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Planning Commission Vote Report

Subject: Change of Zoning Vote Report

Meeting Date: July 27, 2015

From: Jessica Henry, Project Planner

Location: South of Wild Horse Creek Road west of its intersection of Long Road and east of

its intersection with Arbor Grove Court

Petition: P.Z. 05-2015 Arbors at Wilmas Farm (17508 Wild Horse Creek Road)

Proposal Summary
Wilmas Farm, LLC, by: McBride & Son Acquisitions, LLC, has submitted a request for a zoning map
amendment to rezone 50.5 acres for a proposed single-family residential development.

As discussed in the June 22", 2015, Public Hearing Staff Report, the Petitioner is requesting to zone the
property “PUD” Planned Unit Development 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. The first step requires a
change of zoning from the current “NU” Non-Urban District and “FPNU” Flood Plain Non-Urban District to
“E-1" Estate One-Acre District for the purpose of establishing a maximum density. This is being proposed by
petition P.Z. 04-2015 Arbors at Wilmas Farm (17508 Wild Horse Creek Road).

A Public Hearing on this Petition was held on June 22, 2015. At that time, no issues were generated by the
Planning Commission or Public. The only items under review by Staff were minor revisions to the Preliminary
Plan and obtaining comment letters from outside agencies. Since that time, both of these items have been
completed.

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 forty-seven (47) lots which range in size from
22,000 square feet to 28,637 square feet with an average lot size of 23,012 square feet. Nearly forty percent
(39.6%) or 20.02 acres of common open space has been proposed, with an additional 0.64 acres (1.3% of
site) as common ground.

Note, while these two projects require separate criteria and separate vote, the “PUD” cannot be
considered if the zoning to “E-1 Acre” is denied.
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Site History
The subject property was zoned “NU” Non-Urban District and “FPNU” Flood Plain Non-Urban District by St.

Louis County prior to the incorporation of the City of Chesterfield. The property is currently utilized for
agricultural purposes and has been in the past as well. Additionally, there have been no known structures
on this site.

In 2013, two petitions for a zoning map amendment from the “NU” Non-Urban District to an “E-1” Estate
One-Acre District (P.Z. 15-2013) and “E-1” Estate One-Acre District to a “PUD” Planned Unit Development
(P.Z. 16-2013) were filed by Fischer & Frichtel Custom Homes, LLC, for this property. The purpose of these
petitions was to allow for the development of 48 single family homes on this property. Public Hearings on
these petitions were held on November 25, 2013; thereafter, the following occurred for each of these
petitions:

e P.Z. 15-2013 “NU” to “E-1": At the March 10, 2014 Planning Commission meeting a motion to
approve was passed by a vote of 8-0.

e P.Z. 16-2013 “E-1” to “PUD”: Presented at the March 10, 2014 Planning Commission meeting—
outstanding issues were identified and the Commission voted to hold the project.

In July of 2014, both of these petitions were withdrawn by the Petitioner prior to any City Council action
occurring.
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City Code Requirements

The City of Chesterfield Unified Development Code (UDC) Article 3 states “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 City of Chesterfield UDC requires the project meet three (3) General Requirements in order to fulfil the
application requirements for a “PUD”, as listed below. The petition currently under consideration meets all
of these requirements.

e The property is at least four (4) contiguous acres.

e The property is under single ownership, or if under multiple ownership then written consent of owners
is required.

e Acknowledgement that satisfying the minimum standards of the “PUD” District does not per se indicate
that an application is entitled to a zoning change and that the City of Chesterfield may impose
conditions and safeguards in excess of, or in addition to, the specified minimal requirements.

Once the application has passed sufficiency review, it is reviewed against the Minimum Design
Requirements for a “PUD”. There are four (4) minimum design requirements that must be met in order for
the project to qualify for a “PUD” and once these have been met the petition is scheduled for Public
Hearing. These four (4) items are listed below, and again, the petition meets these requirements.

e 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.

e 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.

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

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

The UDC also details an additional twelve (12) Design Features suggested to be utilized by developers when
applying for “PUD” zoning. This section of 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.” Following is a list of the suggested Design
Features:

e Placement of structures on most suitable sites with consideration of maintaining existing site
topography, soils, vegetation, slope, etc.;
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e 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;

e 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;

e 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;

e Utilization of mixed use buildings;

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

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

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

e Incorporation of Transit Oriented Development (TOD) or direct access to public transportation;
e Provision of affordable housing;

e 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

e Inclusion of community facilities and the access thereto.

