Memorandum
Department of Planning

To: Planning and Public Works Committee

From: Chris Dietz, Planner /L)

Date: January 6, 2022 — Chesterfield
RE: P.Z. 14-2020 84 Lumber (17519 Chesterfield Airport Road):

An ordinance amendment to modify development criteria contained in City
of Chesterfield Ordinance 2575 which established a “PC” Planned
Commercial District on a 7.42-acre tract of land located at 17519
Chesterfield Airport Road (17U510073).

Summary
Doster Ullom & Boyle, LLC. has submitted a request for an Ordinance Amendment, on

behalf of MASE, LLC., to modify the development criteria for a tract of land located
along Chesterfield Airport Road, east of its intersection with Long Road and south of
Interstate 64. Changes are being requested to accommodate redevelopment of the site
to feature a total of 60,000 square foot building space for expansion of operations.
These changes include increasing the total allowable square footage for buildings,
modifying conditional language pertaining to vehicular access from Chesterfield Airport
Road and removing setback requirements for stormwater detention areas.

A Public Hearing was held on August 23, 2021, where the City of Chesterfield Planning
Commission raised four (4) issues regarding screening of damaged vehicles, permitted
uses, updating current ordinance language and access onto Arnage Road.

Each of these issues were then addressed by the applicant and on December 13, 2021,
the Planning Commission approved this petition by a vote of 8 to 1, with the
modification that the following permitted uses be removed from the request:

e Art Gallery

e Art Studio

e Commercial Service Facility

e Film Drop Off and Pick Up Stations
e Film Processing Plant

e Office-Dental

e Parking Area (Stand-Alone), Including Garages, for Automobiles. Not including
sales or storage of damaged vehicles for more than 72 hours.

e Tackle and Bait Shop
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Attached to this report, please find a copy of the Draft Attachment A, December 13,
2021 Staff Report, Traffic Impact Study, Narrative Statement, Survey, Preliminary
Development Plan, and Tree Stand Delineation

Attachments: Draft Attachment A
December 13, 2021 Staff Report
Traffic Impact Study
Narrative Statement

Survey
Preliminary Development Plan
Tree Stand Delineation
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ATTACHMENT A

All provisions of the City of Chesterfield City Code shall apply to this development
except as specifically modified herein.

I. SPECIFIC CRITERIA

A. PERMITTED USES

1. The uses allowed in this “PC"—Planned Commercial District shall be:

a.

m.

n.

Automobile Dealership

Automotive Retail Supply

Car Wash

Car Wash, Self-Service

Motorcycle, RV, and Similar Motor Vehicles Dealership
Office—General

Office—Medical

Oil Change Facility

Professional and Technical Service Facility
Recreation Vehicle Dealership

Retail Sales Establishment—Community
Retail Sales Establishment—Neighborhood
Retail Sales Establishment—Regional

Vehicle Repair and Service Facility

2. Hours of Operation.

a.

Uses “b”, “k”, “I’, and “m” listed above are considered retail uses and retail
sales, with respect to those uses, will be subject to hours of operation from
6:00 AM to 11:00 PM. Hours of operation for said uses may be expanded
for Thanksgiving Day and the day after Thanksgiving upon review and
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approval of a Special Activities Permit, signed by the property owner and
submitted to the City of Chesterfield at least seven (7) business days in
advance of said holiday.

3. Telecommunication siting permits may be issued for wireless
telecommunications facilities per the requirements of the City Code.

B. FLOOR AREA, HEIGHT, BUILDING AND PARKING STRUCTURE
REQUIREMENTS

1. Floor Area

a. Combined total building floor area for this PC District shall not exceed
60,000 square feet.

2. Height

a. The maximum height of the building, exclusive of roof screening, shall not
exceed thirty (30) feet or two (2) stories, whichever is less.

3. Building Requirements

a. A minimum of thirty-five percent (35%) open space is required for this
development.

b. This development shall have a maximum F.A.R. of 0.55.
C. SETBACKS
1. Structure Setbacks

No building or structure, other than: a freestanding project identification sign,
light standards, or flag poles will be located within the following setbacks:

a. Three-hundred (300) feet from the right-of-way of Interstate 64 on the
northern boundary of the “PC”—Planned Commercial District.

b. Seventy (70) feet from the right-of-way of Arnage Road along the southern
boundary of the PC District.

c. Thirty (30) feet from the right-of-way of Chesterfield Airport Road along the
southern boundary of the PC District.

d. Sixty (60) feet from the eastern boundary of the PC District.

e. Fifty-five (55) feet from the western boundary of the PC District.
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2.

Parking Setbacks

No parking stall, loading space, internal driveway, or roadway, except points of
ingress or egress, will be located within the following setbacks:

a. Two-hundred ninety (290) feet from the right-of-way of Interstate 64 on the
northern boundary of the “PC”—Planned Commercial District.

b. Thirty (30) feet from the right-of-way of Arnage Road along the southern
boundary of the PC District.

c. Thirty (30) feet from the right-of-way of Chesterfield Airport Road along the
southern boundary of the PC District.

d. Thirty (30) feet from the eastern boundary of the PC District.

e. Ten (10) feet from the western boundary of the PC District.

D. PARKING AND LOADING REQUIREMENTS

1.

Parking and loading spaces for this development will be as required in the City
of Chesterfield Code.

. Parking lots shall not be used as streets.

No construction related parking shall be permitted within right of way or on any
existing roadways. All construction related parking shall be confined to the
development.

E. LANDSCAPE AND TREE REQUIREMENTS

The development shall adhere to the Landscape and Tree Preservation
Requirements of the City of Chesterfield Code.

F. SIGN REQUIREMENTS

1.

Signs shall be permitted in accordance with the regulations of the City of
Chesterfield Code or a Sign Package may be submitted for the planned district.
Sign Packages shall adhere to the City Code and are reviewed and approved
by the City of Chesterfield Planning Commission.

. Ornamental Entrance Monument construction, if proposed, shall be reviewed

by the City of Chesterfield, and/or the St. Louis County Department of
Transportation for sight distance considerations prior to installation or
construction.
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G. LIGHT REQUIREMENTS

1.

Provide a lighting plan and cut sheet in accordance with the City of Chesterfield
Code.

H. ARCHITECTURAL

1.

The development shall adhere to the Architectural Review Standards of the
City of Chesterfield Code.

l. ACCESS/ACCESS MANAGEMENT

1.

Access to the development shall be as shown on the Preliminary Site Plan and
as directed by the City of Chesterfield, Missouri Department of Transportation,
and St. Louis County. Arnage Road shall be extended to the west property line,
as shown on the Preliminary Site Plan, prior to issuance of the Certificate of
Occupancy.

The private access road to Chesterfield-Airport Road shall be removed at such
time that Arnage Road connects to Caprice Drive.

J. PUBLIC/PRIVATE ROAD IMPROVEMENTS, INCLUDING PEDESTRIAN
CIRCULATION

1.

The private road shall be improved to City roadway standards. A permanent
private Access and Utility Easement must be granted to the surrounding
properties from Arnage Road and from the property fronting the private road to
the east.

. Provide a five-foot (5’) wide sidewalk conforming to ADA standards along the

Arnage Road and Chesterfield-Airport Road frontages of the site, and provide
a four-foot (4’) wide sidewalk adjacent to the north-south private road. The
sidewalk shall provide for future connectivity to adjacent developments and/or
roadway projects. The sidewalk may be located within right-of-way controlled
by another agency, if permitted by that agency, or on private property within a
six-foot (6’) wide sidewalk, maintenance and utility easement dedicated to the
City of Chesterfield.

Obtain approvals from the City of Chesterfield and the St. Louis County
Department of Transportation for locations of proposed curb cuts and access
points, areas of new dedication, and roadway improvements.

Additional right-of-way and road improvements shall be provided, as directed
by City of Chesterfield, St. Louis County and Missouri Department of
Transportation.
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5. Any request to install a gate at the entrance to this development must be
approved by the City of Chesterfield and St. Louis County. No gate installation
will be permitted on public right-of-way.

6. If a gate is installed on a street in this development, the streets within the
development, or that portion of the development that is gated, shall be private
and remain private forever.

K. TRAFFIC STUDY

1. Provide a traffic study as directed by the City of Chesterfield and St. Louis
County. The scope of the study shall include internal and external circulation
and may be limited to site specific impacts, such as the need for additional
lanes, entrance configuration, geometrics, sight distance, traffic signal
modifications or other improvements required, as long as the density of the
proposed development falls within the parameters of the City’s traffic model.
Should the density be other than the density assumed in the model, regional
issues shall be addressed as directed by the City of Chesterfield.

2. Provide a sight distance evaluation report, as directed by City of Chesterfield
and St. Louis County. If adequate sight distance cannot be provided at the
access location, acquisition of right-of-way, reconstruction of pavement,
including correction to the vertical alignment, and/or other off-site
improvements shall be required, as directed by the City of Chesterfield and/or
St. Louis County.

L. POWER OF REVIEW

1. The development shall adhere to the Power of Review Requirements of the
City of Chesterfield Code.

M. STORM WATER

1. The site shall provide for the positive drainage of storm water and it shall be
discharged at an adequate natural discharge point or an adequate piped
system.

2. The Chesterfield Valley Master Storm Water Plan indicates a 10' flat bottom
ditch along the north property line of this site and that drainage from this site is
to be directed to the north to Pump Station #4 at Long Road and the North
Outer Forty Road. The property owner is required to maintain the cross section
and flowline of this channel across the portion that runs through this property.

3. Emergency overflow drainage ways to accommodate runoff from the 100-year
storm event shall be provided for all storm sewers, as directed by the City of
Chesterfield and Monarch Chesterfield Levee District.
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4. Offsite storm water shall be picked up and piped to an adequate natural
discharge point. Such bypass systems must be adequately designed.

5. The developer shall be responsible for construction of any required storm water
improvements per the Chesterfield Valley Master Storm Water Plan, as
applicable, and shall coordinate with the owners of the properties affected by
construction of the required improvements. In the event that the ultimate
required improvements cannot be constructed concurrently with this
development, the developer shall provide interim drainage facilities and
establish sufficient escrows as guarantee of future construction of the required
improvements, including removal of interim facilities. Interim facilities shall be
sized to handle runoff from the 100-year, 24-hour storm event as produced by
the Master Storm Water Plan model. The interim facilities shall provide positive
drainage and may include a temporary pump station, if necessary. Interim
facilities shall be removed promptly after the permanent storm water
improvements are constructed.

6. The developer may elect to propose alternate geometry, size and/or type of
storm water improvements that are functionally equivalent to the required
improvements per the Chesterfield Valley Master Storm Water Plan.
Functional equivalence is said to be achieved when, as determined by the
Public Works Director, the alternate proposal provides the same hydraulic
function, connectivity, and system-wide benefits without adversely affecting
any of the following: water surface profiles at any location outside the
development; future capital expenditures; maintenance obligations; equipment
needs; frequency of maintenance; and probability of malfunction. The City will
consider, but is not obligated to accept, the developer’s alternate plans. If the
Public Works Director determines that the developer's proposal may be
functionally equivalent to the Chesterfield Valley Master Storm Water Plan
improvements, hydraulic routing calculations will be performed to make a final
determination of functional equivalence. The Director will consider the
developer’s proposal, but is not obligated to have the hydraulic analysis
performed if any of the other criteria regarding functional equivalence will not
be met. The hydraulic routing calculations regarding functional equivalence
may be performed by a consultant retained by the City of Chesterfield. The
developer shall be responsible for all costs related to consideration of an
alternate proposal, which shall include any costs related to work performed by
the consultant.

7. The developer shall provide all necessary Chesterfield Valley Storm Water
Easements to accommodate future construction of the Chesterfield Valley
Master Storm Water Plan improvements, and depict any and all Chesterfield
Valley Master Storm Water Plan improvements on the Site Development
Plan(s) and Improvement Plans. Maintenance of the required storm water
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improvements shall be the responsibility of the property owner unless otherwise
noted.

8. All Chesterfield Valley Master Storm Water Plan improvements, as applicable,
shall be operational prior to the paving of any driveways or parking areas unless
otherwise approved.

9. Jurisdictional wetlands have been identified on this site. The mitigation for the
wetlands has been addressed under the Chesterfield Valley Mitigation Bank
Program; therefore, the developer shall reimburse the Program for the
mitigation provided for this site. There are 5.26 acres of wetlands delineated on
this site, which require a total of 5.26 acres of mitigation credit. The total
mitigation amount paid by the City for this property was $131,507. A partial
reimbursement payment of $50,624 was made to the City in 1996. Prior to
approval of a grading permit, improvement plans, or issuance of a building
permit, the developer is required to pay the remaining balance of $80,883 to
the City of Chesterfield as the site’s proportionate share of the cost of
establishment of the mitigation area.

10.Formal MSD review, approval, and permits are required.

11.Post-construction BMPs will be required. Stormwater Management facilities
and site design strategies shall be applied such that the extents of the project’s
disturbed areas are managed. The site is considered new development;
volume reducing BMP’s will be required.

12.The project is in the Caulks Creek Service area and is subject to the Caulks
Creek Surcharge.

N. SANITARY SEWER

1. Sanitary sewers shall be as approved by the City of Chesterfield and the
Metropolitan St. Louis Sewer District.

2. Sanitary flow estimates must be provided. These shall include the estimated
average daily and peak flow rates. These estimates are needed to determine
the sanitary requirements for the site. Sanitary improvements, including pump
station upgrades may be required based on the flow rates provided.

3. The site is currently served via an existing private pump station and force main.
These shall remain private.

O. GEOTECHNICAL REPORT

Prior to Site Development Plan approval, provide a geotechnical report, prepared
by a registered professional engineer licensed to practice in the State of Missouri,
as directed by the Department of Public Works. The report shall verify the
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suitability of grading and proposed improvements with soil and geologic conditions
and address the existence of any potential sinkhole, ponds, dams, septic fields,
etc., and recommendations for treatment. A statement of compliance, signed and
sealed by the geotechnical engineer preparing the report, shall be included on all
Site Development Plans and Improvement Plans.

P. MISCELLANEOUS

1.

2.

All utilities shall be installed underground.
An opportunity for recycling shall be provided.

Road improvements and right-of-way dedication shall be completed prior to the
issuance of an occupancy permit. If development phasing is anticipated, the
developer shall complete road improvements, right-of-way dedication, and
access requirements for each phase of development as directed by the City of
Chesterfield and St. Louis County. Delays due to utility relocation and
adjustments will not constitute a cause to allow occupancy prior to completion
of road improvements.

All required easements must be recorded prior to Improvement Plan approval.

Prior to record plat approval, the developer shall cause, at his expense and
prior to the recording of any plat, the reestablishment, restoration or appropriate
witnessing of all Corners of the United States Public Land Survey located
within, or which define or lie upon, the out boundaries of the subject tract in
accordance with the Missouri Minimum Standards relating to the preservation
and maintenance of the United States Public Land Survey Corners, as
necessary.

If any development in, or alteration of, the floodplain is proposed, the developer
shall submit a Floodplain Study and Floodplain Development
Permit/Application to the City of Chesterfield for approval. The Floodplain
Study must be approved by the City of Chesterfield prior to the approval of the
Site Development Plan, as directed. The Floodplain Development Permit must
be approved prior to the approval of a grading permit or improvement plans. If
any change in the location of the Special Flood Hazard Area is proposed, the
Developer shall be required to obtain a Letter of Map Revision (LOMR) from
the Federal Emergency Management Agency. The LOMR must be issued by
FEMA prior to the final release of any escrow held by the City of Chesterfield
for improvements in the development. Elevation Certificates will be required
for any structures within the Special Flood Hazard Area or the Supplemental
Protection Area. All new roads within and adjacent to this site shall be
constructed at least one (1) foot above the base flood elevation of the Special
Flood Hazard Area. Improvements to existing roadways shall be required as
necessary to provide at least one access route to each lot that is at least one
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(1) foot above the base flood elevation. Consult Article 5 of the Unified
Development Code for specific requirements.

IIl. GENERAL CRITERIA

A. SITE DEVELOPMENT CONCEPT PLAN

1. Any Site Development Concept Plan shall show all information required on a

preliminary plat as required in the City of Chesterfield Code.

Include a Conceptual Landscape Plan in accordance with the City of
Chesterfield Code to indicate proposed landscaping along arterial and collector
roadways.

Include a Lighting Plan in accordance with the City of Chesterfield Code to
indicate proposed lighting along arterial collector roadways.

Provide comments/approvals from the appropriate Fire District, the St. Louis
County Department of Transportation, Monarch Chesterfield Levee District,
Spirit of St. Louis Airport and the Metropolitan St. Louis Sewer District.

Compliance with the current Metropolitan Sewer District Site Guidance as
adopted by the City of Chesterfield.

B. SITE DEVELOPMENT PLAN SUBMITTAL REQUIREMENTS

The Site Development Plan shall include, but not be limited to, the following:

1.

Location map, north arrow, and plan scale. The scale shall be no greater than
one (1) inch equals one hundred (100) feet.

Outboundary plat and legal description of property.
Density calculations.

Parking calculations. Including calculation for all off street parking spaces,
required and proposed, and the number, size and location for handicap
designed.

Provide openspace percentage for overall development including separate
percentage for each lot on the plan.

Provide Floor Area Ratio (F.A.R.).
A note indicating all utilities will be installed underground.

A note indicating signage approval is a separate process.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

Depict the location of all buildings, size, including height and distance from
adjacent property lines, and proposed use.

