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Planning Commission Staff Report 
 

Project Type:  Amended Site Development Section Plan   
 
Meeting Date:  September 30, 2013  
 
From:   John Boyer   
   Senior Planner   
 
Location: Justus Pointe at Chesterfield Village 
 
Applicant:  Martin Knobloch and Volz Engineers Inc. 
 
Description: Justus Pointe at Chesterfield Village:  An Amended Site Development Section Plan, 

Amended Landscape Plan, Architectural Statement of Design and Architectural 
Elevations for a 1.132 acre tract of land zoned "R-6” Residential District with “PEU” 
Planned Environment Unit District located on the north side of Milbridge Drive, 
approximately 300 feet west of Justus Pointe Road (19S431943). 

 
 
PROPOSAL SUMMARY 
The request is for a modification in an existing development for the construction of three (3) single-family 
residences and one four (4) unit attached dwelling for a total of seven (7) units.  The subject site is zoned R-
6 Residential District with a PEU Planned Environment Unit Procedure and is governed under the terms and 
conditions of City of Chesterfield Ordinance #2021.  Associated with the Amended Site Development 
Section Plan, the Amended Site Development Concept Plan is also up for review under a separate agenda 
item.  
 
HISTORY OF SUBJECT SITE 
On July 17, 1973, St. Louis County approved Ordinances #6814 and #6815 which changed the zoning of the 
subject site from “NU” Non-Urban District to an “R-6” Residential District with a PEU Planned Environment 
Unit Procedure. These Ordinances were amended by St. Louis County Ordinances #10,240, #12,717, and 
#12,755.  On August 19th, 1996, the City of Chesterfield approved Ordinance #2021 which incorporates a 
series of amendments to the original Ordinance into one new Ordinance showing the prior amendments to 
the St Louis County Ordinance. 
 
On November 25, 2005, the City approved a Site Development Concept and Section Plan for the Justus 
Pointe subdivision consisting of 2.26 acres.  This development plan approved 32 multi-family units, of which 
only 16 were constructed (see figure 1).  The proposed development would complete the remaining section 
of this plan. 
 

VII. D. 

http://www.chesterfield.mo.us/
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Land Use and Zoning of Surrounding Properties 
 

Direction Land Use Zoning 
North Private Development Pool  “R-6/PEU” Residence District/Planned Environment Unit 

South Residential “R-6/PEU” Residence District/Planned Environment Unit 

East  Residential “R-6/PEU” Residence District/Planned Environment Unit 

West Vacant  “R-6/PEU” Residence District/Planned Environment Unit 

 
 

 
  Figure 1: Aerial Photo 

STAFF ANALYSIS 
 
Zoning 
The subject site is currently zoned “R-6/PEU” Residence District/Planned Environment Unit under the terms 
and conditions of City of Chesterfield Ordinance Number 2021. The submittal was reviewed against the 
requirements of Ordinance Number 2021 and all applicable Zoning Ordinance requirements.  
 
Traffic Access and Circulation 
Slight changes in access are proposed in this plan.  The previous plan adopted less direct access points 
which would allow internal access to the multi-family units.  The Amended Development Section Plan 
indicates the units will have direct access off Midland Drive (private) totaling five (5) driveway cuts.   
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Architectural Elevations 
A total of one multi-family elevation and six (6) single-family elevations have been submitted.  Materials 
include vinyl and fiber-cement siding options with brick and masonry design elements.  The single-family 
units will allow for both a two (2) car and three (3) car attached garage options with the multi-family 
structure providing two (2) double car attached garages along its frontage. 
 
Elevations associated with this planned development were reviewed by the Architectural Review Board 
(ARB) on April 11, 2013.  During the meeting discussion occurred on additional landscaping around the 
planned multi-family unit, textured driveways and extension of siding to grade (in lieu of exposed concrete 
foundations).  The following recommendations from ARB are passed on to the Planning Commission; 

A. Encourage consideration of using textured driveways.   
B. On elevations depicting concrete foundations the Board encourages bringing the siding 

down to within 10-12 inches of finished grade. 
C. Additional landscaping is encouraged on the western elevation of the multi-family unit to 

reduce the scale of that elevation whether or not the petitioner adds a deck.   
D. If a deck is added, it is recommended that staff handle the amended architectural elevation 

through its review process.   
 
Elevations and the landscape plan have been updated to reflect these recommendations from the 
Architectural Review Board. 
 
Landscape Plan 
A new landscaped plan was submitted associated with the changes proposed by ARB.  The Amended 
Landscape Plan indicates a combination of deciduous and flowering trees with multiple bushes around the 
foundations of the planned units.  All landscaping meets the City’s Tree Preservation and Landscape 
Requirements.  
 
