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Planning Commission Public Hearing Report  
 

Meeting Date:  June 12, 2019 
 

From:   Andrew Stanislav, Planner  
 

Location: A 4.76 acre tract of land located on the south side of Old Clarkson Road 
approximately 900 feet from its intersection with Baxter Road  

 

Petition:  P.Z. 07-2019 15750 Old Clarkson Rd (Kumara S. Vadivelu): A request for a zoning 
map amendment from the “E-1/2AC” Estate Half Acre District to a “PUD” Planned 
Unit Development for a 4.76 acre tract of land located on the south side of Old 
Clarkson Road approximately 900 feet from its intersection with Baxter Road 
(19S130015). 

 
 

SUMMARY  
Kumara S. Vadivelu of Azack Construction 
has submitted a request for a zoning map 
amendment from “E-1/2AC” Estate Half 
Acre District to a “PUD” Planned Unit 
Development as part of a two-step zoning 
process for a 4.76 acre tract of land located 
on the south side of Old Clarkson Road 
approximately 900 feet from its intersection 
with Baxter Road.  
 
The first step in the process is to request a 
change of zoning to a conventional 
residential district in order to establish the 
development density that is being 
requested in conjunction with the “PUD” 
petition. In order to satisfy this first step, the 
Petitioner amended petition P.Z. 11-2018 to 
request a change of zoning to “E-1/2AC” 
Estate District concurrently with the “PUD” request.  

  IV. B.  

 

Figure 1: Subject site aerial image 

 

http://www.chesterfield.mo.us/
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HISTORY OF SUBJECT SITE 

The subject site was zoned “NU” Non-Urban District by St. Louis County prior to the City’s incorporation.  
According to St. Louis County’s records, the existing single-family home on the subject site was built in 
1983.   
 
A petition was submitted in October 2018 (P.Z. 11-2018) requesting a change of zoning from the “NU” 
Non-Urban District to the “R-2” Residence (15,000 sq. ft.) District, and a Public Hearing was held for this 
on November 14, 2018. Following this hearing, the petitioner has actively pursued the project by 
contacting external agencies for comments as well as meeting with nearby residents of Old Clarkson 
Forest. On April 25, 2019, the petitioner submitted an amendment to P.Z. 11-2018 to request a change 
of zoning from the “NU” District to the “E-1/2AC” Estate Half Acre District in lieu of the previously 
requested “R-2” Residence District. This petition returned to the Planning Commission on May 13, 2019 
in order to retain its “active” status in accordance with the Unified Development Code (UDC) and to 
provide a status update to the Commission. Petition P.Z. 11-2018 remains active and serves as part of 
the two-step zoning process to obtain “PUD” Planned Unit Development zoning.   
 

LAND USE AND ZONING OF SURROUNDING PROPERTIES 
The land use and zoning for the properties surrounding this parcel are as follows: 

Direction Zoning Land Use 

North “R-6A” Residence (4,000 square feet) District Place of worship 

East “R-1A” Residence District Single-family dwellings 

South “R-1A” Residence District Single-family dwellings 

West “R-6” Residence (2,000 square feet) District Senior living facility 
 
 

 
Figure 2: Zoning Map            Figure 3: Future Land Use Plan 

 

“PUD” DISTRICT REGULATIONS 
The Unified Development Code Section 31-03-04.K states that “the purpose of the PUD District is to 
encourage flexibility in 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; 



P.Z. 07-2019 15750 Old Clarkson Rd (E-1/2AC - PUD)     Public Hearing Report 
(Kumara S. Vadivelu)  June 12, 2019 

 

3 | P a g e  
 

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.”  
 
The Unified Development Code requires that any zoning petition requesting a zoning map amendment to 
the “PUD” district meet four (4) General Requirements in order to fulfill the basic application requirements 
for a “PUD.”  
 

1. All property that is at least four (4) contiguous acres shall be eligible for the PUD District 
designation. 

 
The subject site is one contiguous parcel of land comprising 4.76 acres and is eligible for the PUD 
District designation.  
 

