NOTICE OF PUBLIC HEARING

PLANNING AND ZONING COMMISSION OF JEFFERSON COUNTY, MISSOURI
NOTICE OF MEETING

Notice is hereby given that the Planning and Zoning Commission of Jefferson County, Missouri, will conduct a meeting at
6:30 p.m., Thursday, January 27, 2022 in the Assembly Room of the Jefferson County Administration Center, located at 729
Maple Street, Hillsboro, Missouri. The public will be given an opportunity to be heard,

The tentative agenda of this meeting includes:

1. CALLTOORDER

1I. ROLL CALL

III.  APPROVAL OF AGENDA

IV.  APPROVAL OF MINUTES
January 13, 2022

V. SWEARING IN OF WITNESSES
VI. INTRODUCTION OF EVIDENCE
VII. NEW BUSINESS
1. Consideration
A, PR2210%4
A Revised Development Plan for Emerald Pointe, parcel 08-3.0-05,0-2-001-028., located at 4700 Golden Valley

Trailer Court, Imperial, in Imperial Township and Council District #2.

B. PC21097
A Request for a Zone Change and Development Plan Approval for parcel 02-1.0-11.0-2-001-006.17, located at 1740 Old
Highway 141, Fenton, in Rock Township and Couneil District #2, from Planned Mixed Residential (PR-2) Zone District to
Planned Commercial (PC) Zone District and Development Plan Approval for Bommarito Storage.

C. PR221101
A Request for a Zone Change for parcel 08-7,0-25,0-1-001-099., located at 1735 Old State Rd M, Barnhart, in

Imperial Township and Council District #4, from Non-Planned Community Commercial (CC-2) Zone District
to Planned Mixed Residential (PR-2) Zone District, and Development Plan Approval for Stoney Pines Apartment.

VHI. REPORTS TO THE COMMISSION
IX. CITIZENS TO BE HEARD

X. ADJOURNMENT

Representatives of the media may obtain copies of this notice by contacting Elaine Roesch, Planning Clerk at 636-797-5580,
Jefferson County Planning Division, PO Box 100, Hillshoro, Missouri 63050.

Due to COVID-19, seating in the room will be limited in an effort to maintain proper social distancing practices. In the event
of large crowds, attendees may be asked to wait outside until the case they wish to participate in or observe is called for
hearing. Temperatures will be screened at the door.

Any person requiring special accommodation under the Americans with Disabilities Act should contact Jefferson County
Human Resources at 636-797-5071.

" Please be Advised: Members of the County Council May Be in Attendance at this Meeting"”
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Subject Property
The subject property is located at 4700 Golden Valley Mobile Home Ct. The subject property is 23

acres in size. The subject property is the current site of the Golden Valley Mobile Home Court.
There are currently some vacated and some occupied home sites on the property

. According to FEMA'’s Flood Insurance Rate Map, no portion of the property is in the floodway or
floodplain, additionally a stream order 1 does traverse the property

Surrounding Area

The subject property is located just off Old State Rt 21, which is fronted by a mixture of non-
residential, multi-family residential, and single-family residential developments in the vicinity of the
subject property.

To the North: Zoning: R40 and LR2
Land Use: Developed Residential

To the East: Zoning: R40 & LR2
Land Use: Developed Residential

To the South: Zoning: R40
Land Use: Developed Residential

To the West: Zoning: CC2, R40, and PR2
Land Use: Developed Commercial, Developed Residential,
Developed Multi-Family Residential

Background

There was one meeting with the petitioner and designer in 2021 and a Development Pian was
submitted on December 2, 2021. This plan is being reviewed under the Unified Development Order
(UDQ).

Official Master Plan

The subject property is located in the Primary Growth Area on the Preferred Growth Alternative
Map. This area is potentially suitable for all development paiterns including Industrial, Mixed-Use,
Suburban, Large Lot, Rural Cluster, and Rural. The most appropriate development pattern in this
case is the Mixed-Use Development Pattern. This development pattern will be used to determine
the design criteria applied to the property. The growth policies for this area include the following:

1. Development within the *“Primary and Secondary Growth Areas” shall be required to
utilize or extend public infrastructure systems, including water, sewer and roads.

2. Septic or on-site wastewater treatment systems shall be discouraged in the “Primary
and Secondary Growth Areas” and lots with existing systems in these areas should be
connected to public sewer when physically and financially possible.

3. Residential development that has access to established transportation corridors shall be
encouraged.

Mixed-Use Development Pattern

The Mixed-Use Development Pattern is the most appropriate pattern of development for the
proposed Emerald Pointe development. The Mixed-use represents a more compact Development




Pattern. It encourages a mix of land uses made compatible by design elements such as building
forms, sireetscape, and public spaces. The mix often features mutually supported uses, allowing
the opportunity for the Mixed-use to be self-supporting, at least for typical daily needs of the

residents.

Land Uses

Land uses in this pattern are mixed, although transitions among intensity of uses are
established according to a master plan. Design compatibility of buildings, rather

‘I "than of particular uses; generally controls-how the land use mixis to-occur.- This -+

pattern also enables a variety of residential styles, including single-family homes,
townhouses, and apartments all in a variety of designs — often in close proximity to
each other.

Edges /
Transitions

Within this pattern, edges and fransitions between the different areas of the Mixed-
use area are established design elements that bring areas together through
common designs, such as street designs, building locations, or landscape materials,
rather than with buffers and separation. The edges on the outside of the Mixed-use
area may be sharp, as in the case of the edge between a Mixed-use area and rural
area or natural area — or they may be gradual, as in the case of a Mixed-use area
adjacent to Large Lot or Suburban Development Patterns.

Open Space

A range of open space is necessary for this pattern, and it is integral to the plan
design. It includes more compact and formal open space in the Mixed-use core,
including plazas, court yards or small parks - and more expansive or natural open
space at the edge or outlying areas, including natural areas, greenways or larger
parks.

Street network /
Transportation

The street network is interconnected with block sizes, approximately 1,500 feet in
tength, unless topography or other natural areas require interrupting this pattern.
Central areas with the greatest diversity of uses, and representing the commaercial
core, have smaller block lengths in the 400 to 500 foot range to facilitate more
connections and dispersion of traffic. Pedestrian access, transit and para-fransit
service may be efficiently implemented in this pattern.

Service
Infrastructure

Water and sewer in the Mixed-use core is on a commeon system, either public or
private. Although some of the edges maintain sufficient open space to allow
individual systems, the compact nature of the overall Mixed-use pattern generally
makes it economically beneficial and more practical to access the common system
in these areas as well.

Community
Infrastructure

If the Mixed-use area is at a scale that cannot rely on existing remote facilities,
community infrastructure must be designed into the plan. Typically, it is phased in
as the Mixed-use area matures, often requiring constructions in the later phases,
where a critical mass of residents and businesses have become established.

Lot sizes

Lot sizes vary within the Mixed-use area and even on individual blocks.

Generally they range from 2,000 square feet (fownhouses in the Mixed-use core) to
2 acres (estates on edges of the Mixed-use area). Overall densities for Mixed-use
areas generally vary from 4 to 8 dwelling units per acre (rural mixed-use), but can
reach 8 to 24 units per acre (urban mixed-use).

Criteria for
Implementation

+ Generally must involve between 40 acres and 160 acres if it is a new mixed-use
area. (See "Infill” or “Mixed-use Addition” for using this pattern in established
areas.)

+ Must be located in an approved location, capable of facilitating ultimate buiid out
of the Mixed-use area, in tarms of access for streets and utilities.

+ Must occur according to an overall Mixed-use Master Plan that adapts to the




terrain and natural features of the specific site.

+ Must have access fo or establish a common water and sewer system

+ Typically phased over time (10 to 15 years) — allowing community infrastructure
(i.e. fire, schools, parks) to be phased in as mixed-use area matures.

+ Mixed-use area has a defined center and edge encompassing a radius of % to 1
mile, facilitating potential pedestrian connections from all areas.

+ Interconnected streets required, particularly in the cenfral area.

Mixed-use area.

+ Non-residential square footage correlates to residential development.

+ Avariety of residential types and formats are provided in each phase of the
Mixed-use area.

Unified Development Order
PR2 -- Planned Mixed Residential Zone District Section 400.1540

The PR-2 Planned Mixed Residential Use District is established to provide opportunities for high-
density mixed residential use development from single-family to multi-family dwellings units with a
variety of formats and densities. The plan for this district should be designed to create a transition
from more intense mixed uses to less intense mixed-uses. While providing for a wide range of
dwelling types the PR-2 district may also be appropriate in large-scale mixed-use developments.
This district is designed for areas served by centralized utilities.

Section 400.2300. Mixed Use Design Standards — Objectives
A. Residential Uses

1. Encourage developments with mixtures of densities, lot sizes, and housing types.
2. Foster neighborhood security with means for maintaining activity at all times of the day.

3. Encourage linking neighborhoods with safe, afiractive pedestrian connections both
- along the street and on open space greenways.

4. Connect residences to each other and to neighborhood parks, schools, public facilities,
and shops with direct pedestrian pathways.

5. Encourage interconnectivity among neighborhoods to distribute traffic evenly and avoid
excessive traffic on any one street and limit ftraffic cutting-through from one
neighborhood to ancther or from one County maintained road to another.

8. Minimize cut-through ftraffic within a neighborhood by providing a safe access
configuration for internal and external traffic movement and design streets with
appropriate speeds based upon the intended use, allowing for narrower widths and
other traffic calming measures.

