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Planning Commission Staff Report 

 
Project Type:  Site Development Plan   
 
Meeting Date:  February 24, 2014  
 
From:   John Boyer   
   Senior Planner   
 
Location: 16889 Chesterfield Airport Rd. 
 
Applicant:  Tim Meyer, Volz Inc. 
 
Description: Kemp Auto Museum (Chesterfield Covenant Group) SDP: A Site Development 

Plan, Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s 
Statement of Design for a 0.709 acre tract of land zoned “PC” Planned Commercial 
District on the north side of Chesterfield Airport Rd., approximately 1,000 feet east 
of Chesterfield Commons Dr. (17T230189). 

 
 
PROPOSAL SUMMARY 
The request is for construction of a 5,200 square foot multi-tenant commercial building with accessory 
parking located in the rear of the property.  The subject site is zoned “PC” Planned Commercial District and 
is governed under the terms and conditions of City of Chesterfield Ordinance #2756. 
 
HISTORY OF SUBJECT SITE 
The site was originally zoned “NU” Non-Urban District through St. Louis County.  In 1974, the property was 
rezoned from the “NU” District to “M-3” Planned Industrial District by St. Louis County Ordinance #7014.  
On August 19, 2013, the property was rezoned to its existing zoning of “PC” Planned Commercial District by 
City of Chesterfield Ordinance #2756. 
 
SURRONDING ZONING 
 

Direction Land Use Zoning 
North Chesterfield Outlets  “PC” Planned Commercial District 

South Chesterfield Commons East “PC” Planned Commercial District 

East  Vacant Commercial “PC” Planned Commercial District 

West Kemp Auto Museum “PC” Planned Commercial District 

 
 

VII.B. 

http://www.chesterfield.mo.us/
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  Figure 1: Aerial Photo 

STAFF ANALYSIS 
 
Zoning 
The subject site is currently zoned “PC” Planned Commercial District under the terms and conditions of the 
City of Chesterfield Ordinance Number #2756.  The submittal was reviewed against the requirements of the 
governing ordinance and all applicable Zoning Ordinance requirements. 
 
Site Relationship 
The proposed structure is to be situated along the frontage of Chesterfield Airport Road with accessory 
parking to be placed within the rear of the lot (I-64 frontage).  With the placement of the structure along 
the frontage of Chesterfield Airport Road, the proposed building would be consistent with the adjacent 
Kemp Auto Museum to the west which is similarly situated (see figure 1 on page 2). 
 
Traffic Access & Circulation 
Proposed access to the site would utilize the existing controlled access point across from Chesterfield 
Commons East Drive which is also a shared access to the Kemp Auto Museum (west) and an access point to 
any future development to the east of the subject parcel.   City of Chesterfield Ordinance #2756 dictate that 
road improvements associated with this proposed development would be as directed by St. Louis County 
Department of Highways and Traffic and the City of Chesterfield.  After review by St. Louis County and the 
City of Chesterfield, road improvements were not deemed necessary to this development; however will be 
pursued upon future development of the property directly to the west (16861 Chesterfield Airport Road). 
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Parking 
As mentioned in the above Site Relationship section, parking is proposed in the rear of the subject property 
along the I-64 frontage.  A desired design technique of the Architectural Review Board Guidelines for 
development within the Chesterfield Valley for lots fronting along I-64/U.S. 40 or North Outer 40 is to 
provide parking away from these frontages within the side or rear of the lots.  The Applicant, as indicated in 
the Statement of Design, has proposed this parking in the rear adjacent to the I-64/U.S. 40 frontage due to 
the following;  
 
• Major view of proposed structure is from Chesterfield Airport Road, and  
• Existing access easement for Kemp Auto Museum is required to be maintained which also serves as 

access for proposed parking. 
 
In order to utilize the existing access easement (which cannot be relocated), the developer chose to focus 
on Chesterfield Airport Road as the major frontage and to place the proposed parking area near the I-64 
frontage. In order to mitigate the effects of this site design, the Applicant has placed dense plantings 
associated with an approved landscape buffer which shields this development from the I-64 frontage. This 
effectively makes Chesterfield Airport Road the main frontage and maintains a cohesive site design with the 
neighboring Kemp Auto Museum (landscape mitigation is further discussed within the “Landscaping” 
section on page 4 of this report).  Due to these factors, Staff supports placement of parking in this area. 
 