Specific structure and parking setbacks along all roadways and property
lines.

Indicate location of all existing and proposed freestanding monument signs.

Zoning district lines, subdivision name, lot number, dimensions, and area,
and zoning of adjacent parcels where different than site.

Floodplain boundaries.

Depict existing and proposed improvements within 150 feet of the site as
directed. Improvements include, but are not limited to, roadways, driveways
and walkways adjacent to and across the street from the site, significant
natural features, such as wooded areas and rock formations, and other karst
features that are to remain or be removed.

Depict all existing and proposed easements and rights-of-way within 150 feet
of the site and all existing or proposed off-site easements and rights-of-way
required for proposed improvements.

Indicate the location of the proposed storm sewers, detention basins, sanitary
sewers and connection(s) to the existing systems.

Depict existing and proposed contours at intervals of not more than one (1)
foot, and extending 150 feet beyond the limits of the site as directed.

Address trees and landscaping in accordance with the City of Chesterfield
Code.

Comply with all preliminary plat requirements of the City of Chesterfield
Subdivision Regulations per the City of Chesterfield Code.

Signed and sealed in conformance with the State of Missouri Department of
Economic Development, Division of Professional Registration, Missouri
Board for Architects, Professional Engineers and Land Surveyors
requirements.

Provide comments/approvals from the appropriate Fire District, Monarch
Levee District, Spirit of St. Louis Airport, Metropolitan St. Louis Sewer District
(MSD) and the Missouri Department of Transportation.

Compliance with Sky Exposure Plane.
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23. Compliance with the current Metropolitan Sewer District Site Guidance as

adopted by the City of Chesterfield.

C. SITE DEVELOPMENT SECTION PLAN SUBMITTAL REQUIREMENTS

The Site Development Section Plan shall adhere to the above criteria and to the

following:

1. Location map, north arrow, and plan scale. The scale shall be no greater than
one (1) inch equals one hundred (100) feet.

2. Parking calculations. Including calculation for all off street parking spaces,
required and proposed, and the number, size and location for handicap
designed.

3. Provide openspace percentage for overall development including separate
percentage for each lot on the plan.

4. Provide Floor Area Ratio (F.A.R.).

5. A note indicating all utilities will be installed underground.

6. A note indicating signage approval is separate process.

7. Depict the location of all buildings, size, including height and distance from
adjacent property lines and proposed use.

8. Specific structure and parking setbacks along all roadways and property
lines.

9. Indicate location of all existing and proposed freestanding monument signs.

10. Zoning district lines, subdivision name, lot number, lot dimensions, lot area,
and zoning of adjacent parcels where different than site.

11. Floodplain boundaries.

12. Depict existing and proposed improvements within 150 feet of the site as
directed. Improvements include, but are not limited to, roadways, driveways
and walkways adjacent to and across the street from the site, significant
natural features, such as wooded areas and rock formations, and other karst
features that are to remain or be removed.

13. Depict all existing and proposed easements and rights-of-way within 150 feet

of the site and all existing or proposed off-site easements and rights-of-way
required for proposed improvements.
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14.

15.

16.

17.

18.

19.

20.

21.

Indicate the location of the proposed storm sewers, detention basins,
sanitary sewers and connection(s) to the existing systems.

Depict existing and proposed contours at intervals of not more than one (1)
foot, and extending 150 feet beyond the limits of the site as directed.

Address trees and landscaping in accordance with the City of Chesterfield
Code.

Comply with all preliminary plat requirements of the City of Chesterfield
Subdivision Regulations per the City of Chesterfield Code.

Signed and sealed in conformance with the State of Missouri Department of
Economic Development, Division of Professional Registration, Missouri
Board for Architects, Professional Engineers and Land Surveyors
requirements.

Provide comments/approvals from the appropriate Fire District, Monarch
Levee District, Spirit of St. Louis Airport, St. Louis Department of
Transportation, Metropolitan St. Louis Sewer District (MSD) and the Missouri
Department of Transportation.

Compliance with Sky Exposure Plane.

Compliance with the current Metropolitan Sewer District Site Guidance as
adopted by the City of Chesterfield.

TRUST FUND CONTRIBUTION

The developer shall be required to contribute to the Chesterfield Valley Trust Fund
(No. 556). If development phasing is anticipated, the developer shall provide the
traffic generation assessment contribution prior to issuance of building permits for
each phase of development.

A. ROADS

The developer shall be required to contribute a Traffic Generation Assessment
(TGA) to the Chesterfield Valley Trust Fund (No. 556). This contribution shall not
exceed an amount established by multiplying the required parking spaces by the
following rate schedule:

Type of Development Required Contribution
General Retall $2,373.42 | parking space
Office $2,373.42 | parking space

(Parking spaces as required by the City of Chesterfield Code.)
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If types of development differ from those listed, St. Louis County Department of
Transportation will provide rates.

If a portion of the improvements required herein are needed to provide for the
safety of the traveling public, their completion as a part of this development is
mandatory.

Allowable credits for required roadway improvements will be awarded as directed
by the St. Louis County Department of Transportation and the City of Chesterfield.
Sidewalk construction and utility relocation, among other items, are not
considered allowable credits.

The roadway improvement contribution shall be deposited with the St. Louis
County Department of Transportation. The deposit shall be made before the
issuance of any Special Use Permit (SUP) by St. Louis County Department of
Transportation or a Building Permit by St. Louis County Public Works Department.
Funds shall be payable to “Treasurer, St. Louis County.”

As this development is located within a trust fund area established by Saint Louis
County, any portion of the traffic generation assessment contribution which
remains following completion of road improvements required by the development
shall be retained in the appropriate trust fund.

Road Improvement Traffic Generation Assessment contributions shall be
deposited with Saint Louis County Department of Transportation. The deposit
shall be made prior to the issuance of a Special Use Permit (S.U.P.) by Saint
Louis County Department of Transportation or prior to the issuance of building
permits in the case where no Special Use Permit is required. If development
phasing is anticipated, the developer shall provide the Traffic Generation
Assessment contribution prior to the issuance of building permits for each phase
of development. Funds shall be payable to “Treasurer, Saint Louis County”.

B. WATER MAIN

The primary water line contribution is based on gross acreage of the development
land area. The contribution shall be a sum of $954.57 per acre for the total area
as approved on the Site Development Plan to be used solely to help defray the
cost of constructing the primary water line serving the Chesterfield Valley area.

The primary water line contribution shall be deposited with the Saint Louis County
Department of Transportation. The deposit shall be made before Saint Louis
County approval of the Site Development Plan or Concept Plan unless otherwise
directed by the Saint Louis County Department of Transportation. Funds shall be
payable to “Treasurer, Saint Louis County”.
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C. STORM WATER

The storm water contribution is based on gross acreage of the development land
area. These funds are necessary to help defray the cost of engineering and
construction improvements for the collection and disposal of storm water from the
Chesterfield Valley in accordance with the Master Plan on file with and jointly
approved by Saint Louis County and the Metropolitan Saint Louis Sewer District.
The amount of the storm water contribution will be computed based on $3,028.63
per acre for the total area as approved on the Site Development Plan.

The storm water contributions to the Trust Fund shall be deposited with the Saint
Louis County Department of Transportation. The deposit shall be made prior to
the issuance of a Special Use Permit (S.U.P.) by Saint Louis County Department
of Transportation or prior to the issuance of building permits in the case where no
Special Use Permit is required. Funds shall be payable to “Treasurer, Saint Louis
County”.

D. SANITARY SEWER

The sanitary sewer contribution is collected as the Caulks Creek impact fee. The
sanitary sewer contribution within Chesterfield Valley area shall be deposited with
the Metropolitan Saint Louis Sewer District as required by the District.

Trust Fund contributions shall be deposited with St. Louis County in the form of a
cash escrow prior to the issuance of building permits.

IV. RECORDING

Within sixty (60) days of approval of any development plan by the City of Chesterfield,
the approved Plan will be recorded with the St. Louis County Recorder of Deeds.
Failure to do so will result in the expiration of approval of said plan and require re-
approval of a plan by the Planning Commission.

V. ENFORCEMENT

A. The City of Chesterfield, Missouri will enforce the conditions of this ordinance in
accordance with the Plan approved by the City of Chesterfield and the terms of
this Attachment A.

B. Failure to comply with any or all the conditions of this ordinance will be adequate
cause for revocation of approvals/permits by reviewing Departments and
Commissions.

C. Non-compliance with the specific requirements and conditions set forth in this
Ordinance and its attached conditions or other Ordinances of the City of
Chesterfield shall constitute an ordinance violation, subject, but not limited to, the
penalty provisions as set forth in the City of Chesterfield Code.
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D. Waiver of Notice of Violation per the City of Chesterfield Code.

E. This document shall be read as a whole and any inconsistency to be integrated
to carry out the overall intent of this Attachment A.



City of
Chesterfield

E

690 Chesterfield Pkwy W e Chesterfield MO 63017-0760
Phone: 636-537-4000 e Fax 636-537-4798 e www.chesterfield.mo.us

Planning Commission Staff Report

Project Type: Ordinance Amendment

Meeting Date: December 13, 2021

From: Chris Dietz, Planner 712

Location: 17519 Chesterfield Airport Road

Description: P.Z. 14-2020 84 Lumber (17519 Chesterfield Airport Road): An ordinance

amendment to modify development criteria contained in City of Chesterfield
Ordinance 2575 which established a “PC” Planned Commercial District on a 7.42-
acre tract of land located at 17519 Chesterfield Airport Road (17U510073).

PROPOSAL SUMMARY

Doster Ullom & Boyle, LLC. has submitted a request for an
Ordinance Amendment, on behalf of MASE, LLC., to modify
the development criteria for a tract of land located along
Chesterfield Airport Road, east of its intersection with Long
Road and south of Interstate 64. Changes are being
requested to accommodate redevelopment of the site to
feature a total of 60,000 square foot building space for
expansion of operations. These changes include:

1. Increasing the total allowable square footage for
buildings,

2. Modifying conditional language pertaining to
vehicular access from Chesterfield Airport Road, and

Figure 1: Subject Site Aerial

3. Removing setback requirements for stormwater
detention areas.

A Public Hearing was held for this petition at the August 23, 2021 Planning Commission Meeting, with
Planning Commission raising multiple issues regarding this petition. Among the issues were the
permitted uses. The applicant has submitted a list of requested permitted uses from the current UDC as
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part of this Ordinance Amendment request. Each of these issues, and the applicant’s response to them,
will be discussed in detail later in this report.

HISTORY OF SUBJECT SITE

1995 — Subject site was rezoned from “NU” — Non-Urban District to “C-8” — Planned Commercial District
to accommodate the development of a retail lumber yard. A Site Development Plan was approved later
that same year. A Record Plat was also approved that year which depicted the 7.42-acre subject site as
Lot 2 in a 20.25-acre subdivision known as 84 Lumber. Lot 2 (known as TSG Chesterfield Airport Road
subdivision today) accounted for the remaining 12.83 acres on the Record Plat.

2009 — A request to change the zoning from “C-8” — Planned Commercial District to “PI” — Planned
Industrial was amended by the applicant at the time at City Council’s request to change the new district
to a “PC” — Planned Commercial District to allow for the Permitted Uses the applicant was requesting.
Ordinance 2575 was the result of this request and is the governing ordinance for this development
today.

LAND USE AND ZONING
The land use and zoning for the properties surrounding the subject site are as follows:

Direction = Zoning Land Use

North “NU”—Non-Urban (Beyond I-64) Vacant

South “PC”—Planned Commercial Vehicle Repair and Service Facility

East “PC”—Planned Commercial Automotive Dealership

West “PC”—Planned Commercial Automotive Dealership (Under Construction)
C8 [ Regional Commercial |

PC

| Regional Commercial

PC

NU

Regional Commercial

Figure 2: Zoning Map Figure 3: Land Use Map
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COMPREHENSIVE PLAN

The subject site is within the Regional Commercial Character Area of the City of Chesterfield
Comprehensive Land Use map, which emphasizes retail, dining, entertainment, hotel, limited
office/warehouse and leisure uses that draw visitors from both Chesterfield and surrounding areas.

Specific Development Policies for Regional Commercial that pertain to this request include:

e Limiting curb cuts on arterial streets, and where possible, concentrate access at shared entrance
points.

e Aligning primary entrance points with access points immediately across the street.

e Promoting the re-invention of existing tenant space to accommodate different users to increase
the mix of uses and redefine the centers, allowing them to be modernized and remain relevant
in the market.

e Utilizing landscape buffering between roadways to screen areas of surface parking.

e Maintaining pedestrian connectivity from transit stops to facilitate the large employment
centers.

PUBLIC HEARING

A Public hearing was held for this petition at the August 23, 2021 Planning Commission meeting. During
the meeting, Planning Commission raised multiple issues with the petition regarding screening,
permitted uses, access and compliance with current UDC language. In light of these issues, the applicant
has provided a response letter addressing each issue, each of which will be discussed in the following
section of this report.

ISSUES
Issue #1—Screening of Damaged Vehicles

Issue: Concern was raised regarding how items such as, but not limited to, damaged vehicles were to be
screened onsite. Staff directed the applicant to identify on the Preliminary Development Plan the
areas to be used for outdoor storage of vehicles and to provide detailed information on the
method of screening that will be utilized to fully screen these areas from view offsite.

Applicant Response: The Preliminary Plan now depicts outdoor parking areas on the property to be
screened by a six (6) foot vinyl fence.

Issue #2—Uses

Issue: Substantial discussion was held regarding the current uses listed in Ordinance 2575 as these uses
pre-date the City’s adoption of the UDC and the City’s current Comprehensive Plan. As such, some
of these uses are no longer permitted in the “PC”—Planned Commercial District and may not be
compatible with the Comprehensive Plan. Staff instructed the applicant to provide a list of
Permitted Uses to be included in the “PC” district, as listed in the UDC.
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Applicant Response: The applicant provided a list of updated uses found in the UDC that they would like
to incorporate into the ordinance amendment request. A list of these uses is
provided in the Planning Commission packet.

Staff input: The issue surrounding permitted uses will be discussed in further detail under the Staff
Analysis section of this report.

Issue #3—UDC Compliance

Issue: In addition to Permitted Uses, there are other sections of the current governing ordinance (2575)
that do not reflect City Code requirements. Items such as open space, lighting standards and
signage requirements use language that does not necessarily reflect City Code. Staff instructed
the applicant to state whether they were agreeable with amending these sections to reflect
standard language in this petition’s resulting ordinance.

Applicant Response: Applicant has stated that they are agreeable to these changes.

Issue #4—Access to Arnage Road

Issue: A Traffic Impact Study was included in the request to provide analysis on the impact of retaining
access to Chesterfield Airport Road. An issue was raised regarding the Site Development Concept
Plan for the TSG Chesterfield Airport Road subdivision directly south of Arnage Road. Staff
instructed the applicant to provide detail on how the proposed access points to this site will
comply with the UDC’s access management standards and avoid conflict with the proposed access
points south of this development:
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Figure 4a: Previous Arnage Access Exhibit

Applicant Response: The applicant has revised the Preliminary Development Plan to align the eastern
access with the proposed access point to the development on the south side of
Arnage Road and has confirmed that any proposed curb cut constructed by the
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applicant will comply with access management standards. In addition, the
applicant has provided a letter, furnished by the ownership of the development to
the south, stating that it will modify its western curb cut to Arnage Road at the
appropriate time to comply with access management standards if the access to
Chesterfield Airport Road is retained and connected with Arnage Road. This access
point is highlighted in blue in the figure below.

Figure 4b: Revised Arnage Access Exhibit

STAFF ANALYSIS

Since Ordinance 2575 (adopted in 2009) predates the adoption of the Unified Development Code (UDC),
the current language found within it no longer reflects current standards in the City’s Attachment A
language, such as uses. To this end, the applicant has provided a list of requested uses permitted in the
“PC” District, as allowed in the UDC. This list is included in the Planning Commission packet.

The applicant has stated to Staff in a comment response letter dated November 2, 2021 that the current
use of the site is considered to be “Vehicle Repair and Service Facility”, as listed in the UDC.

Vehicle Repair and Service Facility is defined by the UDC as:

A facility for the general repair, rebuilding, or reconditioning of engines, motor vehicles, or trailers, or
providing collision services, including body, frame, or fender repair, and overall painting.

However, earlier this year, Automobile Storage was delineated as a separate use introduced into the
UDC along with other changes pertaining to Automobile uses, as recommended by Planning Commision
and approved by City Council. This particular use is permitted in the “PI”—Planned Industrial District,
but not the “PC”"—Planned Commercial District.

Automobile Storage is defined as:

A business engaged in the storage of four-wheeled motor vehicles designed for passenger transport,
including passenger cars and light-duty trucks (such as pickup trucks, sport utility vehicles, vans, and
minivans) that are not sold on the premises.
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As such, storage of automobiles would not be permitted, should this “PC” district be approved. A full list
of requested uses is found in the Planning Commission packet.

In addition to requested permitted uses, an explanation of each of the applicant’s orginal requests is
provided below.

Request #1: Increase Total Combined Square Footage of Buildings

The current development criteria allow a total footprint of all buildings on site a maximum of 40,000
square feet, including any storage sheds and loading docks. The applicant is requesting to increase the
maximum total combined building square footage for this site to 60,000 square feet, as indicated on the
Preliminary Development Plan. The final design of these buildings is yet to be determined. If an Amended
Site Development Section Plan for this site is ever submitted, the Architectural Review Board will review
the project for compliance with Architectural Review Design Standards prior to proceeding to Planning
Commission review.