7. Encourage parks and community facilities.

Development Plans

A Development Plan is intended to establish regulations and restrictions that are in harmony with
the general purpose and intent of the UDO, but in a manner that allows the regulations to differ in
one or more respects from the zoning regulations that are generally applicable to the underlying
zoning districts.

|-+ Commercial and civic activities-are concentrated in-the central-area of the -~ - -~




‘Development Plan — Objectives — Section 400.1390
The objectives of the Development Plan process are:

—
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. To permit the use of more flexible land use regulations.

. To provide latitude in the location of buildings, structures, open spaces, play areas,

parking, roads, drives and variations in setbacks and yard requirements.

. To facilitate use of the most advantageous techniques of land development.

. To encourage the combination and coordination of architectural styles, building forms

and relationships.

. To encourage the conservation of existing natural resources and maintain the character

of the County.

. To limit specific uses within the underlying zoning district to a particular Development

Plan when it is deemed more appropriate and/or compatible to surrounding, uses,
proposed or future uses or when deemed to be in the best interest of the of the
community to limit the uses, based on existing and / or propased traffic conditions and /
or concerns and other land use concerns.

Development Plan — Criteria for approval — Section 400.1230D

According to the UDQ, the applicable zoning district regulations are to be used as a guide for the
review of the Development Plan. Conditions or restrictions may be imposed. These conditions or
restrictions may be required prior to submittal of a Preliminary Plat or Site Development Plan. The
Planning Commission and County Council may consider the following criteria:

1.

Whether the development is designed, located and proposed to be operated so that the
health, safety, and welfare of the public will be protected.

Whether the development will impede the orderly development and improvement of
surrounding propenty.

Whether the development incorporates adequate ingress and egress and an internal
street network that provides for the efficient flow of traffic.

The criteria set forth in Section 400.1140D as follows:

a. The character of the neighborhood.

b. The existing and any proposed zoning and uses of adjacent properties, and the
extent to which the proposed use is compatible with the adjacent zoning and
uses.

c. The extent to which the proposed use facilitates the adequate provision of
transportation, water, sewerage, schools, parks and other public requirements.

d. The suitability of the property for the uses to which it has been restricted under
the applicable zoning district regulations.

e. The length of time, if any, the property has remained vacant as zoned.

f. The extent to which the proposed use will negatively affect the character of the
property and neighboring property.




g. The extent to which the proposed use will seriously injure the appropriate use of,
or detrimentally affect, neighboring property.

h. The extent to which the proposed use will adversely affect the capacity or safety
of the portions of the street network impacted by the use, or present parking
problems in the vicinity of the property.

i. The extent to which the proposed use will address and conserve the natural

_resources of the site, effectively manage storm water runoff, and prevent air,
water, and noise pollution and conserve habitat.

j-  The impact the proposed use has on achieving the goal of economic diversity in
the community.

k. The ability of the applicant to satisfy any requirements applicable to the specific
use imposed pursuant to this UDO.

. The extent to which public facilities and services are available and adequate to
meet the demand for facilities and services generated by the proposed use.

m. The gain, if any, to the public health, safety and welfare due to approval of the
application as compared to the hardship imposed upon the landowner, if any, as
a result of denial of the application.

n. The conformance of the proposed use to the Official Master Plan and other
adopted planning policies.

o. The analysis by professional staff.

In accordance with 400.1240, any substantial changes to an approved Development Plan may only
be approved by the County Council after review and recommendation by the Planning and Zoning
Commission.

Proposed Development Plan (September 12, 2019)

Uses & Access
The development plan for Emerald Pointe Mobile Home Park, which is the sight of the former
Golden Valley Acres Mobile Home Park, proposes to utilize former mobile home pads/ and existing
sites as sites for new mobile homes. There is a total of forty-four (44) proposed spaces for Mobile
Homes. The property currently contains some cccupied mobile homes.

Parking
The development plan does not designate parking spaces. However, there appears to be
adequate parking in front of each individual unit.

Landscaping
The proposed development plan does not provide landscaping details, there is a substantial
amount of dense vegetation that will remain.

Buffers and Screening:
Screening will need to meet the standards outlined by the UDO.

Modifications

In accordance with Section 400.1230E the Planning Commission may recommend, and the County
Council may approve modifications on the development plan when the petitioner requests to
modify one or more of the restrictions or regulations of the UDO. Modifications should be
consistent with the criteria for development plans, in the best interest of the County, incorporate
sound planning principles and design elements that are compatible with surrounding properties, be
consistent throughout the proposed project, effectively utilize the land upon which the development
is proposed, and further the goals and intent of the UDO.




The petitioner is requesting the following modifications:
1} Relief from UDO Section 400.2630-Driveway Requirements-Throat Length.

2) Request: Relief from UDO Section 400.2610-Driveway Requirements-Entrance Width

- 3) Relief from Section 400.2560-Street Standards, Minimum Pavement Standards (appliesto

entrance).

4) Relief from UDO Section 400.4100-Design and Improvement of Parking Lots.

Analysis:
Modifications
1) Relief from UDO Section 400.2630-Driveway Requirements-Throat Length.

The existing entrance provides less than the required 20’ throat length. The entrance has
existed in this configuration for a number of years. It is adequate to allow the transportation of
mobile homes in and out of the park.

2) Request: Relief from UDO Section 400.2610-Driveway Requirements-Entrance Width

The entrance is 30 feet wide at the County Road but narrows o 19 feet over the first 15 feet. A
minimum entrance width of 26 feet is required for the 20’ throat length. 20 foot is adequate to
allow the transportation of mobile homes in and out of the park and presents no difficulty for
general traffic (and is consistent with minimum standards for drive aisles and fire apparatus
access roads).

3) Relief from Section 400.2560-Street Standards, Minimum Pavement Standards (applies to
entrance).

The UDO requires an entrance thickness of 8" PCC or 2” Type C Asphaltic Concrete/3” Type X
Asphaitic Concrete/4” rock base. The thickness is unknown but in usable condition but showing
some signs of distress.

4) Relief from UDO Section 400.4100-Design and Improvement of Parking Lots.

The petitioner is requesting that the access aisle (access from Rhonda Sue Drive
through the paved section) be used in as constructed condition. The existing width is

19 feet for the first 250 feet of pavement with distressed pavement. The next 600 feet of
pavement is about 30 feet wide with distressed pavement. The remaining 700 feet of
drive is unpaved. 20 foot of pavement width is the minimum standard for drive aisles
and fire apparatus access roads.

Zoning
The Golden Valley Acres Mobile Home Park is a manufactured home park consisting of an
unknown number of mobile home pads. Currently the property is zoned PR2, Planned Mixed
Residential. The park did exist at one time beyond its current configuration but has since grown up




with vegetation. The petitioner is seeking to redevelop the property to re-establish that original
footprint. This footprint would consist of a total of forty-four (44) mobile home pads all accessed by
the existing drive, which would need some improvements.

The PR2, Planned Mixed Residential, zone district and its associated permitted uses are designed
to create a transition between uses of different intensity; the location of the Manufactured Home
_ Park development serves as a transitional buffer in the area between more and less intensive

 residential uses that currently exist in the area and that are projected to exist in the area inthe

future. The PR2 zoning of the subject property and the proposed mobile home park use are
located within a neighborhood featuring residential zoning that consists of: Single Family
Residential R40; Large Lot Residential LR2; CC2 Non-Planned Community Commercial; and
Planned Mixed residential PR2 zone districts, creating a transitional buffer between the zone
districts of the area surrounding the subject property.

The proposed development is located within the Primary Growth Area where all development
patterns including the Mixed-Use Development Pattern can be used. Therefore, the proposed
development and uses are consistent with the County’s Official Master Plan. There are a number
of goals and objectives within the County’s Official Master Plan which serve as a guide to the
future physical growth and development of the county and address the issues identified during the
preparation of the Official Master Plan. Goals C and F in the category for the “Quality Growth and
Development” are as follows:

1. Quality Growth and Development - to promote growth and development that creates
a quality-oriented envirocnment, conserving natural resources and providing
community amenities.

C. Promote application of site designs that are efficient and sensitive to the environment.

» Implement higher density, more compact development methods in environmentally
sensitive areas of the county.

F. Provide an economic and physical diversity of housing options, including affordable
housing.

» Provide a wide range of housing options that allow a diversity of housing formats
and price levels within new developments.

The planned residential development proposed on the subject property meets the goals of the
Official Master Plan in that this project will provide residents of the County with additional housing.

Development Plan

The property is suitable for the proposed uses stated in the development plan and has been used
as the development plan proposes since prior to the adoption of the UDC and zoning in the county.
All medifications have been requested based on the premise that the mobile home park has been
in existence since before the Jefferson County Unified Development Order was in place and no
actual changes to the development or layout are being sought or proposed.

No additional major public facilities such as water, sewerage, schools, or parks are needed in
conjunction with this development. Staff has not seen any evidence to indicate there would be any
risk to public health, safety, and welfare from continued use of the property as proposed. The
development does not appear to have any features that would impede the normal and orderly
development and improvement of the surrounding property. Approval of the proposed development
plan would allow for a development consistent with the stated intent of the PR2-Planned Mixed
Residential zone district.




Staff Recommendation

Staff recommends approval of PR221094, the Development Plan for Emerald Pointe
Manufactured Home Park subject to the following conditions of approval, regulatory reguirements
and departmental comments:

Modifications
1) Staff recommends approval of relief from UDO Section 400.2630-Driveway Requirements-
Throat Length.

2) Staff recommends approval of relief from UDO Section 400.2610-Driveway Reguirements-
Entrance Width to reduce the entrance width from the required 26 feet to 20 feet (not 19 feet as
requested by the Petitioner).

