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Planning Commission Staff Report 
 

Meeting Date: June 26, 2017 
 

From:  Jessica Henry, Senior Planner  
 

Location: North side of Wild Horse Creek Road 
 

Petition:  P.Z. 03-2017 Fienup Farms (McBride & Sons): A request for a zoning map amendment from 
an “E-1” Estate One-Acre District to a “PUD” Planned Unit Development for 223.02 acres 
located on the north side of Wild Horse Creek Road approximately 3,250 feet east of its 
intersection with Kehrs Mill Road and 4,400 feet west of its intersection with Baxter Road 
(18U640049, 18U630028, 18U330454, 17U310093, 17U320070, & 17T110201).  

SUMMARY 
Wild Horse Residential, LLC, has submitted a request for a zoning map amendment from the “E-1” Estate 
One-Acre District to the “PUD” Planned Unit Development District. The petitioner is requesting to zone the 
property “PUD” Planned Unit Development as part of a two-step zoning process.  The first step in this process 
is to request a change of zoning to a conventional “E” 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 
has submitted P.Z. 02-2017 concurrently with the “PUD” request. A Public hearing was held for these 
requests on April 10, 2017. 
 

 
Figure 1: Subject Site Aerial 

 

VIII. B. 

http://www.chesterfield.mo.us/
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“PUD” DISTRICT REGULATIONS 
The Unified Development Code Section 31-03-04.K 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 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.”  
 
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 request meets this requirement. Further information is found in the Public Hearing section of 
this report. 

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. 

The subject properties included in the petition share a common legal ownership/interest. 

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 and the Petitioner is aware that meeting these 
minimum requirements does not entitle the requested zoning map amendment. Additionally, the 
Petitioner is aware that requirements and conditions exceeding the minimum requirements may be 
imposed. 

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 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:  

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.  
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P.Z. 02-2017 satisfies the requirement that a petition for a change of zoning to a residential district 
that ultimately establishes the maximum development density be submitted.  

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 draft ordinance for the PUD proposal requires a minimum of 30% common open space.  

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

The Preliminary Plan includes a 30 foot perimeter buffer. 

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. 02-2017 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: 

 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; 
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 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 easily 
identifiable in any PUD petition.  

PUBLIC HEARING  
A Public Hearing was held on this Petition on April 10, 2017.  There were two speakers at the meeting who 
spoke neutrally about the proposed zoning map amendment but noted concerns regarding potential 
traffic impacts and the nature of the proposed landscape buffers; these items are discussed in the 
Petitioner’s response letter, which is included in the meeting packet. 
 
Further, the Planning Commission requested that Staff provide additional information regarding several 
items. These items along with the requested information are addressed below. 

 
1. Differentiation between Common Open Space and Common Ground with a PUD: 

The UDC defines these items in the following manner (http://ecode360.com/29485166): 

COMMON GROUND: That land set aside for open space, including stormwater, retention lakes, 
ponding, or recreational use for the owners of lots in a subdivision, which land is conveyed in trust 
for the benefit, use, and enjoyment of the lot owners. 
 
COMMON OPEN SPACE: A parcel or area of land or an area of water or a combination of both 
within the planned unit development (PUD) which is designed and intended for the use or 
enjoyment of the residents. This area may include stream corridors, agricultural lands, 
archeological sites or other elements to be protected from development as well as easements for 
public utilities. It also includes any improvements as are necessary and appropriate for the benefit 
and enjoyment of the residents or land owners. Common open space does not include any portion 
of an improved lot dedicated to buildings or vehicular navigation. 

Based on these definitions, Common Open Space is the City’s term that is specific to the PUD District 
and sets a higher standard for land set apart for the use and enjoyment of the residents of a PUD 
development. In this case, the Petitioner has noted that that 122.6 acres of common ground will be 
established and conveyed in the subdivision indentures; of this, 107.3 acres meets the stricter 
definition of common open space. The UDC requires that a minimum of 30% common open space 
be provided for a PUD; however, the petitioner is proposing to provide 48.1% common open space. 
When common ground is also considered, 54.9% of the total land area is being preserved.  

http://ecode360.com/29485166
http://ecode360.com/29484753#29484753
http://ecode360.com/29484754#29484754
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2. Surrounding lot sizes: 
The Petitioner is requesting the “PUD” Planned Unit Development designation for 223.02 acres to 
develop 223 single-family detached dwelling units on lots which range in size from 9,400 square feet 
to 42,209 square feet in size. As shown in the table below, the proposed lot size is consistent with 
that of surrounding developments on the north side of Wild Horse Creek Road. Developments on 
the south side of Wild Horse Creek Road have a larger minimum lot size, which is typical of 
subdivisions located westward on Wild Horse Creek Road. However, in terms of density, the 
proposed development is less dense than all surrounding developments, with the exception of Eagle 
Crest Estates.  The proposed development is able to maintain the 1:1 lot to acre ratio while 
proposing a relatively small minimum lot size due the large amount—54.9%—of the overall land 
area that is being dedicated as common ground. Stated in other terms, the private yard area on 
some lots is reduced in favor of devoting land to community amenities and preserving natural areas. 