Request #2: Removal of Setback Requirement for Stormwater Detention Areas

The applicant is requesting that language under Section 1.J.4 of the Attachment “A” be removed from
the governing ordinance restricting detention areas to be located outside of structure setbacks. The
section requested to be removed states:

All drainage detention storage facilities shall be placed outside of the standard governmental agencies
planning and zoning setbacks, or fifteen (15) feet from the new or existing right-of-way line, whichever
is greater.

This language is typically not included in the City’s standard Attachment A language. The location of any
stormwater detention facilities will be reviewed in the Site Plan review stage once plans are submitted.

Request #3: Access from Chesterfield Airport Road

The Applicant is requesting to modify Section 1.1.1 of the Attachment “A”, which currently states:

The existing direct access to Chesterfield Airport Road shall be permitted until such time that access to
the site is provided via a proposed connector road to either Arnage Boulevard or to Caprice Drive.

Since Arnage Boulevard (Arnage Road) is now constructed, the language is proposed to be modified to
allow the site to retain access from Chesterfield Airport Rd. as a right-in, right-out access until a
connector road is provided to Caprice Drive. The proposed language under Section 1.I.1 would state:

Access to the development shall be as shown on the Preliminary Site Plan and as directed by the City of
Chesterfield, Missouri Department of Transportation, and St. Louis County. Arnage Road shall be
extended to the west property line, as shown on the Preliminary Site Plan, prior to issuance of the
Certificate of Occupancy.

The private access road to Chesterfield Airport Road shall be removed at such time that Arnage Road
connects to Caprice Drive.

The applicant has provided a traffic impact study that has been reviewed by St. Louis County to
accommodate this request. As Chesterfield Airport Road is owned and maintained by St. Louis County,
the City continues to coordinate with St. Louis County Department of Transportation regarding this
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petition. The site will also have two (2) access points along Arnage, as indicated on the Preliminary
Development Plan.

Other language will be updated in the development critera to align with current UDC requirements. Both
a draft copy of Attachment “A” language and the traffic impact study are provided in the Planning
Commission packet.

PRELIMINARY DEVELOPMENT PLAN

A Preliminary Plan has been submitted in conjunction with this request and depicts the proposed
changes to the development criteria listed in the Attachment A section of the governing ordinance.
Location of parking in relation to the building is shown on the plan, as required by code. The plan depicts
three (3) structures, with the largest of them measuring approximately 41,800 ft? located toward the
southwestern corner of the site with the other buildings measuring 8,000 ft.2 each. Proposed parking
and structure setbacks are illustrated as well. A Tree Stand Delineation has also been provided with the
Preliminary Plan. Arnage Road will be extended through the flagpole portion of the property in the
southwest corner. The current access point and driveway from Chesterfield Airport Road is shown as
Right-In, Right-Out access on the Plan, with two (2) other access points on Arnage Road. Items including,
but not limited to, Site Design, Lighting, Landscaping and Architecture, will be reviewed in full detail with
the submission of a Site Development Plan at a later time.

Staff has attached a copy of the draft Attachment “A” language, Narrative Statement, Issue Response
Letter, Preliminary Development Plan, Survey, Tree Stand Delineation and Traffic Impact Study
submitted by the applicant for further consideration.

Attachments: Draft Attachment “A”
Issue response Letter
Narrative Statement
Survey
Preliminary Development Plan
Tree Stand Delineation
Traffic Impact Study
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Sam Page Stephanie Leon Streeter, P.E.
County Executive mUNTY Acting Director

TRANSPORTATION oseph W. Kulessa, P.E.
PUBLIC WORIS Acting Deputy Director

June 28, 2021

Ms. Julie Nolfo, P.E., PTOE
Project Liaison
Lochmueller Group

411 N 10" Street, Suite 200
St. Louis, Missouri 63101

RE: Traffic Impact Study Review
Road Access Study — Chesterfield Airport Road Access Study

Dear Ms. Nolfo:

St. Louis County Department of Transportation and Public Works has reviewed the revised
Traffic Impact Study dated June 22, 2021 for Chesterfield Airport Road access study in Chesterfield,
Missouri. Based on our understanding is that the current study assesses the feasibility of retaining the
existing access drive serving the property at 17519 Chesterfield Airport Road (Car Craft Autobody),
located along the north side of Chesterfield Airport Road. The intent of retaining this access would be
as an interim condition. Once Arnage Road is able to extend westward to Caprice Drive, this drive
and its limited intersection with Chesterfield Airport Road would no longer be necessary and would
be removed.

We agree with the methodologies presented. The Department of Transportation and Public Works
approves the Traffic Impact Study.

Please be advised that a revised Traffic Impact Study must be submitted for further St. Louis
County review and approval should there be any modifications to the project that would change the
assumptions, analysis methods or recommendations of the study. The final approval for access to
County roads and improvements within County road right-of-way shall be via review and approval of
the project’s formal Concept/Site Plan by St. Louis County’s Civil Plan Review Group.

We appreciate the opportunity to review the Traffic Impact Study for this road access study.

e

questions.
Sincerely,
Rethelehem lestu
Bethelehem (Betty) Testu, P.E.
Planning Support Engineer
BT:mtb

cc: Stephanie Leon Streeter, P.E., Acting Director
Joseph W. Kulessa, P.E., Acting Deputy Director/Division Manager, Project Development Division
Glenn E. Henninger, P.E., Assistant Division Manager - Planning and Programming
James M. Knoll, P.E., CFM, Project Managers Supervisor
Central File

" Transportation: 1050 North Lindbergh Boulevard - Saint Louis, MO 63132 - 314/615-8504 - FAX 314/615-8194
Public Works: 41 South Central Avenue * Saint Louis, MO 83105 - 314/615-5184 - FAX 314/615-7085
internet: hitp://www.stiouiscountymo.gov - RelayMO B800-735-2966
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Executive Summary

Lochmueller Group has completed the following traffic impact study for The Staenberg Group (TSG) to
assess the feasibility of retaining the existing access drive serving the property at 17519 Chesterfield
Airport Road (Car Craft Autobody), located along the north side of Chesterfield Airport Road. Currently,
the subject site has a drive that provides full access to Chesterfield Airport Road, approximately 265 feet
east of Caprice Drive.

TSG extended Arnage Road in 2020 from its terminus (300 feet west of Arnage Boulevard) westward
approximately 900 feet, stopping just east of the existing drive serving 17519 Chesterfield Airport Road.
However, the existing access drive and extended Arnage Road do not currently intersect.

Per the City of Chesterfield Ordinance No. 2575, passed in November 2009, the intersection of the drive
to 17519 Chesterfield Airport Road with Chesterfield Airport Road is to be removed once access to the
site is provided via a proposed connector road to either Arnage Boulevard or to Caprice Drive. The
connector road referenced in the ordinance is Arnage Road. Given the successful operation of the Lou
Fusz Ford dealership to the west, it is unlikely that Arnage Road will extend further west to Caprice Drive
in the near term. Therefore, the concept of retaining and improving the existing drive serving 17519
Chesterfield Airport Road, connecting it to Arnage Road and allowing it to serve as the interim western
terminus of the road network serving the area is under consideration. In conjunction with this
connection, the intersection with Chesterfield Airport Road would be restricted to right turns only.

The intent of retaining this access would be as an interim condition. Once Arnage Road is able to extend
westward to Caprice Drive, this drive and its limited intersection with Chesterfield Airport Road would
no longer be necessary and would be removed.

The Preliminary Development Plan for Car Craft Autobody submitted to the City of Chesterfield proposes
the connection of Arnage Road to the existing access drive, as well as a secondary access onto Arnage
Road further to the east. The Preliminary Development Plan also depicts the improvement of the access
drive to 17519 Chesterfield Airport Road to 26 feet in width and restriction of the intersection with
Chesterfield Airport Road to right turns only via the installation of a raised island.

The retention and improvement of this access drive would benefit not only the Car Craft Autobody site
but also the vacant parcels north of Chesterfield Airport Road that flank extended Arnage Road.
Assuming the vacant parcels develop in a commercial manner consistent with the surrounding area
more than 750 additional trips would be generated and seeking access to Chesterfield Airport Road.

The impact of these additional trips was evaluated, as requested by the St. Louis County DOT, to
determine if the access drive could be retained without negatively impacting Chesterfield Airport Road.
Based upon the analysis outlined in this report, the following conclusions were reached:

o The parcels likely to develop or redevelop within the study area could generate a total of 345,
652, 510, and 766 trips during the weekday morning, midday, afternoon, and Saturday midday
peak periods. This level of traffic generation would benefit from a western point of access to
Arnage Road.

e The increase in traffic due to buildout within the study area does have an impact on traffic
operations at the unsignalized intersections to Chesterfield Airport Road. Side street operations
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along Caprice Drive and Plaza Tire Service access drives worsen slightly due to the increase in
through traffic along Chesterfield Airport Road.

The greatest impact on traffic operations because of continued development in the area would
occur at the unsignalized intersection of Chesterfield Airport Road with the existing access drive
adjacent to the AutoZone. This drive is currently comprised of a single lane approach only, albeit
wide. Continued development in the area could add 80 or more left turns to the southbound
approach, while simultaneously adding to the eastbound left turn onto the drive, which would
effectively minimize the available gaps in the traffic flow. Given the single lane approach,
oversaturated conditions are likely for the southbound approach during the weekday and
Saturday midday peak periods, which would result in lengthy vehicular queues.

The installation of a dedicated southbound left turn lane along the AutoZone access drive’s
approach to Chesterfield Airport Road would alleviate the forecasted congestion. Therefore, the
drive adjacent to AutoZone should be restriped to accommodate dedicated left and right turn
lanes within the existing 36 feet in width (TSG intends to complete this restriping in late
May/early June 2021). These lanes should extend back to the adjacent intersection with Arnage
Road since a single lane approaching Arnage Road is all that is necessary.

The proposed restricted intersection of the Car Craft Autobody access drive with Chesterfield
Airport Road would operate with acceptable conditions during the peak periods. The proposed
right turn only connection is anticipated to serve up to 150 vehicles, depending upon the peak
hour considered. The forecasted 95" percentile queue would be less than 100 feet, which
would easily be accommodated. It is recommended that this access drive be widened to
provide 26 feet in width and that parking be prohibited along the drive and that the right turn
restriction at the intersection with Chesterfield Airport Road be enforced via the construction of
a raised median within the access drive’s approach.

The existing shoulder along the north side of Chesterfield Airport Road, that is often used as a
de-facto right turn lane to Caprice Drive, should be removed to eliminate any concerns
regarding weaving between the proposed right turn only drive and Caprice. Conversely, if the
County DOT prefers to maintain a shoulder in this section, striping and signage should be
installed to discourage the use of the shoulder as a deceleration lane for Caprice Drive.

The expected crash frequency at the proposed restricted access drive and Chesterfield Airport
Road is relatively minimal with less than 2 accidents expected annually. An examination of the
existing crash history does not reveal any underlying safety concern at the existing access drive
that would warrant additional safety analysis. The restriction of the access drive’s intersection
with Chesterfield Airport Road to right turns only would remove the potential left turn conflicts,
thereby improving the safety conditions at the intersection.

The introduction of the right turn only drive would, undeniably, increase the expected crashes
along Chesterfield Airport Road between the proposed drive and Caprice Drive just due to the
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presence of an intersection (as compared to elimination of the drive altogether). However, the
expected crash frequency would only increase from 2.313 to 3.396 accidents annually.

o The expected crash frequency at the unsignalized intersection of the AutoZone Drive with
Chesterfield Airport Road revealed that if the access drive to the west is not retained, the
majority of the traffic expected to utilize that drive would shift to the unsignalized access drive
adjacent to the AutoZone. The provision of the right turn only access to the west results in a
lower expected crash frequency at the Autozone Drive.

Therefore, it is recommended the existing access drive to 17519 Chesterfield Airport Road be retained,
improved, connected to Arnage Road and restricted to right turns only at its intersection with
Chesterfield Airport Road. This western terminus of Arnage Road would be an interim condition until
such time that Arnage Road can extend westward to Caprice Drive. To do so will provide connectivity
north of Chesterfield Airport Road to various commercial entities while alleviating the congestion at the
unsignalized intersection adjacent to AutoZone.
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Introduction

Lochmueller Group has completed the following traffic impact study for The Staenberg Group (TSG) to
assess the feasibility of retaining the existing access drive serving the property at 17519 Chesterfield
Airport Road (Car Craft Autobody), located along the north side of Chesterfield Airport Road. Currently,
the subject site has a drive that provides full access to Chesterfield Airport Road, a St. Louis County
controlled roadway. The intersection of the drive with Chesterfield Airport Road is located
approximately 265 feet east of Caprice Drive.

Per Ordinance No. 2575, passed in November 2009, the intersection of this drive with Chesterfield
Airport Road is to be removed once access to the site is provided via a proposed connector road to
either Arnage Boulevard or to Caprice Drive. The connector road referenced in the ordinance is Arnage
Road, which TSG extended in 2020 from its terminus (300 feet west of Arnage Boulevard) westward
approximately 900 feet, stopping just east of the existing drive serving 17519 Chesterfield Airport Road.
In short, the existing access drive and extended Arnage Road do not intersect.

Given the thriving operation of Lou Fusz Ford dealership to the west, it is unlikely that Arnage Road will
extend further west to Caprice Drive in the near term, as originally envisioned. Therefore, the concept
of retaining the existing drive serving 17519 Chesterfield Airport Road, connecting it to Arnage Road and
allowing it to serve as the interim western terminus of the road network serving the area has been
brought forth. In conjunction with this connection, the intersection with Chesterfield Airport Road
would be restricted to right turns only.

The following study will demonstrate that to do so will benefit not only TSG parcels in the immediate
vicinity, but many existing and future developments served by Arnage Boulevard. The intent would be
that once Arnage Road is able to extend westward to Caprice Drive, this drive and its limited intersection
with Chesterfield Airport Road would no longer be necessary and would be removed.

This traffic analysis focuses on the following scenarios in order to quantify traffic impacts associated
with retaining the access drive to 17519 Chesterfield Airport Road but serving right turns only versus
eliminating access to Chesterfield Airport Road altogether:

e Existing conditions (2021);

e 2025 Baseline Conditions (background traffic growth only);

e 2025 Forecasted Conditions — Scenario A (background traffic growth + buildout of developed
areas) assuming right turn only access is maintained at subject drive;

e 2025 Forecasted Conditions — Scenario B (background traffic growth + buildout of developed
areas) assuming the subject drive is closed.

Given the nature of the developments within the area, the traffic study focuses on the morning, midday,
and afternoon peak periods of a typical weekday, as well as the midday peak period of a typical
Saturday. These time periods were chosen since they represent the peak periods of operation for the
proposed uses as well as peak periods along Chesterfield Airport Road itself.
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Development History

The Car Craft Autobody site at 17519 Chesterfield Airport Road was previously the home of 84 Lumber.
The 7.42 acres, legally referenced as 84 Lumber Lot 1, was used as a lumber yard for many years before
closing prior to 2009. In 2009, Car Craft applied for a change in zoning at the property to allow
permitted uses beyond the only allowable use of “a retail lumber/home center with outdoor display
areas, outdoor storage areas, and storage sheds”. Following approval, Car Craft Autobody extended its
collision repair facility located along Caprice Drive to include the subject property and offer luxury car
repair. Currently, Car Craft Autobody is seeking approval from the City of Chesterfield to consolidate the
services offered at 17519 Chesterfield Airport Road with all uses going “under roof” due to the high-end
nature of the vehicles served. PZ 14-2020 84 Lumber (17519 Chesterfield Airport Road) is currently
under consideration with the City to allow for amendments to the governing ordinance that modify the
development criteria for the “PC” Planned Commercial District. If approved, Car Craft Autobody would
be able to provide up to 80,190 SF under roof on the site as a means of servicing and storing luxury
vehicles.

Beyond the property located at 17519 Chesterfield Airport Road (84 Lumber Lot 1), there are other
surrounding parcels within the study area that should be considered. TSG owns the three lots
immediately north of Chesterfield Airport Road and west of the AutoZone drive. These lots vary in size
from 1 acre to slightly less than 1.5 acres and are currently being marketed for typical convenience
oriented commercial uses (notated as Lots B, C, and D within the report). In addition, TSG owns a lot
immediately north of AutoZone that represents less than 0.8 of an acre (Lot E). It is likely that this lot
will eventually combine, in some manner, with the vacant 0.89-acre tract just east of AutoZone and be
developed as a commercial lot.

North of extended Arnage Road, there are two larger lots that are in varying stages of development.
Immediately adjacent to 17519 Chesterfield Airport Road is 84 Lumber Lot 2, 13 acres which is owned by
TSG. This lot was approved by the City of Chesterfield in Fall 2020 for construction of a 31,000 SF Jaguar
/ Land Rover car dealership. The 4.69-acre lot east of the proposed dealership, 23 Arnage Road, is not
owned by TSG but is also a likely candidate to be developed as another luxury dealership or similar use.

Prior to 2020, Arnage Road traversed east-west north of Chesterfield Airport Road from its eastern
terminus adjacent to the Marriott Courtyard and Culvers (Arnage Road does not extend into the
property at 1 McBride & Son Center Drive) to approximately 300 feet west of Arnage Boulevard, which
provides signalized access to Chesterfield Airport Road. This approximately 2,200-foot stretch of private
roadway provides access to the numerous commercial uses located north of Chesterfield Airport Road.
In 2020, TSG extended Arnage Road from its western terminus approximately 900 feet further to the
west, stopping just east of the existing drive serving 17519 Chesterfield Airport Road. Currently, the
existing access drive to 17519 Chesterfield Airport Road and Arnage Road do not intersect.