3) Staff recommends approval of relief from Section 400.2560-Street Standards, Minimum
Pavement Standards (applies to entrance) with the following condition: the existing pavement
shall be overlaid with a minimum of 2” of asphalt or greater as specified by the engineer.

4) Staff recommends approval of relief from UDO Section 400.4100-Design and Improvement of
Parking Lots with the following condition: all drive aisles shall be a minimum of 20’ wide and the
existing pavement shall be overtaid with a minimum of 2” of asphalt or greater as specified by
the engineer. The unpaved section shall meet UDO specifications for width and pavement
thickness (thickness of 6" PCC or 2° Type C Asphaitic Concrete/3” Type X Asphaltic
Concrete/4” rock base).

Regulatory Requirements
Permitted Uses
Land uses shall be permitted per the approved Development Plan:
Manufactured Home Park

Floor Area, Height, and other Building Requirements
Maximum Density: 18 units per acre
Maximum Structure Height: 50 feet

Site Development
Required Yards _
Front Yard — 15 feet; Side Yard — 6 feet; Rear Yard — 10 feet

Design Standards
The development shall comply with the Mixed-Use Design Standards in accordance with
Article V1l of the Jefferson County Unified Development Order.

Access
Access shall be provided in accordance with the Jefferson County Unified Development
Order, except as specifically modified.

Parking
Parking and loading shall be provided per the regulation of Article Xll of the Jefferson
County Unified Development Crder.




Signs
Signs shall comply with Article XIII of the UDO. All regulatory signs, including stop signs,
speed limit, etc. shall be provided by the developer.

Lighting
Lighting that by color, placement or design resembles or conflicts with traffic control signs is
prohibited. No lighting shall contain flashing lights, intermittent lights, animators, or
mechanical movements of any kind.

Landscaping
Landscaping, buffers, and tree protection shall comply with Article XIV of the Jefferson
County Unified Development Order.

Stormwater and Erosion and Sediment Control
Stormwater management and Erosion and sediment control shall comply with Chapter 505:
Erosion and Sediment Control / Stormwater Management Design Manual of the Jefferson
County Code of Ordinances.

Geotechnical
A geotechnical study prepared by an Engineer licensed in the State of Missouri shall be
required where there is more than 5 feet of cut or 5 feet of fill or slopes greater than 3:1,
Where grades are proposed at slopes greater than 3:1 slope stability must be addressed in
the study.

Departmental Comments:

1) Pavement;
a) Along a county roadway, 125’ separation/offset is required between driveways and entrances.
b) Sight Distance:

i) Access onto a county road shall require 300" of stopping sight distance at 3.5’ height of eye
and 4.25 height of oncoming vehicle (minimum 1’ of clearance between line of sight and
surfaceftop of grass).

i) The Engineer shall submit sight distance profiles showing that the required sight distance is
met.

iy The engineer shall identify the clearance at the most restrictive point on the profiles.

iv) Any vegetation or obstructions of any sort in the line of sight must be identified.

v) As constructed sight distance profiles will be required prior to escrow release.

¢) Driveway entrances (within state/county ROW):

i) Entrance thickness shall include 6" PCC or 2° Type C Asphaltic Concrete/3” Type X
Asphaltic Concrete/4” rock base.

i) Pavement width for entrance at ROW (including curbs) for two-way traffic shall provide 26'-
42'.

iy Entrance width shall be provided from the street into the site for a throat length of 20'.
Existing entrance varies from 30 feet wide at the County Road to 19 feet wide over 15 feet.

2) Parking areas:
a) Parking areas with 5 or more required parking spaces must provide a paved surface of 3" Type

C Asphaltic Concrete over an 8” rock base (or 2" Type C Asphaltic Concrete/d” Type X Asphaltic

Concrete; or 8" PCC).

b) Drive aisles width (main road serves as access aisle unless lots are proposed):

i) Drive aisles shall be 20" wide. Existing entrance and first 250 feet of pavement are 19’ wide
with distressed pavement. The next 600 feet of pavement is about 30 feet wide with
distressed pavement. The remaining 700 feet of drive is unpaved.

10



3)

4

o)
6)

7)

Stormwater/detention:

a) Detention system shall detain and release stormwater at a rate not to exceed the release rate
from the site under the existing (pre-developed) conditions for the 2-year and 1G-year, 24-hour
storm event. Provide soil types, CN's, etc.

b) Stormwater system shall be designed for the 15-year, 20-minute event. Provide hydraulic
calculations and drainage area map for each system.

Stream Buffers:

a) The Stormwater Division requires that stream buffers be maintained for stream orders 1, 2 and 3

as required by Section 505.170-B-3 of The Jefferson County Stormwater Design Manual.

A Site Development Plan shall be submitted to the Jefferson County Planning Division in

accordance with the Unified Development Order of Jefferson County.

A copy of the approved Development Plan incorporating any conditions shall be attached to

each set of Site Development plans submitted. ‘

Grading:

a) Submit a geotechnical report, sealed by an Engineer registered in the State of Missouri, as
required where more than 5' of cut or &' of fill is proposed. Grades at sfopes proposed steeper
than 3:1 must be included in the report for slope stability.

i1
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HENEGHAN AND ASSOCIATES, P.C.

CIVIL ENGINEERS « LAND SURYEYORS
WWW.HAENGR.COM
Since 1986

January 7, 2022

Mr. Josh Jump

Jefferson County Planning Department
P.C. Box 100

Hillshoro, MO 63050

Re: Emerald Point Mobile Home Park
Deviation Requests

Dear Mr. Jump:

On behalf of our client, Meridian Development & Investments, | am attaching four Deviation
Requests for various issues regarding the proposed streets in the proposed redevelopment of the
old Golden Valley Mobile Home Park.

Generally, the requests involve the horizontal geometry of the street and the pavement thickness
of the street. The reason for the requests i based on the fact that the streets have been in place
for 50+ years, and changing the alighment or pavement thickness of the streets is either not
possible or unnecessary as described below:

1. The existing entrance to the project has been adequate to serve the mobile home park for
many years. It is wide enough and provides adequate roundings or turn radii for moving
homes in and out of the park. If the entrance width and throat length were changed, it
would necessitate changing the pattern of stormwater flow and would likely require
changes in the utilities that serve the current residents in the park as well as adjoining
properties. Simply stated, strict conformance to current development standards place an
undo burden on existing facilities such as this mobile home park, which has performed
adequately in the past and will remain fully functional in the future.

2. The existing street pavement in the park has likely undergone many repairs and/or
upgrades in the past. Although these efforts have resulted in an unsightly patchwork of
surface materials, the base of the roadway is solid. It simply needs an overlay to make the
street more attractive and improvement stormwater management. The two-inch overlay
proposed is a minimum. If core holes or other investigations indicate that more than a
two-inch overly is required, then an engineering decision will be made to take the actions
hecessary to ensure the pavement will remain structurally adequate.

0 838 Easf McCord 0 310A Vision Drive 0 52130 Mae Drive O 1004 State Highway 16 O 1929 Richardson Road
Centralia, IL 62801 Columbia, IL 62236 Godfrey, IL §2035 Jerseyville, IL 62052 Amold, MO 63010

(P} 618-533-6525 (P) 618-281-8133 (P) 618-466-8075 (P) 618-498-6418 {P) 636-464-361G

{F) 618-533-6652 (F) 618-281-8290 (F) 618-466-8078 (F} 618-498-6410 (F) 636-464-2059

“DEDICATING OUR SERVICES TO STRENGTHEN CLIENT TRUST”



Mr. Josh Jump
January 7, 2011
T |

3. It should also be pointed out that these streets will remain private and any future upgrades
will be the responsibility of the park owners.

If you have any further questions, please let me know.

Sincerely,

Eugehe A. Fribis, P.E.
Project Engiheer
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PC21097
Bommarito Storage

Bommarite Construction/Joe Bommarito
403 Axminster Dr
Fenton, MO 63026

Govero Land Services
5929 Qld State Rd
Imperial, MO 63052

1740 Old Hwy 141

The petitioner is requesting the following:
1. Rezone the property from Planned Mixed Residential Use
(PR2) zone district to Planned Commercial (PC) zone district.
2. Development Plan approval for Bommarito Storage.

4.00 acres (per Assessor’s records)
02-1.0-11.0-2-001-008.17
PR2 — Planned Mixed Use Residential

Rock

#2

Fox

Saline Valley
PWSD 03
Northeast PSD

Rachel Krispin, Planner |
January 18, 2022
Approval

1. Aerial Map
2. Zoning Map
3. Development Plan



Subject Property

The subject property is located at 1740 Old Hwy 141 in Fenton. The property has a vacant
single-family house, as well as vacant mobile home pad sites. The petitioner would like to utilize
the subject property as an office and construction contractor (w/ machinery, equipment, and
storage).

--According to FEMA's Flood-Rate-Insurance Map, the front portion of the property lies within the -
floodplain, while the rear half of the property lies within the floodway. Additionally, a Sfream
Order 3 traverses the rear of the property.

Surrounding Area
The zone districis and land uses surrounding the subkject property are as follows:

To the Nerth: Zoning: R20, PR2
Land Use: Developed and Undeveloped Residential
To the East: Zoning: R20, PR2
Land Use: Undeveloped Residential
To the South: Zoning: CC2, PR2
Land Use: Developed Commercial, Developed Residential
To the West: Zoning: CC2
Land Use: Developed Commercial
Background

The subject property was rezoned to Planned Mixed Residential Use “PR2" in 2019. The
property was previously occupied by Countryside Mobile Home Park. At the time of the
rezoning, there were vacant mobile homes on the property.