To support these twelve items, the Petitioner has submitted a project narrative, which is attached for the
Planning Commission’s consideration. Staff has reviewed the narrative and finds that a significant number
of these Design Features have been addressed.

Staff Analysis
The Petitioner is requesting the “PUD” Planned Unit Development designation for 50.5 acres to develop 47

single-family dwelling units on lots which range in size from 22,000 square feet to 28,637 square feet with
an average lot size of 23,012 square feet. As shown in the table below, the proposed lot size is consistent
with that of surrounding developments.

Minimum Lot Size
Development Lots Acres (Square Feet)
Wildhorse 101 139.3 22,000
Arbors at Wildhorse 22 23.4 24,000
Windridge Estates 15 21.74 22,000
Country Lake Estates 41 46.7 22,000
Arbors at Wilmas Farm (proposed) 47 50.5 22,000
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In order to address the minimum design requirements listed on the previous page of this report, the
Petitioner is proposing to provide 20.02 acres of Common Open Space, which represents nearly 40% of the
site; this significantly exceeds the 30% minimum requirement for Common Open Space. The Common
Open Space areas are dispersed throughout the site and include amenities such as a recreation area, a
children’s playground, and a sports field. Each of these amenities will be connected via a walking trail. The
trail features multiple linkages to the sidewalks within the proposed development, allowing easy access for
homeowners throughout the subdivision. The provision of such community amenities is included amongst
the desirable design features for “PUD” developments.

Additionally, 83% of the existing tree canopy will be preserved, and landscape buffers are proposed along
the northern, eastern, and western perimeters in addition to a 7.82 acre greenspace preservation area
along the southern perimeter of the site. The northern landscape buffer, which fronts along Wild Horse
Creek Road, will be 50 feet in width and the Petitioner notes in the attached Project Narrative that all of the
landscape buffers will feature enhanced landscaping. The eastern and western landscape buffers are to be
30’ in width; all of these buffers are located within common ground areas outside of individual lots and
exceed the minimum design standard set forth by the UDC. In addition to meeting and/or exceeding the
minimum design requirements for buffer width, the enhanced northern landscape buffer and preservation
of natural topography and forest are also desirable design features.

There are two access points proposed for the development; the main entrance off Wild Horse Creek Road
and as secondary access off of Deep Forest Drive. Deep Forest Drive is a local public road maintained by the
City of Chesterfield and Wild Horse Creek Road is a major arterial maintained by the Missouri Department
of Transportation.

As previously stated, the applicant has provided a narrative which further details how this petition
incorporates the desired design requirements established in the UDC for the “PUD” zoning district.

Future Cross Access to the West

The Gateway 61 church abuts a portion of the northwestern perimeter of the proposed development. A
direct access to the Gateway 61 church property is currently provided from Wild Horse Creek Road;
however, as shown on the Preliminary Plan for the Arbors at Wilmas Farm development, a 30 foot wide
access easement to the Gateway 61 property is being provided. This will permit for a singular shared access
point from Wild Horse Creek Road if the Gateway 61 church pursues a zoning map amendment at a future
point in time.

Surrounding Land Uses and Comprehensive Plan Analysis

For detailed information on the surrounding land uses and Comprehensive Plan Analysis, please refer to the
Staff Report for P.Z. 04-2015, 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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Recommendation

Staff has reviewed the requested zoning map amendment by the Applicant as it pertains to the “PUD”
request and has prepared an Attachment A reflecting this request for consideration by the Planning
Commission. The petition has met all filing requirements and procedures of the City of Chesterfield.
Additionally, all agency comments have been received and comments are represented in the provided
Attachment A. Staff therefore recommends approval and requests action on P.Z. 05-2015 Arbors at Wilmas
Farm (17508 Wild Horse Creek Road).

Respectfully submitted,

Jessica Henry, AICP
Project Planner

Attachments

1. Attachment A

2. Petitioner’s Project Narrative
3. Preliminary Plan

4. Tree Stand Delineation

cc: Aimee Nassif, Planning and Development Services Director
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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.

|. 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
forty-seven (47) units.