2. All property to be zoned PUD or an existing PUD Zoning District being amended shall be under 
single ownership, or if under multiple ownership, then by written consent of all owners who agree 
to be bound by the PUD District designation and regulations. 

 
This petition is for a single parcel with one legal ownership/interest under contract. 

 
3. The detailed standards set forth herein are minimum requirements, and it is the intent of this 

Section that the City of Chesterfield may impose conditions and safeguards in excess of, or in 
addition to, the specified minimal requirements. Satisfying the minimum standards set forth 
herein does not per se indicate that an application is entitled to a zoning change and notice is 
hereby given to that effect. 

 
The petition meets the minimum requirements for a submittal and the Petitioner is aware that 
approval of an ordinance by City Council is required for a zoning map amendment. Additionally, 
the Petitioner is aware that requirements and conditions exceeding the minimum requirements 
may be imposed, and issues raised at the Public Hearing must be addressed prior to returning to 
the Planning Commission for a vote.  

 
4. All utilities shall be installed underground. 

 
All utilities will be installed underground if this request is approved. 

 
Once it has been determined that these four General Requirements have been met, the application is 
accepted and the petition is scheduled for a Public Hearing before the Planning Commission.   
 

Next, the project is reviewed against the Minimum Design Requirements for a PUD District. There are four 
(4) minimum design requirements that must be met in order for the project to qualify to ask for a change 
of zoning to the PUD District. These four (4) items are:  
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1. 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.  
 
Petition P.Z. 11-2018 satisfies the requirement for a change of zoning to a residential district that 
ultimately establishes the maximum development density.   
 

2. 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.  

 
The PUD proposal currently includes 1.18 acres of common open space, or 24.8 percent of the total 
site. Proposed common ground is concentrated in the area surrounding the existing pond as 
depicted on the Preliminary Plan. A request for a modification to any of the PUD minimum design 
standards will require a two-thirds (2/3) vote by the Planning Commission.   

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

 
The Preliminary Plan includes a 30 foot wide landscape buffer along Old Clarkson Road and a 20 
foot wide landscape buffer along the southern property line abutting the Old Clarkson Forest 
subdivision. A request for a modification to any of the PUD minimum design standards will require 
a two-thirds (2/3) vote by the Planning Commission.   
 
The proposed buffers are also depicted as part of the lots as opposed to dedicated common ground 
as seen in other PUDs previously approved in the City. A conceptual landscape plan is forthcoming 
from the developer as required for a PUD. 
 

4. Proposed project has to be consistent with the purposes and intent of the Comprehensive Plan 
and the City of Chesterfield Municipal Code.  

 
Information pertaining to the Comprehensive Plan land use designation is included in the Staff 
Report for P.Z. 11-2018 and the PUD purpose statement from the Unified Development Code is 
cited at the outset of this section. 

 
In addition to these requirements above, the Unified Development Code lists twelve (12) Design Features 
suggested to be used by developers when applying for PUD District zoning. Section 31-03-04.K of the 
Unified Development 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.” Below is a list of the suggested Design 
Features from the City Code: 
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 Placement of structures on most suitable sites with consideration of maintaining existing site 
topography, soils, vegetation, slope, etc.; 

 

 Preservation of natural and cultural areas, as well as the creation of open space through active and 
passive recreation areas to include greenways, landscape gardens, plazas, and walking and cycling 
trails that serve to connect significant areas and various land uses; 

 

 Preservation of existing mature trees and trees deemed extraordinary by the City of Chesterfield 
Tree Specialist due to but not limited to the following: size, type, origin, grouping, or number of; 

 

 Enhanced landscaping, deeper and opaque buffers, and increased planting along public right-of-
ways, open space/recreational areas, and the overall perimeter to protect and ensure compatibility 
with adjacent land uses; 

 

 Utilization of mixed use buildings; 
 

 Utilization of Traditional Neighborhood Design (TND) techniques in the layout and spatial 
organization of the development; 
 

