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Planning Commission Public Hearing Report

Meeting Date: October 16, 2019

From: Andrew Stanislav, Planner /}

Location: 17511 Chesterfield Airport Road

Petition: P.Z. 13-2019 84 Lumber, Adj. Lot 2 (17511 Chesterfield Airport Rd): A request to

amend Ordinance 2969 to establish new permitted uses and revise the
development criteria for a 13.023 acre tract of land within an existing “PC”
Planned Commercial District located on the north side of Chesterfield Airport Road

east of Long Road (17U510084).

SUMMARY

Green Bay Properties, LLC (property owner
under contract of Proposed Lot A), on behalf of
property owner TSG Chesterfield Airport Road,
LLC, is requesting an ordinance amendment to
City of Chesterfield Ordinance 2969 with
respect to permitted uses and development
criteria for 84 Lumber, Adjusted Lot 2. This

amendment would add a new permitted use £y - SUS?%ECT
and revise and update the development Bl

conditions for the existing “PC” Planned
Commercial District on 13.023 acres of land
located at the north side of Chesterfield Airport
Road east of Long Road.

The primary requests are to add “automobile
dealership” as a permitted use and to increase
the building story height from one (1) to two :
(2) story construction. Minor updates will also  Figure 1: Subject Site Aerial Image

be included with the development criteria in
the existing Attachment A, including applicable restrictions on the proposed use. An updated Preliminary

Development Plan has also been submitted for Planning Commission consideration.
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P.Z. 13-2019 84 Lumber, Adj. Lot 2
(17511 Chesterfield Airport Rd)

Public Hearing Report
October 16, 2019

SITE HISTORY

The subject site was originally zoned “NU” Non-Urban District by St. Louis County prior to the City’s
incorporation. On October 2, 1995, a record plat was approved by the City of Chesterfield establishing
lots 1 and 2 of the 84 Lumber Subdivision.

City of Chesterfield Ordinance 2969 was approved by City Council on August 7, 2017, establishing a “PC”
Planned Commercial District for Lot 2 of the 84 Lumber Subdivision. Subsequently, a Boundary
Adjustment Plat was approved by the City on August 5, 2019, in order to consolidate a small 10-foot
wide tract of land located between Lot 2 of the 84 Lumber Subdivision and Chesterfield Commons Seven.

A Site Development Concept Plan and Site Development Section Plan were submitted and reviewed by
the City in 2017; however, these applications became inactive and the subject site currently remains
vacant.

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

Direction = Zoning Land Use

North “NU” Non-Urban District I-64/US-40 & Vacant Land

East “PC” Planned Commercial District Commons Seven (Undeveloped Lot)
South “PC” Planned Commercial District AutoZone/St. Louis Family Church
West “PC” Planned Commercial District Car Craft Autobody/Lou Fusz Ford

PC

MIXED COMMERCIAL USE

e e Qu_-.mg,‘,m;;&;__,_:,, =

MIXED USE (RETAIL / OFFICE / WAREHOUSE)

Figure 2: Zoning Map

Figure 3: Comprehensive Land Use Map
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P.Z. 13-2019 84 Lumber, Adj. Lot 2 Public Hearing Report
(17511 Chesterfield Airport Rd) October 16, 2019

COMPREHENSIVE PLAN ANALYSIS

The subject site is located within Ward 4 of the City of Chesterfield. The City of Chesterfield
Comprehensive Land Use Plan indicates this development is within the area designated as “Mixed
Commercial Use” along with the adjacent properties north of Chesterfield Airport Road and across the
I-64/US-40 corridor, while properties south of Chesterfield Airport Road near the subject site are within
the “Mixed Use (Retail/Office/Warehouse)” designation as seen in Figure 3 on the previous page. The
Comprehensive Plan designates appropriate land uses of the “Mixed Commercial Use” designation as
“retail, low-density office, and limited office/warehouse facilities.”

Additionally, a number of Plan Policies are applicable to this request. The following items identify the
applicable plan policy followed by staff analysis:

3.1 Quality Commercial Development — Commercial developments should positively affect the image of
the City, provide employment opportunities, and offer retail and service options to residents.

The additional permitted use proposed in this petition provides additional retail and service options that
are also compliant with the “Mixed Commercial Use” designation in the Land Use Plan.