C. DEVELOPMENT STANDARDS
1. Minimum lot size for this development shall be 22,000 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. Eight (8) feet from the side yard with a minimum of twenty (20)
feet between structures.

c. Twenty-five (25) feet from the rear yard.

4. No building or structure, other than: a freestanding project
identification sign, light standards, retaining walls or flag poles shall
be located within the above listed setbacks.

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 the right
of way or on any existing roadways surrounding the development
including but not limited to Wild Horse Creek Road and Deep Forest
Drive. All construction related parking shall be confined to the
development.
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E. LANDSCAPE AND TREE REQUIREMENTS

1.

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

Provide a Greenspace Preservation Area on the southern portion of
the site as shown on the Preliminary Plan, attached hereto and
marked as Attachment B. No structures or paving are permitted in a
Greenspace Preservation Area.

Landscape Buffer requirements:

. A fifty (50) foot Landscape Buffer and Common Open Space area

shall be required along the northern perimeter of the PUD as
identified on the Preliminary Plan attached hereto and marked as
Attachment B.

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

southern, eastern, and western perimeters of the PUD as identified
on the Preliminary Plan attached hereto and marked as
Attachment B.

. The thirty (30) foot Landscape Buffer requirement on the southern

portion of the site shall be met by the inclusion of the Greenspace
Preservation Area as shown on the Preliminary Plan, attached
hereto and marked as Attachment B.

. The required Landscape Buffer shall be outside of any developed

lot and shall be dedicated as Common Open Space or Greenspace
Preservation Area as identified on the Preliminary Plan.

Landscape berms along Wild Horse Creek Road shall be required as
shown on the Preliminary Plan, attached hereto and marked as
Attachment B.

A minimum of thirty-nine percent (39.0%) Common Open Space
shall be required for this PUD; the Greenspace Preservation Area is
included in this calculation.

F. SIGN REQUIREMENTS

1.

Signs shall be permitted in accordance with the regulations of the
City of Chesterfield Code.

Ornamental Entrance Monument construction, if proposed, shall be
reviewed by the City of Chesterfield, and/or MoDOT, for sight
distance considerations prior to installation or construction.
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G. LIGHT REQUIREMENTS

1.

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

H. ARCHITECTURAL

1.

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

I. ACCESS/ACCESS MANAGEMENT

1.

Access to the development shall be limited to one access point on
Wild Horse Creek Road and another access from Deep Forest Drive.
Adequate sight distance shall be provided, as directed by the City of
Chesterfield, the Missouri Department of Transportation, and the
Monarch Fire District, as applicable.

No lot shall be allowed direct access to Deep Forest Drive or Wild
Horse Creek Road.

If adequate sight distance cannot be provided at the access
locations, acquisition of right-of-way, reconstruction of pavement
and other off-site improvements may be required to provide the
required sight distance as required by the Missouri Department of
Transportation and the City of Chesterfield.

J. PUBLIC/PRIVATE ROAD IMPROVEMENTS, INCLUDING PEDESTRIAN
CIRCULATION

1.

Any request to install a gate at the entrance 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 if
other than the City of Chesterfield. No gate installation will be
permitted on public right of way.

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.

All roadway and related improvements in each plat or phase of the
development shall be constructed and completed prior to issuance of
building permits exceeding sixty percent (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 sixty percent (60%).
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10.

11.

12.

Additional right-of-way and road improvements shall be provided, as
required by the Missouri Department of Transportation and the City
of Chesterfield.

Obtain approvals from the City of Chesterfield, the Missouri
Department of Transportation and other entities as necessary for
locations of proposed curb cuts and access points, areas of new
dedication, and roadway improvements.

Provide a five (5) foot wide sidewalk, conforming to ADA standards,
along the Wild Horse Creek Road frontage of the site. The sidewalk
shall provide for future connectivity to adjacent developments
and/or roadway projects as well as the existing sidewalk along Deep
Forest Drive. The sidewalk may be located within right-of-way
controlled by another agency, if permitted by that agency or on
private property within a six (6) foot wide sidewalk, maintenance and
utility easement dedicated for public use.

Provide an on-site pedestrian walking trail throughout the site as
shown on the Preliminary Plan attached hereto and marked as
Attachment B.

All proposed work in Missouri Department of Transportation right of
way will require a Missouri Department of Transportation permit.