 

 

Development Lots Acres 
Minimum Lot Size 

(Square Feet) 
Density 

 (Lots per Acre) 

Somerset 79 39.47 12,000 2.0 

The Bluffs of Wildhorse  45 18.7 10,000 2.4 

Wildhorse Springs   36 19.1 12,000 1.88 

Chesterfield Farms 366 147.9 7,320 2.47 

Eagle Crest Estates 37 47.11 20,000 0.78 

Chesterfield Estates 76 65.3 15,000 1.16 

Westchester Manor 10 7.49 25,002 1.33 

Bentley Place 12 10.53 28,000 1.13 

Fienup Farms (proposed) 223 223.02 9,400 1.0 

Bentley 

Place 

Subject Site 

Chesterfield Farms 

Wildhorse 

 Springs 

Eagle Crest 

Estates 

Chesterfield 

Estates 

Westchester 

Manor 

Somerset 

The Bluffs 

of Wildhorse 
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3. Provide revised calculations on the density considering the removal of the three smaller parcels 
from the request: 
Three subject site consists of three large tracts and three smaller tracts located on the north side 
of the railroad tracks. During the Public Hearing, these three smaller parcels were pointed out as 
not meeting the four contiguous acres requirement which made them not eligible for inclusion in 
the PUD zoning request.  
 
Following the Public Hearing, the Petitioner researched these three parcels and submitted an 
opinion indicating that intermediate railway property separating the three parcels from the larger 
tract is actually “owned in right-of-way” and has been since the property was conveyed to the 
railroad in 1890. This is significant because legal precedent precludes right-of-way from 
interrupting the contiguity of ownership and all benefits of ownership except those expressly 
granted through the right-of-way interest. The City Attorney has reviewed this information and has 
concurred with the Petitioner’s findings on this matter. Therefore, these parcels are eligible for the 
PUD District designation and remain in the request. 

4. Provide information regarding traffic impacts of the development: 
The Petitioner is aware that a Traffic Impact Study will be required during the Site Development 
Plan review phase of development. The Attachment A drafted for this request also reflects that 
requirement. The Petitioner has also engaged a professional traffic engineering consulting firm and 
provided a high-level feasibility analysis indicating that Wild Horse Creek Road has the capacity to 
serve the development and that required road improvements would be determined in conjunction 
with the Traffic Impact Study. Additionally, Staff has participated in an initial scoping meeting with 
the St. Louis County Department of Transportation and the Petitioner’s traffic consultant which 
served as a preliminary discussion of the expectations and parameters of the anticipated Traffic 
Impact Study. This is typical of information provided regarding traffic at the zoning phase of 
development, and the Traffic Impact Study would be fully reviewed by the City and St. Louis County 
Department of Transportation before the Site Development Plan is brought to the Planning 
Commission for action. 

PRELIMINARY PLAN 
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 223 lots which are broken down into five 
different lot types: A, B, C, D, and E. Two primary access points from Wild Horse Creek Road are proposed 
to serve the development and a third gated emergency-only access is also proposed. As noted in the 
Petitioner’s Narrative Statement, attached for the Planning Commission’s consideration, the 26 acre lake on 
the property will be preserved. The narrative also includes information regarding the design features 
proposed to justify the PUD request.  

ADDITIONAL INFORMATION 
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. 02-2017, which was submitted in conjunction with this 
request as part of a two-step zoning process in order to obtain entitlements to develop this tract of land as 
a single-family residential subdivision.  
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REQUEST 
Staff has completed review of this petition and all agency comments have been received. Staff requests 
action on P.Z. 03-2017 Fienup Farms (McBride & Sons). 
 

Respectfully submitted, 
 

 
Jessica Henry, AICP 
Senior Planner 
  

Attachments 
 
1. Petitioner’s Response Letter 
2. Project Narrative  
3. Attachment A 
4. Preliminary Plan Packet 
 
cc: Justin Wyse, Director of Planning and Development Services 
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ATTACHMENT A 

 
 
All provisions of the City of Chesterfield City Code shall apply to this 

development except as specifically modified herein.   
 
I. SPECIFIC CRITERIA 

A. PERMITTED USES 

1. The uses allowed in this Planned Unit Development (PUD) District 

shall be: 

a. Dwellings, Single Family Detached. 

