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Planning Commission Public Hearing Report  
 

Meeting Date:  May 30, 2018 
 
From:   Cassie Harashe, Project Planner  
 
Location:  Southeast corner of Long Road and Edison Avenue 

 
Petition: P.Z. 05-2018 Edison Crossing (Buttry & Brown Development) A request to amend 

Ordinance 2448 to establish new permitted uses for 11.1 acres of land within an 
existing “PC” Planned Commercial District located at the southeast corner of the 
intersection of Edison Road and Long Road. (17U120287, 17U120298). 

____________________________________________________________________________________ 
 

Summary 
Buttry & Brown is requesting a text amendment to the current Governing Ordinance 2448 to establish 
additional permitted uses for 11.1 acres of land, “day care center” and “kindergarten or nursery school”.  
This amendment would revise the development standards in a “PC” Planned Commercial District located 
on the southeast corner of the intersection of Long Road and Edison Avenue. 

The request is solely for a text amendment within the development restrictions of Ordinance 2448 in 
regards to the permitted uses.  Since the time of the passing of Ordinance 2448, the City of Chesterfield 
has undergone changes to the uses and definitions that are permitted.  As a part of this text amendment, 
the Attachment A will be updated to reflect the current permitted uses as defined in the Unified 
Development Code.   

SITE HISTORY 
This site was zoned “NU” Non-Urban by St. Louis County prior to the City’s incorporation.  A petition was 
filed in 2004 for a change of zoning to “PC” Planned Commercial.  A public hearing was held, but no 
action was ever taken and the petition became inactive.  In 2007, a petition was filed to change the 
zoning from “NU” Non-Urban to “PC” Planned Commercial, and City Council approved the change with 
Ordinance 2448 on March 19, 2008. This is the current governing ordinance for the site.  A recreational 
easement was provided by Ordinance 2448 to allow parking and trail access to the Monarch Chesterfield 
Levee.  This parking lot was constructed in 2010. Improvement plans were then approved in 2011 to 
construct the existing access point as seen in Figure 1.   

IV. A. 

http://www.chesterfield.mo.us/
https://www.chesterfield.mo.us/ord/2008/ord2448.pdf
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SURROUNDING LAND USES 
The land use and zoning for the properties surrounding this parcel are as follows (and seen in Figure 2): 

Direction Zoning Land Use 

North  “PC” Planned Commercial Fuel Station with carwash and restaurant and 
undeveloped land 

South “NU” Non-Urban Pump station for the Levee District 

West “PC” Planned Commercial Retail Development in the Tower Center 
Subdivision 

East “FPNU” Flood Plain Non-Urban Undeveloped land 
 

  

 

Figure 1: Aerial Photo 

Figure 3: Comprehensive Land Use Plan Figure 2: Zoning Map  
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COMPREHENSIVE PLAN 
The subject site is located within Ward 4 of the City of Chesterfield and is within the Mixed Use/Retail 
(Office/Warehouse) land use designation per the City’s Land Use Plan as seen in Figure 3. The 
Comprehensive Plan designates the permitted land uses under Mixed Commercial Use (Retail, Low-
Density and Mid-Density Office, and Office/Warehouse Facilities). All of the currently permitted uses 
under governing Ordinance 2448, along with the additional requested uses are consistent with the City’s 
Comprehensive Land Use Plan.  
 
The Comprehensive Plan has several policies that pertain to commercial development: 
 3.1 Quality Commercial Development - Commercial developments should positively affect the image of 
the City, provide employment opportunities, and offer retail and service options to residents.  
 

The Petitioner is looking to add the uses “day care center” and “kindergarten or nursery school”.  
These additional uses do provide employment opportunities, and also offer service options not only 
to residents, but to employees of other nearby developments.   

 
3.1.1 Quality of Design - 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.  
 

This development is calling for two buildings located at the northwest corner of the development, 
along with a large amount of open space due to the location of the stormwater and utility easement 
on the southern portion of the property.  Additionally the existing ordinance has a requirement for 
the installation of landscaping along the southern portion of the development.   

 
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. 
 

This development has a large stormwater and utility easement located on the southern portion of 
the property and a recreation easement for parking and trail access on the eastern side of the 
development. Additionally the property to the east contains the levee and a large amount of flood 
plain. The cumbersomeness of these easements and floodplain, along with the location of the 
residents on the bluff, serve as a buffer between the development and residents.  Additionally, the 
Preliminary Plan has the majority of the site circulation occurring between the buildings and the 
right-of-way of Edison Avenue and Long Road.   
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STAFF ANALYSIS 
As a part of this ordinance amendment Staff has requested the Petitioner update the list of uses to the 
comparable uses permitted by the Unified Development Code.  Staff has reviewed the uses requested 
and finds them to be comparable in intensity to the other permitted uses for the site. There are uses, 
such as coffee shop, coffee shop-drive through, and restaurant-take out, that did not exist, but would 
have been permitted under the two permitted restaurant uses in Ordinance 2448. The two uses the 
Petitioner is requesting were not under similar uses in the current governing ordinance.  Further, many 
nearby developments also permit the same or similar type uses. A comparison showing the locations 
where similar uses are permitted nearby can be seen in Figure 4 and the corresponding table.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PRELIMINARY PLAN 
Planned Districts require a Preliminary Development Plan, which has been included in the Planning 
Commission’s packet. The governing ordinance was passed in 2008, at which time Preliminary Plans were 
submitted, but not required to be included as part of the governing ordinance. The Petitioner has 

 Ordinance # Similar Uses 

1 COC 2753 (2013) Day care center, adult & Day care center, child 

2 COC 2227 (2005) Child care centers, nursery schools, and day nurseries 

3 COC 1454 (1998) Child care centers, nursery schools, and day nurseries 

4 COC 1677 (2000) Child care centers, nursery schools, and day nurseries 

5 Non-Urban Nursery or day nursery (1 acre) & Kindergarten (separate) (3 acres) 

Figure 4: Comparison Use Map 

1 

2 

3 

4 

5 
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included one for this ordinance amendment. The current Preliminary Development Plan matches 
significantly with the previously submitted plan. The current Preliminary Development Plan shows 
development concentrated on the northwest portion of the subject site.  This plan has two building 
forms, one on each lot.  A 15’ parking and landscape buffer is shown along the proposed area to be 
developed as required by the current governing ordinance.  There is also a 50’ building setback from 
Edison Avenue and an 80’ building setback along Long Road depicted on the plan that coordinates with 
the setback requirements of the ordinance.  The largest difference is there is no longer a proposed 
connection to the trailhead parking lot. This previous connection location is over a Stormwater Master 
Plan Ditch.   
 
A public hearing further addressing the request will be held at the May 30, 2018 City of Chesterfield 
Planning Commission meeting.  The purpose of the Public Hearing is for Planning Commission, members of 
the public who are in attendance, and the Petitioner to discuss the request. Members of the public who 
wish to speak will be provided the opportunity to do so. 
 
The Petitioner will be present at the Public Hearing to present their request in detail and to answer any 
questions that the Planning Commission may pose. 

Attached, please find a copy of the Public Hearing Notice, Applicant Narrative Statement and Preliminary 
Plan for this petition. 
 
Attachments 
1. Public Hearing Notice 
2. Applicant Narrative Statement 
3.  Preliminary Plan 
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