In addition, sidewalk extensions from the rear parking area to the sidewalk along the frontage are proposed 
in order to link these areas to public access points and increase accessibility for the proposed development. 
 
Architectural Elevations 
The proposed one-story structure is consistent in height and scale with other stand-alone commercial 
structures in the area.  Main access to the structure is provided on the northern elevation near the 
proposed parking field.  Since the main access is on the rear (north elevation) of the structure, the 
Applicant is proposing an elevation which considerably matches the northern elevation to the southern 
elevation signifying the equal importance of both frontages.  This architectural detail provides additional 
curb appeal from Chesterfield Airport Road, while not appearing as a rear elevation to the casual observer.  
Additional design themes on the frontages (masonry wainscoting) have been carried onto the side 
elevations as desired for structures within the Chesterfield Valley and as recommended by the Architectural 
Review Board.  Mechanical equipment is planned to be roof mounted and will be screened by a parapet. 
 
Materials planned for this proposal include a brick veneer, simulated plaster, pre-finished aluminum/glass 
storefront, fabric covered awnings, and wall cornices.    Multiple colors are proposed associated with the 
design of the building as documented on the rendering and elevations as well as detailed in the Architect’s 
Statement of Design.  All utilities associated with this proposed site will be underground as required by 
development within the Chesterfield Valley. 
 
Elevations associated with this planned development were reviewed by the Architectural Review Board 
(ARB) on November 14, 2013.  During the meeting, discussion occurred on lighting and the amount of EIFS 
used near ground level in lieu of additional masonry.  As a result, the following recommendations from the 
ARB are being forwarded to the Planning Commission; 
 

1. Add masonry wainscoting along the base of the building on all sides consistent with the height of 
the masonry on the columns.   
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2. Extend the 8”band depicted on the north elevation around the entire perimeter of the building.   
 

Subsequent to the ARB meeting, the Applicant did amend their elevations associated with this proposal and 
have addressed both items listed above.  . 
 
Landscaping 
Landscaping is planned in association with the proposed development as required by the City of 
Chesterfield City Code.  In addition to the proposed landscaping, the Applicant has indicated on the 
Landscape Plan that some of the existing landscaping will be preserved on the site.  As part of the approval 
of the rezoning to “PC” Planned Commercial District, the Planning and Development Services Director 
approved a modification to the Tree Preservation and Landscaping Requirements to allow a smaller 
landscape buffer of no less than twenty (20) feet along the rear property line (I-64 frontage) in lieu of the 
required thirty (30) foot buffer.  This modification was granted due to an existing access easement for the 
Kemp Auto Museum which cannot be relocated.   
 
The approved planned district ordinance for this site includes this modification and requires additional tree 
plantings throughout the site as mitigation.  The landscape plan submitted for your consideration has been 
reviewed against these requirements and has been found to be in compliance with the planned district 
ordinance (City of Chesterfield Ordinance #2756).      
 
Additionally, in order to provide sufficient spacing for the necessary improvements within existing right-of-
way, as well as taking into account existing utilities, the Applicant is only required to plant the trees as 
shown on the attached Landscape Plan.  All landscaping as depicted is in compliance with the Section 27.5 
of the City Code and has been reviewed by the City Arborist. 
 
Screening 
As with all developments, a trash enclosure is planned with this proposed construction.  The enclosure, per 
the Architect’s Statement of Design and the Site Development Plan, will match the material and color of the 
proposed main structure as required per City Code.   
 
No outdoor storage is planned associated with this development, nor approved as a land use under the 
site’s governing ordinance. 
 
Lighting 
The proposed lighting plan consists of two (2) light standards within the rear parking field and associated 
building accent lighting.  This building accent lighting has been reviewed against all City Code requirements 
including the Lighting Ordinance and the Chesterfield Valley design standards.  While the proposed building 
accent lighting meets all minimum requirements, the Applicant is requesting a large amount of light fixtures 
around the front and rear facades.  During the Architectural Review Board meeting, the building accent 
lighting was discussed and concern was expressed.  However, they chose to refer this matter to the 
Planning Commission in lieu of making a formal motion on it. Details on the lighting are provided in the 
documents attached to this report and the Applicant will be in attendance to answer any questions.  
 