B. DENSITY REQUIREMENTS 

1. The total number of single family residential units shall not exceed 
two hundred and twenty-three (223) units. 

C. DEVELOPMENT STANDARDS  

1. Minimum lot size for this development shall be 9,400 square feet.  

2. Maximum height of all structures shall be fifty (50) feet. 

 
3. Structure setbacks shall be as follows:  
 

a. Twenty-five (25) feet from the front yard.  

b. Six (6) feet from the side yard for “A” Lots as depicted on the 

Preliminary Plan attached hereto as Attachment “B”.  

c. Seven (7) feet from the side yard for “B” Lots as depicted on the 
Preliminary Plan attached hereto as Attachment “B”.  

d. Eight (8) feet from the side yard for “C, D, and E” Lots as depicted 
on the Preliminary Plan attached hereto as Attachment “B”.  

e. Fifteen (15) feet from the rear yard. 

4. No building or structure, other than: a freestanding project 
identification/ornamental entrance monument sign, light standards, 

retaining walls or flag poles shall be located within the above listed 
setbacks.  
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D. PARKING AND LOADING REQUIREMENTS 

1. Parking and loading spaces for this development will be as required 
in the City of Chesterfield Code. 

2. No construction related parking shall be permitted within right of 

way or established cross access or ingress/egress easements on any 
existing roadways.  All construction related parking shall be 
confined to the development. 

3. Provide adequate temporary off-street parking for construction 
employees. Parking on non-surfaced areas shall be prohibited in 

order to eliminate the condition whereby mud from construction and 
employee vehicles is tracked on to the pavement causing hazardous 
roadway and driving conditions. 

E. LANDSCAPE AND TREE REQUIREMENTS  

1. The development shall adhere to the Landscape and Tree 
Preservation    Requirements of the City of Chesterfield Code.  

 
2. Landscape Buffer requirements:  

 
a. A thirty (30) foot Landscape Buffer shall be required along the 

perimeters of the PUD as identified on the Preliminary Plan 

attached hereto and marked as Attachment B.  
 

b. The required Landscape Buffer shall be outside of any developed 
lot and shall be dedicated as Common Open Space or Common 
Ground as identified on the Preliminary Plan. 

 
3. A minimum of thirty percent (30.0%) Common Open Space shall be 

required for this PUD. 

  
4. A minimum of sixty percent (60.0%) tree preservation shall be 

required for this PUD. 

F. SIGN REQUIREMENTS 

1. Signs shall be permitted in accordance with the regulations of the 

City of Chesterfield Code. 

2. Each of the two access points from Wild Horse Creek Road shall be 

permitted two ornamental entrance monument signs, with one sign 
located on each side of the entry, as shown on the Preliminary Plan, 
attached hereto and marked as Attachment B. 
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3. Ornamental Entrance Monument construction, if proposed, shall be 

reviewed by the City of Chesterfield and the St. Louis County 
Department of Transportation for sight distance considerations prior 
to installation or construction. 

G. LIGHT REQUIREMENTS 

1. Provide a lighting plan and cut sheet in accordance with the City of 
Chesterfield Code.  

 
2. Street lights shall be provided along Wild Horse Creek Road in 

accordance with the City of Chesterfield Unified Development Code 
and as directed by the City of Chesterfield. 

H. ARCHITECTURAL  

1. The development shall adhere to the Architectural Review Standards 
of the City of Chesterfield Code.  
 

2. The exterior building materials for this development shall consist of 
brick, stone, and/or hardie board siding, and architectural shingles.  

I. ACCESS/ACCESS MANAGEMENT 

1. Access to the development from Wild Horse Creek Road shall be 
restricted to two (2) residential street entrances, as directed by St. 

Louis County Department of Transportation and City of Chesterfield 
and as shown on the Preliminary Plan. 

 
2. One gated emergency access point shall be allowed at the existing 

driveway location approximately 600 feet west of the intersection of 

Street “A” and Wild Horse Creek Road, as shown on the Preliminary 
Plan. 

 

3. The existing private driveway connection that will serve 17095 Wild 
Horse Creek Road may remain in place as shown on the Preliminary 

Plan and as approved by the St. Louis County Department of 
Transportation.  

 

4. The existing private driveway entrance that serves 17041 Wild Horse 
Creek Road may remain in place and shall connect to Street “A” as 

shown on the Preliminary Plan. If possible, the access point shall be 
modified such that the connection point will be directly across from 
Street “O”.  Continuous access to this property shall be provided 

throughout the duration of construction unless otherwise approved by 
the resident/owner and City of Chesterfield.   
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5. Provide for future alignment and dedicate right-of-way for the 

realignment of the development’s easternmost access across 16931 
and 16939 Wild Horse Creek Road to align with Riverdale Drive at 
such time as those parcels develop, as directed by the City of 

Chesterfield and St. Louis County Department of Transportation.  