 Structures designed and constructed of an architectural vernacular that exceeds the typical 
building design and materials within the City of Chesterfield; 

 

 Segregation of vehicular traffic from pedestrian/bicycle circulation networks, and other traffic 
mitigation measures; 

 

 Incorporation of Transit Oriented Development (TOD) or direct access to public transportation; 
 

 Provision of affordable housing; 
 

 Utilization of Leadership in Energy and Environmental Design (LEED) construction practices and 
development standards and the proposed LEED certification of buildings and grounds by the U.S. 
Green Building Council within the PUD; and 

 

 Inclusion of community facilities and the access thereto. 
 
These desirable design features are meant to guide developers and explain the high quality standards that 
the City would like to attain and that are utilized to consider requests for PUD Zoning. No single proposal 
is expected to include each of these items; however, some of these and similar concepts should be 
identifiable in any PUD petition.  

 
REQUEST 
For additional information on the site history, surrounding land uses, and Comprehensive Plan land use 
designation, please refer to the Staff Report for P.Z. 11-2018, which is part of a two-step zoning process 



P.Z. 07-2019 15750 Old Clarkson Rd (E-1/2AC - PUD)     Public Hearing Report 
(Kumara S. Vadivelu)  June 12, 2019 

 

6 | P a g e  
 

request in order to obtain the “PUD” zoning designation to develop this tract of land as a single-family 
residential subdivision.  

 
As required for a “PUD” Planned Unit Development, a Preliminary Plan is included for your review. As 
shown on the Preliminary Plan, the applicant is proposing a total of 6 lots which range in size from 22,093 
square feet to 30,126 square feet. The proposed lots extend midway into the street as it is proposed as a 
private street with one primary access point off of Old Clarkson Road to serve the development. The 
applicant’s narrative statement attached to this report includes additional details as well as language 
regarding the character and rationale for the proposed “PUD” to justify their request. The Petitioner will 
be present at the Public Hearing to present their request and to answer any questions from the Planning 
Commission. 

A Public Hearing further addressing the request will be held at the June 12, 2019, City of Chesterfield 
Planning Commission meeting. Staff is requesting the Planning Commission discuss the proposal and 
provide direction to Staff on areas that need further clarification, additional information, or where 
concerns exist. 

 
Attached, please find a copy of the Public Hearing Notice, Petitioner’s Narrative Statement, and 
Preliminary Development Plan packet.     

 
Attachments 

1. Public Hearing Notice 

2. Petitioner’s Narrative Statement 

3. Preliminary Development Plan  

4. Outboundary Survey 

5. Tree Stand Delineation 

6. Tree Preservation Plan (informational only) 



NOTICE OF PUBLIC HEARING
CITY OF CHESTERFIELD PLANNING COMMISSION

Information on this Public Hearing may be found on the City’s website at 
http://www.chesterfield.mo.us/public-notice.html or by contacting 
Planner Andrew Stanislav at 636.537.4738 or via e-mail at 
astanislav@chesterfield.mo.us.  All interested parties will be given an 
opportunity to be heard at the Public Hearing.



CLARKSON HILLS RESERVE   Zoning Narrative Statement 

 

a. General Description of the Proposal: 

Arch City Group is proposing to develop a 4.8 Acres of property along Old Clarkson Road and is 

requesting an E-1/2 AC PUD zoning in order to permit the development.  The project consists of 

5 large, wooded, new building sites around the existing 5600 sf house in the middle.  Arch City 

Group will be building High End Homes 3000 to 4500 sf size with 3 car garage with many 

upgrades as standard in the base.  Arch City Group has made every effort to preserve the many 

existing natural resources located on site. This project meets and exceeds all of the relevant 

PUD requirements. 

b. List of requested uses: 

Arch City Group is requesting single family detached residential use for the entire site. The site 

will also contain common ground and the streets inside the property will be private streets 

which will be designed and constructed in accordance with the City’s guidelines for residential 

construction. 

c. Proposed Land Uses and development standards 

Arch City Group is requesting a single family detached residential use for the site.  The 

development standards are noted throughout this application and identified on the plan.  The 

proposed density is above ½ acre.  The plan includes 6 lots on a 4.8 acres. 