Official Master Plan

The subject properties are located in the Primary Growth Area on the Preferred Growth Alternative
Map. This area is potentially suitable for all development patterns including Mixed-Use,
Suburban, Large Lot, Rural Cluster, and Rural. The most appropriate development pattern in this
case is a Suburban Development Pattern. This development pattern will be used 1o determine
the design criteria applied to the property. The growth policies for this area include the following:

1. Development within the “Primary and Secondary Growth Areas” shall be required to
utilize or extend public infrastructure systems, including water, sewer and roads.

2. Septic or on-site wastewater treatment systems shali be discouraged in the “Primary
and Secondary Growth Areas” and lots with existing systems in these areas should be
connected to public sewer when physically and financially possible.

3. Development will be one of the eight development patterns as defined by this plan.

4. Commercial and employment centers shall be located in either the municipality or the
“Primary Growth Area,” immediately adjacent, and it shall have direct access to a
County, State or Federal highway.

Suburban Development Pattern
The Suburban Development Pattern is the most appropriate pattern of development for the
proposed commercial development along Old hwy 141. The Suburban Development Pattern is



appropriate in areas with access to services, with characteristics of access being adjacency and
strong transportation connections.

Land Uses

A variety of land uses exist in the Suburban pattern spanning all categories
{residential, commercial, industrial). These land uses are separated based on

| broad classifications of uses. Non-residential development tends to cccurin

farge strips along major roads.

Edges/
Transitions

Generally within Suburban patterns, buffers or berms further separate each
individual site. These areas may be either natural or manicured. Edges
between Suburban patterns and other Pevelopment Patterns are generally
difficult to define, because this pattern attempts to assimilate qualities of different
Development Patterns (urban and rural) into one pattern.

Open Space

Open space is more formal, often designed as part of individual site landscape
plans. Private open space consists of medium or large yards, common
subdivision grounds or landscape areas as part of non-residential site plans.
Private open space can be disjointed, due to its individualized design and
purposes — {i.e.: desighed to serve specific lots or developments). Public open
space may exist as part of a formal community-wide planning effort, typically
removed from commercial sites and occasionally incorporated in residential
subdivisions.

Street network
{Transportation

The street network is hierarchical, including local, collector and arterial streets,
with county roads functioning as arterial streets. Arterial streets carry the
majority of traffic, requiring detailed engineering {width, turning lanes, etc.).
Connectivity is generally only provided by collector or arterial streets. This
factor, combined with the separation of uses on functional classes make
pedestrian, transit or para-transit access impractical. Most trips require an
automobile.

Service
Infrastructure

Sewer and water service may be common systems — typically municipal
extensions but they also may involve development of privaie systems. Larger
lots, however, (over 1 acre} may be able to support well or septic use if state
standards are met.

Community
Infrastructure

Fire, police, schools, parks and other community infrasfructure can be supplied
by existing, but remote facilities, if sufficient capacity exists. New facilities must
be phased in as subdivisions increase, but may be difficult to provide efficiently.

Lot sizes

Lot sizes are variable. Overall density typically remains between 3 and 6 units /
acre.

Criteria for
Implementation

+ Traffic impact is a major determinant of development, as vehicle miles
traveled and congestion increase with this pattern.

+ Typically triggered by immediate availability or short-term practicality of
service infrastructure investments.

+ Community infrastructure (fire, schools, parks) must be provided by existing
remote facilities or developed over time as subdivisions increase.

+ Generally, not appropriate for areas with significant natural features worthy of
preservation.




Unified Development Order

PC - Planned Commercial District — Section 400.1570

The PC Planned Commercial District is established to provide a location for a full range of retall
and office development serving the general needs of the community. The PC Planned
Commercial District is not considered appropriate for heavier commercial uses that border on

- being light-industrial in-nature, and thus-more-appropriate for the PB or Pl District. It is the-intent- -
of the PC Planned Commercial District to promote site design that improves the benefits derived
from the required landscaping and the overall image of the commercial corridor,

Development Plans

A Development Plan is intended to establish regulations and restrictions that are in harmony
with the general purpose and intent of the UDQ, but in a manner that allows the regulations to
differ in one or more respects from the zoning regulations that are generally applicable to the
underlying zoning districts.

Development Plan — Objectives — Section 400.1390
The objectives of the Development Plan process are:

1. To permit the use of more flexible land use regulations.

2. To provide latitude in the location of buiidings, structures, open spaces, play areas,
parking, roads, drives and variations in setbacks and yard requirements.

3. To facilitate use of the most advantageous techniques of land development.

4. To encourage the combination and coordination of architectural styles, building forms
and relationships.

5. To encourage the conservation of existing natural resources and maintain the
character of the County.

6. To limit specific uses within the underlying zoning district to a particular Development
Plan when it is deemed more appropriate and/cr compatible to surrounding, uses,
proposed or future uses or when deemed to be in the best interest of the of the
community to limit the uses, based on existing and / or proposed traffic conditions
and/or concerns and other land use concerns.

Development Plan — Criteria for approval — Section 400.1230D

According to the UDO, the applicable zoning district regulations are to be used as a guide for
the review of the Development Plan. Conditions or restrictions may be imposed. These
conditions or restrictions may be required prior to submittal of a Preliminary Plat or Site
Development Plan. The Planning Commission and County Council may consider the following
criteria.

1. Whether the development is designed, located and proposed to be operated so that
the health, safety, and welfare of the public will be protected.
2. Whether the development will impede the orderly development and improvement of
surrounding property.
3. Whaether the development incorporates adequate ingress and egress and an internal
street network that provides for the efficient flow of traffic.
4. The criteria set forth in Section 400.1140D as follows:
a. The character of the neighborhood.
b. The existing and any proposed zoning and uses of adjacent properties, and
the extent to which the proposed use is compatible with the adjacent zoning
and uses. '



¢. The extent to which the proposed use facilitates the adequate provision of
transportation, water, sewerage, schools, parks and other public
requirements.

d. The suitability of the property for the uses to which it has been restricted
under the applicable zoning district regulations.

e. The length of time, if any, the property has remained vacant as zoned.

f. - The extent to-which the proposed use will negatively affect the character of
the property and neighboring property.

g. The extent to which the proposed use will seriously injure the appropriate use
of, or detrimentally affect, neighboring property.

h. The extent to which the proposed use will adversely affect the capacity or
safety of the portions of the street network impacted by the use, or present
parking problems in the vicinity of the property.

i. The extent to which the proposed use will address and conserve the natural
resources of the site, effectively manage storm water runoff, and prevent air,
water, and noise pollution and conserve habitat.

i The impact the proposed use has on achieving the goal of economic diversity
in the community.

k. The ability of the applicant to satisfy any requirements applicable to the
specific use imposed pursuant to this UDO.

I, The extent to which public facilities and services are available and adequate
to meet the demand for facilities and services generated by the proposed
use.

m. The gain, if any, to the public health, safety and welfare due to approval of
the application as compared to the hardship imposed upon the landowner, if
any, as a result of denial of the application.

n. The conformance of the proposed use to the Official Master Plan and other
adopted planning policies.

0. The analysis by professional staff.

In accordance with 400.1240, any substantial changes to an approved Development Plan may
only be approved by the County Council after review and recommendation by the Planning and
Zoning Commission.

Proposed Development Plan (received December 9, 2021)

Uses & Access

The Development Plan for Bommarito Storage consists of one parcel that is approximately 4.00
acres (per the Assessor's records), 3.86 acres (per the Applicant). The development plan
proposes to keep the existing single-family residence on the site. The plan does show a storage
building near the front of the property as a future phase. The following land uses are included in
the development plan: “Office and Construction contractor (w/ machinery, equipment, and
storage)”. The plan shows two (2} proposed new entrances onto the property.

Parking
The Development Plan shows a total of three (3) parking spaces behind the rear of the existing
building on the property.

Landscaping

The Development Plan shows street frontage landscaping consisting of four {4) trees and
sixteen (16) shrubs. In regard to open space landscaping, the petitioner is seeking to use
existing vegetation. A 20’ buffer is maintained throughout almost the entire perimeter of the
property. A 6’ sight-proof fence is proposed along the northern property line where the subject



property adjoins residentially-zoned property. The rest of the area to be fenced is proposed with
chain-link material. A modification has been requested for screening along the northeastern,
eastern, and southeastern property lines.

Modifications
In accordance with Section 400.1230E the Planning Commission may recommend, and the

~County Council may approve modifications on the development plan when-the petitionerrequests -

to modify one or more of the restrictions or regulations of the UDO. Modifications should be
consistent with the criteria for development plans, in the best interest of the County, incorporate
sound planning principles and design elements that are compatible with surrounding properties,
be consistent throughout the proposed project, effectively utilize the land upon which the
development is proposed, and further the goals and intent of the UDQ.

The petitioner requested the following modifications:

1. Article VIl Section 400.2620 and Article XlI Section 400.4100 (A} {(3) (c) — Corner
Clearance,

The petitioner is requesting relief from the requirement to maintain a 125’ offset
between driveways.

The petitioner is proposing two (2) enirances from Old Hwy 141 to the subject
property. There is no available location which will not create offset conflicts.

2. Article XIV Section 400.4750 — Minimum Screen Requirements,

The petitioner is requesting relief from the requirement of providing buffer screening
due to flood hazards.

On the eastern and southern property lines, medium impact (privacy fencing or
landscaping) screening is required. Staff finds it acceptable to receive relief from
buffer requirements in areas within the stream buffer. However, staff would place the
condition that shrubs be planted in areas where the subject property adjoins “PR2”
and “R20” zoning.