Figure 1 depicts the parcels within the study area with the critical access drive under study denoted in
red.
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Within Chesterfield Valley, the vision has been to develop connector roadways that allow for motorists
to traverse between the various commercial entities without having to rely solely on Chesterfield Airport
Road. Arnage Road is one such connector road, providing connectivity to multiple developments north
of Chesterfield Airport Road via signalized access with Arnage Boulevard and Chesterfield Commons
West.

In 2009, the 84 Lumber site was rezoned from “C-8” Planned Commercial District to “PC” Planned
Commercial District. As part of the rezoning Ordinance No. 2575, Section I.1.1 of Attachment A states:

“The existing direct access to Chesterfield Airport Road shall be permitted until such time that access
to the site is provided via a proposed connector road to either Arnage Boulevard or to Caprice Drive.”

The intent of the City for some time has been to extend Arnage Road westward to, ultimately, intersect
Caprice Drive. This intention was reinforced in the City’s Envision Chesterfield Comprehensive Plan
2020, which was approved in September 2020. The plan identified the extension of Arnage Road (#10
on a list provided in the “Defining Goals & Implementing Strategies” section) as a Future Recommended
Improvement based upon a network perspective evaluation with the objective of alleviating congestion
in a manner that is consistent with the goals and vision of the Comprehensive Plan.

However, the extension of Arnage Road to Caprice Drive would necessitate cutting through the existing
Lou Fusz auto dealership. Generally speaking, this is undesirable for the dealership due to security
concerns. Dealerships tend to prefer points of access at the front of their properties only so that
inventory can be secured. Hence, it is not likely Arnage Road would extend through the Lou Fusz
property, to Caprice Drive at this time, and would likely only occur in conjunction with the
redevelopment of the property in the future.

Arnage Road was extended by TSG in 2020 approximately 900 feet further to the west, stopping just
east of the existing drive serving 17519 Chesterfield Airport Road, as shown in Figure 2. Currently, the
property at 17519 Chesterfield Airport Road does not have a legal right of access to extended Arnage
Road, via easement or otherwise.
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Figure 2. Extended Arnage Road looking West towards the Access Drive to 17519 Chesterfield Airport
Road and Lou Fusz Dealership

However, the submitted Preliminary Development Plan for Car Craft Autobody proposes the connection
of Arnage Road to the existing access drive, as well as a secondary access onto Arnage Road further to
the east. The Preliminary Development Plan also depicts the improvement of the access drive to 17519
Chesterfield Airport Road to 26 feet in width and restriction of the intersection with Chesterfield Airport
Road to right turns only via the installation of a raised island. Figure 3 depicts the Preliminary
Development Plan for Car Craft Autobody that conveys the intent to connect to Arnage Road and
restrict the access at its intersection with Chesterfield Airport Road.
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Given that the extension of Arnage Road further to the west to Caprice Drive is not likely to occur in the
near term, the connection of the existing drive serving 17519 Chesterfield Airport Road to Arnage Road
and allowing it to serve as the interim western terminus of the road network is logical and warrants
further evaluation.

Existing Conditions

In order to assess the impacts associated with providing access to Arnage Road at the proposed location,
it was first necessary to quantify roadway, traffic, and operating conditions as they currently exist within
the study area.

Existing Roadway Network

The study area road system was inventoried to identify existing roadway types, lane configuration,
functional classifications, posted speeds, access provisions, and intersection control. The traffic data was
collected at the following intersections:

e Chesterfield Airport Road & Arnage Boulevard (signalized)
e Chesterfield Airport Road & AutoZone/Family Church (unsignalized)
e Chesterfield Airport Road & Car Craft Access Drive/Plaza Tire Service Drive (unsignalized)
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e Chesterfield Airport Road & Caprice Drive (unsignalized)
e Arnage Boulevard & Arnage Road (unsignalized)

Chesterfield Airport Road is a four-lane roadway traveling in the east-west directions with a center two-
way-left-turn lane, controlled and maintained by St. Louis County, and is classified as a minor arterial,
with a posted speed limit of 45 miles per hour (mph). At its signalized intersection with Arnage
Boulevard and Public Works Drive, Chesterfield Airport Road has both dedicated right and left turn lanes
in the eastbound and westbound directions. Similarly, both eastbound and westbound approaches
operate under protected plus permissive left turn phasing.

Arnage Boulevard is a two-lane roadway north of Chesterfield Airport Road serving a commercial area.
South of Chesterfield Airport Road, the roadway is known as Public Works Drive. Both roads are
classified as local roadways with a posted speed limit of 25 mph. At the signalized intersection with
Chesterfield Airport Road, both north and south approaches have dedicated left and right turn lanes.
Further, both northbound and southbound approaches operate under permissive phasing.

Arnage Road is a two-lane access roadway traveling in the east-west direction, providing connectivity
between the commercial developments north of Chesterfield Airport Road. The east and west
approaches of Arnage Road at its intersection with Arnage Boulevard are under stop-control while traffic
on Arnage Boulevard has the right of way. The eastbound approach of Arnage Road to this intersection
has a shared through/left lane and a dedicated right turn lane while all other approaches are comprised
of a single lane.

Caprice Drive is a two-lane, local access drive traveling in the north-south directions, serving commercial
developments north of Chesterfield Airport Road, including Lou Fusz Ford,, a small retail center and Car

Craft Autobody. The approach of Caprice Drive to Chesterfield Airport Road operates under stop-control
and all turning movements are permitted. A shoulder exists along the north side of Chesterfield Airport
Road for approximately 390 feet to the east of Caprice Drive and is often utilized as a de-facto right turn
lane. This shoulder varies in width from 17.5 feet at its widest to a few feet at its narrowest.

Access Drive to 17519 Chesterfield Airport Road (Car Craft Autobody) is a two-lane, private access drive
serving the 84 Lumber Lot 1 site. The 24-foot drive currently intersects Chesterfield Airport Road 265
feet east of Caprice Drive and is under stop control. All turning movements are currently permitted at
this intersection.

The existing lane configuration and traffic control at the study intersections, are shown in Figure 4.
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Existing Traffic Volumes

Traffic volume counts were conducted on Thursday, April 1, 2021 between 7AM to 9AM, 11AM to 1PM,
4PM to 6PM, and Saturday, April 3, 2021 between 11AM to 2PM. Weather conditions were fair and
representative of typical weekday and Saturday conditions for the surrounding area and uses. The
weekday morning peak hour occurred between 7:30 and 8:30AM, weekday midday peak hour between
12:00 and1:00PM, weekday afternoon peak hour between 4:30 and 5:30PM, and the Saturday midday
peak hour between 12:30 and 1:30PM.

St. Louis County Department of Transportation (DOT) also provided pre-covid traffic counts along
Chesterfield Airport Road, just east of Long Road and just west of Boone’s Crossing, which were
compared to the existing traffic volumes in order to determine an adjustment factor that would remove
the impact of COVID-19 on travel patterns in the area. Given the low level of development that has
occurred within the study area since 2014 (AutoZone and two hotels), it was determined that traffic
would not have grown significantly over the past several years. Therefore, the eastbound and
westbound mainline volumes along Chesterfield Airport Road, from the 2021 traffic counts, were
averaged over the study locations and compared to the provided 2014 data, thereby revealing a scaling
factor for each period which would conservatively upward adjust the 2021 mainline traffic volumes to
non-pandemic volumes, as shown in Table 1. The calibrated 2021 traffic volumes are illustrated in Figure
5.

Table 1. Traffic Volume Adjustment Factors Due to COVID-19

Weekday AM Weekday MD Weekday PM Saturday MD
Peak Hour Peak Hour Peak Hour Peak Hour

Location
EB WB EB WB EB WB EB WB

Chesterfield Airport Road -

W of Boones Crossing (2014) 266 388 1242 1078 829 756 1385 1250

Chesterfield Airport Road -
E of Long Rd (2014)

Chesterfield Airport Road -
Average of Mainline Traffic Volumes 333 202 807 562 526 411 685.2 491
(2021)

Volume Difference -
2021 vs 2014

315 363 935 1257 634 631 714 926

13% -86% -35%  -108%  -39% -69% -53%  -122%

Scaling Factor 1.0 2.0 15 2.1 15 1.75 15 23
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Existing Crash Analysis

Crash data within the study area was obtained from the MoDOT database over a five-year period from
2015 through 2019. A crash dashboard, shown in Figure 6, was created in order to identify trends in
crash type, contributing circumstances, time-of-day occurrence, or lighting conditions that would be
indicative of a correctable safety issue. A total of 36 crashes occurred over the five-year horizon, with
eleven crashes occurring in 2019 alone. The predominant crash type throughout this section of the
Chesterfield Airport Road corridor is rear end crashes, mainly concentrated at its intersection with
Arnage Boulevard/Public Works Drive. Further, nine crashes resulted in disabling or minor injuries, of
which, 56% were caused by rear end collisions. Most crashes occurred in typical or fair-weather
conditions with clear or cloudy skies and dry surface conditions.

When inspecting crashes within the influence area of the full access drive under study, approximately
five crashes occurred over the 5-year period. Four of those crashes resulted in property damage and one
crash resulting in minor injuries. It should be noted that two of the crashes within the influence area of
the access drive were caused by motorists hitting a deer. The crash which caused minor injuries was a
result of a rear end collision just east of the access drive. In summary, there does not appear to be any
underlying safety concern at the access drive which would need to be addressed.

Existing Operating Conditions

The existing traffic operating conditions at the study intersections was evaluated based upon the traffic
volumes presented in Figure 5. The analysis was completed using Synchro 10 traffic modeling software,
which is based upon the methodologies outlined in the Highway Capacity Manual (HCM) 6% Edition, last
updated in 2016 by the Transportation Research Board.

The performance of a transportation system is quantified by Levels of Service (LOS), which are measures
of traffic flow that consider factors such as speed, delay, interruptions, safety, and driver comfort. There
are six levels of service ranging from LOS A (“free flow”) to LOS F (“oversaturated”). LOS Cis commonly
used for design purposes and represents a roadway with volumes utilizing 70 to 80 percent of its
capacity. LOS D is typically considered acceptable for peak period conditions in urban and suburban
areas. However, LOS F is not unusual for side street stop-controlled approaches during peak period
conditions, especially along major arterials.

Levels of service criteria vary depending upon the roadway component being evaluated. Intersections
are most commonly evaluated, since roadway capacity is typically dictated by the number of vehicles
that can be served at critical intersections. For intersections, the criteria are based on delay and the type
of control (i.e. whether it is signalized or unsignalized). Signalized intersections reflect higher delay
tolerances as compared to unsignalized and roundabout locations because motorists are accustomed to,
and accepting of, longer delays at signals. For signalized and all-way stop intersections, the average
control delay per vehicle is estimated for each movement and then aggregated for each approach and
the intersection as a whole. For intersections with side-street stop control, delay is calculated for the
side-street approaches and major road left-turns only, since through traffic on the major road is not
required to stop. Table 2 shows the thresholds for intersection levels of service, as defined in the HCM.
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Table 2. Level of Service Definitions

Control Delay per Vehicle (sec/veh)

Level of Service

Signalized Unsignalized
A <10 0-10
B >10-20 > 10-15
C > 20-35 > 15-25
D > 35-55 > 25-35
E > 55-80 > 35-50
F > 80 > 50

The intersections and movements/approaches were evaluated based upon the following measures of
effectiveness: level of service, delay (in seconds per vehicle), and 95" percentile queue length (in feet).
The existing operating conditions at the intersections included in the study area are summarized in
Table 3.

During all peak periods, the signalized intersection of Chesterfield Airport Road and Arnage Boulevard
operates with LOS B or better. The longest queues at this intersection were experienced during the
weekday midday when the eastbound and westbound 95 percentile queues extend approximately 330
and 440 feet, respectively. Similarly, the northbound (Public Works Drive) approach operates with LOS D
during the weekday midday peak period and LOS C during all other peak period. Similarly, the
southbound (Arnage Boulevard) approach operates at a LOS C or better during all the time periods. The
northbound and southbound 95 percentile queues remain minimal; hence, the associated delays for
Public Works Drive and Arnage Boulevard are a function of the longer cycle length which accommodates
mainline traffic and not a consequence of heavy volumes on either the northbound or southbound
approaches to the signalized intersection.

The southbound approach of Caprice Drive and the northbound approach from the St. Louis Family
Church to Chesterfield Airport Road both operate with LOS E during the weekday midday peak period,
and LOS D or better during all other peak periods. It should be reiterated that this performance is not
unusual for side street stop-controlled approaches during peak period conditions. During the weekday
midday peak hour, more than 2,700 vehicles travel past on Chesterfield Airport Road, thereby
diminishing the available gaps in the traffic for a motorist to turn left as compared to the other time
periods.

Similarly, all other side street stop-controlled turning movements within the study area operate with
LOS C or better. Further, 95 percentile queues remain minimal with the typical queue length of one
vehicle or less.
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Table 3. 2021 Existing (Calibrated) Operating Conditions
Weekday AM Peak Hour Weekday MD Peak Hour Weekday PM Peak Hour Saturday MD Peak Hour

Intersection/ Approach Vehicle LOS 95" Queue  Vehicle LOS 95t Queue Vehicle LOS 95 Queue Vehicle LOS 95t Queue

(Delay) (ft) (Delay) (ft) (Delay) (ft) (Delay) (ft)

Chesterfield Airport Road & Caprice Drive (side-street stop-control)

e Eastbound Left A (8.4) <25 C(15.8) <25 A(9.7) <25 B (11.5) <25

e Southbound Approach B (11.0) <25 E (45.7) 75 B (14.3) <25 C(18.9) <25
Chesterfield Airport Road & 17519 Chesterfield Airport Road Access Drive (side-street stop-control)

e Eastbound Left A (8.3) <25 C(20.4) <25 A (9.5) <25 A (0.0) <25

e Southbound Approach A (0.0) <25 C(24.1) <25 B(11.3) <25 A (0.0) <25
Chesterfield Airport Road & Plaza Tire Service (side-street stop-control)

e  Westbound Left B (10.4) <25 C(21.0) <25 A (9.8) <25 B(11.1) <25

e Northbound Approach A(8.1) <25 B (12.5) <25 B (14.2) <25 C(17.5) <25
Chesterfield Airport Road & AutoZone/Family Church (side-street stop-control)

e Eastbound Left A (8.4) <25 C(15.4) <25 A(9.4) <25 B (11.9) <25

e Westbound Left A (8.0) <25 B (12.5) <25 A (9.6) <25 B (10.8) <25

e Northbound Approach A (9.4) <25 E (40.6) <25 C(19.1) <25 D (25.8) <25

e Southbound Approach B (11.6) <25 C(23.7) <25 B (13.5) <25 C(21.0) <25
Chesterfield Airport Road & Arnage Boulevard/Public Works Drive (signalized)
Overall Intersection A (5.2) B (15.0) A (8.0) B (11.3)

e Eastbound Approach A(3.1) 48 B(11.4) 334 A(6.2) 151 A (8.4) 222

e  Westbound Approach A (3.9) 65 B (13.7) 438 A (5.2) 122 A (9.0) 258

e Northbound Approach C(25.1) <25 D (37.1) 114 C(26.3) 64 C(33.5) 82

e Southbound Approach B (10.3) <25 C(22.2) 69 C(22.2) 42 C(23.1) 59
Arnage Boulevard & Arnage Road (side-street stop-control)

e Eastbound Left/Thru A (9.7) <25 B (12.0) <25 B (10.1) <25 B (10.4) <25

e  Westbound Approach A (9.4) <25 B (14.3) <25 B (10.4) <25 B (11.0) <25

e Northbound Left A(7.2) <25 A (7.4) <25 A(7.3) <25 A(7.3) <25

e Southbound Left A (0.0) <25 A (7.4) <25 A(7.3) <25 A (7.4) <25

Delay presented in seconds per vehicle
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Development Within the Study Area

As discussed previously, there are numerous undeveloped lots located along the north side of
Chesterfield Airport Road between the subject access drive and Arnage Boulevard. These parcels would
benefit from the connection of Arnage Road to the access drive in terms of having alternate means of
accessing Chesterfield Airport Road. Therefore, it was necessary to assume uses and the associated
traffic characteristics for the currently vacant parcels.

Trip Generation

An initial step in developing a traffic forecast for the area was to identify each vacant parcel’s trip
generation potential, as any impacts to the surrounding road system would be tied to the net increase in
trip generation above and beyond the existing traffic. The Trip Generation Manual, Tenth Edition,
published by the Institute of Transportation Engineers (ITE), was used to forecast the trip generation of
the potential developments with the exception of the Car Craft Autobody expansion. It should be noted
that the following intended uses and associated characteristics (trip generation, directional distribution,
etc.) were presented to St. Louis County Department of Transportation in the April 13%, 2021 Technical
Memorandum.

