
 
 
 

 
 

  

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

 

 

Planning Commission Staff Report 
 

Project Type:  Amended Site Development Plan   
 
Meeting Date:  February 22, 2016 
 
From:   Jessica Henry, AICP 
   Project Planner 
 
Cc:   Aimee Nassif, Planning & Development Services Director 
 
Location: South side of Olive Blvd., west of its intersection with Woods Mill Rd. 
 
Applicant: Doster, Ullom, & Boyle, LLC  on behalf of Caplaco Seven, Inc. and Dierbergs 

Four Seasons, Inc. 
 
Description: Four Seasons Plaza, Lot 2 (Panera Bread): An Amended Site Development Plan, 

Amended Landscape Plan, Partial Amended Lighting Plan, Amended 
Architectural Elevations and an Architect's Statement of Design for an 8.29 acre 
tract of land zoned “PC” Planned Commercial District located on the south side 
of Olive Boulevard west of its intersection with Woods Mill Road. 

 
PROPOSAL SUMMARY 
The request is for an Amended Site Development Plan, Amended Landscape Plan, Partial Amended 
Lighting Plan, Amended Architectural Elevations and an Architect’s Statement of Design for an existing 
retail center located on Lot 2 of the Four Seasons Plaza development. The purpose for the project is to 
construct a fast food drive-thru and to renovate the approximately 4,744 square foot endcap tenant space 
at the east end of the building to allow a restaurant tenant—Panera Bread—to relocate from its longtime 
location on adjacent Lot 1 to this space. Currently, Panera Bread is located in a middle tenant space which 
excludes the construction of a drive-thru. The endcap space on Lot 2 currently houses the Mongolian BBQ 
restaurant. The subject site is zoned “PC” Planned Commercial District and is governed under the terms 
and conditions of City of Chesterfield Ordinance 2855. The proposed exterior building modifications 
primarily consist of new parapet tower elements, metal canopies, and additional fenestration, including 
a new aluminum and glass storefront. Ceramic tile wainscoting, new paint, and green canvas awnings 
complete the design while complementing the existing center. 

VII. B. 

http://www.chesterfield.mo.us/
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 HISTORY OF SUBJECT SITE 
Lot 2 of the Four Seasons Plaza was zoned “C-8” Planned Commercial District by St. Louis County in 1975 
under Ordinance 7836.  In the decades since, the site-specific governing ordinance has been amended 
several times, including the most recent ordinance amendment which was approved in June 2015. This 
amendment served to modify certain development criteria, to add the “restaurant, fast food with drive-
thru” use, and to rezone a small portion of the adjacent Adjusted Lot 1, which was zoned “C-2” Shopping 
District, to create a new “PC” Planned District in order to accommodate the proposed drive-thru 
restaurant design. A Boundary Adjustment Plat was also approved in order to align the property line 
between Lot 1 and Lot 2 to correspond with the limits of the requested change of zoning for the small 
portion of Lot 1. 
 
Land Use and Zoning of Surrounding Properties 

Direction Land Use Zoning 

North River Valley Condominiums “R-2” Residence District 

South Four Seasons Subdivision “R-3” Residence District 

East  Four Seasons Plaza Lot 1 “C-2” Shopping District 

West Four Seasons Plaza West “PC” Planned Commercial District 

 
 

 
Figure 1—Lot 2 of the Four Seasons Plaza Development 
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Comprehensive Plan Analysis 
The subject site is located within the Community Retail designation, as shown in the graphic below. In 
addition to the compliance of uses within the Community Retail land use designation, a proposed 
development should be in general compliance with the Commercial Development Policies detailed in the 
Comprehensive Plan. The following is a list of relevant policies within the Comprehensive Plan: 
 

 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 and information pertaining to several of 
these items is contained throughout this report. 
 

 3.1.2 & 4.1 Buffering of Neighborhoods – Development should substantially buffer neighboring 
residential uses in all directions by employing good site design, addressing vehicular access, 
building materials selection, tree preservation, and expanded setbacks.  

o Although this is an existing, fully built out retail center, the applicant is providing 
additional landscaping and soundproofing elements to mitigate any negative impacts of 
the proposed drive-thru on the adjacent residential subdivision. Detailed information 
regarding these measures is provided in the Landscaping section of this report. 

