M3” Planned Industrial for a 4.7 acre portion 
of the subject property.  In 2002, the City of Chesterfield approved a rezoning from the previously 
approved “M3” and the remaining “NU” portion of the subject property to “PC” Planned 
Commercial for the previous Kemp Auto Museum via City of Chesterfield Ordinance 1902.  This 
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property was again rezoned in 2004 via City of Chesterfield Ordinance 2116 to add the “MAA” 
Museum and Arts Overlay District for the previous auto museum.  A copy of City of Chesterfield 
Ordinances 1902 and 2116 may be found at the following links: 
http://www.chesterfield.mo.us/webcontent/ordinances/2002/ord1902.pdf 
http://www.chesterfield.mo.us/webcontent/ordinances/2004/ord2116.pdf  
 
Comprehensive Plan Analysis 
The subject site is located within the Mixed Commercial Use land use designation as seen in 
Figure 1 below.  The Comprehensive Plan defines Mixed Commercial Use as an area where 
“Appropriate uses in this designation would be retail and office”.  The requested uses are all 
consistent with the City’s Land Use Plan.   
 

 
  Figure 1—Future Land Use Plan        

                                                                                                        
Surrounding Land Use and Zoning 

The land use and zoning for the properties surrounding this parcel are shown in Figure 2 below 
and are as follows: 
 
North: The property to the north across I-64 is currently zoned “PC” Planned Commercial 

District.  These lots consist of Chesterfield Outlets. 
South: The property is currently zoned “C8” and “PC” Planned Commercial District.  These lots 

are businesses within the Chesterfield Commons development. 
East: The property to the east across Clarkson on-ramp is currently zoned “PC” Planned 

Commercial District.  This lot consists of the Pacific Dental which is currently under 
construction. 

West: The property is currently zoned “C8” Planned Commercial District.  This lot consists of 
an office building within the Chesterfield Commons North subdivision. 
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Figure 2: Aerial and Zoning Map 

Issues 
At the November 23, 2015 public hearing, two issues were identified by the Planning Commission 
and City Staff.  Additionally, Staff identified several items related to the Preliminary Plan that 
were included with the Planning Commission’s issues and sent to the Petitioner.  As the Petitioner 
has not yet submitted a formal response to each of these items, these issues remain outstanding. 
These items from the Public Hearing are as follows: 
 

1. Several of the uses requested are not appropriate for this site and the surrounding area. 
These uses are listed below. Staff has recommended that an updated list of uses be 
submitted.   

 

 Automobile dealership  

 Day care facility 

 Drug store and pharmacy, with drive-through (specifically the drive-through component) 

 Filling state and convenience store 

 Financial Institution, drive-through (specifically the drive-through component) 

 Nursing home  

 Oil change facility 

 Vehicle repair and service facility  

 Kindergarten or nursery school 

 Specialized private school  
 

Be advised, Staff recommends that no drive-thru component be permitted for any of 
the uses on this site. Also Staff recommends outdoor storage and sales be prohibited.  
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2. Hours of operation should be restricted for the site to ensure consistency with 
surrounding developments.  Staff recommends that the hours of operation for retail uses 
shall be limited to 6 a.m. to 11 p.m.  Retail uses may be expanded for Thanksgiving Day 
and the day after Thanksgiving upon review and approval of a Special Activities Permit, 
signed by the property owner and submitted to the City of Chesterfield at least seven (7) 
business days in advance of said holiday.  

 
Additionally, the Petitioner has submitted a request for a landscape buffer modification. A thirty 
(30) foot buffer is required on the north and south property lines due to I-64 and Chesterfield 
Airport Road.  While the minimum required buffer is provided for on the Chesterfield Airport 
Road frontage, the I-64 frontage depicts a proposed buffer of less than thirty (30) feet, with the 
smallest width on the eastern end of the site.  This dimension reflects the desire to leave the 
existing access points to assist in cross-access with the adjacent site.  The Petitioner has advised 
Staff that they will schedule a meeting to discuss this modification in conjunction with a future 
Issues response submittal.  
 
Request 
As no response to Staff’s Issues letter has been received, this project is being brought before the 
Planning Commission for discussion of issues due to this item reaching its 6 month time limit 
between the Public Hearing and the next scheduled meeting as previously mentioned.  As this 
meeting is being held only to preserve the Public Hearing and for the discussion of issues 
concerning the rezoning to a new “PC” Planned Commercial District, no vote is requested for this 
item at this time.  Additionally, Staff has not prepared a draft Attachment “A” for this request as 
further information is required from the Petitioner in order to draft an Attachment “A” that is 
specific to this request.  
 
 
Respectfully submitted, 
 
 
Jessica Henry, AICP 
Project Planner 
 
Attachments 
 
1. Petitioner’s Request Letter 
2. Project Narrative and Requested Uses 
3. Preliminary Plan 
4. Tree Stand Delineation 
 
cc: Aimee Nassif, Planning and Development Services Director 
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