Given the unconventional luxury use characteristics and the unusually large square footage (80,190 SF)
of the Car Craft Autobody expansion, the conventional trip generation methodology outlined in the Trip
Generation Manual was deemed not applicable. Rather, the existing traffic volumes at the site’s access
drive were used to calculate the number of vehicles entering and exiting via Chesterfield Airport Road.
The proposed site plan building square footage was compared to the existing facility’s square footage, in
order to determine a scale factor which could be applied in order to estimate the increase in trip
generation due to the site’s expansion. Additionally, the scale factor was further inflated to reflect the
proximity of the facility to the adjacent luxury car dealerships under construction or in the future, which
would likely contribute to an increase in business. Hence, Table 4 summarizes the net trips generated
for the proposed Car Craft development.

Table 4. Proposed Car Craft Trip Generation
Weekday AM Weekday MD Weekday PM Saturday MD

Peak Hour Peak Hour Peak Hour Peak Hour
In Out Total In Out Total In Out Total In Out Total

Existing

Traffic Volume
Additional

Trips Generated

Land Use Code 840 (Automobile Sales New) was used for the Jaguar/Land Rover, as well as the future
adjacent car dealership just to the east of the proposed Jaguar/Land Rover dealership. Gross floor area
was used as the independent variable for both car dealerships. 31,000 SF was assumed for the
Jaguar/Land Rover site, per their submitted site development plan. 17,400 SF was assumed for the
property to the east given the relative acreage.
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The intended land uses for parcels B, C, D, and E are not yet known. For this reason, the following
probable uses were assumed to provide a conservative estimate of the vehicle trips generated once
these parcels are fully developed:

e Lot B— Quick Serve Restaurant; 3,300 SF; ITE LUC: 934 Fast-Food Restaurant with Drive-Thru

e Lot C—Bank with Drive Thru; 5,300 SF; ITE LUC: 912 Drive-in Bank

e Lot D - Sit Down Restaurant; 5,300 SF; ITE LUC: 932 High-Turnover (Sit-Down) Restaurant

e Lot E (Combined) — Quick Serve Restaurant; 3,300 SF; ITE LUC: 934 Fast-Food Restaurant with
Drive-Thru

An average gross floor area was assumed for each of the uses based upon data provided in ITE’s Trip
Generation Manual. It should be noted that the fast-food restaurant with drive-thru, located on Lot E,
assumes a restaurant which would not serve breakfast such as a Culvers, Lion’s Choice, etc.
Furthermore, Lot E assumes that the 0.797-acre lot north of AutoZone and the 0.89-acre lot east of
AutoZone would be combined into one developable lot.

For all developments, the average rate was used to calculate the number of trips generated, as either
fitted curve equations were not available or the R? value of the fitted curve equations was less than
0.85. Similarly, Appendix A provides the percent of daily traffic during a 60-minute period. Hence, to
estimate the number of trips generated for each use during the midday peak hour, the total vehicle trips
during a weekday were calculated, and then multiplied by the percent of daily traffic for that land use.
Wherever Appendix A was lacking Saturday data for a land use, the Saturday peak hour generator was
applied for the midday peak period.

It should be emphasized that not all trips would be new to the study area road system. Rather, a portion
of the trips would be attracted to some of the proposed developments as part of an existing trip along
Chesterfield Airport Road. Studies indicated that convenience-oriented uses such as restaurants, banks,
and convenience stores attract a sizeable amount of “pass-by trips”. These trips are already traveling
past the site on the adjoining public roadways and would turn into the site to patronize the propose
uses before continuing on to a different destination. The trips would generate turning movements at the
proposed site access driveways but would not represent new trips to the surrounding roadway network.

It should be noted, pass-by trips were not factored into either car dealership or the Car Craft Autobody
site given these are destination uses. For all other land uses (Parcels B, C, D, and E), average pass-by trip
percentages were referenced within the Trip Generation Handbook, Third Edition, published by ITE. The
Handbook does not provide pass-by trips for the Saturday midday peak hour, so the weekday average
rates were applied for the corresponding land uses. The applied pass-by trip percentages are
summarized in Table 5. The proposed trip generation values, including pass-by trips, are summarized in
Table 6.

Table 5. Pass-By Trip Percentages

Parcel Intended Land Use Pass-By Trip Percentage
B LUC: 934 Fast-Food Restaurant with Drive-Thru Window 49%
C LUC: 912 Drive-in Bank 35%
D LUC: 932 High-Turnover (Sit-Down) Restaurant 43%
E LUC: 934 Fast-Food Restaurant with Drive-Thru Window 49%
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Table 6. Trip Generation - Parcels within Study Area

Weekday AM Weekday MD Weekday PM Saturday MD
Development Trip Type Peak Hour Peak Hour Peak Hour Peak Hour
In Out Total Out Total Out Total Out Total
Total Trips 13 0 13 16 8 24 5 5 10 0 0 0
Car Craft Autobody
Pass-By Reduction 0 0 0 0 0 0 0 0 0 0 0 0
Total Trips 42 16 58 39 42 81 30 46 76 62 64 126
Jaguar/Land Rover Car Dealership
Pass-By Reduction 0 0 0 0 0 0 0 0 0 0 0 0
Total Trips 24 10 34 22 24 46 16 26 42 34 36 70
Adjacent Car Dealership
Pass-By Reduction 0 0 0 0 0 0 0 0 0 0 0 0
Total Trips 68 66 134 91 94 185 56 54 110 94 90 184
Lot B (1.0 Acre) - QSR with Drive-Thru
Pass-By Reduction 33 33 66 46 46 92 27 27 54 45 45 90
Total Trips 30 22 52 29 30 59 54 56 110 72 70 142
Lot C (1.002 Acres) - Bank with Drive-Thru
Pass-By Reduction 9 9 18 11 11 22 20 20 40 25 25 50
Total Trips 30 24 54 36 36 72 32 20 52 30 30 60
Lot D (1.486 Acres) - Sit Down Restaurant
Pass-By Reduction 12 12 24 16 16 32 11 11 22 13 13 26
Total Trips 0 0 0 91 94 185 56 54 110 94 90 184
Lot E (1.67 Acres) - QSR with Drive-Thru
Pass-By Reduction 0 0 0 46 46 92 27 27 54 45 45 90
TOTAL Trips | 207 138 345 | 324 328 652 249 261 510 | 386 380 766
Pass-By Trips 54 54 108 119 119 238 85 85 170 | 128 128 256
New Trips | 153 84 237 205 209 414 164 176 340 | 258 252 510
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Directional Distribution and Trip Assignment

The various uses’ new trips were assigned to the study area roadways in accordance with an anticipated
directional distribution that reflects the market capture area of the proposed uses and by considering
existing prevailing traffic patterns along Chesterfield Airport Road. The proposed directional distribution
percentages for new trip are presented in Table 7. An aerial image depicting the directional distribution
is presented in Figure 7.

Table 7. Directional Distribution of New Commercial Trips

Origin/Destination Percentage

To/From East via Airport Road 60%
To/From West via Airport Road 40%

o
c
o
N
-0
| =
1 3

Figure 7. Directional Distribution of New Trips

Based upon the trip generation calculations and the directional distributions, it was possible to develop
traffic assignments for the various assumed developments. Figure 8 illustrates the additional traffic that
would be generated assuming all of the various developments outlined above were constructed. For the
purposes of the assignment, it was assumed that Arnage Road was extended to the west so as to
intersect the existing access drive serving the expanded Car Craft Autobody site (84 Lumber Lot 1).
However, it was assumed that the intersection of the access drive with Chesterfield Airport Road would
be limited to right turns only.
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Year 2025 Conditions

It is anticipated that it would take a few years for the undeveloped lots presented above to achieve
approval and construction. Therefore, the year 2025 was agreed upon in discussions with St. Louis
County DOT as a reasonable horizon year for the analysis of build out of the area assuming the access
drive is retained and limited to right turns only.

Year 2025 Baseline Conditions

Prior to layering on the additional traffic attributable to the development of the vacant parcels within
the study area, it was first necessary to develop baseline traffic for the Year 2025. Therefore, the
existing traffic volumes along Chesterfield Airport Road (Figure 6) were increased based upon an annual
growth rate of 1%, as presented to St Louis County DOT. The 2025 baseline traffic volumes are depicted
in Figure 9.

The same methodology applied to the existing conditions used to evaluate the 2025 baseline conditions.
The 2025 baseline operating conditions are summarized in Table 8. As shown, there are minimal traffic
impacts resulting from the increased background traffic.

Year 2025 Forecasted Conditions

The 2025 forecasted scenario represents conditions in the year 2025 assuming the proposed Car Craft
Autobody facility is expanded as proposed, that the approved Jaguar/Land Rover dealership is
constructed and operational, and that the vacant parcels are developed as outlined in the preceding
section. Furthermore, this scenario assumes the existing access drive to the expanded Car Craft
Autobody site would remain and connect with Arnage Road, thereby creating a tee-intersection. The
intersection of the access drive with Chesterfield Airport Road would be restricted to right turns only
and the access drive itself would be improved to 26 feet in width. In addition, the existing shoulder
along the north side of Chesterfield Airport Road, that is often used as a de-facto right turn lane, should
be removed to eliminate any concerns regarding weaving between the proposed right turn only drive
and Caprice Lane. Conversely, if the County DOT prefers to maintain a shoulder in this section, striping
and signage should be installed to discourage the use of the shoulder as a deceleration lane for Caprice
Drive.

The 2025 baseline volumes (Figure 9) were combined with the site generated traffic volumes reflected in
Figure 8, resulting in the 2025 forecasted traffic volumes illustrated in Figure 10. These forecasted traffic
volumes were the basis of the 2025 forecasted conditions analysis.
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Table 8. Year 2025 Baseline Operating Conditions
Weekday AM Peak Hour Weekday MD Peak Hour Weekday PM Peak Hour Saturday MD Peak Hour

Intersection/ Approach Vehicle LOS 95" Queue  Vehicle LOS 95t Queue Vehicle LOS 95" Queue Vehicle LOS 95t Queue
(Delay) (ft) (Delay) (ft) (Delay) (ft) (Delay) (ft)

Chesterfield Airport Road & Caprice Drive (side-street stop-control)

e Eastbound Left A (8.5) <25 C(16.6) <25 A (9.8) <25 B (11.8) <25

e Southbound Approach B(11.1) <25 F (55.7) 90 B (14.9) <25 C(19.7) <25
Chesterfield Airport Road & 17519 Chesterfield Airport Road Access Drive (side-street stop-control)

e  Eastbound Left A (3.4) <25 C(21.6) <25 A (9.6) <25 A (0.0) <25

e Southbound Approach A (0.0) <25 D (25.5) <25 B (11.4) <25 A (0.0) <25
Chesterfield Airport Road & Plaza Tire Service (side-street stop-control)

e  Westbound Left A(8.1) <25 B (12.8) <25 A (9.9) <25 B(11.3) <25

e Northbound Approach B (10.5) <25 C(22.0) <25 B (14.5) <25 C(18.2) <25
Chesterfield Airport Road & AutoZone/Family Church (side-street stop-control)

e Eastbound Left A (8.4) <25 C(16.1) <25 A (9.5) <25 B(12.2) <25

e  Westbound Left A (8.0) <25 B(12.9) <25 A(9.7) <25 B (11.0) <25

e Northbound Approach A (9.4) <25 E (44.5) <25 C(19.8) <25 D (27.2) <25

e  Southbound Approach B (11.8) <25 D (25.0) <25 B (13.8) <25 C(21.8) <25
Chesterfield Airport Road & Arnage Boulevard/Public Works Drive (signalized)
Overall Intersection A (5.5) B (15.6) A(8.2) B (11.6)

e Eastbound Approach A(3.7) 51 B (12.0) 358 A (6.3) 158 A (8.8) 236

e Westbound Approach A (4.0) 69 B (14.5) 472 A (5.3) 128 A (9.4) 276

e Northbound Approach C(25.2) <25 D (36.9) 117 C (26.8) 65 C(33.7) 84

e  Southbound Approach A (10.0) <25 C(21.8) 71 C(22.9) 44 C(23.3) 60
Arnage Boulevard & Arnage Road (side-street stop-control)

e  Eastbound Left/Thru A (9.8) <25 B(12.2) <25 B (10.1) <25 B (10.4) <25

e  Westbound Approach A (9.4) <25 B (14.7) <25 B (10.5) <25 B(11.1) <25

e Northbound Left A(7.2) <25 A(7.4) <25 A(7.3) <25 A(7.3) <25

e Southbound Left A (9.4) <25 A(7.4) <25 A(7.3) <25 A(7.3) <25

Delay presented in seconds per vehicle
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Figure 10. Year 2025 Forecasted Traffic Volumes (Assuming RIRO Access)
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Crash Analysis

As requested by St. Louis County DOT, a safety analysis was performed for the Year 2025 in accordance
with methodologies outlined in the Highway Safety Manual (HSM). As presented previously in the
existing conditions discussion, there does not appear to be any underlying safety concern at the existing
access drive which would warrant additional safety analysis. Furthermore, the restriction of the access
drive’s intersection with Chesterfield Airport Road to right turns only would remove the potential left
turn conflicts, thereby improving the safety conditions at the intersection.

However, the HSM provides quantitative analysis to support decision making for improving
transportation safety. Its methodology relies upon safety performance functions to correlate crash
expectancy with location-specific roadway characteristics, such as the number of lanes, presence of
shoulders, speeds, and traffic volumes. The Empirical Bayes Method improves the reliability of the
estimate of expected average crash frequency by pooling the estimate from a predictive model with the
subject site’s observed crash data. This produces an estimate of the expected average crash frequency
that combines the model prediction and the site-specific crash data.

Proposed Right Turn Only Intersection

The HSM spreadsheet was utilized for the Chesterfield Airport Road and the proposed intersection with
the right turn only access drive to Arnage Road. The HSM predictive methodology forecasts relative
changes in crashes under full build conditions when the surrounding area and parcels are fully
developed. To reflect the proposed limitation to right turns only at the access drive, the Crash
Modification Factor (CMF) of 0.55 (CMF ID: 9821) was applied to the proposed intersection. The
expected crash frequency at the proposed restricted access drive and Chesterfield Airport Road is
summarized in Table 9 and is relatively minimal with less than 2 accidents expected annually.

Table 9. HSM Analysis: Intersection of Chesterfield Airport Road & RIRO Access Drive to Arnage Rd

Fatal & Injury Property Damage Only Total
0.634 0.981 1.615

Chesterfield Airport Road Between Proposed Right Turn Only Drive and Caprice Drive

The HSM methodology was also applied to the section of Chesterfield Airport Road between the
proposed right turn only drive and Caprice Drive. For the purposes of this analysis, it was assumed that
the existing shoulder would be removed or striped/signed to discourage motorists from utilizing the
shoulder to decelerate prior to turning onto Caprice Drive. It is imperative that the shoulder not

function as an accel/decel lane between the two driveways to eliminate the concerns associated with a
weave condition.

Table 10 summarizes the expected crash frequencies results for this section of Chesterfield Airport Road
assuming the right turn only intersection is in place as compared to the scenario where the drive is
removed altogether. Please be advised that the summary results reflect both the intersections and
roadway segments that were inputted into HSM’s spreadsheets.
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Table 10. HSM Analysis: Chesterfield Airport Road — RIRO to Caprice Drive

Property

Scenario Fatal & Injury Damage Only Total
With RIRO Access to Arnage Road 1.306 2.091 3.396
Without RIRO Access to Arnage Road 0.858 1.455 2.313

Chesterfield Airport Road & Autozone Drive

In addition, the expected crash frequency at the unsignalized intersection of the AutoZone Drive with
Chesterfield Airport Road was also evaluated; with and without the right turn only drive to the west in
place. It is undeniable that if the access drive to the west is not retained, most of the traffic expected to
utilize that drive would shift to the unsignalized access drive adjacent to the AutoZone. Table 11
compares the expected crash frequency at this location. The provision of the right turn only access to
the west results in a lower expected crash frequency at the Autozone Drive.

Table 11. HSM Analysis: Intersection of Chesterfield Airport Road & Autozone Drive

. . Property
Scenario Fatal & Injury Damage Only Total
With RIRO Access to the West 1.950 2.430 4.379
Without RIRO Access to the West 2.027 2.506 4.533

Operating Conditions

The 2025 forecasted operating conditions at the critical intersections within the study area were
analyzed using the same methodology applied to the existing and baseline conditions. Again, the access
drive’s intersection with Chesterfield Airport Road was assumed to be restricted to right turns only. The
2025 forecasted operating conditions are summarized in Table 12.

As shown, the increase due to traffic generated by the buildout within the study area does have an
impact on traffic operations in the surrounding area. Side street operations along Caprice Drive and
Plaza Tire Service access drives worsen slightly due to the increase in through traffic along Chesterfield
Airport Road. Forecasted conditions at the signalized intersection of Chesterfield Airport Road and
Arnage Boulevard remains at a LOS B or better overall. A slight deterioration in performance can be seen
on the southbound approach, as this approach has in increase in traffic volumes due to the continued
development within the study area. However, the 95" percentile queue would be approximately 140
feet for the worst peak period condition and would easily be accommodated by the provided storage
bay.

The proposed restricted intersection of the Car Craft Autobody access drive with Chesterfield Airport
Road would operate with acceptable conditions during the peak periods. The proposed right turn only
connection is anticipated to serve up to 150 vehicles, depending upon the peak hour considered. The
forecasted 95 percentile queue would be less than 100 feet, which would easily be accommodated. It
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is recommended that this access drive be widened to provide 26 feet in width and that no parking be
allowed along the drive. Furthermore, it is recommended that the right turn restriction be enforced via
the construction of a raised median within the access drive’s approach.