 

 
Figure 2—Comprehensive Land Use Plan 

 
 
 

Subject  

Site 
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STAFF ANALYSIS 
Zoning 
The subject site is zoned “PC” Planned Commercial District under the terms and conditions of City of 
Chesterfield Ordinance Number 2855 and is located within the Four Seasons Plaza development which 
contains two separate lots containing a mixed-use retail strip center. Ordinance 2855 contains the 
following specific restrictions for the proposed Panera Bread drive-thru restaurant: 

 The use “Restaurant, fast food with drive-thru window, not located in free standing 
buildings” shall:  

a. Be restricted to a single user at any given time; and 

b. Be located in the area as shown on the attached Preliminary Plan marked as Attachment 
B; and 

c. Be an establishment more narrowly defined as a Fast-Casual type of Fast-Food 
restaurant which: 

1. utilizes non-disposable dishware and flatware for all dine-in orders; and 

2. the majority of menu items are custom prepared to order versus pre-prepared and 
“racked.” 

 Hours of operation for the Fast-Casual type of Fast-Food restaurant shall be 6:00 a.m. to 
10:00 p.m. 

The proposed Panera Bread drive-thru restaurant complies with all of these restrictions. 
 
Access and Site Circulation   
The Four Seasons Plaza development is currently accessed via multiple curb cuts along Olive Boulevard. 
No changes are proposed to these accesses; traffic coming off of Olive Boulevard will be directed onto 
the east-west internal drive and into the drive-thru. The drive-thru will be located in the existing parking 
area adjacent to the proposed tenant space. The relocated restaurant will be able to take advantage 
of the existing curb cuts along Olive Boulevard and extensive internal drive lanes to route traffic 
efficiently through the drive-thru and out of the development. 
 
Further, the proposed drive-thru provides enough stacking space to accommodate ten vehicles which 
exceeds the UDC requirement of eight vehicles.  
 
In order to establish safe vehicular and pedestrian circulation patterns, stop signs, pedestrian crossing 
signs and striping, and directional striping and arrows will be utilized.  
 
Parking 
The applicant is proposing to eliminate parking spaces in order to accommodate the fast food drive-
thru for the endcap tenant space. However, the overall development is maintaining a surplus of 
required parking spaces. In addition to the interior restaurant space, an outdoor patio dining area is 
being provided. As this area is also considered part of the fast food restaurant use, it has been included 
in the parking calculations provided on the Amended Site Development Plan. 
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Landscaping  
The proposed drive-thru is surrounded by substantial landscaping, including the addition of flowering 
trees, shrubs, and landscape beds comprised of annuals, perennials, and grasses. Additional landscaped 
areas are provided throughout the development in accordance with the requirements of the site 
specific ordinance. Significant landscaping was also added around the existing detention basin upon 
recommendation of the ARB; this is discussed in detail on page 6 of this report. 
 
In order to shield the adjacent Four Seasons residential subdivision from any undesirable effects of the 
proposed drive-thru, a wooden fence with sound attenuating elements is located at the southern end 
of the drive-thru. Additional landscaping will be planted on the adjacent property as agreed upon 
between the applicant and adjacent property owners. 
 
Lighting     
The applicant is proposing two wall mounted light fixtures. The first is an up/down square fixture 
located under and shielded by the proposed metal canopies with the exception of the two fixtures 
adjacent to the entry. This fixture is provided as an accent that will illuminate the small area of the 
building elevation surrounding the fixture.  
 
The second fixture is a decorative awning accent light fixture. Although this fixture could be directional, 
the fixture head is angled in a manner that only casts light downward onto the awnings below. 
 
Finally, the applicant is proposing to relocate an existing light pole in order to accommodate the drive-
thru drive lane. The light pole currently contains a typical parking lot fixture head as well as two flood 
lights. This relocated pole will be brought down to the current height requirement and shields will be 
added to the flood light fixture heads to bring them into compliance with the Unified Development 
Code. This shield will eliminate the current light cast from the fixtures and will focus the light from 
these fixtures on the side building elevation only. No other changes to the existing lighting in the 
development are proposed in conjunction with this request. 
 
Architectural Elevations 
The proposed architectural modifications to the building are restricted to the endcap tenant space. The 
color palette selected, while not an exact color match, will coordinate with the existing design of the 
center while allowing for a modern and significantly upgraded appearance.  Metal and fabric awnings 
will add articulation and color accents to the otherwise flat elevations. New parapet towers add 
articulation and the addition of ceramic tile wainscoting introduces a durable material that provides 
visual interest and a sense of completion to the endcap space. 
 
