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Planning Commission Public Hearing Report

Meeting Date: December 14, 2020
From: Annisa Kumerow, Planner
Location: 13426 Olive Boulevard

P.Z. 09-2020 Total Access Urgent Care (13426 Olive Blvd): A request for a change

Petition:
in zoning from a “C-8” Planned Commercial District to a “PC” Planned Commercial
District for a 3.23 acre tract of land located south Olive Boulevard, east of North
Woods Mill Road (16Q330911).

SUMMARY

Total Access Urgent Care, LLC has submitted a request for a zoning map amendment from the “C-8”
Planned Commercial District to the “PC” Planned Commercial District. This request is to allow for the
development of an urgent care facility. The applicant is requesting one use (medical office), a maximum
building height of 30 ft, and limited hours of operation from 8AM — 8PM CST. In conjunction with the
application for the zoning map amendment, the required Preliminary Development Plan and narrative

statement are attached for the Planning Commission’s review.
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P.Z. 09-2020 Total Access Urgent Care

(13426 Olive Blvd)

SITE HISTORY

Public Hearing Report
December 14, 2020

The subject site was originally zoned “C-8” Planned Commercial District by St. Louis County prior to the
City’s incorporation. A Final Development Plan for the previous restaurant development was approved
by St. Louis County in 1976, and later amended in 1989 to include a drive-through. In 1994, the City of
Chesterfield adopted Ordinance 958, which reduced the front and side yard setbacks to accommodate

a renovation of the existing structure.

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 “C2” Shopping District & “PC” Planned Commercial | Chesterfield Plaza Shopping
District Center

East “R-3” Residence District Incarnate Word Parish

South “C-8” Planned Commercial District The Pines Office Complex

West “R-3” Residence District & “C-8” Planned Décor Interiors & First Bank
Commercial District
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Figure 2: Zoning Map

UNIFIED DEVELOPMENT CODE

Figure 3: Comprehensive Land Use Map

The Unified Development Code contains minimum standards of design for the “PC” Planned Commercial
District, which include the following:

Density: 0.55 FAR

Open space: 35%
Setbacks: No structure shall be permitted within thirty-five (35) feet of a property line adjoining
property designated on the Comprehensive Land Use Map as being residential

or
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park/recreation, and no parking shall be permitted within twenty-five (25) feet of a property line
adjoining property designated on the Comprehensive Land Use Map as being residential or
park/recreation.

e Hours of Operation: Hours to be determined in the site specific ordinance.

The applicant has proposed a density of 0.55 FAR and 35% open space. The proposed hours of operation
are 8AM-8PM CST. The proposed structure and parking setbacks are compliant with the standards set
forth in the “PC” Planned Commercial District requirements, and are listed below:

Structure Setbacks

10 feet from the right-of-way of Olive Boulevard

35 feet from the eastern boundary of the “PC” Planned Commercial District
35 feet from the southern boundary of the “PC” Planned Commercial District
35 feet from the western boundary of the “PC” Planned Commercial District

Parking Setbacks

e 25 feet from the right-of-way of Olive Boulevard

e 10 feet from the eastern boundary of the “PC” Planned Commercial District
25 feet from the southern boundary of the “PC” Planned Commercial District
10 feet from the western boundary of the “PC” Planned Commercial District

STAFF ANALYSIS

Comprehensive Plan

The subject site is located within Ward 1 of the City of Chesterfield. The City of Chesterfield
Comprehensive Land Use Plan indicates this development is within the “Neighborhood Center” land use
designation along with the adjacent properties to the north, east, and west. The Comprehensive Plan
designates primary land uses of the “Neighborhood Center” as “retail, residential, office, and
institutional.”

