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Planning Commission Public Hearing Report 
 

Meeting Date: April 24, 2017 
 

From:  Jessica Henry, Senior Planner  
 

Location: North side of Old Chesterfield Road 
 

Petition:  P.Z. 05-2017 Village at Bonhomme Creek (704 Alrick, LLC): A request for a zoning map 
amendment from the “FPC7” Flood Plain General Extensive Commercial and “C7” General 
Extensive Commercial Districts to an “UC” Urban Core District for 11.73 acres located on 
the north side of Old Chesterfield Road east of its intersection with Santa Maria Drive and 
north of its intersection with Wild Horse Creek Road (17T320071). 

Summary 
704 Alrick, LLC, has submitted a request for a zoning map amendment from the “FPC7” Flood Plain General 
Extensive Commercial and “C7” General Extensive Commercial Districts to an “UC” Urban Core District. The 
petitioner is requesting to zone the property to the “UC” Urban Core District in order to permit for 
redevelopment of the site into a new multi-family development, as detailed in the attached Project Narrative 
and Preliminary Development Plan. Please note that the subject property is under private ownership and that 
this zoning request is not city-driven. The City of Chesterfield is not partnering with the developer and the 
City’s role, as with all zoning petitions for privately held land, is to evaluate the zoning request for adherence 
with the Unified Development Code and Comprehensive Plan.  
 

 
Figure 1: Subject Site Aerial 

 

IV. A. 
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Site History 
The subject property was zoned “FPC7” Flood Plain General Extensive Commercial and “C7” General 
Extensive Commercial Districts by St. Louis County prior to the incorporation of the City of Chesterfield.  The 
Chesterfield Mobile Home Park residential subdivision is located within the subject site, and contains 142 
separately addressed mobile home sites. The “C-7” General Extensive Commercial District is an inactive 
zoning district, meaning that no additional properties may request to zone into this district. Further, the “C-
7” General Extensive Commercial district allows for a number of “extensive” commercial activities as 
permitted uses; however, it does not permit for residential lands uses. Therefore, the existing homes within 
this residential subdivision exist as a non-conforming land use as determined by Article 7 of the City’s Unified 
Development Code. 

 
The site also contains a billboard sign. As set forth in Article 4 of the City’s Unified Development Code, 
billboard signs are not permitted in the “UC” Urban Core District or any residential district. These signs are 
also not permitted within 1,000 feet of residential zoning districts, “PS” Parks and Scenic Districts, or any tract 
of land subject to the “LPA” Landmark and Preservation Area special procedure. Based on this, the billboard 
exists as a non-conforming sign and is not permitted under the current zoning or the requested “UC” Urban 
Core District zoning and therefore may not be permitted to be reconstructed as shown on the Preliminary 
Development Plan.  
 
Finally, the subject site also contains a small gravesite. The City is actively reviewing this gravesite to 
determine the identities of the individual(s) interred within and if this site is of historical significance. The City 
has also requested that the Petitioner provide information regarding their intentions vis-à-vis the gravesite 
and their proposed development plans.  
 
Surrounding Land Uses 
The land use and zoning for the properties surrounding this parcel are as follows: 

 
North: To the north of the subject site across I-64/US 40 is the Double Tree hotel which is zoned “PC” Planned 

Commercial District. 

South: The property to the south across Old Chesterfield Road is a large vacant parcel which is zoned “LLR” 
Large Lot Residential District and “PC & R” Planned Commercial and Residential District. 

East: The property to the east contains one building that is owned by Sachs Properties and is zoned “PC & 
R” Planned Commercial and Residential District.  

West: To the west of the subject site is the Breckenridge Materials plant which is zoned “M-2” Industrial 
District. 
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Figure 2: Surrounding Land Uses 

Comprehensive Plan Analysis 
The subject site is located within Ward 2 of the City of Chesterfield.  The City of Chesterfield Land Use Plan 
indicates this parcel is within the Urban Core Land Use Designation. The Urban Core Land Use Designation is 
a conceptual land use category within the City’s Comprehensive Plan, whereas the Urban Core District that 
is being requested is a zoning district with district regulations as set forth in the City’s zoning ordinance, which 
is known as the Unified Development Code. The Urban Core area is defined as the area known as the 
Chesterfield Village, centered at the intersection of I-64/US 40 and Clarkson Road/Olive Boulevard and 
primarily served by the Chesterfield Parkway.  The Urban Core will contain the highest density development 
in Chesterfield and should serve as the physical and visual focus for the City. 
 