The greatest impact on traffic operations as a result of continued development in the area would occur
at the intersection of Chesterfield Airport Road with the existing AutoZone access drive. This drive is
currently comprised of a single lane approach only. The continued development in the area could add
80 or more left turns to the southbound approach, while simultaneously adding to the eastbound left
turn onto the drive, which would effectively minimize the available gaps in the traffic flow. Given the
single lane approach, oversaturated conditions are likely for the southbound approach during the
weekday and Saturday midday peak periods, which would result in lengthy vehicular queues. These
conditions are not surprising given mainline traffic and southbound volumes are heaviest during these
peak periods.

However, in order to alleviate this possible congestion, the impact of installing a dedicated southbound
left turn lane along the AutoZone access drive at Chesterfield Airport Road was explored. Based upon
field inspections, the drive adjacent to AutoZone is approximately 36 feet in width, which is more than
adequate to stripe the southbound approach to accommodate a dedicated left turn lane. Table 13
summarizes the conditions at the improved intersection for the critical peak periods. While delays
remain appreciable for the southbound left turn, the installation of the dedicated left turn lane allows
southbound right turn traffic to bypass the left turn queue, greatly reducing the anticipated 95"
percentile queues for the approach. TSG intends to complete this restriping in late May/early June 2021.
However, even with this improvement, there are times during the midday peak hours when the
southbound queues on this access drive could be excessive.

The additional traffic generated by the continued development in the area was assigned to the road
network in a fashion which maximized convenience for the motorist. For example, a motorist traveling
to Car Craft Autobody from the west, would likely make a westbound left turn at the AutoZone access
drive rather than traveling further east to the signalized intersection at Arnage Boulevard. Or, similarly,
the majority of the traffic exiting the potential restaurant on Lot E would opt to exit via the unsignalized
access drive adjacent to AutoZone given its close proximity. As a result, this methodology presents a
“worst case” analysis. However, as queues build up on the unsignalized drive adjacent to AutoZone and
the delays to turn left onto or off of the access drive increase, some motorists will divert to the
signalized intersection at Arnage Boulevard for a safe and efficient means of accessing Chesterfield
Airport Road.

For this reason, a sensitivity analysis was conducted, shifting southbound left turning traffic away from
the AutoZone access drive and to the southbound left turn movement at the signalized intersection on
Arnage Boulevard. Traffic volumes were shifted in increments of 20 vehicles until the anticipated
southbound peak queue along Arnage Boulevard reached its storage capacity. The analysis was
conducted for only the weekday midday peak period, as this peak period represents the most critical
traffic conditions for both intersections. If the shift in traffic could be accommodated during this time
period, then it stands to reason that it could be accommodated during the other peak periods. It should
also be noted that the recommended southbound left turn lane along the AutoZone access drive at its
approach to Chesterfield Airport Road was assumed in place for this sensitivity analysis. The results from
the sensitivity analysis are summarized in Table 14.
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Table 12. Year 2025 Forecasted Operating Conditions - (Assuming RIRO Access)
Weekday AM Peak Hour Weekday MD Peak Hour Weekday PM Peak Hour Saturday MD Peak Hour

Intersection/ Approach Vehicle LOS 95" Queue  Vehicle LOS 95t Queue Vehicle LOS 95 Queue Vehicle LOS 95t Queue

(Delay) (ft) (Delay) (ft) (Delay) (ft) (Delay) (ft)
Chesterfield Airport Road & Caprice Drive (side-street stop-control)

e Eastbound Left A (8.6) <25 C(17.8) <25 B (10.2) <25 B (12.5) <25

e Southbound Approach B (11.4) <25 F (68.9) 105 C(15.8) <25 C(21.8) <25
Chesterfield Airport Road & 17519 Chesterfield Airport Road Access Drive (side-street stop-control)

e Southbound Right B (10.2) <25 C(21.3) 25 B (12.5) <25 C(17.0) 25
Chesterfield Airport Road & Plaza Tire Service (side-street stop-control)

e  Westbound Left A (8.3) <25 B (13.5) <25 B (10.2) <25 B (12.0) <25

e Northbound Approach B (10.9) <25 C(23.7) <25 C(15.3) <25 C(19.9) <25
Chesterfield Airport Road & AutoZone/Family Church (side-street stop-control)

e Eastbound Left A (9.0) <25 D (26.5) 63 B (10.6) <25 C(17.1) 43

e  Westbound Left A (8.0) <25 B (12.5) <25 A (9.6) <25 B (10.8) <25

e Northbound Approach A (9.4) <25 F (180+) 68 D (27.7) <25 F (66.0) <25

e Southbound Approach C(22.4) 50 F (180+) 828 E (38.1) 108 F (180+) 583
Chesterfield Airport Road & Arnage Boulevard/Public Works Drive (signalized)
Overall Intersection A (5.8) B (16.7) B (10.5) B (14.4)

e Eastbound Approach A (3.8) 60 B (12.5) 385 A (8.2) 197 B (11.0) 292

e  Westbound Approach A(4.1) 83 B (14.7) 505 A (6.9) 163 B (11.6) 349

e Northbound Approach C(25.2) 24 D (36.9) 117 C(22.6) 62 C(27.6) 80

e Southbound Approach B (18.0) 33 C(32.1) 137 C(32.4) 102 D (37.1) 142
Arnage Boulevard & Arnage Road (side-street stop-control)

e Eastbound Left/Thru A (8.8) <25 C(15.1) <25 B(11.3) <25 B (13.0) <25

e  Westbound Approach B (10.1) <25 C(24.3) 45 B (13.1) <25 C(16.5) <25

e Northbound Left A(7.3) <25 A (7.5) <25 A(7.4) <25 A(7.5) <25

e Southbound Left A (0.0) <25 A (0.0) <25 A(7.3) <25 A(7.4) <25

Delay presented in seconds per vehicle
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Table 12 Continued. Year 2025 Forecasted Operating Conditions - (Assuming RIRO Access)

Weekday AM Peak Hour Weekday MD Peak Hour Weekday PM Peak Hour Saturday MD Peak Hour
Intersection/ Approach Vehicle LOS 95t Queue  Vehicle LOS 95" Queue Vehicle LOS 95" Queue Vehicle LOS 95t Queue
(Delay) (ft) (Delay) (ft) (Delay) (ft) (Delay) (ft)
Arnage Road & AutoZone (all way stop-controlled)
e Eastbound Thru/Right A(7.1) <25 A (7.5) <25 A(7.3) <25 A (8.0) <25
e Westbound left A (0.0) <25 A (8.8) <25 A (8.4) <25 A(9.1) <25
e Northbound Approach A(7.8) <25 A (8.3) <25 A(7.9) <25 A (9.4) 33
e Southbound Approach A(7.3) <25 A(7.8) <25 A(7.6) <25 A (8.1) <25
17519 Chesterfield Airport Road Access Drive & Arnage Road (side-street stop-controlled)
e Southbound Thru/Left A (0.0) <25 A(7.2) <25 A(7.2) <25 A(7.1) <25
e Westbound Approach A(7.8) <25 A(7.9) <25 A (8.0) <25 A (8.1) <25

Delay presented in seconds per vehicle

Table 13. Year 2025 Forecasted Operating Conditions — AutoZone Drive Improved

Weekday AM Peak Hour Weekday MD Peak Hour Weekday PM Peak Hour Saturday MD Peak Hour
Intersection/ Approach Vehicle LOS 95t Queue Vehicle LOS 95t Queue Vehicle LOS 95" Queue Vehicle LOS 95" Queue
(Delay) (ft) (Delay) (ft) (Delay) (ft) (Delay) (ft)
Chesterfield Airport Road & AutoZone/Family Church (side-street stop-control)
e Southbound Left C(23.4) 40 F (180+) 455 D (38.4) 68 F (180+) 335
e Southbound Right B (10.2) <25 D (27.2) 63 B(12.2) <25 C(20.0) 38

Table 14. 2025 Forecasted Operating Conditions — Sensitivity Analysis at AutoZone Access Drive

20 Vehicle Shift 40 Vehicle Shift 60 Vehicle Shift

Intersection/ Approach Vehicle LOS 95" Queue Vehicle 95t Queue Vehicle 95th
(Delay) (ft) LOS (Delay) (ft) LOS (Delay) Queue (ft)

Chesterfield Airport Road & AutoZone Access Drive (side-street stop-control)

e Southbound Left F (300+) 363 F (300+) 270 F (300+) 180
Chesterfield Airport Road & Arnage Boulevard (signalized)

e Southbound Left D (54.6) 153 D (54.5) 169 E (56.2) 189




PAGE |29

As can be seen, the diversion of 60 southbound left turning vehicles from the AutoZone access drive to
the signalized intersection at Arnage Boulevard reduces the southbound peak queue length by 50%. At
the same time, the diversion of the 60 southbound left turning vehicles only increases the peak queue
on Arnage Boulevard by 36 feet. Therefore, the signalized intersection has the capacity necessary to
attract some of the southbound traffic away from the AutoZone drive and would be a viable alternative
for traffic exiting the study area wanting to turn left onto Chesterfield Airport Road.

Therefore, it is recommended that the southbound approach of the access drive adjacent to AutoZone,
as shown in Figure 11, be striped to provide two outbound lanes; dedicated left and right (or shared
right/through) lanes (TSG intends to complete this restriping in late May/early June 2021). Itis
recommended that these lanes extend all the way back to the adjacent intersection with Arnage Road
since a single lane northbound approach to Arnage Road would operate at a LOS A with minimal queues.

Figure 11. Southbound Approach of Drive Adjacent to AutoZone to Chesterfield Airport Road

It should be noted that a traffic signal could potentially alleviate the forecasted poor traffic operations at
the intersection of Chesterfield Airport Road and AutoZone access drive. Ideally, a signal warrant
analysis would be conducted in the future that would determine the intersection’s eligibility for
consideration. However, even if the warrants for signalization are satisfied in the future, there should
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be further discussion whether the 775-foot separation between the AutoZone access drive and the
adjacent signal at Arnage Boulevard is desirable while maintaining progression along Chesterfield
Airport Road given the spacing precedent would be less than currently exists elsewhere along the
arterial.

Conclusion

Lochmueller Group has completed the preceding traffic study for The Staenberg Group (TSG) to assess
the feasibility of retaining the existing access drive serving the property at 17519 Chesterfield Airport
Road (Car Craft Autobody), located along the north side of Chesterfield Airport Road. Currently, the
subject site has a drive that provides full access to Chesterfield Airport Road, approximately 265 feet
east of Caprice Drive.

Within Chesterfield Valley, the long-term vision has been to develop connector roadways that allow for
motorists to traverse between the various commercial entities without having to rely solely on
Chesterfield Airport Road. Arnage Road is one such connector road, providing connectivity to multiple
developments north of Chesterfield Airport Road via signalized access with Arnage Boulevard and
Chesterfield Commons West. TSG extended Arnage Road in 2020 from its terminus (300 feet west of
Arnage Boulevard) westward approximately 900 feet, stopping just east of the existing drive serving
17519 Chesterfield Airport Road. However, the existing access drive and extended Arnage Road do not
intersect.

Per the City of Chesterfield Ordinance No. 2575, passed in November 2009, the intersection of the drive
to 17519 Chesterfield Airport Road with Chesterfield Airport Road is to be removed once access to the
site is provided via a proposed connector road to either Arnage Boulevard or to Caprice Drive. The
connector road referenced in the ordinance is Arnage Road.

Given the successful operation of the Lou Fusz Ford dealership to the west, it is unlikely that Arnage
Road will extend further west to Caprice Drive in the near term, as originally envisioned by Ordinance
No. 2575. Therefore, the concept of retaining and improving the existing drive serving 17519
Chesterfield Airport Road, connecting it to Arnage Road and allowing it to serve as the interim western
terminus of the road network serving the area is under consideration. In conjunction with this
connection, the intersection with Chesterfield Airport Road would be restricted to right turns only. The
intent would be that this would be an interim condition. Once Arnage Road is able to extend westward
to Caprice Drive, this drive and its limited intersection with Chesterfield Airport Road would no longer be
necessary and would be removed.

The Preliminary Development Plan for Car Craft Autobody submitted to the City of Chesterfield proposes
the connection of Arnage Road to the existing access drive, as well as a secondary access onto Arnage
Road further to the east. The Preliminary Development Plan also depicts the improvement of the access
drive to 17519 Chesterfield Airport Road to 26 feet in width and restriction of the intersection with
Chesterfield Airport Road to right turns only via the installation of a raised island.

However, the retention and improvement of this access drive would benefit not only the Car Craft
Autobody site but also the many vacant parcels north of Chesterfield Airport Road that flank extended
Arnage Road. Assuming the vacant parcels develop in a commercial manner consistent with the
surrounding area (restaurants and other convenience based uses fronting Chesterfield Airport Road and
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auto related dealership similar to the recently approved Jaguar / Land Rover site north of Arnage Road)
as many as 766 additional trips would be generated and seeking access to Chesterfield Airport Road.

The impact of these additional trips was evaluated, as requested by the St. Louis County DOT. Given
that it would likely take a few years for the undeveloped lots to be constructed, the year 2025 was
agreed upon as a reasonable horizon year for the traffic analysis. Based upon the analysis outlined in
this report, the following conclusions were reached:

The parcels likely to develop or redevelop within the study area could generate a total of 345,
652, 510, and 766 trips during the weekday morning, midday, afternoon, and Saturday midday
peak periods. This level of traffic generation would benefit from a western point of access to
Arnage Road.

The signalized intersection of Chesterfield Airport Road and Arnage Boulevard operates
acceptable under existing, baseline, and forecasted conditions despite the increase in traffic due
to continued development in the study area.

The increase in traffic due to buildout within the study area does have an impact on traffic
operations at the unsignalized intersections to Chesterfield Airport Road. Side street operations
along Caprice Drive and Plaza Tire Service access drives worsen slightly due to the increase in
through traffic along Chesterfield Airport Road.

The greatest impact on traffic operations as a result of continued development in the area
would occur at the unsignalized intersection of Chesterfield Airport Road with the existing
access drive adjacent to the AutoZone. This drive is currently comprised of a single lane
approach only, albeit wide. Continued development in the area could add 80 or more left turns
to the southbound approach, while simultaneously adding to the eastbound left turn onto the
drive, which would effectively minimize the available gaps in the traffic flow. Given the single
lane approach, oversaturated conditions are likely for the southbound approach during the
weekday and Saturday midday peak periods, which would result in lengthy vehicular queues.

The installation of a dedicated southbound left turn lane along the AutoZone access drive’s
approach to Chesterfield Airport Road would alleviate the forecasted congestion. Therefore, the
drive adjacent to AutoZone should be restriped to accommodate dedicated left and right turn
lanes within the existing 36 feet in width (TSG intends to complete this restriping in late
May/early June 2021). These lanes should extend back to the adjacent intersection with Arnage
Road since a single lane approaching Arnage Road is all that is necessary.

The proposed restricted intersection of the Car Craft Autobody access drive with Chesterfield
Airport Road would operate with acceptable conditions during the peak periods. The proposed
right turn only connection is anticipated to serve up to 150 vehicles, depending upon the peak
hour considered. The forecasted 95" percentile queue would be less than 100 feet, which
would easily be accommodated. It is recommended that this access drive be widened to
provide 26 feet in width and that parking be prohibited along the drive and that the right turn
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restriction at the intersection with Chesterfield Airport Road be enforced via the construction of
a raised median within the access drive’s approach.

e The existing shoulder along the north side of Chesterfield Airport Road, that is often used as a
de-facto right turn lane to Caprice Drive, should be removed to eliminate any concerns
regarding weaving between the proposed right turn only drive and Caprice. Conversely, if the
County DOT prefers to maintain a shoulder in this section, striping and signage should be
installed to discourage the use of the shoulder as a deceleration lane for Caprice Drive.

e The expected crash frequency at the proposed restricted access drive and Chesterfield Airport
Road is relatively minimal with less than 2 accidents expected annually. An examination of the
existing crash history does not reveal any underlying safety concern at the existing access drive
that would warrant additional safety analysis. The restriction of the access drive’s intersection
with Chesterfield Airport Road to right turns only would remove the potential left turn conflicts,
thereby improving the safety conditions at the intersection.

e The introduction of the right turn only drive would, undeniably, increase the expected crashes
along Chesterfield Airport Road between the proposed drive and Caprice Drive just due to the
presence of an intersection (as compared to elimination of the drive altogether). However, the
expected crash frequency would only increase from 2.313 to 3.396 accidents annually.

e The expected crash frequency at the unsignalized intersection of the AutoZone Drive with
Chesterfield Airport Road revealed that if the access drive to the west is not retained, the
majority of the traffic expected to utilize that drive would shift to the unsignalized access drive
adjacent to the AutoZone. The provision of the right turn only access to the west results in a
lower expected crash frequency at the Autozone Drive.

Therefore, it is recommended the existing access drive to 17519 Chesterfield Airport Road be retained,
improved, connected to Arnage Road and restricted to right turns only at its intersection with
Chesterfield Airport Road. This western terminus of Arnage Road would be an interim condition until
such time that Arnage Road can extend westward to Caprice Drive. To do so will provide connectivity
north of Chesterfield Airport Road to various commercial entities for over % mile and benefit numerous
parcels while alleviating the congestion at the unsignalized intersection adjacent to AutoZone.

Please contact our office at (314) 446-3791 if you have any questions or comments concerning this report.