3.2.3 Regional Retail Facilities — Regional retail development should be limited to the two (2) existing
regional retail facilities: Chesterfield Mall and the Chesterfield Commons areas.

The governing ordinance for this development currently permits 39 uses of various types of commercial
activity, which is located east of Long Road near the Commons developments and shares the same Land
Use designation.

3.5.1 Chesterfield Valley Regional Retail and Low Intensity Industry — Regional retail and low-intensity
industrial developments should be located in Chesterfield Valley. These include mixed-use office/retail-
planned developments, low-intensity industrial assembly, distribution, and research and development
business parks, and corporate campuses. Specifically, low-intensity industrial use is encouraged west of
Long Road.

The subject site is located in Chesterfield Valley east of Long Road within an existing “PC” Planned
Commercial District. The proposed additional permitted use with this petition would comply with the
regional retail aspect of the Comprehensive Plan.

7.2.4 Encourage Sidewalks — Sidewalks should be required of all new developments and encouraged
along existing roads in the City of Chesterfield, allowing creative placement to protect the natural
environment.

Sidewalks are required in the governing ordinance to be located along Chesterfield Airport Road, the
Arnage Road extension, and the west side of the north/south connector roadway.

7.2.6 Cross-Access Circulation — Internal vehicular and pedestrian connections between commercial
developments should be encouraged.
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(17511 Chesterfield Airport Rd) October 16, 2019

Cross access is to be provided between the proposed lots of this development, specifically between
proposed Lots B, C, and D fronting Chesterfield Airport Road and between Lot E and the vacant parcel to
the east of AutoZone (17499 Chesterfield Airport Road). Each of these proposed lots will have frontage
and access from the proposed Arnage Road extension for circulation throughout the proposed
development.

The Unified Development Code (UDC) also contains specific design requirements for Chesterfield Valley,
which may be considered in reviewing this petition as well as with a future Site Development Concept
Plan and Site Development Section Plans providing greater details for development on each individual
lot, including architectural review. The applicable policies to consider with this petition, especially with
the proposed automobile dealership use, are as follows:

e Storage — Screen outdoor storage of goods, equipment or automobiles for sale or service from
1-64/US-40.

e Parking — Locate parking primarily to the side or rear of any building facade facing 1-64/US-
40 or along North Outer 40.

STAFF ANALYSIS

The Petitioner is requesting an ordinance amendment to the current governing Ordinance 2969 with
respect to the permitted uses and development criteria.

Automobile Dealership Use

The petitioner is requesting to add the use of “automobile dealership” to the permitted uses established
in the Attachment A of Ordinance 2969 governing Adjusted Lot 2 of the 84 Lumber Subdivision, and no
other changes to the existing permitted uses are proposed. The Unified Development Code (UDC)
defines automobile dealership as the following:

“A retail business primarily housed in a structure and characterized by a mixture of related uses
upon a commercial site; however, the principal use of the site shall be the marketing of new or
used automobiles, whether by sale, rent, lease, or other commercial or financial means.
Secondary supporting uses may also exist upon the same site, such as maintenance, repair and
service areas, parts storage areas, and financial service areas.”

The request to add this as a permitted use will be conditioned in the proposed Attachment A with
restrictions as similarly approved ordinances with automobile dealership as a permitted use along the I-
64/US-40 corridor. Language in the existing ordinance currently prohibits all outdoor storage and limits
outdoor sales activity to patio and pedestrian areas located adjacent to the storefronts of retail users.

The request to add “automobile dealership” as a permitted use will require these restrictions to be

modified to correlate with existing restrictions present in other governing ordinances involving this use.
More recent ordinances delineate the location of outdoor displays (also as shown and approved on a
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Site Development Plan) and provide a maximum limit to the number of vehicles permitted within an
outdoor display.

Nearby subdivisions along the 1-64/US-40 corridor with “automobile dealership” on the site include Long
Road Crossing (Jim Butler Kia), Lou Fusz Ford, River Crossings (Lamborghini/Bentley St. Louis), and Kemp
Automobile Museum (Tesla). Each of these subdivisions are also included in the “Mixed Commercial Use”
Land Use designation. Of these developments, the automobile dealership use is generally permitted with
similar restrictions regarding outdoor retail display and storage. Figure 4 below depicts the location of
84 Lumber, Adjusted Lot 2 in relation to these nearby developments as well as the applicable restrictions
to outdoor displays and storage.