Development Plan and Zone Change Analysis

Staff has incorporated conditions of approval to address the risks to public health, safety, and
welfare from the development. The development does not appear to have any features that
would impede the normal and orderly development and improvement of the surrounding
properties.

Staff believes the proposed use of the property as an “Office and Construction Contractor (w/
machinery, equipment, and storage)” is appropriate. Due to the flooding issues, it is appropriate
to utilize the property with materials that can be moved out in flooding events. The property is
suitable for the proposed uses stated in the Development Plan. The Development Plan satisfies
the requirements of the UDQ applicable to the commercial uses proposed, and there should be
ne injurious effect or detriment to neighboring properties if all of the requirements of the UDO
are met, with the exception of requested modifications.

Staff Recommendation

Staff recommends Approval of PC21097, a request for a zone change of the subject property
from Planned Mixed Residential Use (PR2) zone district and a Development Plan for Bommarito
Storage, in accordance with the following conditions of approval, staff recommendations,
regulatory requirements, and departmental comments.



Modifications
1. Staff recommends Approval of the requested modification to Section 400.2620 and
Section 400.4100 (A) (3) (c) — relief from corner clearance requirements.
2. Staff recommends Approval with Condition of the requested modification to Section
400.4750 - relief from buffer requirements with the condition that shrubs be planted in
‘areas where the subject property-adjoins “PR2" zoning, with the exception of the stream -
buffer area.

Conditions of Approval

1. A Site Development Plan shall be submitted to the Jefferson County Planning Division in
accordance with the Unified Development Order (UDO) of Jefferson County.

2. A copy of the approved Development Plan incorporating any conditions and approved
modifications shall be attached to each set of Site Development plans submitted.

3. All improvements required in the Development Plan and Site Development Plan must be
installed or an escrow accepted for all incomplete items prior to occupancy of the buildings for
each phase.

4. If more than one (1) acre of land is being disturbed, the proposed development will require a
Jefferson County Land Disturbance Permit.

5. The two parcels shall be consclidated to accommodate the ten-foot landscaping buffer
requirement that does not presently exist between the two parcels.

6. No solid waste may be stored on the property.

Regulatory Requirements

Permitted Uses
Construction contractor (w/machinery, equipment and storage)
Building contractor office

Floor Area, Height, and other Building Requirements
Maximum Area Ratio: 0.55 FAR
Maximum Structure Height: 70 feet

Site Development
Required Setbacks:
Front Yard: 20 feet
Side Yard: 15 feet
Rear Yard: 20 feet

Design Standards
The development shall comply with the Suburban Design Standards in accordance with
Article VIl of the Jefferson County Unified Development Order.

Access
Access shall be provided in accordance with the Jefferson County Unified Development
Order.

Parking
Parking and loading shall be provided per the regulation of Article Xl of the Jefferson
County Unified Development Order, unless modified.

Signs



Signs shall comply with Article XIli of the UDO. All regulatory signs, including stop
signs, speed limit, etc. shall be provided by the developer.

Lighting
Lighting that by color, placement or design resembles or conflicts with traffic contro!

signs is prohibited. No lighting shall be permitted to shine on adjeining property owners.

Landscaping
Landscaping, buffers, and tree protection shall comply with Article XIV of the UDO.

Stormwater and Erosion and Sediment Confrol

Stormwater management and Erosion and sediment control shall comply with Chapter
505: Ercsion and Sediment Control / Stormwater Management Design Manual of the
Jefferson County Code of Ordinances.

Geotechnical

A geotechnical study prepared by an Engineer licensed in the State of Missouri shall be
required where there is more than 5 feet of cut or 5 feet of fill or slopes greater than 3:1.
Where grades are proposed at slopes than 3:1 slope stability must be addressed in the
study.

Noise

No operation shall be carried on that involves noise in excess of the normal traffic noise
of the adjacent street at the time of the daily peak hour of traffic volume. Noise shall be
measured at the property line and when the level of this noise cannot be determined by
observation with the natural senses, a suitable instrument may be used, and
measurement may include breakdowns into a reasonable number of frequency ranges.
All noise shall be muffled so as not to be objectionable due to intermittence, beat
frequency or shrillness.

Departmental Comments:
1. County Road:

a.

oo

g.

Access onto a county road shall require 300" of stopping sight distance at 3.5’ height of

-eye and 4.25' height of oncoming vehicle (minimum 1° of clearance between line of sight

and surface/top of grass).

The Engineer shall submit sight distance profiles showing that the required sight distance

is met.

The engineer shall identify the clearance at the most restrictive point on the profiles.

Any vegetation or obstructions of any sort in the line of sight must be identified.

Along a county roadway, 125 separation/offset is required between driveways and

entrances. Condition not met, a deviation is required.

Driveway entrances (within state/county ROW):

a. Entrance thickness shall provide 8” PCC (or 2" Type C Asphaltic Concrete/4” Type X
Asphaltic Concrete/4” rock base).

b. Pavement width for entrance at ROW (including curbs) for two-way traffic shall provide
26'-42'.

The entrance width shall be provided from the street into the site for a throat length of 40’

in non-residential and multi-family developments with 150-400vpd. Condition not met.

2. Parking areas:

a.

Parking areas with 5 or more required parking spaces must provide a paved surface of 3’
Type C Asphailtic Concrete over an 8’ rock base (or 2" Type C Asphaltic Concrete/4” Type
X Asphaltic Concrete; or 6" PCC).



e

b. Parking areas with 4 or less required parking spaces {and contractors storage yards) must
provide an 8" rock base minimum.

Stormwater/detention:

a. Low impact stormwater management is required for this development.

The Code Enforcement Division requires a Floodplain Development Permit for any grading

Submit a geotechnical report, sealed by an Engineer registered in the State of Missouri, as

‘required where more than 5' of cut or 5" of fill is proposed. Grades- at slopes proposed steeper-

than 3:1 must be included in the report for slope stability.
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Development Plan
Bommarito Storage

Located in Section 11,
Township 43 North, Range 5 East
Jefferson County, Missouri

Current Zoning: PR2
Requested Zoning: PC
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PLANNING DIVISION

PO Box 100
HiLLsBORO, MO 63050

(636) 797-5580
<www.jeffcomo.org>

- Jefferson County, Missouri
Planning and Zoning Commission
: Meeting Date: January 27, 2021
Staff Report '

General Information:
Petition Number: PR221101
Petition Name: Stoney Pine Apartments
Petitioner Name: Lorenzo LLC
Street Address: PO Box 410617
City, State: St. Louis, MO 63141
Designer Name: VonArx Engineering
Street Address; 10785 Business 21
City, State: Hillsboro, MO 83050
Location of Site: Near the intersection of Old State M and Caftlin Drive.
Requested Action: Rezone 9.17 acres from CC2 Non-Planned Community Commercial

to PR2 Planned Residential and a development plan approval for

Stoney Pine Apartments
Size of Tract; 9.17 Acres in total (Per Assessor’s records)
Parcel Numbers: 08-7.0-25.0-1-001-099
Existing Zone District: CC2 Non-Planned Community Commercial
Township: Imperial
Council District 4
School District: Windsor
Fire District: Antonia
Water District: PWSD C1
Sewer District: Glaize Creek PSD
Prepared By: Joshua Jump, Planner Il
Date: January 18, 2021
Recommend: Approval w/conditions

Attachments:
Aerial Map
Zoning Map

Development Plan
Public Works Review Lefter
Traffic Study Executive Summary

Ok wn =



Subject Property

The subject property is located near the intersection Old State Rt M and Catlin Dr. The total
acreage of the property is 9.17 acres (according to the assessor's records) in size and is currently
vacant, though there appears to be a residential structure on the property that has not been used
for some time. The property has access direct from Old State M. 1t is currently zoned CC2 Non-
Planned Community Commercial, is undeveloped (with the exception of the vacant residential . ..
sfructure) and covered with a large amount of vegetation.

According to FEMA’s Flood Rate Insurance Maps, no portion of the property lies within the
floodplain or floodway, and there are no stream orders that traverse the property.

Surrounding Area
The subject property is surrounded by a mixture of residential and commercial zoning and uses:

To the North; Zoning: CC2Z, and LR2 ,
Land Use: Undeveloped Commercial, and Developed Residential

To the East: Zoning: CC2, R40, and R20
Land Use: Developed Commercial and Developed Residential
(including some Lawfully Non-Conforming uses in residential zone
districts)

To the South: Zoning: PCand CC2
Land Use: Developed Commercial

To the West: Zoning: LR2
Land Use: Developed Residential and developed Non-Residential
use in a Residential Zone District (Cemetery)

Background

A pre-application meeting was held with the engineer and owner to discuss the rezoning options
with the deveioper and the property owner. Based on the uses proposed by the petitioner, it was
agreed that Planned Mixed Residential (PR2) would be the most logical zone change and a
Development Plan and required supplemental contents were submitted on December 18, 2021.
The property was rezoned in 2009 to CC2. The property has remained undeveloped commercially
since that rezoning.

Official Master Plan

The subject property is located in the Primary Growth Area on the Preferred Growth Alternative
Map. This area is potentialty suitable for all development patterns including Mixed-Use, Suburban,
Large Lot, Rural Cluster, and Rural. The most appropriate development pattern in this case is a
Suburban Development Pattern. This development pattern will be used to determine the design
criteria applied to the property. The growth policies for this area include the following:

1. Development within the “Primary and Secondary Growth Areas” shall be required to
utilize or extend public infrastructure systems, including water, sewer and roads.

2. Septic or on-site wastewater treatment systems shall be discouraged in the “Primary
and Secondary Growth Areas” and lots with existing systems in these areas should be
connected to public sewer when physically and financially possible.