6. If required sight distance cannot be provided at the access location(s), 
acquisition of right-of-way, reconstruction of pavement including 

correction to the vertical alignment and other off-site improvements 
may be required to provide the required sight distance as required by 

the City of Chesterfield and St. Louis County Department of 
Transportation. 

 

7. No lot of this development shall be allowed direct access to Wild Horse 
Creek Road.  

J. PUBLIC/PRIVATE ROAD IMPROVEMENTS, INCLUDING PEDESTRIAN 

CIRCULATION 

1. Any request to install a gate(s) at the entrance(s) to this development 

must be approved by the City of Chesterfield and the agency in 
control of the right of way off of which the entrance is constructed.  
No gate installation will be permitted on public right of way.   

 
2. If a gate is installed on a street in this development, the streets within 

the development, or that portion of the development that is gated, 
shall be private and remain private forever.   

3. All roadway and related improvements in each plat or phase of the 

development shall be constructed prior to issuance of building 
permits exceeding 60% for that plat or phase.  Delays due to utility 
relocation and/or adjustment, for which the developer is responsible 

monetarily, shall not constitute a cause to issue permits in excess of 
60%. 

 
4. Provide a 5 foot wide sidewalk, conforming to ADA standards, along 

all Wild Horse Creek Road frontage. The sidewalk shall provide for 

future connectivity to adjacent developments and/or roadway 
projects.  The sidewalk may be located within right-of-way controlled 

by another agency, if permitted by that agency or on private property 
within a 6 foot wide sidewalk, maintenance and utility easement. A 
special cash escrow may be required by the City of Chesterfield for 

any sidewalk that cannot feasibly be constructed in conjunction with 
this development.  The amount of the special cash escrow will be 
based on the anticipated construction costs as determined by the 

design engineer and approved by the City of Chesterfield and St. Louis 
County Department of Transportation. 
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5. Provide a 5 foot wide sidewalk, conforming to ADA standards, on both 

sides of Street “A” and 4 foot wide sidewalk, conforming to ADA 
standards, on both sides of all other internal streets. Sidewalk along 
Street “A” and Street “E” shall connect to sidewalk along Wild Horse 

Creek Road or terminate at the edge of pavement of Wild Horse Creek 
Road, as appropriate and approved by the City of Chesterfield and St. 
Louis County Department of Transportation. 

 
6. Obtain approvals from the City of Chesterfield and the St. Louis 

County Department of Transportation of Transportation and other 
entities as necessary for locations of proposed curb cuts and access 
points, areas of new dedication, and roadway improvements. 

 
7. Additional right-of-way and road improvements shall be provided, as 

required by St. Louis County Department of Transportation and the 

City of Chesterfield.   
 

8. Provide an on-site pedestrian walking trail and community recreation 
areas throughout the development as shown on the Preliminary Plan. 
The existing and proposed portions of the trail shall conform or be 

improved to meet ADA standards, as necessary. 
 

9. If streets are phased, platted, or constructed in such a way that 
temporary stub streets are created, stub street signage, in 
conformance with City Code Section 31-04-09, shall be posted within 

30 days of the street pavement being placed. 
 

10. Prior to Special Use Permit issuance by the St. Louis County 

Department of Transportation, a special cash escrow or special escrow 
supported by an Irrevocable Letter of Credit, must be established with 

the St. Lois County Department of Transportation to guarantee 
completion of the required roadway improvements. 

J. TRAFFIC STUDY   

1. Provide a traffic study as directed by the City of Chesterfield, St. Louis 
County Department of Transportation, and/or Missouri Department 

of Transportation.  The scope of the study shall include internal and 
external circulation and may be limited to site specific impacts, such 
as the need for additional lanes, entrance configuration, geometrics, 

sight distance, traffic signal modifications or other improvements 
required, as long as the density of the proposed development falls 
within the parameters of the City’s traffic model.  Should the density 

be other than the density assumed in the model, regional issues shall 
be addressed as directed by the City of Chesterfield. 
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2. A scoping meeting with the City of Chesterfield, St. Louis County 

Department of Transportation, and/or Missouri Department of 
Transportation is required to discuss what type of traffic analysis will 
be needed to determine the necessary roadway improvements. A 

traffic impact study may be required to assess the impacts of the 
proposed development to the state highway system.  

K. POWER OF REVIEW 

Either Councilmember of the Ward where a development is proposed or 
the Mayor may request that the plan for a development be reviewed and 

approved by the entire City Council.  This request must be made no later 
than twenty-four (24) hours after Planning Commission review.  The City 
Council will then take appropriate action relative to the proposal. The 

plan for a development, for purposes of this section, may include the site 
development plan, site development section plan, site development 
concept plan, landscape plan, lighting plans, architectural elevations, 

sign package or any amendment thereto.   

L. STORM WATER  

1. The site shall provide for the positive drainage of storm water and it 
shall be discharged at an adequate natural discharge point or an 
adequate piped system.   

