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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.

SUMMIT
CENTER

I
Figure 1—Future Land Use Plan

MIXED COMMERCIAL USE
MIXED USE (RETAIL / OFFICE / WAREHOUSE)
OFFICE PARK

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 1-64 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. Asthe 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 1-64 and Chesterfield
Airport Road. While the minimum required buffer is provided for on the Chesterfield Airport
Road frontage, the 1-64 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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St. Louis
16090 Swingley Ridge Road
Suite 620

DosTERULLOM s
&BOYLE, LLC | (636) 532.1082 Fax

ATTORNEYS AT LAW ' William B. Remis

bremis@dubllc.com

May 13,2016 B VR )
:‘ L\ f >! SIes N
Via Hand Delivery and E-Mail ity of Chesterfiel
;’-{ A'ﬁ n IRy

Ms. Jessica Henry MAY 18 2016
City of Chesterfield
690 Chesterfield Parkway West Deoartment of Public Services
Chesterfield, MO 63017 S —

RE:  Zoning Application — Former Kemp Auto Museum
Issues Meeting

Dear Jessica:

In connection with the above application for rezoning, Petitioner hereby requests an
Issues Meeting before the Planning Commission. As we’ve discussed, the purpose of this
meeting is to preserve Petitioner’s rights with respect to the Public Hearing previously held for
this Application. Petitioner continues to work through the issues raised in the Issues Letter
previously provided by staff. We plan to respond to the letter and set a full meeting with the
Planning Commission to address all issues soon.

Please let me know if you have any questions. Thank you.

Very truly yours,
S [
William B. Remis

WBR/kml
cc:  Pat Cunningham

St. Louis, MO ¢  Kansas City, MO



NARRATIVE STATEMENT
Chesterfield Airport Road — Former Kemp Auto Museum

Caplaco Nineteen, Inc. has filed an Application for a new “PC” Planned Commercial District for
the site located on Chesterfield Airport Road formerly operated as the Kemp Auto Museum. The
site is currently zoned “PC” Planned Commercial District under repealed regulations with a
“MAA” District overlay. The only permitted uses are auditoriums, churches, clubs, lodges,
meeting rooms, libraries, reading rooms, theaters, or any other facility for public assembly. The
Application proposes to rezone the property to permit the uses listed as part of Pefitioner’s
Application. Petitioner currently plans to re-use the Auto Museum building on the Eastern
portion of the site with some modification to the building. There are multiple users who have
expressed an interest in this site, but Petitioner has not yet committed to any users. Except as
noted below, the proposed rezoning would comply with all development standards under the
current “PC” Planned Commercial District regulations and the City’s ordinances generally.

Contemporaneous with the filing of the Application, Petitioner has requested a reduction in the
landscape buffers. The requested reduction reflects existing conditions.




PERMITTED USES

Administrative offices for educational or
religious institutions

Church and other places of worship
Community Center

Library

Postal stations

Public building facilities owned or leased
by the City of Chesterfield

Public safety facility

Art gallery

Art studio

Auditorium

Banquet facility

Club

Gymnasium

Museum

Reading room

Recreation facility

Office-dental

Office-general

Office-medical

Automobile dealership

Automotive retail supply

Bakery

Bar

Bowling center

Brewpub

Coffee shop

Grocery-community
Grocery-neighborhood

Newspaper stand

Restaurant-sit down

Restaurant-fast food

Restaurant-take out

Retail sales establishment-community
Retail sales establishment-neighborhood
Tackle and bait shop