The City of Chesterfield’s Comprehensive Plan identifies specific development policies pertaining to the
Neighborhood Center land use designation. Outlined below are the specific policies that are applicable
to this request:

Development Policies — Neighborhood Center
e Limit curb cuts on arterial streets, and where possible concentrate access at shared entrance
points
e Suburban retrofit should include walkable connection points to support the surrounding
residential neighborhoods

The City of Chesterfield’s Comprehensive Plan includes overall goals for the City that complement the
City’s vision for the future, which are separated into five categories: 1) development, 2) residential, 3)
open space, 4) transportation, and 5) resiliency. Within each of these goal categories are actionable
strategies, two of which are applicable to this petition and are further described on the following page.
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The Comprehensive Plan denotes the enhancement of existing neighborhood centers as a development
strategy, and states that as time passes, existing neighborhood centers may need to be enhanced to
maintain quality. These enhancements should be limited to existing sites, and should be “contextually
sensitive” and “respect surrounding neighborhoods in terms of use, scale, and character”. The proposed
petition is for a change in zoning to allow a medical office, which is a compatible land use with the
Neighborhood Center land use designation. The proposed medical office will be similar in size to the
existing restaurant building at a gross floor area of 4,616 square feet. The proposed request includes a
10’ setback from the right-of-way of Olive Boulevard, whereas the current governing ordinance requires
a 35’ setback.

The Comprehensive Plan also denotes the promotion of tree preservation as a resiliency strategy, and
states that the City should “enforce code requirements for tree preservation as well as protection during
construction to minimize impacts to trees on developing sites.” There is an estimated 63,910 sf of tree
canopy currently existing on the site. The applicant has stated in the project narrative that “existing
landscaping, such as the wooded area to the east, west, and south sides of the site will be undisturbed to
the best of [their] abilities.”

Additionally, the Unified Development Code (UDC) contains requirements for landscape buffers along
arterial roadways. Per § 405.04.020(K)(2) of the UDC, a 30’ landscape buffer is required along Olive
Boulevard. The applicant has requested a 10’ landscape buffer in lieu of the 30’ landscape buffer, in
order to obtain visibility from Olive Boulevard due to the positioning of the neighboring retail building
to the west. A landscape area approximately 40’ wide will be also be provided at the northwest corner
of the site. The 10’ landscape buffer requested is directly correlated to the 10’ building setback request
previously discussed.

Unified Development Code
As previously noted, the UDC contains a requirement for a 30’ landscape buffer along arterial roadways.
The applicant has requested a 10’ landscape buffer in lieu of the 30’ landscape buffer in order to obtain
visibility from the roadway.

Regarding access management, Staff will recommend that language be included in the draft Attachment
A that indicates that cross access shall be provided to the adjacent parcels. The intent of the cross access
is to provide a parallel route to Olive across parcels in order to allow for increased safety and access.

Additionally, the Olive corridor is characterized by a lack of consistent setbacks. The variation in setbacks
impacts both the aesthetics of the area as well as access management. The petition is the first major
redevelopment of a commercial site in this corridor. Rather than being the first property to move in a
direction consistent with other development throughout the City of Chesterfield, the petition is moving
in the other direction by requesting a 10’ front setback and positioning the proposed building closer to
Olive Boulevard. The applicant has stated that the 10’ setback is being requested for the purpose of
increasing the building’s visibility.
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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 packet
and is depicted in Figure 4 below.

Notable features of the Preliminary Development Plan include, but are not limited to:

PLAYGROUND

Development of a medical office along the northern property line of the site with parking to the
west of the building.

A reduction in the landscape buffer requirement along Olive Boulevard from the required thirty
feet (30’) to ten feet (10’).

Utilization of the existing access into the site, so no new access points are required.

There is an existing playground on the property that is currently utilized by Incarnate Word to the east
of the subject site. Staff observed the presence of the playground on the outboundary survey and on the
Preliminary Development Plan and has confirmed with the applicant that the playground is intended to

remain.
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REQUEST

A Public Hearing further addressing the request will be held at the Monday, December 14t, 2020 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.