 
2. Detention/retention and channel protection measures are to be 

provided in each watershed as required by the City of Chesterfield and 
the Metropolitan St. Louis Sewer District.  The storm water 
management facilities shall be operational prior to paving of any 

driveways or parking areas in non-residential developments or 
issuance of building permits exceeding sixty (60%) of the approved 
dwelling units in each plat, watershed or phase of residential 

developments.  The location and types of storm water management 
facilities shall be identified on all Site Development Plans.   

 
3. Emergency overflow drainage ways to accommodate runoff from the 

100-year storm event shall be provided, as directed by the City of 

Chesterfield and Metropolitan St. Louis Sewer District. 
 

4. Offsite storm water shall be picked up and piped to an adequate 
natural discharge point.  Such bypass systems must be adequately 
designed. 

 
5. The lowest opening of all structures shall be set at least two (2) feet 

higher than the one hundred (100) year high water elevation in 

adjacent detention/retention facilities.  Structures shall be set at least 
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30 feet horizontally from the limits of the one hundred (100) year high 

water. 
 

6. Locations of site features such as lakes and detention ponds must be 

approved by the City of Chesterfield and the Metropolitan Saint Louis 
Sewer District. 

 

7. To comply with the region’s MS4 Permit, site characteristics should be 
considered upfront to ensure adequate planning for storm water 

compliance. A pre-existing natural resources plan should be prepared 
and used to guide development layout and location of storm water 
facilities. 

 
8. The receiving storm system(s) shall be evaluated to ensure adequate 

capacity and to ensure that the project has no negative impacts to the 

existing system(s). 
 

9. Formal project development plans, including a flood plain study, shall 
be submitted to MSD for review, approval, and permits. The project is 
located in the Caulks Creek Impact area and subject to applicable 

fees.    
 

10. Stormwater quality, channel protection, and flood detention 
requirements will apply. BMPs and detention facilities are shown on 
the plan, and conceptually they are consistent with practices normally 

applied on residential developments.  MSD will review the 
appropriateness of their sizing and detailed configurations during 
formal plan review, based on calculations and specifications prepared 

by the developer’s engineering consultant. 
 

11. Drainage from the site is divided between Caulks Creek and 
Bonhomme Creek.  Existing drainage outfalls shall be maintained in 
the post developed condition in terms of location and tributary 

acreage. 
     

12. MSD does not object to the utilization of the large lake for flood 
detention and channel protection storage, subject to the following 
considerations: 

   
a. Due to the height of its dam embankment, approval from MoDNR 

will be required prior to MSD’s approval of the improvement plans.   

b. To protect the water quality of the lake, BMPs will need to be 
positioned upstream from it to capture and treat runoff originating 

from developed areas on the property that drain to it.  The current 
plan appears to accomplish that.   
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c. As a detention facility, the lake will likely require a retrofit for an 

overflow structure and stabilized spillway.  A geotechnical engineer 
will need to provide an assessment of the embankment’s stability, 
recommendations for the outlet structure configuration as it 

relates to the embankment’s stability, and recommendations for 
scour protection in areas from the lake’s control outlet to the site’s 
natural discharge point.   

d. Utilizing the lake as a detention facility will also expose it to 
fluctuating water surface levels during storm events.  A 

geotechnical engineer will also need to investigate and affirm the 
lake’s suitability to retain water above its bottom under the 
fluctuating head conditions within its natural impoundment area.   

e. It is also suggested that the lake’s water balance be analyzed in 
order for the site designers and the developer to determine and 
assess its viability as a storm water management facility, resource, 

and amenity for the end users. 

13. Site layout and grading shall provide for an overland flow path 

should the onsite storm sewer system capacity be exceeded or 
become blocked. 

14. A 404/401 permit may be required from the U.S. Army Corps of 

Engineers and Missouri Department of Natural Resources.  The 
developer should investigate for and assess the presence of any 

jurisdictional features on the site, and confirm with these two 
agencies the applicability of any requirements.  If applicable, 
approvals from these agencies will be required prior to formal MSD 

plan approval. 

M. SANITARY SEWER 

1. Receiving sanitary sewers will need to be analyzed for capacity.  The 

developer may be required to improve downstream capacity if the new 
development cannot be accommodated within the existing sanitary 

sewer system’s current levels of service. 

2. Sanitary sewers shall be as approved by the Metropolitan St. Louis 
Sewer District, the City of Chesterfield, and other entities as 

necessary. 