3. Development will be one of the eight development patterns as defined by this plan.

4. Commercial and employment centers shall be located in either the municipality or the
“Primary Growth Area,” immediately adjacent, and it shall have direct access to a

County, State or Federal highway.

Suburban Development Pattern
The Suburban Development Pattern is the most appropriate pattern of development for the

proposed development. The Suburban Development Pattern is appropriate in areas with access to

services, with characteristics of access being adjacency and strong transportation connections.

Land Uses

A variety of land uses exist in the Suburban pattern spanning all categories
(residential, commercial, industrial). These land uses are separated based on
broad classifications of uses. Non-residential development tends to occur in
large strips along major roads.

Edges /
Transitions

Generally within Suburban patterns, buffers or berms further separate each
individual site. These areas may be either natural or manicured. Edges
between Suburban patterns and other Development Patterns are generally
difficult to define, because this pattern attempts to assimilate qualities of different
Development Patterns (urban and rural) into one pattern.

Open Space

Open space is more formal, often designed as part of individual site landscape
plans. Private open space consists of medium or large yards, common
subdivision grounds or landscape areas as part of non-residential site plans.
Private open space can be disjointed, due to its individualized design and
purposes — (i.e.: designed to serve specific lots or developments). Public open
space may exist as part of a formal community-wide planning effort, typically
removed from commercial sites and occasionally incorperated in residential
subdivisions.

Street network
/Transportation

The street network is hierarchical, including ocal, collecior and arterial streets,
with county roads functioning as arterial streets. Arterial streets carry the
majority of traffic, requiring detailed engineering (width, turning lanes, etc.).
Connectivity is generally only provided by collector or arterial streets. This
factor, combined with the separation of uses on functional classes make
pedestrian, transit or para-transit access impractical. Most trips require an
automobile.

Service
Infrastructure

Sewer and water service may be common systems — typically municipal
extensions but they also may involve development of private systems. Larger
lots, however, (over 1 acre) may be able to support well or septic use if state
standards are met.

Community
Infrastructure

Fire, police, schools, parks and other community infrastructure can be supplied
by existing, but remote facilities, if sufficient capacity exists. New facilities must
be phased in as subdivisions increase, but may be difficult to provide efficiently.

Lot sizes

Lot sizes are variable. Overall density typically remains between 3 and 6 units /
acre.




Criteria for + Traffic impact is a major determinant of development, as vehicle miles

Implementation traveled and congestion increase with this pattern.

+ Typically triggered by immediate availability or short-term practicality of
service infrastructure investments.

+ Community infrastructure (fire, schools, parks) must be provided by existing
remote facilities or developed over time as subdivisions increase.

preservation.

Unified Development Order

PR2 ~ Planned Mixed Residential Zone District Section 400.1540

The PR-2 Planned Mixed Residential Use District is established to provide opportunities for high-
density mixed residential use development from single-family to multi-family dwellings units with a
variety of formats and densities. The plan for this district should be designed to create a fransition
from more intense mixed uses to less intense mixed-uses. While providing for a wide range of
dwelling types the PR-2 district may also be appropriate in large-scale mixed-use developments.
This district is designed for areas served by centralized utilities.

Section 400.2300. Mixed Use Design Standards — Objectives
A. Residential Uses

1. Encourage development with mixtures of densities, lot sizes, and housing types.
2. Foster neighborhood security with means for maintaining activity at all times of the day.

3. Encourage linking neighborhoods with safe, attractive pedestrian connections both
along the street and on open space greenways.

4. Connect residences to each other and to neighborhood parks, schools, public facilities,
and shops with direct pedestrian pathways.

5. Encourage interconnectivity among neighborhoods to distribute traffic evenly and avoid
excessive traffic on any one street and limit traffic cutting-through from one
neighborhood to another or from one County maintained road to another.

6. Minimize cut-through traffic within a neighborhood by providing a safe access
configuration for infernal and external traffic movement and design streets with
appropriate speeds based upon the intended use, allowing for narrower widths and
other traffic calming measures.

7. Encourage parks and community facilities.

Development Plans — Objectives — Section 400.1390

A development plan is intended to establish regulations and restrictions that are in harmony with
the general purpose and intent of the UDO, but in a manner, that allows the regulations to differ in
one or more respects from the zoning regulations that are generally applicable to the underlying
zoning districts. The objectives of the development plan process are:

To permit the use of more flexible land use regulations.

2. To provide latitude in the location of buildings, structures, open spaces, play areas,
parking, roads, drives, and variations in setbacks and yard requirements.

3. To facilitate use of the most advantageous technigues of land development.

_+.. Generally, not appropriate for areas with significant natural features worthy of |



4.

5.

8.

To encourage the combination and coordination of architectural styles, buildings forms,
and relationships.

To encourage the conservation of existing natural resources and maintain the character
of the County.

To limit specific uses within the underlying zoning district to a particular development

 plan when it is deemed more appropriate and/or compatible to surrounding uses

proposed or future uses or when deemed to be in the best interest of the community to
limit the uses based on existing and/or proposed traffic conditions and/or concerns
and/or other land use concerns.

Development Plan — Criteria for approval — Section 400.1230D

According to the UDQ, the applicable zoning district regulations are to be used as a guide for the
review of the Development Plan. Conditions or restrictions may be imposed. These conditions or
restrictions may be required prior to submittal of a Preliminary Plat or Site Development Plan. The
Planning Commission and County Council may consider the following criteria:

1.

Whether the development is designed, located and proposed to be operated so that the
health, safety, and welfare of the public will be protected.

Whether the development will impede the orderly development and improvement of
surrounding property.

Whether the development incorporates adequate ingress and egress and an internal
street network that provides for the efficient flow of traffic.

The criteria set forth in Section 400.1140D as follows:

a. The character of the neighborhood.

b. The existing and any proposed zoning and uses of adjacent propetties, and the
extent to which the proposed use is compatible with the adjacent zoning and
uses.

c. The extent to which the proposed use facilitates the adequate provision of
transportation, water, sewerage, schools, parks and other public requirements.

d. The suitability of the property for the uses to which it has been restricted under
the applicable zoning district regulations.

e. The length of time, if any, the property has remained vacant as zoned.

f. The extent to which the proposed use will negatively affect the character of the
property and neighboring property.

g. The extent to which the proposed use will seriously injure the appropriate use of,
or detrimentally affect, neighboring property.

h. The extent to which the proposed use will adversely affect the capacity or safety
of the pertions of the street network impacted by the use, or present parking
problems in the vicinity of the property.

i. The extent to which the proposed use will address and conserve the natural
resources of the site, effectively manage storm water runoff, and prevent air,
water, and noise pollution and conserve habitat.

j.  The impact the proposed use has on achieving the goal of economic diversity in
the community.

k. The ability of the applicant to satisfy any requirements applicable o the specific
use imposed pursuant to this UDO.



l.  The extent to which public facilities and services are available and adequate to
meet the demand for facilities and services generated by the proposed use.

m. The gain, if any, to the public health, safety and welfare due to approval of the
application as compared to the hardship imposed upon the landowner, if any, as
a result of denial of the application.

n. The conformance of the proposed use to the Official Master Plan and other

.. adopted planning policies.
0. The analysis by professional staff.

In accordance with 400.1240, any substantial changes to an approved Development Plan may only
be approved by the County Council after review and recommendation by the Planning and Zoning
Commission.

Proposed Development Pian (received December 16, 2021)

Access
The development plan shows one (1) access point for the development. There is one access point
proposed off Old State M that would serve the entire development.

Uses

The development plan for Sugar Creek Apariments shows multiple multi-family residential
structures. There are a total of six (6} structures proposed for multi-family residential use. There is
also an office and a pool/clubhouse proposed for the development. There are a total of five (5)
buildings proposed with one-bedreom units, and one (1) building with two-bedroom units. These
six (6) buildings include three (3) buildings with 16 one-bedroom units, one (1) building with 32
one-bedroom units, one (1) building with 24 one-bedroom units, and one (1) building with 24 two-
bedroom units. This totals 128 units for the entirety of the development.

Parking

The development plan shows a total of two hundred and thirty-eight (238) parking spaces for
residents. Twelve (12) of the total parking spots are ADA accessible, meeting the UDO
requirement for number of ADA parking spaces. There are 2 ADA spaces planned in front of five
(5) of the buildings as well as 2 spaces in front of the office. A total of two hundred and fifty-six
(256) parking spaces is required. The development will need to meet the two (2) spaces per unit
required by the UDO. There is 1.86 space per unit currently proposed {a modification has been
requested)

Landscaping
The development plan does not show any open yard landscaping, landscaping for screening
purposes, or street frontage [andscaping, this will be required and must meet UDO standards.

Modifications

In accordance with Section 400.1230.E, the Planning and Zoning Commission may recommend
and the County Councit may approve modifications on the development plan when the petitioner
requests to modify one or more of the restrictions or regulations of the UDO. Modifications should
be consistent with the criteria for development plans, in the best interest of the County, incorporate
sound planning principles and design elements that are compatible with surrounding properties, be
consistent throughout the proposed project, effectively utilize the land, upon which the
development is proposed, and further the goals and intents of the UDO.