The entrance geometrics and drainage design shall be in accordance
with Missouri Department of Transportation standards and shall be
reviewed and approved by Missouri Department of Transportation.

The petitioner shall provide adequate detention and/or hydraulic
calculations for review and approval of all storm water that will
affect Missouri Department of Transportation right-of-way.

All proposed work in Missouri Department of Transportation right-
of-way must comply with Missouri Department of Transportation
standards, specifications, conform to Missouri Department of
Transportation’s Access Management Guidelines with detailed
construction plans being received and approved by Missouri
Department of Transportation.

The proposed driveway locations are subject to meet Missouri
Department of Transportation sight distance criteria and Access
Management Engineering Policy.
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K. TRAFFIC STUDY

1.

Provide a traffic study as directed by the City of Chesterfield 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.

Missouri Department of Transportation will require a scoping
meeting 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.

L. 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.

M. 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
connected to an adequate piped system.

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 percent (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.
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10.

11.

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).

Emergency overflow drainage ways to accommodate runoff from the
100-year storm event shall be provided for all storm sewers, as
directed by the City of Chesterfield.

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

The lowest opening of all structures shall be set at least two (2) feet
higher than the 100-year high water elevation in detention/retention
facilities.  All structures shall be set at least thirty (30) feet
horizontally from the limits of the 100- year high water.

Locations of site features such as lakes and detention ponds must
be approved by the City of Chesterfield and the Metropolitan St.
Louis Sewer District (MSD).

Storm sewers shall be as approved by the City of Chesterfield, the
Missouri Department of Transportation, the Metropolitan St. Louis
Sewer District, and other entities as necessary.

Formal project development plans, including a MSD flood plain
study, shall be submitted to MSD for review, approval, and permits.
These facilities shall be designed in accordance with the MSD Rules
and Regulations and Engineering Design Requirements for Sanitary
Sewer and Drainage Facilities that apply at the time of formal
submission to MSD. Formal plan approval is subject to the
requirements of detailed review.

Stormwater quality, channel protection, and flood detention
requirements will apply. Please note this project will be considered
“new development”, and controls shall be designed and implemented
to reasonably mimic pre-construction runoff conditions (including
runoff volume) to the maximum extent practicable. MSD will assess
stormwater quality and flood detention effectiveness based on the
site’s January 2000 pre-construction condition.

The rear portions of lots 16-27, walking trail, and multi sports field
appear to bypass BMPs and detention facilities. The runoff
generated from these improvements should be treated for water
quality and managed to demonstrate no increase in flowrate and
volume applied to offsite properties, as directed by MSD.
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12. Site layout and grading shall provide for an overland flow path
should the onsite storm sewer system capacity be exceeded or
become blocked.

13. Receiving offsite sewer systems and open channels shall be analyzed
for capacity. The developer may be required to improve downstream
sewers and open channels if insufficient capacity exists to manage
the additional flows generated by the proposed development or
cause velocity conditions that would cause stream bank erosion.

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.

N. SANITARY SEWER

1. The receiving sanitary sewer system(s) shall be evaluated to ensure
adequate capacity and to ensure the project has no negative impacts
to the existing system(s).

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

3. Easement to MSD will be required for any public sewers. The project
is located in the Caulks Creek Impact area and subject to applicable
fees.

4. The placement of fill shall not encroach upon the existing trunk
sewer and easement located along the southern portion of the site.

0. 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
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.
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P. 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. A portion of the site is located in the Special Flood Hazard Area or
the Supplemental Protection Area related to floodplain. Consult
Article S of the Unified Development Code for specific requirements.
A certification of the actual elevation of the constructed floor will be
required prior to occupancy of the building within these areas.

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.

. 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.

Failure to comply with these submittal requirements will result in the
expiration of the change of zoning and will require a new public hearing.

. 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.
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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 PLAN SUBMITTAL REQUIREMENTS

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

1.

10.

11.

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

Outboundary plat and legal description of property.
Density calculations.

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

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

Provide Floor Area Ratio (F.A.R.).
A note indicating all utilities will be installed underground.
A note indicating signage approval is separate process.

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

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

Indicate location of all existing and proposed freestanding
monument signs.
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12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

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

Floodplain boundaries.

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.

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.

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

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.

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

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

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.

Provide comments/approvals from the appropriate Fire District,
Monarch Levee District, Spirit of St. Louis Airport, Metropolitan St.
Louis Sewer District (MSD) and the Missouri Department of
Transportation.