 
Figure 3: Comprehensive Land Use Plan 
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“UC” Urban Core District 
The “UC” Urban Core District is a planned district, requiring the submittal of a project narrative and 
Preliminary Development Plan both of which are attached for the Planning Commission’s consideration. 
Again, these documents were provided to the City by the Petitioner in order to meet application 
requirements for requesting a zoning map amendment to the Urban Core District. The City was not involved 
in preparing the request and the City’s role is to evaluate the Petitioner’s request in accordance with the 
Unified Development Code and Comprehensive Plan.  
 
Section 03-04.H of the UDC contains the regulations for the creation of an Urban Core (“UC”) District.  The 
purpose of the “UC” District is included below for reference.  This purpose statement should serve as a 
foundation for discussing the issues and the proposal for the Planning Commission. 

 

The “UC” Urban Core District is intended to provide a method for commercial or mixed 
commercial and residential development within the area known as the Urban Core. The 
regulations for the “UC” District offer a method that allows flexibility in applying certain zoning 
standards. Such flexibility requires a review process and development plan to safeguard health, 
safety, and welfare concerns. In exchange for flexibility, “UC” Districts are required to provide 
exceptional design and amenities not otherwise required through traditional zoning techniques. 
These requirements are designed to offset the impact of changes in development standards 
allowed through these provisions. The “UC” District allows innovative designs, solves problems 
on difficult sites, meets market niches, encourages pedestrian access and connectivity between 
developments, and promotes well designed developments. The “UC” District regulations should 
have the following outcomes: 

 
(a) Implement the vision of the area of the City identified as the Urban Core in the 

Comprehensive Plan; 

(b) Promote pedestrian access, connectivity and facilities between sites, between 
developments and to public facilities through inclusion of a variety of site and building 
design features such as continuous pedestrian walkways between buildings and from 
parking areas, trails, bicycle paths, covered walkways between buildings, widened 
sidewalks at the entrance to commercial and office structures, bicycle parking and 
continuous walkways through parking areas to buildings within the development.  

(c) Allow flexibility that is not available through standards and restrictions contained 
elsewhere in the Zoning Ordinance;  

(d) Promote more efficient use of land;  

(e) Incorporate site features such as topography, views, vegetation, water features, and other 
factors into the design so they become assets to the development;  

(f) Promote building styles and architectural styles that complement one another;  

(g) Allow a mix of uses that are designed to negate potential conflicts that normally occur 
between incompatible land uses;  

(h) Promote the most efficient arrangement of circulation systems, land use, and buildings;  

(i) Promote environmentally sensitive developments; and   
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(j) Allow development, under a specifically approved design concept and site plan, which 
otherwise may not be permitted by the Zoning Ordinance. 

 
As indicated in the project narrative and Preliminary Development Plan, the Petitioner is proposing to 
redevelop the subject site into a 298 unit multi-family development. The Preliminary Development Plan 
includes multiple buildings ranging from three to four stories in height along with associated parking garages 
and parking fields.   
 
The “UC” Urban Core District regulations may be accessed within the City’s Unified Development Code via 
the following link: http://ecode360.com/29482588 

 
Request 
A Public Hearing further addressing the request will be held at the April 24th, 2017 City of Chesterfield 
Planning Commission meeting.  The purpose of the Public Hearing is for Planning Commission, members of 
the public who are in attendance, and the Petitioner to discuss the request. Members of the public who wish 
to speak will be provided the opportunity to do so. 
 
The Petitioner will be present at the Public Hearing to present their request in detail and to answer any 
questions that the Planning Commission may pose. 

The Planning Commission will discuss the proposal and provide direction to Staff on areas that need further 
clarification, additional information, or where concerns exist. No vote will be taken on this project at the April 
24th meeting; rather Staff will compose a letter to the Petitioner detailing the issues and concerns raised 
during the Public Hearing along with outstanding items pertaining to the review that must be addressed. The 
Petitioner will be required to respond to the letter in writing and this information will be presented at a future 
Planning Commission meeting for a discussion of the issues. Finally, a separate vote meeting will be held for 
the Planning Commission to make a formal recommendation on the zoning map amendment and planned 
district ordinance. 
  
Attached, please find a copy of the Public Hearing Notice, Project Narrative, and Preliminary Development 
Plan.  

 
Respectfully submitted, 
 
 
Jessica Henry, AICP 
Senior Planner 
 
Attachments 
1. Public Hearing Notice 
2. Project Narrative 
3. Preliminary Development Plan 
 
cc: Justin Wyse, Director of Planning and Development Services 

 



NOTICE OF PUBLIC HEARING
CITY OF CHESTERFIELD PLANNING COMMISSION
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