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Planning and Development Services Division 

Public Hearing Report 
 

Meeting Date: September 12, 2016   
 

From: Cecilia A. Hernandez - Project Planner  
 

Location: Southwest of the intersection of South Woods Mills Road and Brookings Park Drive 
(18Q140361, 18Q140370, 18Q140352, 18Q140077). 

 

Petition:  P.Z. 07-2016 Willows at Brooking Park (Amendment to CUP #31): A request to 

amend Conditional Use Permit (CUP) #31 to amend the development conditions in 

an “R-1” Residence District, “R-3” Residence District, and “FPR1” Flood Plain 

Residence District for a 26.65 acre tract of land located southwest of the intersection 

of South Woods Mill Road and Brookings Park Drive. (18Q140361, 18Q140370, 

18Q140352, 18Q140077). 

Summary 
Willows at Brooking Park has submitted a request to amend existing the Conditional Use Permit (CUP) 

#31 in order to: modify the number of seats in their private club restaurant facility, change the structure 

setback along a portion of the southern boundary, and change the parking setbacks along the eastern 

and a portion of the southern boundary lines. 

 

The applicant’s requests will not allow for an increase in density or an increase in the number 

of units for this development. 

 

Process 
This site is currently zoned “R-1” Residence District, “R-3” Residence District, and “FPR1” Flood 

Plain Residence District. Per the City Code, nursing homes are conditional uses under the “R-1” and 

“R-3” Residence Districts. In addition, the NW corner of the site has an “FPR1” Flood Plain Residence 

District Zone, which has been kept undeveloped.  
 

A CUP is categorized by the Unified Development Code (UDC) as a Special Procedure.  After a Public 

Hearing is held, the Planning Commission must render a decision on whether to approve or deny the 

CUP request. If approved, the permit becomes effective after 15 days if no protest or review is filed. 

 

Resident Input 
The applicant has held two (2) meetings with the residents at the Terrace at Woods Mill Cove 

Subdivision to the south, and are in ongoing discussion with the residents to address their concerns 

regarding buffering and headlights. Given that these discussions are still in progress, the vote meeting 

will be held at a future time to these discussions to continue. 

  IV. A.  

http://www.chesterfield.mo.us/


P.Z. 07-2016 Willows at Brooking Park     Public Hearing Report 

(Amendment to CUP #31)  September 12, 2016 

2 | P a g e  
 

 

Figure 1. Proposed parking setback changes proposed 

 

Figure 2. Proposed structure setback changes 
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Proposed Changes: 
Three sections of the existing CUP have the following changes proposed by the applicant: 

 

2.   BUILDING, LIVING UNIT, AND HEIGHT REQUIREMENTS 

 

a) The private club authorized by this CUP shall be limited to a 100 seat restaurant facility 

for residents and their guests only. 

 

3.   STRUCTURE SETBACKS 

 

No building or structure, other than: a free standing project identification sign, light standards, flag 

poles or fences will be located within the following setbacks:  

a) One hundred and fifty (15) feet from the woods Mill Road right of way. 

b) One hundred (100) Fifty (50) feet from the south limits of the CUP development. 

c) One hundred and twenty-five (125) feet from the western limits of the CUP. 

d) Fifty (50) feet from any other limit of this CUP. 

e) Self care units on the form of townhouses shall setback a minimum of twenty (20) feet 

from the northern limits of this CUP at the following bearing: South 74 degrees 46 minutes 

35 seconds East with a distance of 765.52 feet. 

 

4. PARKING SETBACKS 

 

No parking area, excluding internal drives, or parking for manager’s residence or local public 

utility facility will be located within the following setbacks: 

a) Two hundred and fifty (250) Fifty (50) feet from the Woods Mill Road right-of-way, 

except at the most southern part of the right-of-way along the radius point a distance of 

192.26 feet the setback shall be one hundred and ninety-eight (198) feet. 

b) Eighty (80) Fifty (50) feet from the southern limits of this CUP development, except at the 

following three locations: 

1. along the bearing North 52 degrees 48 minutes 40 seconds West with a distance of 

205.84 feet the setback shall be sixty-three (63) feet. 

2. Thirty (30) feet parking setback from the southwest property line with a bearing of 

North 44 degrees 21 minutes 52 seconds West with a distance of 131.80’; and 

3. Fifty (50) feet parking setback from the south property line with a bearing of South 

65 degrees 46 minutes 49 seconds West with distances of 108.33’ and 248.80’.  

 

Please be advised that the amended CUP references the Preliminary Development Plan for 

setbacks. All setbacks continue to meet the underlying “R-1” and “R-3” minimum setback 

standards. 
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Site History 

A Conditional Use Permit (CUP) was approved on the property for the development of a nursing 

home and supplemental living quarters of varying levels of care by St. Louis County in 1987.   

In 1989, an amendment to the CUP was approved to allow for the development of cottages in the 

place of apartments for twenty-eight (28) of the self care density units and to limit the number of 

apartment buildings to three (3).  Structure, parking, and driveway setbacks were also amended at 

this time. 

In July of 2008, the City of Chesterfield approved an amendment to the CUP for a revision of the 

parking setbacks at the south east corner of the development, and to revise the structure setbacks at the 

northwest corner of the development. 