N. GEOTECHNICAL REPORT 

Prior to Site Development Plan approval, the developer shall provide a 
geotechnical report, prepared by a registered professional engineer 
licensed to practice in the State of Missouri, as directed by the City of 

Chesterfield.  The report shall verify the suitability of grading and 
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proposed improvements with soil and geologic conditions and address 

the existence of any potential sinkhole, ponds, dams, septic fields, etc., 
and recommendations for treatment.  A statement of compliance, signed 
and sealed by the geotechnical engineer preparing the report, shall be 

included on all Site Development Plans and Improvement Plans.   
 
 

O. MISCELLANEOUS 
 

1. All utilities will be installed underground.   

2. Prior to record plat approval, the developer shall cause, at his 
expense and prior to the recording of any plat, the reestablishment, 

restoration or appropriate witnessing of all Corners of the United 
States Public Land Survey located within, or which define or lie 
upon, the outboundaries of the subject tract in accordance with the 

Missouri Minimum Standards relating to the preservation and 
maintenance of the United States Public Land Survey Corners, as 

necessary.  

3. Prior to final release of subdivision construction deposits, the 
developer shall provide certification by a registered land surveyor 

that all monumentation depicted on the record plat has been 
installed and United States Public Land Survey Corners have not 

been disturbed during construction activities or that they have been 
reestablished and the appropriate documents filed with the Missouri 
Department of Natural Resources Land Survey Program, as 

necessary. 

4. Road improvements and right-of-way dedication shall be completed 
prior to the issuance of an occupancy permit.  If development 

phasing is anticipated, the developer shall complete road 
improvements, right-of-way dedication, and access requirements for 

each phase of development as directed by the Missouri Department 
of Transportation and/or the City of Chesterfield.  As previously 
noted, the delays due to utility relocation and adjustments will not 

constitute a cause to allow occupancy prior to completion of road 
improvements.  

5. Obtain any and all necessary determinations, approvals, and 
permits from USACE, the Missouri Department of Natural 
Resources, and other entities, as necessary, for work impacting or in 

close proximity to jurisdictional waterways and/or wetlands.   
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6. If any development in, or alteration of, the floodplain is proposed, 

the developer shall submit a Floodplain Study and Floodplain 
Development Permit/Application to the City of Chesterfield for 
approval.  The Floodplain Study must be approved by the City of 

Chesterfield prior to the approval of the Site Development Plan, as 
directed.  The Floodplain Development Permit must be approved 
prior to the approval of a grading permit or improvement plans.  If 

any change in the location of the Special Flood Hazard Area is 
proposed, the Developer shall be required to obtain a Letter of Map 

Revision (LOMR) from the Federal Emergency Management Agency.  
The LOMR must be issued by FEMA prior to the final release of any 
escrow held by the City of Chesterfield for improvements in the 

development.  Elevation Certificates will be required for any 
structures within the Special Flood Hazard Area or the 
Supplemental Protection Area.  All new roads within and adjacent to 

this site shall be constructed at least one (1) foot above the base 
flood elevation of the Special Flood Hazard Area.  Improvements to 

existing roadways shall be required as necessary to provide at least 
one access route to each lot that is at least one (1) foot above the 
base flood elevation.  Consult Article 5 of the Unified Development 

Code for specific requirements. 

7. Retaining walls along public right of way shall be private and remain 

private forever and shall be located such that it is not necessary to 
support any public improvements. 

 

8. Retaining walls that serve multiple properties must be located within 
common ground or special easements, including easements needed 
for future access, maintenance, and inspection. 

 
9. Community amenities, including but not limited to boat docks, 

fishing docks, pickle ball courts, community gardens, playgrounds, 
fire pit circles with seating, pavilions, and tot lots shall be provided 
for this development as shown on the Preliminary Plan, attached 

hereto and marked as Attachment B. 

II. TIME PERIOD FOR SUBMITTAL OF SITE DEVELOPMENT CONCEPT 

PLANS AND SITE DEVELOPMENT PLANS  

A. The developer shall submit a Site Development Plan within eighteen (18) 
months of City Council approval of the change of zoning.   

B. In lieu of submitting a Site Development Plan, the petitioner may submit 
a Site Development Concept Plan and Site Development Section Plans for 
the entire development within eighteen (18) months of the date of 

approval of the change of zoning by the City.  
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C. Failure to comply with these submittal requirements will result in the 

expiration of the change of zoning and will require a new public hearing. 

D. A Site Development Plan shall be submitted in accordance with the 
combined requirements for Site Development Section and Concept Plans.  

The submission of Amended Site Development Plans by sections of this 
project to the Planning Commission shall be permitted if this option is 
utilized. 

E. Where due cause is shown by the developer, the City Council may extend 
the period to submit a Site Development Concept Plan or Site 

Development Plan for eighteen (18) months.  

III. COMMENCEMENT OF CONSTRUCTION 

A. Substantial construction shall commence within two (2) years of approval 

of the Site Development Concept Plan or Site Development Plan, unless 
otherwise authorized by ordinance.   

