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Planning Commission Staff Report 
 

Project Type:  Site Development Section Plan   
 
Meeting Date:  January 9, 2017 
 
From:   Justin Wyse   
   Senior Planner 
 
Cc:   Aimee Nassif, Planning & Development Services Director 
 
Location: South side of Chesterfield Airport Road immediately west of its intersection 

with Spirit Drive. 
 
Applicant:  Stock and Associates Consulting Engineers 
 
Description: Spirit Trade Center, Lots 2 & 3 (MoHELA) 3rd ASDSP: An Amended Site 

Development Section Plan, Landscape Plan, Lighting Plan, and Parking Demand 
Study for a 14.3 acre tract of land zoned “M3” Planned Industrial District located 
on the south side of Chesterfield Airport Road immediately west of its 
intersection of Spirit Drive (17V330276 & 17V330265). 

 

 
PROPOSAL SUMMARY 
Stock and Associates Consulting Engineers, on behalf of MoHELA, have requested an amended Site 
Development Section Plan, Landscape Plan, Lighting Plan, and Parking Demand Study for consideration 
before the Planning Commission.  The request would permit the expansion of the existing parking area, 
including the addition of all required landscaping and lighting.  Specifically, the request would permit 
an additional 300 parking stalls (322 total new, 22 removed due to reconfiguration).  The purpose of 
the parking expansion is to permit full occupancy of the existing building and allow for future removal 
of parking areas to accommodate potential new buildings for the site during future phases. 
 
HISTORY OF THE SUBJECT SITE 
St. Louis County zoned the subject site “NU” Non-Urban District in 1965.  The property was zoned “M3” 
Planned Industrial District through the passing of St. Louis County Ordinance 13,935 prior to the 
incorporation of the City of Chesterfield.  In 1992, the City of Chesterfield amended said St. Louis County 
Ordinance with the approval of Ordinance 656 to modify right-of-way requirements for the 
development. 
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In 2000, the City of Chesterfield approved a SDSP for the purpose of the construction of a four (4) story, 
72,800 sf. office building.  In 2005, the City of Chesterfield approved an amendment to the SDSP to 
permit the addition of ninety-three (93) parking stalls on the site.  Further, in June of 2012, the City of 
Chesterfield approved an amended site development section plan to permit an additional 222 parking 
stalls. 
 
The site currently functions as a typical office land use.  The site is surrounded by like land uses of the 
same or similar zoning.  At this time, the applicant proposes to amend their plan to add additional 
parking.  No addition to the existing office building is proposed with this phase of development. 
 
Land Use and Zoning of Surrounding Properties 

Direction Land Use Zoning 

North Office Warehouse “PI” Planned Industrial District 

South Office “M3” Planned Industrial District 

East  Office Warehouse “M3” Planned Industrial District 

West Office “M3” Planned Industrial District 
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Aerial Image 

Comprehensive Plan Analysis 
The subject site is designated as Service / Business Park within the City of Chesterfield Comprehensive 
Plan.   
 

 
Comprehensive Land Use Plan 

Commercial Development Policies 

 3.1.1 Quality of Design – Overall design standards should be provided for smaller-scale, mixed-
use, project-oriented developments. Developments should emphasize architectural design, 
pedestrian circulation, landscaping, open space, innovative parking solutions and landscape 
buffering between any adjacent residential uses.  

o This policy is met by this proposed development. The proposal includes large amounts of 
parking; however, additional landscaping is proposed to help mitigate the visual impact. 

 

STAFF ANALYSIS 
 
Zoning 
The subject site is currently zoned “M3” Planned Industrial District under the terms and conditions of 
City of Chesterfield Ordinance Number 656. The submittal was reviewed against the requirements of 
Ordinance 656 and all applicable requirements of the Unified Development Code. The site adheres to 
the applicable UDC requirements and the site specific governing ordinance.  
 
Access and Site Circulation   
No changes are proposed for access to the site.  The design incorporates additional paths within and 
adjacent to the new parking area for designated pedestrian areas to provide clear and safe access 
through the new parking area. 
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Parking 
Existing and proposed parking numbers exceed the maximum parking permitted on the site, as defined 
in Article 4 of the UDC.  Section 04-04.I. of the UDC requires that requests that exceed the maximum 
parking requirement by more than 20% are subject to review and approval by the Planning 
Commission.  The applicant has provided the required Parking Demand Study which details the 
expansion plans for the site to accommodate full occupancy of the existing building and allow for a 
future building to be added which will necessitate removal of existing parking in other areas of the lot.  
Staff has worked with the applicant to include features into the site to mitigate the impact of the large 
expanse of parking.  Added features include: 
 

 Additional landscaping along Spirit Dr. 

 Inclusion of striped areas within the parking field for pedestrians. 

 Inclusion of dedicated pedestrian area adjacent to the new parking field. 

 Inclusion of large amounts of porous paving materials within the new parking area. 
 
The proposal adds 300 parking spaces to the site for a total of 844 spaces.  The UDC allows a maximum 
of 360 spaces (234% over maximum).  As with previous requests for this site, the provision of additional 
parking requires approval of a Parking Demand Study by the Planning Commission. 
 
Landscaping and Open Space  
The site is required to provide a minimum of 30% open space and the proposed plan includes 57.34%.   
 
Existing trees are proposed to be supplemented above minimum requirement of the UDC as well as 
mitigation plantings proposed to offset the impact of the parking field.  Additional landscaping will 
include installation of numerous trees within the required thirty (30) foot landscape buffer along Edison 
Ave., supplemental planting along Spirit Dr., and installation of landscaping within the parking area.   
 
Lighting     
Several light fixtures are proposed for the new parking area.  The new lights are required for the new 
parking area and comply with all UDC requirements. 
 
STAFF RECOMMENDATION 
Staff has reviewed the 3rd Amended Site Development Section Plan, Landscape Plan, and Lighting Plan 
and has found the proposal to be in compliance with the site specific ordinance, Comprehensive Plan, 
and all City Code requirements.  The submittal includes a parking demand study and mitigation for 
parking in excess of the maximum parking provided in the UDC.  Staff recommends approval of the 3rd 
Amended Site Development Section Plan, Landscape Plan, Lighting Plan, and Parking Demand Study for 
Spirit Trade Center, Lots 2 & 3 (Mohela). 
 
MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
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1) “I move to approve (or deny) the 3rd Amended Site Development Section Plan, Landscape Plan, 

Lighting Plan, and Parking Demand Study for Spirit Trade Center, Lots 2 & 3 (Mohela). 
 

2) “I move to approve the 3rd Amended Site Development Section Plan, Landscape Plan, Lighting 
Plan, and Parking Demand Study for Spirit Trade Center, Lots 2 & 3 (Mohela) with the following 
conditions…” (Conditions may be added, eliminated, altered or modified). 

 
 
Attachments: 3rd Amended Site Development Section Plan 
  Landscape Plan 
  Lighting Plan 
  Lighting Cut-sheets  

Parking Demand Study 
 
   
 
