The petitioner is requesting the following modification from Chapter 400 of the Jefferson County
Code of Ordinances:



1. Relief from Section 400.5410, A-3, Streets, number of required accesses and
percentage of traffic using one entrance.

This section of the UDO requires two points of access when the number of fots is 100 or
greater and only 85% of the traffic may utilize one entrance. Because the property is not
proposed to be subdivided into lots, this Section technically does not apply, and therefore no
modification is necessary. However, the CBB Engineering Traffic study anatyzed the proposed
-enfrance and endorses the use of one entrance for this development. :

2. Relief from Section 400.4050 — Parking Spaces required.

The UDO requires a minimum of two spaces per unit for both one-bedroom, and two-bedroom
units. The petitioner has proposed a total of 138 spaces and the development as proposed
would require 156 spaces. The majority of the units proposed in this development are one-
bedroom (104 units/approximately 81% of the units.) However, the UDQ requires the two
spaces per unit and there seems to be ample space to meet the requirement on the property.

Analysis

Zone Change

The subject property is located in the Primary Growth Area, where increased density is
encouraged. The property is adjacent to a major state highway as well as developed commercial
property. The adjacent residential property is zoned LR2, R40, and R20. There is a very highly
developed commercial corridor along Old State M The development provides a good transition
from the more intense commercial development (developed commercial parcels that are adjacent
and close are grocery store, Mercy clinic, Walgreens, and Auto Zone). These uses are uses that
are higher in traffic intensity and use than the proposed multi-family development.

The requested zone change to “PR2" does fit with the intended uses of the area. There is a variety
of zoning in the area and adjacent to the property. The current Non-Planned Community
Commercial zoning allows for a wide range of commercial uses including many uses that would
create higher traffic volumes that that of the proposed development.

The property went through rezoning in 2008 to the CC2 zoning. The property has remained
undeveloped commaercially since that rezoning in 2009. The zoning requested is not unreasonable
due to the current zoning designation being a higher intensity use as well as the surrounding
property zoning classifications.

Development Plan

The proposed development shows a total of five (5) buildings proposed with one-bedroom units,
and one (1) building with two-bedroom units. These six (6) buildings include three (3) buildings
with 16 one-bedroom units, one (1) building with 32 one-bedroom units, one (1) building with 24
one-bedroom units, and one (1) building with 24 two-bedroom units. The development as
proposed, (128 total units) across the acreage records the assessor’s office has mapped (9.17
acres) results in a density of 13.95 units per acre. The density is less than that allowed by the
UDQ. The density provides a good fransition from less dense housing to the heavily developed
commercial intersection.

Staff Recommendation - Zone Change & Development Plan

Staff recommends Approval of PR221101, a request for a zone change from CC2 Non-Planned
Community Commercial to PR2- Planned Mixed Residential and a Development Plan for Stoney
Pines Apartments, in accordance with the approved modification and subject to the following
regulatory requirements and departmental comments:



Modifications

1. Requested modification to Section 400.5410, A-3, Streets. This modification is not
technically required as the property is not being subdivided into lots. The submitted traffic
study concluded that the one entrance as proposed would be sufficient.

.. 2. Staff recommends Denial of the requested modification of relief from 400.4050.

Reguiatory Requirements
Permitted Uses
Multi-Family Residential

Floor Area, Height, and other Building Requirements
Maximum Density: 18 units per acre
Maximum Structure Height: 50 feet

Site Development
Required Yards
Front Yard — 35 feet {Old State M); Side Yard — € feet; Rear Yard — 10 feet

Design Standards
The development shall comply with the Suburban Design Standards in accordance with
Article VIl of the Jefferson County Unified Development Order.

Access
Access shall be provided in accordance with the Jefferson County Unified Development
Order, unless modified

Parking
Parking and loading shall be provided per the regulation of Article XII of the Jefferson
County Unified Development Order.

Signs
Signs shall comply with Article Xl of the UDO. All regulatory signs, including stop signs,
speed limit, etc. shall be provided by the developer.

Lighting
Lighting that by color, placement or design resembles or conflicts with traffic control signs is
prohibited. No lighting shall contain flashing lights, intermittent lights, animators, or
mechanical movements of any kind.

Landscaping
Landscaping, buffers, and tree protection shall comply with Article XIV of the Jefferson
County Unified Development Order, unless modified.

Stormwater and Erosion and Sediment Control
Stormwater management and Erosion and sediment control shall comply with Chapter 505:
Erosion and Sediment Control / Stormwater Management Design Manual of the Jefferson
County Code of Ordinances.

Geotechnical



A geotechnical study prepared by an Engineer licensed in the State of Missouri shall be
required where there is more than 5 feet of cut or 5 feet of fill or slopes greater than 3:1.
Where grades are proposed at slopes than 3:1 slope stability must be addressed in the
study.

Departmental Comments:
~1)_A Site Development Plan(s) shall be submitted with the required improvements.
2) County Road:

3)

4)

5)

6)

7)

a) The traffic study conducted states that the county’s 300’ sight distance requirement looking
west can be met, however, the traffic engineer has requested a higher amount of stopping
sight distance, as outfined in the executive summary of the traffic study. 300 is required by
the UDO.

i) The Engineer shall submit sight distance profiles showing that the required UDO sight
distance is met.

i) The engineer shall identify the clearance at the most restrictive point on the profiles.

iii) Any vegetation or obstructions of any sort in the line of sight must be identified.

iv) As constructed sight distance profiles will be required prior to escrow release.

b) Driveway entrances {within county ROW):

i) Entrance thickness shall include 8" PCC (or 2” Type C Asphaltic Concrete/4” Type X
Asphaltic Concrete/4” rock base).

i) Pavement width for entrance at ROW (including curbs) for two-way traffic shall provide
24'-39" (Multi-family developments).

iil} The entrance width shall be provided from the street into the site for a throat length of
60 in multi-family developments with 400vpd or more.

The UDOQO required 125 offset is not met with driveways opposite on Old Highway M. Apply for

internal deviation with the Planning Division.

Parking areas:

a) Parking areas with 5 or more required parking spaces must provide a paved surface of 3’
Type C Asphaltic Concrete over an 8 rock base {(or 2" Type C Asphaltic Concrete/4” Type
X Asphaltic Concrete; or 8" PCC).

Sidewalks :

a) Sidewalks shall consist of 5 width.

b} Sidewalks shall be installed:

i) Along one side of Stoney Terrace from Old Highway M to the parking lot at the
pool/clubhouse.

iy From the pool/clubhouse sidewalk termination to the northernmost building.

iii} Crosswalks and handicap ramps shall connect sidewalks , buildings and across parking
lot to the clubhouse.

Stormwater/detention:

a) Detention system shall detain and release stormwater at a rate not to exceed the release
rate from the site under the existing (pre-developed) conditions for the 2-year and 10-year,
24-hour storm event. Provide soil types, CN's, etc.

b) Stormwater system shall be designed for the 15-year, 20-minute event. Provide hydraulic
calculations and drainage area map for each system.

Grading:

a) Submit a geotechnical report, sealed by an Engineer registered in the State of Missouri, as
required where more than 5 of cut or 5' of fill is proposed. Grades at slopes proposed
steeper than 3:1 must be included in the report for slope stability.
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GRADIG, OF INSTALLATION OF [MPROVEMENTS.

B GRADING CONTRACTOR SHALL INSTALL SILTATION CONTROL PRICR 10 STARTING THE
CRADING, ADDIIDNAL SLLTATION CONTROL DEVICES SHulL BE WNSTALLED PER THE
JEFFERSCA COUNTY STANDARDE.

7. AL FILLS AND BACKFILLS SWALL HE MADE 07 mﬂ.mndH. EARTH MATERIALS, FREE

DCCLFANCY PRIOR T0 COMPLETION GF ROAD IWPROVEMENTS.

7. THE DWNER SMALL, AT AL TIWES, CONTAIN MUD AND OTHER SPORS O THS SITE. NO
VEHICLE, TRALER UR CONSTRUCTION EQUIPMENT IS 70 UEPDSIT WUD Ok ANY OWER
MATERIAL (5t PUBLIE STREZTS, PROJEST WLL BE STOFPED |F STREETS ARE NOT
CLEANED WOEDIATEL Y, .

. THE CONTRAGTOR SHALL FURNISH, MAINTAIN, AND REMOVE TRAFFIC GONTROL DEWICES:
FOR THE PURPOSE OF REGULATING, WARNIKG, AND DIRECTING TRAFFIC BURING ALL
PHASES OF CONSTRUCTION, ALL FLAGMEN. BARRICAOES, WARNING SIGNS, ETC, SHALL
EONFCRM TO THE WAMUAL FOR UNIFORM TRAFFIC GONTROL DEVICES.

STONEY PINES APARTMENTS

HAEFNER'S HILLTOP LOT A
SECTION 24, T42N,R5E

VARIANCE REQUESTS:

THE JEFFERBOM COUNTY UDG STATES THAT FOR MULTI=FAMILY RESIDENTIAL DEVELCPMENTS WITH 1 OR 2 BEDRECM
UNITS. 2 PARKING SPACES SHALL BE PROVIED,

WE ARE ASKING FOR A REGUCTION IN THE PARIGNG REOLIREMENT FROM 2 SPACSS PER UNIT D £.86 SPACES PER
UNIT, THE ADDITIONAL UNITS WAULD BE FORCED INTO THE LAYOUT AND CREATE MURE AND LARGER WALLS AND
PARKING SPACES THAT ARE NDT COMVENIENT TO UNITS.