Completed by Lochmueller Group, Inc.
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ATTORNEYS AT LAW
Daniel T. Manning

dmanning@dubllc.com

November 22, 2021

Sent via Email

Mr. Chris Dietz

Planner

City of Chesterfield

690 Chesterfield Parkway West
Chesterfield, MO 63017-0760

Re: P.Z. 14-2020 84 Lumber — Ordinance Amendment — Issues Letter
Response

Dear Mr. Dietz:

MASE, L.L.C. (“Applicant”) has received and reviewed your letter dated November 16, 2021 (the
“Letter””). Applicant’s responses to the issues identified in the Letter are as follows:

1. The narrative currently states that no changes are being sought regarding permitted uses.
However, in response to the issues raised at the Public Hearing, the previous submittal
received on October 11, 2021 provided a list of requested uses found in the UDC. Revise
the narrative accordingly, and provide this list of uses in the next submittal.

Response: A revised narrative statement is enclosed, together with the use list
previously submitted.

Please do not hesitate to contact me if you have any further questions or comments regarding the
Application.

Sincerely,
B#T ///‘“lb'

Daniel T. Manning

Enclosure: 2

cc: Jim Mason, MASE, L.L.C.
Garry Goddard, MASE, L.L.C.
Brandon Harp, Civil Engineering Design Consultants
Michael J. Doster, Doster, Ullom & Boyle, LLC

St. Louis, MO e+  Kansas City, MO



NARRATIVE STATEMENT
MASE, L.L.C. ("Applicant") is requesting the following amendments to Ordinance 2575:

. Amend Section 1.B.2. to increase the total square footage of buildings to 60,000 square
feet.

. Amend Section I.1.1. to read as follows: "The existing full access to Chesterfield Airport
Road shall be converted to a right-in, right-out access. Upon such conversion, direct access to this
development from Chesterfield Airport Road shall be permitted via the right-in, right-out access as
approved by the St. Louis County Department of Transportation. The right-in, right-out access shall be
vacated at such time that Arnage Boulevard connects to Caprice Drive."

o Delete Section 1.J.4. requiring that all drainage detention storage facilities shall be placed
outside of the standard governmental agencies planning and zoning setbacks, or fifteen (15) feet from the
new or existing right-of-way line, whichever is greater.

Applicant has operated its business at 17519 Chesterfield Airport Road (the "Property") since 2012. The
Property is the only parcel subject to the Ordinance. The requested amendments will allow Applicant to
expand its facilities at the Property to accommodate the growth in its business, and will allow Applicant to
continue operating in Chesterfield for the years to come.

At the request of staff, Applicant submitted a list of requested permitted uses for the PC district governing
the Property. The uses requested in Applicant’s list are effectively the same uses currently permitted at the
Property, just with the updated use terminology provided in the Unified Development Code. Applicant is
not seeking exception or variation from any requirements of the Unified Development Code. Applicant will
meet the tree preservation and landscape requirements of the City of Chesterfield, and will submit a
conceptual landscape plan and tree preservation plan with its site development plan.

The plan for buildings 1 to 3 are:

Building 1: Enclose the covered area on the south side of the existing building and expand the
building north to the limits of the existing northern most building which will create one building
that is 41,800 s.f. +/-

Building 2 & 3: It has not been determined at this time if the two buildings will remain as is or be
enclosed with walls.



REQUESTED USE LIST

Art gallery

Art studio

Automobile dealership

Automotive retail supply

Car wash

Car wash, self-service

Commercial service facility

Film drop off and pick up stations

Film processing plant

Motorcycle, ATV, and similar motor vehicles dealership
Office—dental

Office—general

Office—medical

Oil change facility

Parking area (stand-alone), including garages, for automobiles. Not including sales or storage of
damaged vehicles for more than 72 hours
Professional and technical service facility
Recreational vehicle dealership

Retail sales establishment — community
Retail sales establishment — neighborhood
Retail sales establishment — regional
Tackle and bait shop

Vehicle repair and service facility
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PROPOSED CONTOURS
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SWALE
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ADJUST TO GRADE
BACK OF CURB

FACE OF CURB

WATER MAIN

GAS MAIN
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Car Craft Autobody
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St. Louis, MO 63125
Mr. Gary Goddard
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CHESTERFIELD AIRPORT ROAD
LOCATION MAP
N.T.S.
PROPERTY DATA
OWNER = MACE LLC
ADDRESS = 17519 CHESTERFIELD AIRPORT ROAD
CHESTERFIELD, MISSOURI 63005
LOCATOR NO. = 17U510073
TOTAL ACREAGE =7.42% Ac.

= PC — PLANNED COMMERCIAL (ORDINANCE 2575)

= MONARCH FIRE PROTECTION DISTRICT
= ROCKWOOD

= METRO. ST. LOUIS SEWER DISTRICT
WATER SHED = MISSOURI RIVER

FEMA MAP = 29189C0166K, 02/04 /2015
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WATER COMPANY = MISSOURI AMERICAN WATER COMPANY

PROPOSED ZONING
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CAPRICE DRIVE, SOUTH OF THE PARKING FOR A RETAIL STRIP
CENTER APPROXIMATELY 0.1 MILES EAST OF LONG ROAD;
ROUGHLY 58 FEET WEST OF THE CENTERLINE OF CAPRICE
DRIVE, 43 FEET NORTH OF THE CENTERLINE OF CHESTERFIELD
AIRPORT ROAD, AND 69 FEET EAST OF A FIRE HYDRANT.

SITE BENCHMARK

ELEV. 460.76" "0” IN OPEN ON FIRE HYDRANT AS SHOWN ON THIS SURVEY.

FLOOD ZONE NOTES

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY LIES WITHIN SHADED ZONE X (AREAS OF 0.2% ANNUAL FLOOD; AREAS OF 1%
ANNUAL CHANCE FLOOD WITH AVERAGE DEPTHS OF LESS THAN 1 FOOT OR WITH DRAINAGE AREAS LESS THAN 1 SQUARE
MILE; AND AREAS PROTECTED BY LEVEES FROM 1% ANNUAL CHANCE FLOOD) AND ZONE AH FLOOD DEPTHS OF 1 TO 3 FEET
(USUALLY AREAS OF PONDING) BASE FLOOD AREAS DETERMINED ACCORDING TO THE FLOOD INSURANCE RATE MAP PANEL
NUMBER 29189C0165K, (ST. LOUIS COUNTY, MISSOURI) WHICH BEARS AN EFFECTIVE OF FEBRUARY 4, 2015,
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BRANDON A. HARP, P.E, E—28650
PROFESSIONAL ENGINEER
CEDC LICENSE NO.: 2003004674

1)

2.)
3.)
4.)

5.)

6.)

7.)

8.)

9.)

GENERAL NOTES

ALL UTILITES SHOWN HAVE BEEN LOCATED FROM AVAILABLE RECORDS. THEIR LOCATION SHOULD BE
CONSIDERED APPROXIMATE. THE CONTRACTOR HAS THE RESPONSIBILITY TO NOTIFY ALL UTILITY COMPANIES,
PRIOR TO CONSTRUCTION, TO HAVE EXISTING UTILITIES FIELD LOCATED. THE CONTRACTOR SHALL BE ON
RECORD WITH THE MISSOURI ONE CALL SYSTEM.

ALL ELEVATIONS ARE BASED ON M.S.D. BENCHMARK
BOUNDARY AND TOPOGRAPHIC SURVEY BY MARLER SURVEYING CO.

ALL MATERIALS AND METHODS OF CONSTRUCTION TO MEET THE CURRENT STANDARDS AND
SPECIFICATIONS OF THE DIRECTOR OF PUBLIC WORKS FOR THE CITY OF CHESTERFIELD,

ALL GRADED AREAS SHALL BE PROTECTED FROM EROSION BY EROSION CONTROL DEVICES AND/OR SEEDING
AND MULCHING AS REQUIRED BY THE CITY OF CHESTERFIELD.

PRIOR TO BEGINNING ANY WORK ON THE SITE, THE CONTRACTOR SHALL CONTACT THE ENGINEER FOR
SPECIFIC INSTRUCTIONS RELEVANT TO THE SEQUENCING OF WORK.

GRADING CONTRACTOR SHALL INSTALL SILTATION CONTROL PRIOR TO STARTING THE GRADING.
ADDITIONAL SILTATION CONTROL DEVICES SHALL BE INSTALLED AS DIRECTED BY THE CITY OF
CHESTERFIELD.

ALL FILLS AND BACKFILLS SHALL BE MADE OF SELECTED EARTH MATERIALS, FREE FROM BROKEN
MASONRY, ROCK, FROZEN EARTH, RUBBISH, ORGANIC MATERIAL AND DEBRIS.

GRADING CONTRACTOR SHALL KEEP EXISTING ROADWAYS CLEAN OF MUD AND DEBRIS AT ALL TIMES.

10.) PROPOSED CONTOURS SHOWN ARE FINISHED ELEVATIONS ON PAVED AREAS.

11.) GRADING & STORM WATER PER M.S.D. STANDARD SPECIFICATIONS

AND THE CITY OF CHESTERFIELD
STANDARDS.

12.) DRIVE ENTRANCES ARE TO BE CONSTRUCTED IN ACCORDANCE WITH THE CITY OF CHESTERFIELD, ST. LOUIS

13.) SEEDING, SODDING, MULCHING AND PLANTINGS FOR ALL DISTURBED

COUNTY & MODOT.

AREAS SHALL BE SPECIFIED ON THE
LANDSCAPE PLAN.

14.) SIDEWALKS ALONG THE ACCESSIBLE ROUTE SHALL NOT HAVE A SLOPE EXCEEDING 1'V:20°H. SLOPES

GREATER THAN 1°V:20'H MUST BE DESIGNED AS A RAMP.

15.) SIDEWALKS, CURB RAMPS, RAMPS AND ACCESSIBLE PARKING SPACES SHALL BE CONSTRUCTED IN

ACCORDANCE WITH THE CURRENT APPROVED "AMERICANS WITH DISABILITIES ACT ACCESSIBILITY GUIDELINES”
(ADAAC) ALONG WITH THE REQUIRED GRADES, CONSTRUCTION MATERIALS, SPECIFICATIONS AND SIGNAGE. IF
ANY CONFLICT OCCURS BETWEEN THE ADAAC GUIDELINES AND THE INFORMATION ON THE PLANS, THE
ADAAC GUIDELINES SHALL TAKE PRECEDENCE AND THE CONTRACTOR SHALL NOTIFY THE PROJECT ENGINEER
PRIOR TO ANY CONSTRUCTION.

16.) DENSITY CALCULATIONS

Open Space
178,981 s.f. x 100 = B55%
323,240 s.f. total site
F.A.R.
57,800 s.f. Bldg = 0.18

323,240 s.f. total site

17.) BY GRAPHIC PLOTTING ONLY, THIS PROPERTY DOES LIE WITHIN SPECIAL FLOOD ZONE AREAS ACCORDING TO

THE FLOOD INSURANCE RATE MAP PANEL NUMBER 29189C0165K AND COMMUNITY NUMBER 290896 (CITY OF
CHESTERFIELD) WHICH BEARS AN EFFECTIVE DATE OF FEBRUARY 4, 2015. THE PROPERTY LIES WITHIN
SHADED ZONE X (AREAS OF 0.2% ANNUAL CHANCE FLOOD; ARES OF 1% ANNUAL CHANCE FLOOD WITH
AVERAGE DEPTHS OF LESS THAN 1 FOOT OR WITH DRAINAGE AREAS LESS THAN 1 SQUARE MILE; AND
AREAS PROTECTED BY LEVEES FROM 1% ANNUAL CHANCE FLOOD) AND ZONE AH (FLOOD DEPTHS OF 1 TO 3
FEET (USUALLY AREAS OF PONDING); BASE FLOOD ELEVATIONS DETERMINED).

18.) NO ON-SITE ILLUMINATION SOURCE SHALL BE SO SITUATED THAT LIGHT IS CAST DIRECTLY ON ADJOINING

PROPERTIES OR PUBLIC ROADWAYS. ILLUMINATION LEVELS SHALL COMPLY WITH THE PROVISIONS OF SECTION
31.04.03 OF THE UNIFIED DEVELOPMENT CODE.

19.) APPROVAL OF THIS PLAN DOES NOT CONSTITUTE APPROVAL OF SIGNAGE. SIGN APPROVAL IS A SEPARATE

PROCESS.

20.) ALL PROPOSED UTILITIES SHALL BE PLACED UNDERGROUND

21.) ROOF TOP EQUIPMENT SHALL BE SCREENED

22.) THIS DEVELOPMENT SHALL CONFORM TO MSD REQUIREMENTS FOR WATER QUALITY, IF APPLICABLE.

23,) NO CONSTRUCTION RELATED PARKING SHALL BE PERMITTED WITHIN THE RIGHT—OF—WAY OF EDISON OR LONG

ROAD

24.) ALL PROVISIONS OF THE CITY CODE SHALL APPLY

LEGAL DESCRIPTION
(FROM TITLE COMMITMENT)
LOT 1 OF 84 LUMBER SUBDIVISION, ACCORDING TO THE PLAT THEREOF

RECORDED IN PLAT BOOK 339 PAGE 80 OF THE ST. LOUIS COUNTY
RECORDS.

A TRACT OF LAND BEING ALL OF LOT 1 OF 84 LIMBER SUBDIVISION, ACCORDING TO THE PLAT
THEREOF RECORDED IN PLAT BOOK 339 PAGE 80 OF THE ST. LOUIS COUNTY LAND RECORDS OFFICE
IN CLAYTON, MISSOURI BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT BEING THE NORTHWEST CORNER OF LOT 1 OF 84 LUMBER SUBDIVISION
BEING ON THE SOUTHERN RIGHT OF WAY LINE OF INTERSTATE 64, U.S. HIGHWAY 40-61 (VARIABLE
WIDTH), FROM WHICH A FOUND 1/2” IRON PIPE BEARS NORTH 84 DEGREES 09 MINUTES 41 SECONDS
WEST 0.16 FEET; THENCE ALONG THE SOUTHERN RIGHT OF WAY LINE OF THE AFORESAID INTERSTATE,
SOUTH 84 DEGREES 06 MINUTES 36 SECONDS EAST A DISTANCE OF 458.79 FEET TO A FOUND 1/2"
REBAR; THENCE LEAVING SAID RIGHT OF WAY LINE, SOUTH 00 DEGREES 48 MINUTES 46 SECONDS
WEST A DISTANCE OF 641.98 FEET TO A POINT FROM WHICH A FOUND 1/2” IRON PIPE BEARS NORTH
77 DEGREES 19 MINUTES WEST 0.21 FEET; THENCE SOUTH 89 DEGREES 35 MINUTES 44 SECONDS
WEST A DISTANCE OF 407.09 FEET TO A FOUND 1/2" REBAR; THENCE SOUTH 00 DEGREES 48
MINUTES 46 SECONDS WEST A DISTANCE OF 367.38 FEET TO A SET 1/2" X 18" REBAR WITH CAP
STAMPED "MARLER 347-D” BEING ON THE NORTHERN RIGHT OF WAY LINE OF CHESTERFIELD AIRPORT
ROAD (100" WIDE); THENCE ALONG THE NORTHERN RIGHT OF WAY LINE OF CHESTERFIELD AIRPORT
ROAD, SOUTH 89 DEGREES 35 MINUTES 44 SECONDS WEST A DISTANCE OF 50.01 FEET TO A POINT
FROM WHICH A FOUND 1/2” IRON PIPE BEARS NORTH 85 DEGREES 40 MINUTES WEST A DISTANCE OF
0,61 FEET; THENCE LEAVING SAID RIGHT OF WAY, NORTH OO DEGREES 48 MINUTES 46 SECONDS EAST
A DISTANCE OF 1059.68 FEET TO THE POINT OF BEGINNING CONTAINING 323,240 SQ. FT. OR 7.42
ACRES MORE OR LESS AS SURVEYED BY MARLER SURVEYING COMPANY INC. DURING SEPTEMBER 2019,

IEND OF DESCRIPTION

NOTE:

CIVIL ENGINEERING DESIGN CONSULTANTS, INC. AND THE UNDERSIGNED ENGINEER HAVE NO
RESPONSIBILITY FOR SERVICES PROVIDED BY OTHERS TO IMPLEMENT THE IMPROVEMENTS SHOWN ON
THIS PLAN AND ALL OTHER DRAWINGS WHERE THE UNDERSIGNED ENGINEER’S SEAL APPEARS. THE
CONSTRUCTION MEANS, METHODS & MATERIALS ARE THE SOLE RESPONSIBILITY OF THE OWNER AND
CONTRACTOR. CIVIL ENGINEERING DESIGN CONSULTANTS, INC. HAS NO RESPONSIBILITY TO VERIFY
FINAL IMPROVEMENTS AS SHOWN ON THIS PLAN UNLESS SPECIFICALLY ENGAGED AND AUTHORIZED TO
DO SO BY THE OWNER OR CONTRACTOR.

UTILITY NOTE:

UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE SURVEYS,
RECORDS AND INFORMATION, AND , THEREFORE DO NOT NECESSARILY REFLECT THE ACTUAL EXISTENCE,
NON—EXISTENCE, SIZE, TYPE, NUMBER, OR LOCATION OF THESE FACILITIES, STRUCTURES AND UTILITIES. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE ACTUAL LOCATION OF ALL UNDERGROUND
FACILITIES, STRUCTURES, AND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THESE PLANS. THE
UNDERGROUND FACILITIES, STRUCTURES, AND UTILITIES SHALL BE LOCATED IN THE FIELD PRIOR TO ANY
GRADING, EXCAVATION OR CONSTRUCTION OF IMPROVEMENTS. THESE PROVISIONS SHALL IN NO WAY
ABSOLVE ANY PARTY FROM COMPLYING WITH THE UNDERGROUND FACILITY SAFETY AND DAMAGE
PREVENTION ACT, CHAPTER 319 RSMo.