DEPARTMENT INPUT 
Staff has reviewed the Site Development Plan, Lighting Plan, Landscape Plan, 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 Site Development Plan, 
Lighting Plan, Landscape Plan and Architectural Elevations.  If the Planning Commission elects to make 
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amendments to the existing lighting plan, Staff recommends utilizing the second motion below to 
incorporate those amendments.   
 
MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Site Development Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect’s Statement of Design for  Kemp Auto Museum.” 
 

2) “I move to approve the Site Development Plan, Landscape Plan, Lighting Plan, Architectural 

Elevations, and Architect’s Statement of Design for Kemp Auto Museum with the following 
conditions…” (Conditions may be added, eliminated, altered or modified) 

 
CC: Aimee Nassif, Planning and Development Services Director 
 
Attachments: Architect’s Statement of Design  

Architectural Elevations 
Site Development Plan  
Tree Preservation Plan  
Lighting Plan  

  Landscape Plan  
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Architect’s Statement of Design 
Chesterfield Covenant Group 
16889 Chesterfield Airport Road 
 
Site Design 
 
Site Relationships:  The site is located immediately east of the Kemp Auto Museum on a 
narrow tract of land between Chesterfield Airport Road and Interstate Highway 64. The site is 
configured to accommodate the proposed 5,200 square foot multi-tenant office/retail building 
and associated parking.  
 
Nearby and adjacent land uses include:   

 Kemp Auto Museum is located immediately west of the proposed site. 
 An undeveloped site is located immediately to the east. 
  The Chesterfield Commons Shopping Center is located on the south side of Chesterfield 

Airport Road with the closest outparcels being:  Ethan Allen Furniture Store, Bank of 
America, Firestone Tire and a multi-tenant retail strip building. 

   
Circulation System & Access:  Vehicular access to the site is via a single entrance drive from 
Chesterfield Airport Road which leads to a paved parking field located on the north side of the 
proposed building. The main building entrances are located on the north side of the building and 
are directly accessible from the parking lot; however the design provides formal elevations on all 
four sides.  
 
Topography:  The existing topography is relatively flat and will not be significantly altered as a 
part of the proposed improvements. 
 
Retaining Walls:  Not Applicable. 
 
Building Design: 
 
Scale, Design, Material & Colors:  The building design consists of a rectilinear floor plan and 
façade which efficiently accommodates the proposed uses of the building while maximizing use 
of the site.  The exterior elevations have been proportionately segregated to emphasize the 
building’s structure and to appropriately define the individual tenant spaces & uses of the 
building.  Visual relief is further enhanced by the thoughtful application of materials & design 
elements including:  brick veneer, simulated plaster, pre-finished aluminum/glass storefront 
systems, fabric covered awnings, proportionately sized wall cornices, projected building 
pilasters, etc…  The building parapet has also been varied to provide prominence for the dental 
anchor tenant and to add additional visual interest. 
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The selected materials and colors are of a warm earth tone palette with dark accents to provide a 
contemporary and elegant aesthetic to the structure.  Materials and colors include: 
 

 Brick:  Mid America Brick – Ash 
 Cast Stone:  Light Buff 
 Main Field FIFS:  SW 0035 – Indian White 
 Accent EIFS:  SW 0036 – Buckram Binding 
 Tower EIFS:  SW 7018 - Dovetail 
 Coping/Trim:  SW 7019 – Gauntlet Grey 
 Blue Accent & Entrance:  SW 7602 - Indigo Batik 
 Aluminum Window Frame:  Clear Anodized 
 Awnings:  Black 

 
 
 
Landscape Design & Screening:  Landscaping areas are located throughout the site which meet 
the requirements of the City of Chesterfield.  Refer to attached Landscaping plan prepared by 
Landscape Technologies.  The Site Plan also incorporates a 6’ high sight-proof trash enclosure. 
HVAC and other rooftop equipment will be screened by the building parapets.   
 