Compliance with Sky Exposure Plane.

Compliance with the current Metropolitan Sewer District Site
Guidance as adopted by the City of Chesterfield.
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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 $1,085.70

(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 prior to the issuance of building permits. If development
phasing is anticipated, the developer shall provide the traffic generation
assessment contribution prior to issuance of building permits for each
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,
2016, 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.
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VI. RECORDING

VII.

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.

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.

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.

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.

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

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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a. General Description of the Proposal: e ]

The employee owners of McBride & Son Homes are proud to have the opportunity to
unveil their newest project to the City of Chesterfield. McBride is proposing to develop
50.5 acres of property along Wild Horse Creek Road and is requesting an E-1AC PUD
zoning in order to permit the development. The project consists of 47 large, wooded
residential home sites on 50.5 acres which is less than one house per acre density.
Greenspace, pocket parks and recreational amenities are dispersed throughout the
development. McBride will be constructing its luxury home product line and will feature
many upgraded architectural features that were added specifically for this project.
McBride researched the densities, site development characteristics and architectural
elements of the homes in surrounding subdivisions in order to create a project that is
compatible with the surrounding communities. In addition, McBride has made every
effort to preserve the many existing natural resources located on the site. The project
meets and exceeds all of the relevant PUD requirements.

b. List of requested uses:

McBride is requesting single family detached residential use for the entire site. The site
will also contain common ground (including common ground amenities) and public
streets which will be designed and constructed in accordance with the City’s guidelines
for residential construction.

¢. Proposed Land Uses and development standards, density and height limitations,
yard requirements (compatible with nearby uses and Comprehensive Plan):

McBride 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 less than one-acre. The plan includes 47 lots on 50.5 acres.

The maximum building height will be fifty feet which is consistent with the E-1AC
district.

The minimum front yard setback will be 25 feet. The minimum rear yard setback will be
25 feet and the minimum side yard setback will be 8 feet with a minimum of 20 feet
between homes.

d. List of Permitted uses for each tract:

McBride is requesting single family detached residential use for the entire site.

e. Exceptions or variations from the requirement of the Zoning Ordinance:
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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. The lots
will be smaller than one-acre in size however all of the lots will exceed 22,000 square
feet which is consistent with the surrounding communities. The lot sizes allow for the
inclusion of more common ground and amenities within the development. The plan
includes front and side yard setbacks which are smaller than the minimum setbacks
identified in the E-1AC district. These setbacks create more interspersed recreational
opportunities within the project.

J.  Table Showing Number of Acres in the proposed development and each
proposed land use including public facilities:

The site contains 50.5 acres and will be entirely devoted to residential use. The public
streets will consist of 4.68 acres.

8. Proposed dedication or reservation of land for public use, including streets and
easements.

The project includes 4.68 acres of public streets and McBride will establish all of the
necessary utility easements.

h. Plans for parking, loading, access ways, and means of protecting adjacent areas
from lighting and other potential, adverse effects.

The site design features two cul-de-sacs and two eyebrows. All homes will include a
standard three-car side-entry garage. This feature is not typically included as standard
within this product line. McBride decided to include this option as standard based upon
its research of existing architectural elements within some nearby communities.

i. Phases for Construction:
McBride anticipates that the entire site will be developed in one phase.
J. Landscaping and Tree Preservation:

McBride is proposing to preserve 83% of the existing woodland tree canopy which is
nearly 50% more than the City’s 30% tree preservation requirement. 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, McBride will provide extensive landscaping
throughout the community. McBride is proposing enhanced landscape buffers around the
perimeter of the project. This buffer is 30” wide along the eastern and western portions
of the site and will include a walking trail providing pedestrian connectivity to the
sidewalks and interior pocket parks and greenways. The buffer area is 50’ in width along
the northern property line with a 7.82 acre greenspace preservation area along the

1013483 2



southern boundary of the site both of which exceeds the City’s standards. The northern
buffer will be heavily landscaped along Wildhorse Creek Road. All of the foregoing
buffer areas are located on common ground and not located within any lots.

k. 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 land; to facilitate the provision of streets and
utilities; and to preserve the natural and scenic features and open space.