The existing building is constructed of brick, EIFS, metal parapets, and glass and aluminum windows. 
The applicant is proposing modifications to the easternmost endcap tenant space only. The selected 
color palette coordinates with the existing building while modernizing and defining the endcap tenant 
space. The dark metal awnings correspond to the ceramic tile wainscoting, and the green fabric 
awnings, green façade elements, and beige paint tie the design to the adjacent building section.  
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There are roof parapets included in the design that will fully screen the mechanical rooftop equipment 
from the site right-of-way along Olive Boulevard and a sight line study has been included in the Planning 
Commission packet. Please note that the screening of roof-mounted mechanical units is limited to the 
end-cap tenant space and that the adjacent portions of the center are not within the scope of the 
proposed project.  
 
The dumpster enclosure is located at the rear of the subject site and is to be constructed of wood 
planks. This is compatible with the adjacent sound wall being proposed at the southern end of the 
drive-thru. 
 
The amendments to the Architectural Elevations include slightly increasing the height of the subject 
area, as shown in the comparison below. Whereas the existing endcap space is dwarfed by the adjacent 
portion of building, adding height to the building will alter the scale to be more consistent with the 
adjacent section of the building. The canopies and wainscot provide a pedestrian scale despite the 
height increase.  
 

 
The project was reviewed by the Architectural Review Board (ARB) on November 12th, 2015. A motion 
to forward the submittal to the Planning Commission with a recommendation for approval with the 
conditions listed below was passed by a vote of 6-0.  

1. Additional information regarding the proposed material and finish of the wooden screen fence 
should be provided to Staff for review. 

2. All roof-mounted mechanical equipment must be screened. Provide additional information for 
Staff’s consideration to illustrate how the proposed parapet walls will screen any mechanical 
equipment proposed in conjunction with the tenant space renovation.  

Existing end-cap tenant space* Proposed end-cap tenant space* 

 * Roof mechanical units shown above on adjacent portion of building are not within current project scope and will remain. 
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3. Additionally, the ARB suggested that the applicant consider replacement of and/or additional 
landscaping around the split rail fence that surrounds the detention area north of the subject 
tenant area. 

In response to the ARB’s recommendations, the Applicant has provided a sample of the wood that is 
to be utilized in the fence. Upon review of the sample, Staff concludes that it is a durable material that 
is appropriate for this site, particularly given the sound-attenuating design of the fence.  
 
In order to address the ARB’s second recommendation, a sight-line study was submitted and is included 
in the Planning Commission packets. The study shows that the roof-mounted mechanical units will be 
shielded by the parapet walls and will not be visible from the right-of-way line at the easternmost 
intersection of Highland Park Drive and Olive Boulevard. 
 
Finally, in response to the ARB’s third recommendation, the applicant has revised the Landscaping Plan 
to include substantial landscaping around the split rail fence and detention area. Below is a side by side 
comparison of this area. 
 

     
 Landscaping around detention area as presented at ARB            Landscaping around detention area in current Landscape Plan 

STAFF RECOMMENDATION 
Staff has reviewed the Amended Site Development Plan, Amended Landscape Plan, Partial Amended 
Lighting Plan, Amended Architectural Elevations, and Architect's Statement of Design and has found 
the proposal to be in compliance with the site specific ordinance and all City Code requirements.  Staff 
recommends approval of the proposed development of Four Seasons Plaza, Lot 2 (Panera Bread). 
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MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Amended Site Development Plan, Amended Landscape Plan, 
Partial Amended Lighting Plan, Amended Architectural Elevations, and Architect's Statement of 
Design for Four Seasons Plaza, Lot 2 (Panera Bread). 
 

2) “I move to approve the Amended Site Development Plan, Amended Landscape Plan, Partial 
Amended Lighting Plan, Amended Architectural Elevations, and Architect's Statement of Design 
for Four Seasons Plaza, Lot 2 (Panera Bread), with the following conditions…” (Conditions may 
be added, eliminated, altered or modified) 

 
 
 
Attachments: Architect’s Statement of Design 
  Amended Architectural Elevations 
  Architectural Rendering 
  Light Pole Relocation Exhibit 
  Light Fixture Cut Sheets 

Amended Site Development Section Plan 
  Amended Landscape Plan 
  Amended Lighting Plan 
  Amended Lighting Cut-sheets  
  Sight Line Study 
   
 
CC:  Aimee Nassif, Planning and Development Services Director 
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