Animal grooming service

Barber or beauty shop

Broadcasting studio

Commercial service facility

Day care center

Drug store and pharmacy, with drive-thru
Dry cleaning establishment

Filling station and convenience store with
pump stations

Film drop-off and pick up stations
Financial Institution, drive-thru

Hospital

Hotel and motel

Hotel and motel-extended stay

Nursing home

0Oil change facility

Professional and technical service facility
Research laboratory & facility

Theatre, indoor

Vehicle repair and service facility
Veterinary clinic

College/university

Kindergarten or nursery school
Specialized private school

Vocational school

Telecommunications structure
Telecommunications tower or facility
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f‘ SCALE 1" = 30"-0" {
L \
? . _Caplaco Nineteen, Inc. ; f ; /
Number Common Name DBH Canopy | Condition Comments 78 Norway Spruce 4 S0 3 \
}. Of Trunk| Area Rating 79 Norway Spruce 4 50 3 |
. 1 Austrian Pine 11 154 4 80 Green Ash 8 452 3 !
L > Norway Spruce 8 80 2 81 Norway Spruce 5 113 3 !
. 3 Norway Spruce 8 80 4 82 Norway Spruce 5 113 3
; 4 Red Maple 6 554 3 83 Green Ash 8 452 3 !
“ 5 Red Maple 5 78 5 84 Green Ash 10 490 3 ‘
} 6 Red Maple 6 554 3 85 Bald Cypress 20 706 4
' 7 Austrian Pine 9 153 5 86 Bald Cypress 20 . 4 706 sf-on MODOT <'
8 Sycamore 12 452 3 87 Bald Cypress 20 706 4 :
| 9 White Ash 7 200 3 88 Mulberry 8 314 2 {
J 10 White Ash 7 200 3 89 Mulberry 8 314 2 ‘;
| 11 River Birch 6-8 452 3 Multi Stem 90 Mulberry 6 254 2 ;
| 12 Green Ash 7 200 3 91 Mulberry 6 254 2 ‘
gy 13 Green Ash 7 200 3 92 Mulberry 6 - 2 254 sf-on MODOT :
! 14 Green Ash 7 200 3 93 Mulberry 8 - 2 314 sf-on MODOT -
15 Green Ash 7 200 3 94 Mulberry 12 - 2 490 sf-on MODOT .
16 Green Ash 7 200 3 95 White Pine 12 275 2 -
17 Green Ash 7 200 3 98 White Pine 12 275 2 b
18 Green Ash 7 200 3 97 White Pine 12 275 2 |
19 Green Ash = 500 3 98 White Pine 12 275 2 L
20 Green Ash 7 200 3 99 Mulberry 12 490 2 ‘,
. 21 Green Ash 7 200 3 100 Mulberry 12 490 2 '
i 29 Green Ash 7 200 3 101 Mulberry 12 490 2 ‘(
23 Green Ash 7 200 3 102 Mulberry 12 490 2 }
:‘ 24 Green Ash 7 200 3 103 Mulberry 12 490 2
; 25 Green Ash 7 200 3 104 White Pine S 180 2 | LEGEND
N | 26 Green Ash 7 200 3 105 White Pine 6 210 3
i 27 Green Ash 7 200 3 106 Amur Maple 8 452 3 Multi Stem
:‘ 28 Green Ash 7 200 3 107 Flowering Crab 8 360 2 _
: 29 Green Ash 7 200 3 108 Flowering Crab 8 360 2 : Location
) 30 Green Ash 7 200 3 109 Juniper 5 /8 2 1 09—— Referance Number
| 31 Green Ash 7 200 3 110 Mulberry 8 210 2
32 Green Ash 7 200 3 111 Juniper 5 78 2 1‘ CONDITION RATING:
33 Green Ash 7 200 3 112 duniper 5 /8 2 % 1=Poor Quality
) 34 Green Ash 7 200 3 113 Juniper 5 78 2 ( 3=Average Quality
" 35 Green Ash 7 200 3 114 Juniper 5 78 2 ! 5=Excellent Quality
36 White Ash 6 248 3 115 Juniper 5 78 2 ‘:
! 37 White Ash 6 248 3 116 Juniper 5 78 2 j
| 38 White Ash 6 248 3 117 Juniper S 78 2 ]
i 39 White Ash 6 248 3 118 Juniper 5 78 2 i
40 White Ash 6 248 3 ¥ 119 Juniper 5 78 2
! 41 White Ash 6 248 3 ‘ 120 Juniper 5 78 2 "" o o
: 42 River Birch ) 452 3 Multi Stem 121 Flowering Crab 9 314 2 . i Tree Stand Delineation Narrative
f 43 River Birch 8 452 3 Multi Stem 122 Weeping Willow 30 - 1 1256 sf-on MODOT, Main branches Broken i October 20, 2015
! 44 Norway Spruce 5 50 3 122a Weeping Willow 30 - 1 1256 sf-on MODOT, Main branches Broken { The overall Lot of comprises a total of 5.1 Acand has a total of 0.70 AC. or
45 Norway Spruce 5 113 3 123 Mulberry 8 - 2 314 sf-on MODOT “ 30,811 sf of Woodlands on site. There is also trees off site on MODOT ROW
| a6 Erastora oar R T i2¢ Mulberry ¢ : 2210 st-on MODOT | it 1 bon e seperaal e 451 oo woodrc, he
- : p was completed by field
: 47 Bradford Pear 6 113 3 122 Flowering Crab 8 314 2 % inspection.
48 Bra.dford. Pear 6 113 3 - 127 jﬁ:‘::p:: g ;2 2 i The woodland areas are made up of individual landscape trees of varying
4513 - River I;lrch 458 1?2 g Multi Stem 128 Juniger 5 8 > : sizes and varieties. See attached list.
orwa ruce
51 Norw a§ Sgruce 5 113 3 129 Juniper 5 78 2 ; No state champion or rare trees were found on the site.
52 Norway Spruce 4 110 3 130 Juniper 5 78 2 |
53 Norway Spruce 4 110 3 131 Juniper S 78 2 i
54 Norway Spruce 5 113 3 132 Juniper 5 78 2 I
55 Bradford Pear 8 153 3 133 Juniper 5 78 2
56 Bradford Pear 8 153 3 134 Juniper 5 78 2 |
57 Honeylocust 4 153 2 :gg jun!per g ;g : 1
uniper ! ) ]
gg :2:3:2232: ; 22: g 137 River Birch 6-8 452 3 Multi Stem y Tree Stand Delineation Plan Prepared
|, 50 Honeylooust = 554 3 138 River Birch 6-8 452 3 Multi Stem by Douglas A. DeLong
61 Red Bud 9 250 3 139 Flowering Crab 9 314 2 f Certified Arborist MW-4826A
62 Red Bud 8 314 3 140 White Pine 11 254 3 ]
63 Bradford Pear 6 153 3 141 White Pine 6 175 3 | /s 4 44
! 64 Bradford Pear 6 153 3 142 White Pine 11 254 3 Y ;
" 65 HOHGY|OCUSt 6 200 3 143 White Pine 11 254 3 f ' - .
66 Honeylocust 2 115 3 144 Black Cherry 9 320 3 Base Map Provided by: Volz Engineering
67 Honeylocust 4 115 3 145 Norway Spruce 5 50 1
68 Honeylocust 4 115 3 146 Norway Spruce S S0 1 t
69 HO”eyIOCUSt 7 200 3 147 Norway Spruce 5 75 3 E‘
70 Red Bud 8 254 3 148 Norway Spruce 5 75 3 ;
71 Honeylocust 7 314 3 149 Norway Spruce 5 75 3 ‘
72 Honeylocust 4 200 3 150 River Birch 12 - 3 452 sf-on MODOT )
73 Honeylocust 5 314 3 151 Honeylocust 10 - 3 325 sf-on MODOT I
74 Honeylocust 5 314 3 152 River Birch 12 - 3 452 sf-on MODOT |
75 Honeylocust 5 314 3 153 River Birch 12 - 2 452 sf-on MODOT {
76 Honeylocust 6 314 3 Total | 30,811 6,481 SF on MODOT (,
77 Red Bud 5 254 3 L

Douglas A. DeLong, Landscape Architect LA-81
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