B. Where due cause is shown by the developer, the City Council may extend 

the period to commence construction for not more than two (2) additional 
years. 

IV. GENERAL CRITERIA 

A. SITE DEVELOPMENT CONCEPT PLAN 

1. Any Site Development Concept Plan shall show all information 

required on a preliminary plat as required in the City of Chesterfield 
Code.  

2. Include a Conceptual Landscape Plan in accordance with the City of 
Chesterfield Code to indicate proposed landscaping along arterial 
and collector roadways.  

3. Include a Lighting Plan in accordance with the City of Chesterfield 
Code to indicate proposed lighting along arterial collector roadways. 

4. Provide comments/approvals from the appropriate Fire District, the 

St. Louis County Department of Highways and Traffic, Monarch 
Chesterfield Levee District, Spirit of St. Louis Airport and the 

Missouri Department of Transportation. 

5. Compliance with the current Metropolitan Sewer District Site 
Guidance as adopted by the City of Chesterfield.   
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B. SITE DEVELOPMENT PLAN SUBMITTAL REQUIREMENTS 

The Site Development Plan shall include, but not be limited to, the 

following: 

1. Location map, north arrow, and plan scale. The scale shall be no 
greater than one (1) inch equals one hundred (100) feet. 

2. Outboundary plat and legal description of property.  

3. Density calculations.  

4. Parking calculations. Including calculation for all off street parking 
spaces, required and proposed, and the number, size and location 
for handicap designed. 

5. Provide open space percentage for overall development including 
separate percentage for each lot on the plan.   

6. Provide Floor Area Ratio (F.A.R.). 

7. A note indicating all utilities will be installed underground. 

8. A note indicating signage approval is separate process. 

9. Depict the location of all buildings, size, including height and 
distance from adjacent property lines, and proposed use. 

10. Specific structure and parking setbacks along all roadways and 

property lines. 

11. Indicate location of all existing and proposed freestanding 

monument signs. 

12. Zoning district lines, subdivision name, lot number, dimensions, 
and area, and zoning of adjacent parcels where different than site. 

13. Floodplain boundaries.   

14. Depict existing and proposed improvements within 150 feet of the 

site as directed.  Improvements include, but are not limited to, 
roadways, driveways and walkways adjacent to and across the 
street from the site, significant natural features, such as wooded 

areas and rock formations, and other karst features that are to 
remain or be removed. 

15. Depict all existing and proposed easements and rights-of-way within 

150 feet of the site and all existing or proposed off-site easements 
and rights-of-way required for proposed improvements. 
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16. Indicate the location of the proposed storm sewers, detention 

basins, sanitary sewers and connection(s) to the existing systems. 

17. Depict existing and proposed contours at intervals of not more than 
one (1) foot, and extending 150 feet beyond the limits of the site as 

directed. 

18. Address trees and landscaping in accordance with the City of 
Chesterfield Unified Development Code.  

19. Comply with all preliminary plat requirements of the City of 
Chesterfield Subdivision Regulations per the City of Chesterfield 

Unified Development Code. 

20. Signed and sealed in conformance with the State of Missouri 
Department of Economic Development, Division of Professional 

Registration, Missouri Board for Architects, Professional Engineers 
and Land Surveyors requirements. 

21. Provide comments/approvals from the appropriate Fire District, 

Monarch Levee District, Spirit of St. Louis Airport and the Missouri 
Department of Transportation, Metropolitan St. Louis Sewer District 

(MSD), and St. Louis County Department of Highways and Traffic. 

22. Compliance with Sky Exposure Plane. 

23. Compliance with the current Metropolitan Sewer District Site 

Guidance as adopted by the City of Chesterfield.  

C. SITE DEVELOPMENT SECTION PLAN SUBMITTAL REQUIREMENTS  

The Site Development Section Plan shall adhere to the above criteria and 
to the following:  

1. Location map, north arrow, and plan scale. The scale shall be no 

greater than one (1) inch equals one hundred (100) feet. 

2. Parking calculations. Including calculation for all off street parking 
spaces, required and proposed, and the number, size and location 

for handicap designed. 

3. Provide open space percentage for overall development including 

separate percentage for each lot on the plan.   

4. Provide Floor Area Ratio (F.A.R.). 

5. A note indicating all utilities will be installed underground. 

6. A note indicating signage approval is separate process. 



P.Z. 03-2017 Fienup Farms (McBride & Sons)                                          Page 14 of 16 
Planning Commission 06/26/2017  
 
 

 

 

7. Depict the location of all buildings, size, including height and 

distance from adjacent property lines and proposed use. 

8. Specific structure and parking setbacks along all roadways and 
property lines. 

9. Indicate location of all existing and proposed freestanding 
monument signs. 

10. Zoning district lines, subdivision name, lot number, lot dimensions, 

lot area, and zoning of adjacent parcels where different than site. 