Signage:  Final signage has not yet been determined by the owner and will be submitted through 
the City of Chesterfield under a separate review process. 
 
Lighting:  Site lighting will be provided by two 20’ high light poles with shoe box type light 
fixtures, and regularly spaced decorative building mounted wall sconces.  All non-decorative 
fixtures will have light cut-off shields to prevent glare and excess light spillage outside of 
proposed property.   Refer to attached site lighting photometric plan and fixture cuts sheets for 
additional information.   
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Specific Requirements for the Chesterfield Valley. The following requirements for 

Chesterfield Valley applied to commercial and industrial development in addition to addressing 

all other applicable design standards in the City of Chesterfield Code have been addressed as 

follows: 

 
Facades 
Utilize architectural elements from the Front Façade on the side and rear of the structure:  The 

provided exterior elevations illustrate that all four building façades contain and reflect 

significant architectural elements from the front building façade. 

 
Utilize accent lighting and avoid flood lighting for facades of buildings facing I-64/US 40.  The 

provided site lighting design illustrates that flood lighting of the building is not being 

implemented, and will be addressed with appropriate building mounted accent lighting. 

 
Screen trash enclosures and construct with materials consistent to the building.  The provided 

trash enclosure design and details illustrate the exterior façade of the trash enclosure to be 

plaster/stucco to match EIFS of Building - including color, along with a painted metal coping to 

match the coping color of the building.  The doors of the trash enclosure are to be painted to 

match the medium accent color of the building.  

 
Storage  
Screen outdoor storage of goods, equipment or automobiles for sale or service from I-64/US 40.  
No exterior of storage of goods are proposed. 

 
Utilities 
Install all new and existing site utilities underground.  All building utilities are proposed to be 

underground. 

 
Parking  
Locate parking primarily to the side or rear of any building facade facing I-64/US 40 or along 
North Outer 40.   
 
The major views of the building and site are from Chesterfield Airport Road, therefore parking 

has been located on the north side of the building to enhance this view from the south.   

 

There is also an existing access drive/easement to the existing Kemp Auto Museum located along 

the north property line that is required to be maintained.  Consolidating the required access 

drive with the proposed parking area allows for a much more efficient use of the site.  The 

location existing access drive also serves to further distance the parking field from I-64/US 40.   

 

Furthermore; the proposed parking area is much smaller and more remote from I-64/US 40 than 

parking fields of the majority of existing business located immediately west of the proposed site.     

 
Screen loading areas and construct with material consistent to the building.  No loading areas 

are being proposed. 









TREE PROTECTION NOTES:

� CLEARING LIMITS SHALL BE STAKED BY SURVEYOR TO FACILITATE FENCING AND

/OR TRENCHING REQUIREMENTS.

� NO CLEARING OR GRADING SHALL BEGIN IN AREAS WHERE TREE PROTECTION

AND/OR ROOT TREAMENTS HAVE NOT BEEN COMPLETED.

� CONTRACTOR TO POST TREE PROTECTION SIGNAGE WHERE NECESSARY.

� TREE PROTECTION MEASURES TO BE MAINTAINED THROUGHOUT CONSTRUCTION

SEQUENCE.

� ALL EXISTING INDIVIDUAL TREES ON SITE TO REMAIN.

� THERE ARE NO TREE MASSES ON THIS SITE.

� TREE PROTECTION FENCING.