McBride had three primary considerations when it designed the project. First, McBride
wanted the project to compliment the existing communities in the area. After careful
study of the surrounding area, McBride determined that one-acre density was the most
appropriate for the site. While the one-acre density does not yield as many homes, it is
important to preserve this one-acre density in this area. The City’s Zoning Code
identifies compatibility with surrounding land uses and the Comprehensive Plan as a
“general consideration” for the PUD. The proposed E-1AC PUD zoning is consistent
with the communities in the vicinity of the project. The nearby Wildhorse Community is
zoned R-1 PEU which is the same density and the same type of zoning as the subject
project. The adjacent Arbors at Wildhorse Creek is zoned E-1 PUD with the same
density and similar lot sizes and setbacks. The City’s Comprehensive Plan identifies this
area as “Residential Single Family (Attached/Detached)” use which is entirely consistent
with the project.

Second, the site contains many natural features and McBride sought to preserve many of
these features. These 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.

Finally, McBride wanted to design a community worthy of its most luxurious product
line. McBride will be offering homes with many upgraded architectural features.
McBride designed many unique amenities and features (described below) which help to
create a country estate-inspired home site for McBride’s future residents. These features
and amenities are also consistent with the City’s Zoning Code which identifies the
creation of open space through passive recreation areas as a design feature for the PUD.

The PUD is necessary in order to allow for flexibility in some of the design standards in
the E-1AC zoning category while preserving many of the natural resources on the site.
Most notably, the lots sizes will be less than one-acre however the lot sizes will all
exceed 22,000 square feet which is greater than one-half acre. The overall density of the
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site is actually less than one-acre density because the project consists of only 47 lots on
50.5 acres.

Based on the site plan, McBride anticipates that nearly twenty-five percent of the site will
be left in its natural state. These natural areas will not be graded and 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 McBride’s most luxurious
housing product on this site. McBride added important standard architectural features
such as three-car side-entry garages and architectural shingles. In addition to the brick
and stone elements on many of the elevations, McBride will be utilizing Hardie board
siding which is a low maintenance and more sustainable alternative to other forms of
siding.

The City’s Zoning Code identifies environmentally conscious building techniques as a
design feature of the PUD. McBride is committed to this concept as well. McBride is
proposing to offer several sustainable and environmentally conscious options in its
homes, including, Hardie board siding, energy efficient appliances, upgraded ceiling
insulation, low-e windows, low-flow toilets, low-flow faucets and high efficiency HVAC
systems. McBride is also utilizing many water quality features as part of the site design.

. Description of Amenities

McBride is proposing several areas of common ground interspersed throughout the
development. The “Recreation Area” in the middle of the site will likely have some type
of covered picnic area and horseshoe pits to create a community gathering area for
residents. The “Playground Area” adjacent to Lot 33 will contain children’s playground
equipment. McBride included a sports field on part of the large common ground area
encompassing the entire southern boundary of the site. McBride designed each amenity
so that it was dispersed throughout the development such that the parks and greenspace
can be seen and easily accessed from every lot within the subdivision. All of the
common areas, amenities and landscaped buffers will be maintained by the community
association. Enhanced landscaping, deeper buffers and planting along right-of-way are
all identified as design features of the PUD in the City’s Zoning Code which is achieved
by the proposed plan.

All of these recreational areas are connected with a trail and the trail will connect in
various locations to the site’s internal sidewalks. These trails will create
interconnectivity throughout the site to all recreational areas and to Deep Forest Drive
and Wildhorse via the new sidewalks. The interconnected trails will allow every future
owner to easily walk to each recreational area and either Deep Forest or Wildhorse from
every lot and/or recreational area within the project.
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McBride will construct two full access entrances avoiding the need for a secondary
emergency access entrance. The 50° landscape buffer area along Wildhorse Creek Road
will create an impressive sense of arrival to the community, including an upscale lighted
monument sign. This entrance will compliment the other community entrances in this
area. '

The site currently contains mature trees. McBride is proposing to preserve 83% of the
existing trees (well in excess of the 30% preservation requirement).
m. Lands to be dedicated for public use, if any: |

The project includes 4.68 acres of public streets and all of the necessary utility easements.
Additionally, McBride is planning on a 15° wide road dedication along Wildhorse.

n. Phasing:
McBride anticipates that the entire site will be developed in one phase.
0. Phasing and time schedule for Public Facilities:

McBride anticipates that the entire site will be developed in one phasé.
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