In May of 2010 the City Council approved a Boundary Adjustment Plat (BAP) to adjust an existing 

boundary line between Lot 1 and Lot 2 

Over the years, the City has administratively reviewed and approved a number of petitions, the last 

being in May of 2016 for the 10th Amended Site Development Section Plan (ASDSP) for the addition 

of 27 new parking stalls. 

 

Surrounding Land Use and Zoning 

The land use and zoning for the properties surrounding this parcel are shown in the aerial image in 

Figure 1 on the next page and are described below: 

 

North: North of the site is the St. Luke’s Hospital which is currently zoned “MU” Medical-Use 

District.  

South: The properties to the south are located within the Terrace at Woods Mill Cove subdivision, 

zoned “R-3” Residential District (10,000 square feet) with a “PEU” Planned Environmental 

Unit. 

East: The parcels directly east of the subject site are zoned “R-2” Residence District (15,000 

square feet). 

West: The parcel to the west is zoned “FPR1A” Flood Plain Residence District mostly consists of 

tree preservation areas. 

 

        Figure 3. Aerial Photo 
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Comprehensive Plan Analysis 

The subject site is located within Ward 1 of the City of Chesterfield.  The City of Chesterfield Land 

Use Plan indicates these parcels are within the Residential Single-Family land use designation as seen 

in Figure 2 below. This subject site is not located in any sub-area identified by the Comprehensive 

Plan.  The Nursing Home use is a Conditional Use under all residential zoning districts.   
 

Figure 4. Land Use Plan 

 

In addition to the Land Use designation, the Comprehensive Plan also included the following policies 

which would apply to this proposal: 

 

- 2.1.5 Provide Buffer for Existing Residential Development- 

New higher density residential development and non-residential development adjacent to 

existing residential subdivisions should provide for a substantial landscape buffer and 

landscaped area between the uses so as not to alter the conditions and environment of existing 

residential neighborhoods. 

  

The existing CUP as well as City Code requires that landscape buffering be provided between this 

development and neighboring developments. There is currently a large Greenspace Preservation area 

that is in place along the northwestern portion of the site, where the FPR1 Zoning District is in place. 

Additionally, staff recommends that either a 6’ sight proof fence be erected along the southern 

perimeter of the site, or a more densely vegetated buffer be installed along lots 14 through 27 of the 

Terrace at Woods Mill Cove subdivision. This language will be included in the CUP presented at the 

vote meeting. These requirements will ensure that a buffer is provided between the subject site and 

surrounding developments to address policy 2.1.5. 
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Figure 5. View looking north from Brooking Park Drive & S Woods Mill Road 

 

 Figure 6. View looking west from Brooking Park Drive near the southern boundary 

 
 

Staff Analysis 

The proposed changes will not increase the density or change the character of the development. Each 

aspect is discussed more specifically, below: 

 

1. Private Club- The existing facility is located in the center of the site, and is not open to the 

public. It is an accessory use for residents and their visitors only. Staff has no concerns 

regarding this change. 
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2. Structure Setbacks- The structure setback is requested in order to bring an existing building 

into compliance (pictured below in Figure 7). No site changes are shown of the Preliminary 

Plan for this area. In 2008, when the amendment to the original CUP was passed, there was a 

more restrictive setback placed than the 1989 CUP. The 2008 amendment to the CUP therefore 

placed this building into non-compliance. 

There are additional restrictions for nursing homes as part of the underlying “R-1” and “R-3” 

Residential District regulations, one of which is that no structure shall be within fifty (50) feet 

of any property line. There are no amendment requests at hand which would impede on this 

requirement. Staff has no concerns regarding this change. 

 

 

 
Figure 3. Existing structure in legal non-compliance 

3. Parking Setbacks- There are two areas of parking setback changes requested: 

 

a. The reduced parking setback on the east side of the property allows for more parking 

further away from residential. Additionally, the setback change would allow the 

Building E to have a below level or first level parking garage. No increase in density 

is requested to the CUP for this building, and staff has no concerns regarding this 

change. 

b. On the southwestern side of the development, the change to this parking setback allows 

for additional parking along the drive aisles. Three new parking areas are shown on 

the plan adjacent to residential. As mentioned previously, staff believes that a 6’ sight 

proof fence, or a more densely vegetated buffer installed along lots 14 through 27 will 

mitigate any issues related to car headlights. 

 

4. Signage- Additionally, staff recommends that the language of the CUP also be amended to 

restrict illuminated wall signs on the southern elevation of buildings A, B, and F to ensure 

that any illumination from the development does not negatively impact the adjacent 

residential development. 
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Request 

A Public Hearing further addressing this request will be held at the Monday, September 12th, 2016, 

City of Chesterfield Planning Commission meeting. Attached please find a copy of the Public Hearing 

Notice, Project Narrative, Preliminary Plan, and Tree Stand Delineation. 
 

Attachments 

1. Public Hearing Notice 

2. Project Narrative 

3. Existing CUP #31 

4. Preliminary Plan 

5. Tree Stand Delineation  

 

Respectfully submitted, 

 
Cecilia A Hernandez  
Project Planner 
cc:      Aimee Nassif, Planning and Development Services Director 
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