11. Floodplain boundaries.   

12. Depict existing and proposed improvements within 150 feet of the 
site as directed. Improvements include, but are not limited to, 
roadways, driveways and walkways adjacent to and across the 

street from the site, significant natural features, such as wooded 
areas and rock formations, and other karst features that are to 
remain or be removed. 

13. Depict all existing and proposed easements and rights-of-way within 
150 feet of the site and all existing or proposed off-site easements 

and rights-of-way required for proposed improvements. 

14. Indicate the location of the proposed storm sewers, detention 
basins, sanitary sewers and connection(s) to the existing systems. 

15. Depict existing and proposed contours at intervals of not more than 
one (1) foot, and extending 150 feet beyond the limits of the site as 

directed. 

16. Address trees and landscaping in accordance with the City of 
Chesterfield Code.  

17. Comply with all preliminary plat requirements of the City of 
Chesterfield Subdivision Regulations per the City of Chesterfield 
Code. 

18. Signed and sealed in conformance with the State of Missouri 
Department of Economic Development, Division of Professional 

Registration, Missouri Board for Architects, Professional Engineers 
and Land Surveyors requirements. 

19. Provide comments/approvals from the appropriate Fire District, 

Monarch Levee District, Spirit of St. Louis Airport, St. Louis 
Department of Highways and Traffic, Metropolitan St. Louis Sewer 

District (MSD) and the Missouri Department of Transportation. 
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20. Compliance with Sky Exposure Plane. 

21. Compliance with the current Metropolitan Sewer District Site 
Guidance as adopted by the City of Chesterfield.   

V. TRUST FUND CONTRIBUTION 

A. The developer shall contribute a Traffic Generation Assessment (TGA) to 
the Eatherton – Kehrs Mill Road Trust Fund (No. 552). This contribution 
shall not exceed an amount established by multiplying the required 

parking spaces by  the following rate schedule: 
 

Type of Development                      Required Contribution 
TGA Category Contribution 
Single Family Dwelling $1,243.04/Parking Space 

 
(Parking Space as required by the site-specific ordinance or by 
section 1003.165 of the Saint Louis County Zoning Ordinance.) 

 
If types of development proposed differ from those listed, rates shall 

be provided by the St. Louis County Department of Highways and 
Traffic. 
 

If a portion of the improvements required herein are needed to 
provide for the safety of the traveling public, their completion as a 

part of this development is mandatory. 
 
Allowable credits for required roadway improvements will be 

awarded as directed by the St. Louis County Department of 
Highways and Traffic and the City of Chesterfield.  Sidewalk 
construction and utility relocation, among other items, are not 

considered allowable credits. 

B. As this development is located within a trust fund area established by St. 

Louis County, any portion of the traffic generation assessment 
contribution which remains following completion of road improvements 
required by the development shall be retained in the appropriate trust 

fund. 

C. Traffic generation assessment contributions shall be deposited with St. 

Louis County Department of Transportation. The deposit shall be made 
prior to the issuance of a Special Use Permit (S.U.P) by St. Louis County 
Department of Transportation or prior to issuance of building permits in 

the case where no Special Use Permit is required.  If development 
phasing is anticipated, the developer shall provide the traffic generation 
assessment contribution prior to issuance of building permits for each 
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phase of development.  Funds shall be payable to Treasurer, St. Louis 

County. 

D. The amount of these required contributions for the roadway, storm water 
and primary water line improvements, if not submitted by January 1, 

2018, shall be adjusted on that date and on the first day of January in 
each succeeding year thereafter in accordance with the construction cost 
index as determined by the St. Louis County Department of Highways 

and Traffic. 

VI. RECORDING 

Within sixty (60) days of approval of any development plan by the City of 
Chesterfield, the approved Plan will be recorded with the St. Louis County 
Recorder of Deeds.  Failure to do so will result in the expiration of approval 

of said plan and require re-approval of a plan by the Planning Commission. 

VII. ENFORCEMENT 

A. The City of Chesterfield, Missouri will enforce the conditions of this 

ordinance in accordance with the Plan approved by the City of 
Chesterfield and the terms of this Attachment A. 

B.  Failure to comply with any or all the conditions of this ordinance will be 
adequate cause for revocation of approvals/permits by reviewing 
Departments and Commissions. 

C. Non-compliance with the specific requirements and conditions set forth 
in this Ordinance and its attached conditions or other Ordinances of the 

City of Chesterfield shall constitute an ordinance violation, subject, but 
not limited to, the penalty provisions as set forth in the City of 
Chesterfield Code. 

D. Waiver of Notice of Violation per the City of Chesterfield Code.   

E. This document shall be read as a whole and any inconsistency to be 
integrated to carry out the overall intent of this Attachment A. 
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