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
4 Outboundary Survey
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NOTICE OF PUBLIC HEARING
LIyl CITY OF CHESTERFIELD PLANNING COMMISSION

== Chesterfield
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Chesterfield will hold a Public
Hearing on December 14, 2020 at 7:00 p.m. Due to the recommendations of the President, the
Governor, and the CDC, the meeting will be conducted virtually at https://zoom.us/j/98578147504 or
call in at (312) 626-6799 and enter meeting ID 985 7814 7504.

Said Hearing will be as follows:

P.Z. 09-2020 Total Access Urgent Care (13426 Olive Blvd): A request for a change in zoning from a
“C-8” Planned Commercial District to a “PC” Planned Commercial District (16Q330911).

PROPERTY DESCRIPTION
A tract of land being part of U.S. Survey No. 367, Township 46 North, Range 5 East of the 5th P.M., City
of Chesterfield, St. Louis County, Missouri.

City of
=== Chesterfield

=

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 Annisa Kumerow at 636.537.4743 or via e-mail at
akumerow@chesterfield.mo.us. All interested parties will be given an
opportunity to be heard at the Public Hearing.
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Total Access Urgent Care — Chesterfield, MO o

November 5, 2020 !
City of Chesterfield, MO '
John Schebaum — BFA, Inc. on behalf of TAUC Properties, LLC
13426 Olive Blvd. Total Access Urgent Care Development Narrative |

To Whom It May Concern:

On behalf of TAUC Properties, LLC, | would like to introduce the proposed development of a
Total Access Urgent Care (TAUC) Facility located at 13426 Olive Boulevard in the City of
Chesterfield, MO. The current property is a vacant Steak N’ Shake building and parking lot. The
proposed redevelopment of the site will include the demolition of the existing building and
parking lot, and construction of a new TAUC building with parking and landscaping.

The current property is zoned C-8 Planned Commercial. We are requesting the property to be
rezoned to PC Planned Commercial.

The proposed use requested is Office-Medical. The requested development standards are listed

below:

e Building Setbacks:

O

O O

o

10 Feet from the northern boundary of this PC District (south right of way line of
Olive Boulevard)

35 Feet from the eastern boundary of this PC District

35 Feet from the southern boundary of this PC District

35 Feet from the western boundary of this PC District

e Parking Setbacks:

O

(0]
o
(©]

25 Feet from the northern boundary of this PC District (south right of way line of
Olive Boulevard)

10 Feet from the eastern boundary of this PC District

25 Feet from the southern boundary of this PC District

10 Feet from the western boundary of this PC District

e Density: Maximum floor area ratio of 0.55

e Open Space: Minimum of 35%

¢ Maximum Building Height: 30 ft

e Hours of Operation: 8 am — 8 pm

This development will have less than a 30 ft. wide landscaped area directly in front of the
building along Olive Boulevard. The proposed landscaped area in front of the building will only
be approximately 10 ft. wide, and will include the existing 5 ft. wide concrete sidewalk. The
location of the building is important to this development in order to obtain visibility from Olive
Boulevard, due to the minimum building setback provided on the retail building west of the
subject property.
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Additional landscaping along the frontage of Olive Boulevard and throughout the site will be
provided in lieu of the standard 30 ft. front yard landscape requirement. The northwest corner of
the site will provide a landscaped area approximately 40 ft. wide. The landscaping at the
northeast corner of the site will tie directly into the existing wooded area, which will remain.

Existing landscaping, such as the wooded area to the east, west, and south sides of the site will
be undisturbed to the best of our abilities. This will maintain the look of the solid perimeter with
mature vegetation. The proposed development will have a positive impact on the area and
surrounding properties. The existing playground at the southeast corner of the property is also

intended to remain.

We appreciate your time and assistance with this development, and look forward to continuing
working with the City of Chesterfield. Should you have any questions or comments, please feel
free to contact me at 636-231-4337.

Sincerely,
% 6‘ /(/(/

John Schebaum, P.E.
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