The maximum building height will be a maximum of forty five feet which is consistent with the 

E-1/2 AC district. 

The minimum front yard setback will be 20’. The minimum rear yard setback will be 15’ and the 

minimum side yard setback will be 15’. 

d. Exceptions or variations from the requirement of the Zoning Ordinance: 

Pursuant to the City’s Zoning Code, the purpose of the PUD is to encourage flexibility to the 

density requirements and development standards of the zoning ordinance.  In the calculation of 

the lot size the Landscape buffer and the roadway easement is all included to achieve the 

minimum ½ acre lots size.  This allows for the inclusion of more common ground and preserve 

the existing creek untouched on the south and west side of the property.  

e. Phases of construction 

Arch City Group anticipates the entire site will be developed in one phase. 

f. Landscaping and Tree Preservation: 



Arch City Group is proposing to preserve over 40% of the existing tree canopy which is quite a 

bit more than the minimum 30% required by the City. The Preservation of these trees is an 

important characteristic of the overall community and is also identified as a key design feature 

for the PUD in the City’s Zoning Code. 

In addition to the tree preservation, Arch City Group will provide extensive landscaping 

throughout the community.   

g. Character of and rationale for the PUD: 

The City’s zoning code states that 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 development; to promote the most 

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

the natural and scenic features and open space.   

First, Arch City Group wanted a project to compliment the existing communities in the area. 

After careful study of the surrounding area, Arch City Group determined that a R-2 or E-1/2 AC 

Estate zoning would be most appropriate for the site, since it is surrounded by R-2, R1A, R-6 

and R6A.  While the E-1/2 AC Estate zoning does not yield as many homes, it is important to 

preserve the natural characteristics of the Old Clarkson Corridor.  The City’s Zoning Code 

identifies compatibility with surrounding land uses and the Comprehensive Plan as a “general 

consideration” for the PUD.   

Site contains many natural features and Arch City Group has sought to preserve many of these 

features.  The natural features will also enhance the desirability of the location which 

contributes to the sustainability of the community.  The environmental benefits of preserving 

these natural resources are numerous.  The natural vegetation will cleanse and filter storm 

water and recharge the groundwater.  In addition to the many environmental benefits, these 

features serve to provide residents with an identity to their community which further promotes 

sustainability.  The preservation of these natural features achieves another design feature of 

the PUD identified in the City’s Zoning Code. 

As always Arch City Group wants to design a subdivision with lots of the upgraded architectural 

features as standard in its design. 

The PUD is necessary in order to allow for flexibility in some of the design standards in E-1/2 AC 

Estate zoning category while preserving many of the natural resources on the site. Most 

notably, to achieve the minimum ½ acre lot size, Arch City Group would like to include the 

Landscape Buffer and Streets rights a way areas to be included in the lot size area calculation. 

Also we would like to get an exception to the minimum 40’ width for the access portion of the 

flag lot. 



Based on the site plan, Arch City Group anticipates that nearly 35% of the site will be left 

untouched in it’s natural state.  These natural areas will not be graded and the natural slopes 

and vegetation will remain.  The PUD section of the City’s Zoning Code states that maintaining 

existing topography, soils and vegetation is a design feature for the PUD. 

The design and construction of homes with an architectural vernacular that exceeds the typical 

building designs is also noted as a design feature in the PUD section of the City’s Zoning Code.  

This design feature is achieved by offering Arch City Group’s standard design which in itself is a 

highend home with all usual upgrades as standard. Three Car Garages, Stone and Brick 

elements and low maintenance exteriors. 

The City’s Zoning Code identifies environmentally conscious building techniques as a design 

feature of the PUD.   Arch City Group offers several sustainable and environmentally conscious 

features as standard in its design like energy efficient appliances, low-e windows, high 

efficiency HVAC systems etc. 
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