NOTE TO CONTRACTOR

CONTRACTOR /SUBCONTRACTOR SHALL INVESTIGATE, ASCERTAIN AND CONFORM TO ANY AND ALL PERMIT
REQUIREMENTS OF THE (ANY) VARIOUS AFFECTED UTILITY COMPANIES AND/OR REGULATORY AGENCIES WITH
REGARDS TO MAKING CONNECTIONS TO; OR CROSSINGS OF THEIR FACILITIES; WORKING WITHIN THEIR
RIGHT—OF—WAY OR EASEMENTS; INSPECTIONS AND ASSOCIATED MONETARY CHARGES; AND/OR SPECIAL
BACKFILL REQUIREMENTS. SUCH INVESTIGATION TO INCLUDE BUT NOT LIMITED TO THE MAKING OF NECESSARY
APPLICATIONS AND PAYMENTS OF ALL REQUIRED FEES.

THE LOCATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS OR PROFILES ARE APPROXIMATE. IT IS
THE RESPONSIBILITY OF THE CONTRACTOR/SUBCONTRACTOR TO VERIFY THE FIELD LOCATIONS, ANTICIPATED
CLEARANCES AND THE EXISTENCE OF ANY FACILITIES NOT SHOWN HEREON, AS PART OF THE
INVESTIGATIONS IN THE PARAGRAPH ABOVE.

NOTE:

THE UNDERGROUND UTILITIES HAVE BEEN PLOTTED FROM
AVAILABLE SOURCES AND THEIR LOCATIONS MUST BE
CONSIDERED APPROXIMATE ONLY. THE VERIFICATION OF THE
ACTUAL LOCATIONS OF ALL UNDERGROUND UTILITIES, EITHER
SHOWN OR NOT SHOWN ON THIS DRAWING, SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR AND SHALL BE LOCATED
PRIOR TO GRADING OR CONSTRUCTION OF IMPROVEMENTS.

Call BEFORE you DIG

TOLL FREE

1-800-DIG-RITE

MISSOURI ONE-CALL SYSTEM, INC.

MISSOURI ONE CALL TICKET NUMBER 192483554

THE UTILITIES CONTACT BY MISSOURI ONE CALL WERE: AMEREN
MISSOURI ELECTRIC, ATT DISTRIBUTION, CHARTER
COMMUNICATIONS, EXTENET SYSTEMS, MISSOURI AMERICAN
WATER COMPANY, MCI, SPIRE MO EAST AND ST LOUIS
METROPOLITAN SEWER.

Saint Louis, Missouri 63127

10820 Sunset Office Drive
314.729.1400

Suite 200
Fax: 314.729.1404

DESIGN CONSULTANTS www.cedenet

CIVIL ENGINEERING

Preliminary Development Plan for
CAR CRAFT AUTOBODY

17519 CHESTERFIELD AIRPORT ROAD
CHESTERFIELD, MISSOURI 63005

Proj. # 1980
No. Description Date
To City 11-18-2020
To City 3-16-2021
To City 7-16-2021
To City 10-07-2021
To City 11-02-2021
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1.)  ALL UTILITIES SHOWN HAVE BEEN LOCATED FROM AVAILABLE RECORDS.  THEIR LOCATION SHOULD BE CONSIDERED APPROXIMATE.  THE CONTRACTOR HAS THE RESPONSIBILITY TO NOTIFY ALL UTILITY COMPANIES, PRIOR TO CONSTRUCTION, TO HAVE EXISTING UTILITIES FIELD LOCATED. THE CONTRACTOR SHALL BE ON RECORD WITH THE MISSOURI ONE CALL SYSTEM. 2.)  ALL ELEVATIONS ARE BASED ON M.S.D. BENCHMARK  3.)  BOUNDARY AND TOPOGRAPHIC SURVEY BY MARLER SURVEYING CO.  4.)  ALL MATERIALS AND METHODS OF CONSTRUCTION TO MEET THE      CURRENT STANDARDS AND SPECIFICATIONS OF THE DIRECTOR OF      PUBLIC WORKS FOR THE CITY OF CHESTERFIELD.  5.)  ALL GRADED AREAS SHALL BE PROTECTED FROM EROSION BY EROSION CONTROL DEVICES AND/OR SEEDING AND MULCHING AS REQUIRED BY THE CITY OF CHESTERFIELD. 6.)  PRIOR TO BEGINNING ANY WORK ON THE SITE, THE CONTRACTOR SHALL CONTACT THE ENGINEER FOR SPECIFIC INSTRUCTIONS RELEVANT TO THE SEQUENCING OF WORK.  7.)  GRADING CONTRACTOR SHALL INSTALL SILTATION CONTROL PRIOR TO      STARTING THE GRADING.  ADDITIONAL SILTATION CONTROL DEVICES      SHALL BE INSTALLED AS DIRECTED BY THE CITY OF CHESTERFIELD. 8.)  ALL FILLS AND BACKFILLS SHALL BE MADE OF SELECTED EARTH      MATERIALS, FREE FROM BROKEN MASONRY, ROCK, FROZEN EARTH,      RUBBISH, ORGANIC MATERIAL AND DEBRIS.  9.)  GRADING CONTRACTOR SHALL KEEP EXISTING ROADWAYS CLEAN OF      MUD AND DEBRIS AT ALL TIMES.    10.) PROPOSED CONTOURS SHOWN ARE FINISHED ELEVATIONS ON PAVED      AREAS. 11.) GRADING & STORM WATER PER M.S.D. STANDARD SPECIFICATIONS      AND THE CITY OF CHESTERFIELD STANDARDS.  12.) DRIVE ENTRANCES ARE TO BE CONSTRUCTED IN ACCORDANCE WITH THE CITY OF CHESTERFIELD, ST. LOUIS COUNTY & MODOT.  13.) SEEDING, SODDING, MULCHING AND PLANTINGS FOR ALL DISTURBED     AREAS SHALL BE SPECIFIED ON THE LANDSCAPE PLAN.  14.) SIDEWALKS ALONG THE ACCESSIBLE ROUTE SHALL NOT HAVE A SLOPE EXCEEDING 1'V:20'H. SLOPES SIDEWALKS ALONG THE ACCESSIBLE ROUTE SHALL NOT HAVE A SLOPE EXCEEDING 1'V:20'H. SLOPES GREATER THAN 1'V:20'H MUST BE DESIGNED AS A RAMP.  15.) SIDEWALKS, CURB RAMPS, RAMPS AND ACCESSIBLE PARKING SPACES SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE CURRENT APPROVED "AMERICANS WITH DISABILITIES ACT ACCESSIBILITY GUIDELINES" (ADAAC) ALONG WITH THE REQUIRED GRADES, CONSTRUCTION MATERIALS, SPECIFICATIONS AND SIGNAGE. IF ANY CONFLICT OCCURS BETWEEN THE ADAAC GUIDELINES AND THE INFORMATION ON THE PLANS, THE ADAAC GUIDELINES SHALL TAKE PRECEDENCE AND THE CONTRACTOR SHALL NOTIFY THE PROJECT ENGINEER PRIOR TO ANY CONSTRUCTION. 16.) DENSITY CALCULATIONS Open Space   178,981 s.f.          x 100  = 55%  x 100  = 55% = 55% 323,240 s.f. total site F.A.R.   57,800 s.f. Bldg      = 0.18     = 0.18 = 0.18 323,240 s.f. total site 17.) BY GRAPHIC PLOTTING ONLY, THIS PROPERTY DOES LIE WITHIN SPECIAL FLOOD ZONE AREAS ACCORDING TO THE FLOOD INSURANCE RATE MAP PANEL NUMBER 29189C0165K AND COMMUNITY NUMBER 290896 (CITY OF CHESTERFIELD) WHICH BEARS AN EFFECTIVE DATE OF FEBRUARY 4, 2015. THE PROPERTY LIES WITHIN SHADED ZONE X (AREAS OF 0.2% ANNUAL CHANCE FLOOD; ARES OF 1% ANNUAL CHANCE FLOOD WITH AVERAGE DEPTHS OF LESS THAN 1 FOOT OR WITH DRAINAGE AREAS LESS THAN 1 SQUARE MILE; AND AREAS PROTECTED BY LEVEES FROM 1% ANNUAL CHANCE FLOOD) AND ZONE AH (FLOOD DEPTHS OF 1 TO 3 FEET (USUALLY AREAS OF PONDING); BASE FLOOD ELEVATIONS DETERMINED). 18.) NO ON-SITE ILLUMINATION SOURCE SHALL BE SO SITUATED THAT LIGHT IS CAST DIRECTLY ON ADJOINING PROPERTIES OR PUBLIC ROADWAYS.  ILLUMINATION LEVELS SHALL COMPLY WITH THE PROVISIONS OF SECTION ROADWAYS.  ILLUMINATION LEVELS SHALL COMPLY WITH THE PROVISIONS OF SECTION 31.04.03 OF THE UNIFIED DEVELOPMENT CODE. 19.) APPROVAL OF THIS PLAN DOES NOT CONSTITUTE APPROVAL OF SIGNAGE.  SIGN APPROVAL IS A SEPARATE PROCESS.  20.) ALL PROPOSED UTILITIES SHALL BE PLACED UNDERGROUND  21.) ROOF TOP EQUIPMENT SHALL BE SCREENED  22.) THIS DEVELOPMENT SHALL CONFORM TO MSD REQUIREMENTS FOR WATER QUALITY, IF APPLICABLE.  23.) NO CONSTRUCTION RELATED PARKING SHALL BE PERMITTED WITHIN THE RIGHT-OF-WAY OF EDISON OR LONG ROAD  24.) ALL PROVISIONS OF THE CITY CODE SHALL APPLY 

AutoCAD SHX Text
SILTATION CONTROL

AutoCAD SHX Text
EXISTING CONTOURS

AutoCAD SHX Text
PROPOSED CONTOURS

AutoCAD SHX Text
EXISTING STORM SEWER

AutoCAD SHX Text
PROPOSED STORM SEWER

AutoCAD SHX Text
EXISTING SANITARY SEWER

AutoCAD SHX Text
RIGHT-OF-WAY

AutoCAD SHX Text
EXISTING TREE

AutoCAD SHX Text
EXISTING SPOT ELEVATION

AutoCAD SHX Text
PROPOSED SPOT ELEVATION

AutoCAD SHX Text
TO BE REMOVED

AutoCAD SHX Text
TO BE REMOVED & RELOCATED

AutoCAD SHX Text
TO BE USED IN PLACE

AutoCAD SHX Text
ADJUST TO GRADE

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
FACE OF CURB

AutoCAD SHX Text
WATER MAIN

AutoCAD SHX Text
UNDERGROUND TELEPHONE

AutoCAD SHX Text
OVERHEAD WIRE

AutoCAD SHX Text
UNDERGROUND ELECTRIC

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
POWER POLE

AutoCAD SHX Text
WATER VALVE

AutoCAD SHX Text
LIGHT STANDARD

AutoCAD SHX Text
PROPOSED SANITARY SEWER

AutoCAD SHX Text
GAS MAIN

AutoCAD SHX Text
SWALE

AutoCAD SHX Text
EASEMENT

AutoCAD SHX Text
CENTERLINE

AutoCAD SHX Text
WV

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
A.T.G.

AutoCAD SHX Text
B.C.

AutoCAD SHX Text
F.C.

AutoCAD SHX Text
12"

AutoCAD SHX Text
+

AutoCAD SHX Text
+

AutoCAD SHX Text
T.B.R.

AutoCAD SHX Text
U.I.P.

AutoCAD SHX Text
433.28

AutoCAD SHX Text
433.28

AutoCAD SHX Text
T.B.R.& R.

AutoCAD SHX Text
433

AutoCAD SHX Text
433

AutoCAD SHX Text
C1  TITLE SHEET TITLE SHEET C2  EXISTING CONDITIONS EXISTING CONDITIONS C3  SITE PLANSITE PLAN

AutoCAD SHX Text
%%UUTILITY NOTE:

AutoCAD SHX Text
%%UNOTE TO CONTRACTOR

AutoCAD SHX Text
%%UNOTE:

AutoCAD SHX Text
CIVIL ENGINEERING DESIGN CONSULTANTS, INC. AND THE UNDERSIGNED ENGINEER HAVE NO RESPONSIBILITY FOR SERVICES PROVIDED BY OTHERS TO IMPLEMENT THE IMPROVEMENTS SHOWN ON THIS PLAN AND ALL OTHER DRAWINGS WHERE THE UNDERSIGNED ENGINEER'S SEAL APPEARS.  THE CONSTRUCTION MEANS, METHODS & MATERIALS ARE THE SOLE RESPONSIBILITY OF THE OWNER AND CONTRACTOR.  CIVIL ENGINEERING DESIGN CONSULTANTS, INC. HAS NO RESPONSIBILITY TO VERIFY FINAL IMPROVEMENTS AS SHOWN ON THIS PLAN UNLESS SPECIFICALLY ENGAGED AND AUTHORIZED TO DO SO BY THE OWNER OR CONTRACTOR.
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UNDERGROUND FACILITIES, STRUCTURES AND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE SURVEYS, RECORDS AND INFORMATION, AND , THEREFORE DO NOT NECESSARILY REFLECT THE  ACTUAL EXISTENCE, NON-EXISTENCE, SIZE, TYPE, NUMBER, OR LOCATION OF THESE FACILITIES, STRUCTURES AND UTILITIES.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE  ACTUAL LOCATION OF ALL UNDERGROUND FACILITIES, STRUCTURES, AND UTILITIES, EITHER  SHOWN OR NOT SHOWN ON THESE PLANS.  THE UNDERGROUND FACILITIES, STRUCTURES, AND UTILITIES SHALL BE LOCATED IN THE FIELD PRIOR TO ANY GRADING, EXCAVATION OR CONSTRUCTION OF IMPROVEMENTS.  THESE PROVISIONS SHALL IN NO WAY ABSOLVE ANY PARTY FROM COMPLYING  WITH THE UNDERGROUND FACILITY SAFETY AND DAMAGE PREVENTION ACT, CHAPTER 319 RSMo.
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CONTRACTOR/SUBCONTRACTOR SHALL INVESTIGATE, ASCERTAIN AND CONFORM TO ANY AND ALL PERMIT REQUIREMENTS OF THE (ANY) VARIOUS AFFECTED UTILITY COMPANIES AND/OR REGULATORY AGENCIES WITH REGARDS TO MAKING CONNECTIONS TO; OR CROSSINGS OF THEIR FACILITIES; WORKING WITHIN THEIR RIGHT-OF-WAY OR EASEMENTS; INSPECTIONS AND ASSOCIATED MONETARY CHARGES; AND/OR SPECIAL BACKFILL REQUIREMENTS. SUCH INVESTIGATION TO INCLUDE BUT NOT LIMITED TO THE MAKING OF NECESSARY APPLICATIONS AND PAYMENTS OF ALL REQUIRED FEES.
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THE LOCATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS OR PROFILES ARE APPROXIMATE. IT IS THE RESPONSIBILITY OF THE CONTRACTOR/SUBCONTRACTOR TO VERIFY THE FIELD LOCATIONS, ANTICIPATED CLEARANCES AND THE EXISTENCE OF ANY FACILITIES NOT SHOWN HEREON, AS PART OF THE INVESTIGATIONS IN THE PARAGRAPH ABOVE.
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NOTE: THE UNDERGROUND UTILITIES HAVE BEEN PLOTTED FROM AVAILABLE SOURCES AND THEIR LOCATIONS MUST BE CONSIDERED APPROXIMATE ONLY. THE VERIFICATION OF THE ACTUAL LOCATIONS OF ALL UNDERGROUND UTILITIES, EITHER SHOWN OR NOT SHOWN ON THIS DRAWING, SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR AND SHALL BE LOCATED PRIOR TO GRADING OR CONSTRUCTION OF IMPROVEMENTS. THE UTILITIES CONTACT BY MISSOURI ONE CALL WERE: AMEREN MISSOURI ELECTRIC, ATT DISTRIBUTION, CHARTER COMMUNICATIONS, EXTENET SYSTEMS, MISSOURI AMERICAN WATER COMPANY, MCI, SPIRE MO EAST AND ST LOUIS METROPOLITAN SEWER.
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LOT 1 OF 84 LUMBER SUBDIVISION, ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 339 PAGE 80 OF THE ST. LOUIS COUNTY RECORDS.
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ST. LOUIS COUNTY BENCHMARK 12-168 ELEV. = 459.91' NAVD 88(ELEV = 460.06' NGVD29) STANDARD DNR ALUMINUM DISK STAMPED SL-38 SITUATED IN A GRASSY AREA NORTHWEST  OF THE INTERSECTION OF CHESTERFIELD AIRPORT ROAD AND CAPRICE DRIVE, SOUTH OF THE PARKING FOR A RETAIL STRIP CENTER APPROXIMATELY 0.1 MILES EAST OF LONG ROAD;  ROUGHLY 58 FEET WEST OF THE CENTERLINE OF CAPRICE DRIVE, 43 FEET NORTH OF THE CENTERLINE OF CHESTERFIELD AIRPORT ROAD, AND 69 FEET EAST OF A FIRE HYDRANT. 
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