DEPARTMENT INPUT 
Staff has reviewed the Amended Site Development Section Plan, Amended Landscape Plan, Architectural 
Statement of Design and Amended Architectural Elevations and has found the proposal to be in compliance 
with the site specific ordinance and all City Code requirements.  Staff recommends approval of the 2nd 
Amended Site Development Section Plan, Amended Architectural Elevations and Amended Landscaping 
Plan. 
 
MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the 2nd Amended Site Development Section Plan, Amended 
Landscape Plan, Architectural Statement of Design and Amended Architectural Elevations for Justus 
Pointe.” 
 

2) “I move to approve the 2nd Amended Site Development Section Plan, Amended Landscape Plan, 

Architectural Statement of Design and Amended Architectural Elevations for Justus Pointe, with 
the following conditions…” (Conditions may be added, eliminated, altered or modified) 

 
CC: Aimee Nassif, Planning and Development Services Director 
 



Planning Commission                                                                                                                              Justus Pointe    
September 30, 2013                                                                        2nd Amended Site Development Section Plan 

4 | P a g e  
 

 
Attachments: 2nd Amended Site Development Section Plan 
  Amended Landscape Plan  

Architectural Statement of Design 
Amended Architectural Elevations 
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The Cove at Justus Pointe 
 

City of Chesterfield Design Guidelines 
 

March 15, 2013 
 

The Cove at Justus Point 

Hardesty Homes, LLC and Marty Knobloch 
 

 
Chapter One / Site Layout 
 

A. Physical Features: 
 

1. Site improvements have been designed to minimize changes to the existing 
topography given the overall grade changes on site. 

2. The site was also designed to maintain as much green space as possible. 

3. Natural site amenities are maintained per the existing site.  Careful 
consideration was given to the layout of the site in order to preserve the 

natural features such as natural slopes and existing cove of the lake.  Natural 
slopes and topography have been retained as much as possible.  Grading 

contours at the perimeter of the site are well coordinate with adjacent 
properties.  Some minor retaining walls of high quality are proposed adjacent 
to the 4 unit condo building to allow for ingress and egress at the 

easternmost driveway. 
4. The opportunity exists for 2 of the Cottage Homes to have a 3 car garage 

option with the 3rd car garage door slightly offset from the same plane as the 
2 car garage door, providing for another architectural element to be added to 
the front elevation.  

 
B. Vegetation 

 
1.  Site improvements have been designed to minimize changes to the existing 

topography and maintain the natural environment as much as possible. 

2.  Landscaping will be incorporated in the construction of each home. 
 

C. Site Relationship of Design: 
 
1. The Seven (7) homes are oriented logically, facing the street in the 

development. 
2. The building design will not impair any adjacent properties.  Front yards will 

face the street, with private rear yards to the back of each home. 
3. No unattractive project elements such as storage areas or trash enclosures 

are proposed. 
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4. The site plan provides for adequate planting and safe pedestrian movement 
by way of a sidewalk to be constructed across the fronts of all of the lots.  

Yard areas are very generous.  Rear yard fencing of high quality will be an 
available option. 

5. Generous common ground is included in the development of this site. 
6. Phased construction is not proposed for this site. 
 

 
 

 
D.  Pedestrian and Vehicular Circulation 
 

1. Circulation patterns are safe and obvious.  There is no possibility of “short 
cuts” through yards. 

2. Owner parking is provided for all structures in 2 or 3 car front entry garages.  
Guest parking is provided for on the proposed driveways to all proposed 
structures. 

3. Pedestrian travel includes a sidewalk adjacent to the street, and a sidewalk 
from each driveway to the front door of each home.  Safe separation has 

been designed between vehicular and pedestrian traffic. 
4. This is not a large commercial development. 
5. Bicycles are an ancillary use in this type of development. 

6. Shared driveways are not proposed in this residential development. 
7. The visual impact of parking is minimized.  Cottage Homes will have 2 or 3 

car garages. Condo  
 Building has integral garage parking. 
8. No separate parking areas are proposed. 

 
 

E.  Pedestrian Orientation 
 

1.  Pedestrian scale is incorporated in the design of each type of home. 
2. Pedestrian activity is encouraged in the development with continuous 

sidewalks adjoining walking trails located along the Western portion of the 

site 
3. The existing pedestrian open spaces are not impacted throughout this 

development. 
4. No signage is proposed. 
5. No parking lots or service alleys are proposed. 

 
 

Chapter Two / Buildings 
 
A.  General Architectural Guidelines 
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1. The three detached single family home models and the four family condo 
building are attractive, very high quality homes. 