TREE # SPECIES DIAMETER CONDITION CANOPY TBR COMMENTS

1 Jap. Pagodatree 20 Poor 600 No trunk decay,deadwood

2 Jap. Pagodatree 20 Poor 600 No 35% dead, deadwood

3 Jap. Pagodatree 24 Poor 600 No

4 Norway Spruce 5 Good 100 No

5 Norway Spruce 5 Good 100 No

6 Norway Spruce 5 Good 79 No

7 Norway Spruce 5 Fair 79 No

8 Norway Spruce 4 Fair 50 No

9 Norway Spruce 3 Fair 38 No

10 Norway Spruce 3 Fair 38 No

11 Amur Maple Multi-stem Fair 120 No

12 Amur Maple Multi-stem Fair 120 No

13 Amur Maple Multi-stem Fair 120 No

14 Amur Maple Multi-stem Fair 120 No

15 Amur Maple Multi-stem Fair 120 No

16 Amur Maple Multi-stem Fair 120 No

17 Amur Maple Multi-stem Fair 120 No



Luminaire Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp
Number 
Lamps

Filename Wattage

SA

8 Lithonia Lighting WST 2/26DTT MD ARCHITECTURAL SCONCE WITH MEDIUM 
THROW DISTRIBUTION WITH CLEAR, FLAT 
GLASS LENS. MEETS THE 'NIGHTTIME 
FRIENDLY' CRITERIA

TWO 26-WATT TWIN TUBE COMPACT 
FLUORESCENT, HORIZONTAL 
POSITION.

2 1800 0.8 56

SB
2 Gotham Architectural 

Lighting
AF 2/26DTT 6AR AF 6" APERTURE OPEN DOWNLIGHT 2/26DTT TWO 26-WATT DOUBLE TWIN TUBE 

COMPACT FLUORESCENT, 
HORIZONTAL POSITION.

2 1825 0.8 62

SC
2 Lithonia Lighting KAD 250M R4 (PULSE START) Area Luminaire, 250W MH, R4 Reflector, Full 

Cutoff MEETS THE 'NIGHTTIME FRIENDLY' 
CRITERIA

ONE (1) 250 WATT CLEAR BT28 
PULSE START METAL HALIDE LAMP 
IN HORIZONTAL POSITION

1 22500 0.8 288

SD

11 ARCHITECTURAL AREA 
LIGHTING

UCS-SKB-70MH-FCO-BLACK UNIVERSE COLLECTION SMALL; ALUMINUM 
HOUSING AND COATED GLASS LENS 
STAINLESS STEEL HARDWARE, CAPTIVE 
FASTENERS ON RELAMP DOOR; SKIRTED 
BELL HOOD; FULL CUTOFF - W/ FLAT GLASS

ONE 70 WATT MEDIUM BASE CLEAR 
ED-17 MH LAMP LUMENS=5500

1 5500 0.8 95

SD1

3 ARCHITECTURAL AREA 
LIGHTING

UCS-SKB-50MH-FCO-BLACK UNIVERSE COLLECTION SMALL; ALUMINUM 
HOUSING AND COATED GLASS LENS 
STAINLESS STEEL HARDWARE, CAPTIVE 
FASTENERS ON RELAMP DOOR; SKIRTED 
BELL HOOD; FULL CUTOFF - W/ FLAT GLASS

ONE 50 WATT MEDIUM BASE CLEAR 
ED-17 MH LAMP LUMENS=3400

1 3400 0.8 67

Lumens Per Light Loss
Lamp Factor

WST_2_26DTT
_MD.ies

AF_2_26DTT
_6AR.ies

KAD_250M_R4_
(PULSE_STA R
.ies

UCS-SKB-70MH
-FCO.IES

UCS-SKB-70MH
-FCO.IES

WITH FLAT GLASS LENS

WITH FLAT GLASS LENS

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

Property 1.4 fc 10.9 fc 0.0 fc N/A N/A 0.1:1

Property Line 0.1 fc 0.5 fc 0.0 fc N/A N/A 0.2:1

Luminaire Locations

TYPE MOUNTING
HEIGHT

SA 10.00

SD1 10.00

SD 10.00

SB 14.00

SC 20.00

10'x25'

26'

12

11

ONE STORY
PROPOSED BUILDING

FF=461.32
5,200 SF

23 SPACES

SCSC

SBSB

SA SA SA SA

SA SA SA SA

SDSD
SD SD SD SD

SD

SD

SD

SD SDSD1

SD1

SD1

PHOTOMETRIC PLAN

TYPICAL POLE BASE DETAIL
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RENDERING - FRONT CORNER

RENDERING - FRONT
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SB SB

SD SD SD SD SD1
SD1

SD1

SD

SD

SD

SD SA SA SA

SD1

SD1

SD1

SD

SD
SA SB

SB

SD
SD

SD

SD
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SA

SA
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