Lamborghlm/

Ordinance# & Year 2969 2351 1746 2566 2911
of Approval (2017) (2007) (2001) (2009) (2016)
Hours of Operation Sem = pm Not restricted Not restricted Not restricted 6am—11pm
(some uses)

Screening for Outdoor storage is Not specified in Not specified in Screening as Not specified in
Outdoor Storage prohibited ordinance ordinance approved by PC ordinance

: Limited ro pa.ytlo = Attached to one Limited to 75
Location of and pedestrian Not specified on : e - -
ButdoerDisola res. adincentto Shown on SDSP SDSP side of building; electric vehicles;

play ) shown on SDSP shown on SDSP

retail storefronts

Figure 4: Automobile Dealerships along 1-64/US-40 Corridor

Building Height

In addition to including “automobile dealership” as a permitted use, the petitioner is also requesting to
increase the allowable number of stories per building from one (1) story to two (2) stories. The current
governing ordinance requires the following as it pertains to height of structures within the development:

a. The maximum height including parapets and rooftop equipment of all buildings shall not exceed
forty-two (42) feet.
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There is no request to change the overall maximum building height. The above regulation is proposed to
remain as existing in the current governing ordinance.

b. All buildings within this development shall be limited to single story construction only with the
exception of a hotel.

The petitioner is requesting to amend this portion of the ordinance’s height regulations to allow two (2)
story construction. The building layout of the proposed automobile dealership will include a 5,000 square
foot second story, requiring this portion of the ordinance to be amended.

Preliminary Plan

A zoning map amendment to a planned zoning district, such as “PC” Planned Commercial District,
requires a Preliminary Development Plan which has been included in the Planning Commission’s packet.
A Preliminary Development Plan was approved in July 2017 for the subject site with the passage of
Ordinance 2969. The proposed plan with this petition remains largely similar to the previously approved
plan with most notable differences including the building on Proposed Lot A and the placement of
buildings on proposed lots B, C, and D formerly located closer to the Arnage Road extension. The existing
Preliminary Development Plan can be seen in Figure 5 below.
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Figure 5: Existing Preliminary Development Plan for Subject Site (Ordinance 2969)
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Some elements of the proposed Preliminary Plan include, but aren’t limited to:

Five proposed lots, three of which front Chesterfield Airport Road;

Cross access easements between proposed lots;

Proposed location for public art installation;

Arnage Road extension west across the subject property;

North-south access drive connection between the Arnage Road extension and
Chesterfield Airport Road to align with Valley Center Drive to the south;

Stormwater management provisions in accordance with City requirements for the Valley;
and

Parking areas generally to the side and rear of the proposed building as they front Major
Arterials.

Figure 6 below depicts the proposed Preliminary Development Plan. Site Sections and a Tree Stand
Delineation (TSD) submitted by the petitioner are also included in the packet attached to this report.

PRELIMINARY PLAN FOR ADJUSTED LOT 2 - 5523
84 LUMBER SUBDIVISION AS RECORDED e ggi,;
" N , fanl
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Figure 6: Proposed Preliminary Development Plan
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REQUEST

A Public Hearing further addressing the request will be held at the Wednesday, October 16%, 2019, City
of Chesterfield Planning Commission meeting. Attached, please find a copy of the Public Hearing Notice,
Narrative Statement for this request as required by City Code, and the Preliminary Development Plan
Packet.

No vote is requested from the Planning Commission at this time. The purpose of the Public Hearing is to
present the request to the Commission, give the public an opportunity to speak, and for the Commission
to provide Staff with direction in preparing an Attachment A.

Attachments

1. Public Hearing Notice

2. Narrative Statement

3. Preliminary Development Plan Packet
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NOTICE OF PUBLIC HEARING

=Cneeia  CITY OF CHESTERFIELD PLANNING COMMISSION
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Chesterfield will hold a
Public Hearing on October 16, 2019 at 7:00 p.m. in the Council Chambers at Chesterfield City Hall,
690 Chesterfield Parkway West, Chesterfield Missouri 63017.