 
B.  Scale 

1.  The scale of each proposed home style is one and two story.  Cottage homes 
to have a maximum height of approximately 29 to 35 feet and 42 to 43 feet 
for the Condominium Building. 

2.  The design of each home achieves a sense of human scale. 
3.  The design of each home compliments surrounding building types. 

 
C. Design 
 

1. Each single family home is unique, with very high quality design features. 
2. No linear, repetitive streetscape facades are proposed. 

3. No corporate or franchise style is associated with this design. 
4. No parapet wall or this type of construction is proposed. 
5. All building elevations have been considered to achieve the desired design 

intent. 
6. Harmony and continuity of design is considered in the exterior design of each 

home. 
7. No roof top equipment is proposed. 
8. Building entries provide protection from the elements and create a sense of 

entry / arrival. 
9. The building design considers energy conservation. 

10. Phased construction is not proposed for this development. 
 
D.  Relations to Adjacent Development 

 
1. This development respects, compliments and improves architectural features 

of the existing neighboring developments.  
2. The architectural design respects, compliments and improves features of 

neighboring developments. 
3. Each home built on this site will be visually cohesive. 
4. Building colors proposed are subdued and will not compete with neighboring 

structures. 
5. Each house is sited to create a functional and livable small neighborhood of 

homes. 
 
E.  Materials / Colors: 

 
1. Materials (brick/stone veneer, fiber cement siding  or vinyl siding etc.) are 

of excellent architectural character, durable and compatible with the 
adjoining properties. 

2. Material and color changes will be consistent, subtle and define each home. 

3. Architectural consistency will be provided on all building elevations. 
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4. Driveways will not be a large portion of the front elevation. 
5. Soffits and other architectural elements will be finished compatibly with each 

of the other exterior materials. 
 

II. Residential Architecture 
 
A.  General Residential Architecture 

 
1. The Cottage Home buildings are an appropriate use for the site. 

2. This residential development is sensitively designed to respect existing 
residential patterns and surrounding development. 

3. The architectural design of these homes does not overly dominate the natural 

landscape. 
4. Design consideration has been given to all elevations. 

 
B.  Multiple-Family Architecture 
1. The 4 unit condo building is an appropriate use for the site 

2. This residential development is sensitively designed to respect existing 
residential patterns and surrounding development. 

3. The architectural design of these homes does not overly dominate the natural 
landscape. 

4. Design consideration has been given to all elevations. 

 
 

III. Non-Residential Architecture 
 Not Applicable 
 

Chapter Three / Landscape Design 
 

1. Landscaping is designed to keep in and character with the residential nature 
of the project. 

2. Consistency is displayed in the maintaining of existing species and 
strengthened by the proposed plantings. 

3. There are no ancillary parking areas; however, the street and individual 

home sites will be landscaped to soften any impact on the residential nature 
of the developments. 

4. No art work or sculptures are planned for this residential development. 
5. Landscaping is “consistent” throughout the development. 
6. In this residential development, lighting enhancements will be in the form of 

existing street lights and front door entry lighting. Coach lights on either side 
of the cottage home garage doors are an available option.  Fencing on 

private lots may be offered – consistent with typical architectural standards 
in the neighborhood.  There will be no trash enclosures. 

7. Landscaping is “consistent” throughout the development and the interior 

plantings have been selected accordingly. 
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8. The developer is utilizing the services of contractors experienced in 
residential irrigation. Each home site will be regulated by individual controls. 

 
Chapter Four / Miscellaneous 

 
A. Signage 
 Not applicable 

 
B. Lighting 

 Not applicable 
 
C. Utilities 

 1.  All on-site utilities shall be installed underground. 
 

D. Storm Water Drainage 
 1.  In a fashion typical to residential development, roof drainage will be 

discharged into lawn areas. 

 2.  Storm water drainage will be conveyed via the existing storm sewer 
system and existing drainage discharge points. 

 
E. Energy Conservation 
 1.  Building orientation, design and materials will be in accordance with the 

principles of good energy conservation, utilizing low maintenance and 
environmentally conscious materials, energy efficient appliances, upgraded 

ceiling insulation, low-e windows, low flow toilets and faucets, and high 
efficiency HVAC equipment. 

 

F. Screen (Fences and Walls) 
 1.  Fencing on private lots may be offered, consistent with typical 

architectural standards in the neighborhood. 
 

  
Sincerely, 
 

As relating to the 3 Cottage  
Boland-Merdinian Group L.L.C.  

 

By    
 Arthur Merdinian, Owner 
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