SERVICE DISTRICTS:

314.621.6950

ELECTRIG: AMEREN LIE
PO BOX 790352
T, LOUIS, MO 63179
E77.281.7361

TELEFHCNE:  CHARTER COMMUNICATIONS
1159 5T, LOWIS GALLEFIA
¥, LOUS, MISSOIR 62108
314.282.9855

POST OFFIGE: WS POBT OFFICE
1835 MARRIOTT LANE
BARNHART, D 63012

]
GENERAL NOTES . . SITE DATA 48
1. HE GRUTIES SO HERZIN WERE PLOTTED FROM AVALARLE INFORWATICH AND 0O B Qq‘.‘.ﬂwwwD...\N.ﬂu Cﬂm.w«unm.._.\..m.ﬁs QQPS@WQH Missourt SRCAERTY OUNER: LoRENZ eLe B
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£0R VERFTING THE ACTUAL LOSATIN 0F ALL UTLIES, SHomel OR NOT SHOWN, AND
SAID UTIIMES SHALL BE LGCATED IN THE RELD PRIGR TO ANY CONSTRUCTGN OF SITE AGREAGE: 917 ACRES
IMPROVEMENTS. THESE PAGMISIING SHALL IN HO WAY ABSOLVE ANY PARTY FROM
COPLYMG ¥iTH THE LNDERCROLNG FAGITTY SATRTT AKCT GANAGE MEVENTIZN ACT. SITE AUDRESS: 1735 oo STATE Roan W -
SHAPTER 313 RSe, BARNHART, KO 63012 X
2 AL ELEVATIONS ARE BASED ON US.G.S. DATUM, PARCEL KUMBER: 08-7.0-23.0-1-001-08% n!b. ...m 5 2
3 AL METERALS AND WETHONS OF CONSTRUCTICN T4 WEET THE CURRENT STANDARDS FiRsk: 2908900232 SEZg
4D SPEGFICATIONS OF 4EFFERSQN COUNTY, MISSCURI. iy s
: EXSTG ZONNG: ez NEx
4 AL CRADED AREAS SHALL BE PROTEGTED FROM ERQSIGH BY EROSIGN GONTRAL 598 s
u_msnmm AND/OR SEEDING AND UULCHING AS REQUIRED BY THE JEFFERSON COUNTY & PROPOSED ZORING: PR2 T o]
MISSQURI ONR. S0
WATERSHED: GLAZE CREEK m._ = <3
5. PRIOR TO BESMHING ANY WCAK ON THE S8, THE DEVELOPER SHALL HAVE A ol g
PRE—CONSTRUCHUN CONFERENGE WITH EFFERSON GCUNTY FRIOR T0 ANY CLEARING. SOUNGIL CISTRICT: 4 &

OWNER:

Cha ENEINEEN.
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65633 0SS HOLLOW
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1. 4 SRADNS PERCT 1S REQURED PRIGS T AKY GRATNG OO THE SITE, N0 SHANGE 1Y 636,255, 505
I TERERED: - BCHOOL: WINDSOR C—1 SCHOOL DISTRICT
2. WNTERD STORM VATZR ORANAGE CONTROL 0k THE FORM OF SILTATION CONTRCL g3 U= iy ¢1-57
MEASURES ARE REGLIRED, 8264544400 = by
1% THE DEVELOPER IS REQUIFED TO PROWIDE ADEQUATE STORMWATER SYSTEWS It i
ACCORDANCE WIT:: JEFFERSCH COUNTY STANGARDS. SEWER: e K ey DTRIET o .m .m Y
T m I
14, AL STOH WATER SHALL BE DISCHRGER AT AN ADEQUATE MATURAC DIScARes s, 0e v N EER |
POINT. 484 = Tafs m
RO L
WATER: CONSOLIDATED PWS DISTRICT C—1 LW ggA
15, ADEGUATE TEMPORARY OFF=STREET PARKING mf.»_.r BE PROVIDED FUR COHSTRUCTION iE
EWPLOYEES, PARKING ON HON—SURFACED AREAS SHALL S5 PROMIBITED IN ONOER T2 POO\ﬁ 302 Rh_ﬁv PR 1O 63012 A = M.m b
ELMINATE THE CONGITIBN WHEREEY MUO FRoM CONSTRUCTION AND EMPLOYEE BATaa aah Baiit
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DRIMKG GONDITIDNS, cAS: LACLEDE ©AS CO ol
16, THE DEVELOPER IS ADVISED THAT LTIWTY COMPANIES WILL RECOUIRE COMPENSATION $300 JRarat Bomp VE =
FOR RELOSATIOR O THER UTILITY FACILTIES WITHI PUBLIC AOAD RIGHT-OF-AY, Praer

£90.275.5777
GAELE Tv:  CHARTER COMMUMGATIONS

SECTION 4005410, A 3.0 — STREETS THE JEFFERSOH QOUNTY UDC STATES THAT FOR RESIDENTIAL SUBDIMSIONS W
DVER 100 LOTS, TWO ENTRANCES ARE REQUIRED.

FER THE CBB TRAFFIC STUDY FOR THIS PROPERTY, APARTMENTS GEMERATE LESS TAUPS PER DAY THAN SINGLE FAMILY 1185 ST. LOUIS GALLERIA
mmﬂhmzﬁﬂ_—‘r AND THEREFORE, BASED QN THZIR TRAFFIC COUNTS, THIS DEVELOPMENT WARRANTS OHLY A SINGLE N?WMW_MWmﬂmmnEE £2105
AN 282

_ PARKING CALCULATION UNIT BREAKDOWN
LEGEND : | . I

- FLUND MOHUMENT (AS NOTED) S 128 UNITS X 2 = 256 REQ'D 24 UNITS
I R 128 UNITS
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VARIANCE REQUESTS:

SECTION 400.4050 — GUIDELINES-VEHICLE PARKING BY USE; TABLE 12--1
THE JEFFERSON COUNTY UDO STATES THAT FOR MULTI-FAMILY RESIDENTIAL DEVELOPMENTS WITH 1 OR 2 BEDROOM
UNITS. 2 PARKING SPACES SHALL BE PROVIDED.

WE ARE >mx_2wo FOR A REDUCTION IN THE PARKING REQUIREMENT FROM 2 SPACES PER UNIT TO 1.86 SPACES PER
UNIT.  THE ADDITIONAL UNITS WOULD BE FORCED INTO THE LAYOUT AND CREATE MORE AND LARGER WALLS AND
PARKING SPACES THAT ARE NOT CONVENIENT TO UNITS.

SECTION N_.Oo._f".vm,\._ho. A.3.g. — STREETS THE JEFFERSON COUNTY UDO STATES THAT FOR RESIDENTIAL SUBDIVISIONS WITH
OVER 100 LOTS, TWO ENTRANCES ARE REQUIRED.

PER THE CBB TRAFFIC STUDY FOR THIS PROPERTY, APARTMENTS GENERATE LESS TRIPS PER DAY THAN SINGLE FAMILY
RESIDENTIAL AND THEREFORE, BASED ON THEIR TRAFFIC COUNTS, THIS DEVELOPMENT WARRANTS ONLY A SINGLE
ENTRANCE.
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January 12, 2022

To: Sam Hoyt, Planning Division

From: Daniel Naunheim, Public Works

Re: Stoney Pines Apartments Preliminary Development Plans

The Public Works Department has reviewed the preliminary site development plans for the Stoney Pines
Apartments, as well as the related traffic study. These plans are not dated, with a request to return comments
by January 10, 2022, to the Planning Division. The Public Works Department has the following comments:

1. Any stormwater discharge into the County right-of~way must be directed away from the road into a
stormwater system. Any stormwater systems to be maintained by the County must be wholly located
within County right-of-way. The plans currently depict road downgrades towards the County road.

2. The estimated sight distance at the proposed drive location is 300 feet. The drive location should be
relocated further to the west to achieve the minimum 425 feet sight distance, as indicated in the traffic
study. Careful attention should be paid to detailed site featues to ensure that, once these features are
constructed, their presence does not reduce the minimum 425 feet of sight distance.

Please let me know if you have any questions regarding the aforementioned comments.
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Proposed Stoney Pines Development — Traffic Impact Study
lefferson County, Missouri

December 15, 2021

Page 21 of 21

SUMMARY

CBB completed the preceding study to address the traffic impacts associated with the proposed

-multi-family residential development, referred to as Stoney Pines, generally located .in .the
northwest guadrant of the Old Highway M and Caitlin Drive intersection in Jefferson County,
Missouri.

In summary, the following findings and improvements should be considered in conjunction with
the proposed Stoney Pines development:

» The proposed development is estimated to add about 63 new trips in the AM peak hour
and 76 new trips in the PM peak hours to the adjacent roadways.

» Given the relatively low traffic projections, a single access drive is appropriate for the
proposed Stoney Pines development.

e All approaches to the existing study intersections, as well as the proposed site drive
approach, would continue to operate at acceptable levels of service for the 2021 Build
and 20 Year Build conditions during both the AM and PM peak hours.

e |tis recommended the sight drive be relocated further to the west to achieve adequate
sight distance and that the site civil engineer verify the available sight distance exceeds
the minimum stopping sight distance of 425 feet, and ideally exceeds the Green Book
intersection sight distance of 555 feet,

e Careful consideration should be given to sight distance obstructions when planning any
future aesthetic enhancements, such as berms, fencing and landscaping, at any of the
development drives to ensure that these improvements do not obstruct the view of
entering and exiting traffic at the site intersections with the public roads. It is generally
recommended that all improvements wider than two inches (posts, tree trunks, etc.)
and higher than 3.5 feet above the elevation of the nearest pavement edge be held back
at least 20 feet from the traveled roadway.

We trust that this traffic impact study adequately describes the forecasted traffic conditions
that should be expected as a result of the proposed Stoney Pines residential development in
Jefferson County, Missouri. If additional information is desired, please feel free to contact me
at 314-449-9572 or swhite@cbbtraffic.com.

b Llido
Shawnlerai White, P.E., PTOE
Associate - Senior Traffic Engineer