Said Hearing will be as follows:

P.Z. 13-2019 84 Lumber, Adj. Lot 2 (17511 Chesterfield Airport Rd): A request to amend Ordinance
2969 to establish new permitted uses and revise the development criteria for 13.023 acres of land
within an existing “PC” Planned Commercial District located on the north side of Chesterfield
Airport Road east of Long Road (17U510084).

PROPERTY DESCRIPTION
A tract of land being Adjusted Lot 2 of the Boundary Adjustment Plat of 84 Lumber Subdivision as
recorded in Plat Book 367 Page 350 of the St. Louis County Records, and part of U.S. Survey 125,
located in Township 45 North, Range 4 East of the 5th Principal Meridian, City of Chesterfield, St.
Louis County, Missouri.

City of
== Chesterfield

SUBJECT
SITE

e Bl

CHESTERFIELD AIRPORT-RD
| ¥ v

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

October 1, 2019

Via Email: (astanislav@chesterfield.mo.us)

City of Chesterfield
690 Chesterfield Parkway W
Chesterfield, MO 63017

Attention: Mr. Andrew Stanislav - Planner

Re:  Project Narrative Associated w/ Petition for a “Text Amendment” to Ordinance No. 2969 “PC”
Planned Commercial District for 13.01 Acrcs, Located at 17511 Chesterfield Airport Road.
(170510084) (Stock Project No. 218-6407.3)

Dear Andrew,

On behalf of Green Bay Properties LLC, purchaser of approximately 8.73 Acres, and The
Staenberg Group we are requesting a “Text Amendment” to Ordinance No. 2969. Our request is to add
“Automobile Dealership” to the list of permitted uses currently outlined in the Attachment A Section

I A

Our request 1s to allow Imperial Motors of St Louis LLC dha Jaguar Chesterfield & Imperial
Motors of St. Louis LLC dba Land Rover Chesterfield, to develop Approximately 8.73 Acres of the
total tract to build and operate a new Jaguar and Land Rover automobile dealership. The building will

be approximately 31,000 GST, of which approximately 5,000 GSF will be on a second floor. The
building heighl is approximately 261t. tall.

1.) Proposed land uses and development standards, density and height [imitation, yard
requirements, all of which shall be compatible with other nearby uses and developments and
ensuring consistency with the Comprehensive Plan;

Response: Per Ordinance #2969, except Section LA., add “Automobile Dealership™ and Section
B.2.b. Automobile Dealership, shall not exceed two (2) story construction.

2.) A listing of all land uses per tract of Tand within the proposed development, if applicable;
Response: Site is currently undeveloped.
3.) Exceptions, variances, or wajivers from the UDC, if being requested;
Response: Amendments to Ordinance #2969 arc being requested.
4) A statement regarding tree preservation and proposed landscaping;
257 Chesterficld Business Parkway, St. Louis, MO 63003

636.530.9100 — Main | 636.530.9130 — Fax
www.stockassoc.com | general@stockassoc.com
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Page 2

Response: Tree Preservation will follow the City of Chesterfield Tree Preservation ordinance.
Dertail Landscape Plans will be provided for each development at the time of filing Site
Development Section Plans for each respective development.

5.) A description of any propased amenities or recreational facilities;

Response: Pedestrian circulation within the Development will be provided by 5' wide concrete
sidewalks along interval streets.

6.) A description of lands to be dedicated for publicfacilities;

Response: Internal streets will be dedicated as “Private”. Drainage channcls will be dedicated
to the City of Chesterfield & Monarch Chesterfield Levee District.

7.) Proposed phasing and time schedule if the development is to be done in phases; and
Response: Preliminary phasing of this development is as follows:
a— Stockpile Grading & Clearing - 4th Qtr 2019 & 1% Qtr 2020
b — Internal Streets and Public Utilities — 2"/3% Qtr 2020
¢ - Automobile Dealership Facility on Proposed Lot 1 — 2°9/39//4%/ Qtr 2020 into 1% Qtr of
2021.
8.) Proposed phasing and time schedule for Jand to be dedicated for public facilities.
Response: 2020-2021

As always, we appreciate your continued assistance and support for this project. Should you
have any question or comments, please feel free to call.

Sincerely,

m A/

George M. Stock, P.E.
President

CC: Green Bay Properties, LLC — Mr. Jordan M. Aron (jaron(@iiperialmotors.com)
The Staenberg Group —~ Mr. Sam Adler (sadler@tsgproperties.com)
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