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Planning Commission Staff Report 
 

Project Type:  Partial Amended Sign Package 

Meeting Date: April 22, 2019 

From: Jessica Henry, Assistant City Planner 
 

Location: Northeast quadrant of Long Road and Edison Avenue 

Applicant:  Edison Real Estate, LLC. 

Description: Monarch Center, Partial Amended Sign Package: A request for a Partial Amended 
Sign Package for Lot A (Edison Express) of Monarch Center. 

 

PROPOSAL SUMMARY 
Edison Real Estate, LLC has submitted a request for a 
partial amendment to the existing Sign Package for Lot 
A of the Monarch Center Development, which 
contains the Edison Express convenience store, gas 
station, car wash, and restaurant. The purpose of the 
amendment is to request additional signage in 
conjunction with the installation of a new tenant in 
the restaurant portion of the building. The request is 
limited to the Edison Express dvelopment and no 
changes are requested to the signage requirements 
for the lots within the Monarch Center development. 
A previous Sign Package request was approved in 
three separate parts by the Planning Commission in 
late 2016/early 2017. The current request is for 
additional signage and revisions to the signage 
associated with the restaurant tenant as detailed in 
the matrix provided by the applicant. All other 
existing and/or future signage shall conform to the 
existing approved Sign Package.  
 
The purpose of a Sign Package is to provide comprehensive and complementary signage throughout a 
development. The UDC states that “in order to encourage superior design, quality and character, 
comprehensive Sign Packages allow for specialized review of signs and flexibility from standard signage 
requirements.”  

VII. A. 

Figure 1: Monarch Center, Lot A (Edison Express) 
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Figure 2: Edison Express wall signage on west elevation (March 2017)  
 

HISTORY  
On February 5, 2007, the City of Chesterfield approved Ordinance 2334 which rezoned the property from 
“NU” Non-Urban District to “PC” Planned Commercial District.  Subsequently, the property owner 
submitted a request for an ordinance amendment in 2013.  Per the property owner’s request, in August 
2013, the City of Chesterfield approved Ordinance 2753 to allow for the addition of a 0.85 acre parcel of 
land (zoned “M-3”) to be rezoned and included under the same planned district ordinance, resulting in a 
new “PC” Planned Commercial District totaling 10.97 acres. Ordinance 2753 also amended various building 
and parking setbacks and made modifications, such as a slight increase in the allowable floor area 
permitted within the development, to account for the addition of land.  The requirement that a Sign 
Package be submitted for this development was specifically included by the Planning Commission during 
the initial zoning. This requirement remained in place when the site specific ordinance was amended by 
Ordinance 2753, which currently governs the site. 
 
In September of 2014, the Site Development Section Plan for the Edison Express development was 
approved by the Planning Commission and City Council. Subsequently, the Site Development Section Plan 
and Architectural Elevations were amended in 2015 and 2016 to permit for minor revisions. The Boundary 
Adjustment Plat establishing the three lots was also approved in 2015. A previous Sign Package request 
was approved in three separate parts by the Planning Commission in late 2016/early 2017. 
 
In 2018, Ordinance 3006 removed Lot C of the Monarch Center development and incorporated it into St. 
Louis Family Church’s campus. At the time of development of this lot, the new property owners will be 
able to file a separate Sign Package application to remove Lot C from the current Monarch Center Sign 
Package. 
 

LAND USE AND ZONING OF SURROUNDING PROPERTIES  
Land Use and Zoning of Surrounding Properties: 
The land use and zoning for the properties surrounding this parcel are as follows: 
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North:  The property to the north of the subject site is currently zoned “PI” Planned Industrial District 
(Pohlman Industrial Park). 

South:  The property to the south of the subject site is currently zoned “PC” Planned Commercial District 
and is currently vacant (Edison Crossing). 

East:  The property to the east of the subject site is currently zoned “PI” Planned Industrial District (St. 
Louis Family Church). 

West:   The property to the west of the subject site is currently zoned “PC” Planned Commercial District 
(Monarch Fire Protection District and Tower Centre). 

 

 
  Figure 3: Surrounding Developments 

 

COMPREHENSIVE PLAN ANALYSIS 
The Comprehensive Plan serves as the City’s guiding document in implementing the Community’s vision 
for development. There is one specific Plan Policy pertaining to signage that has been adopted as part 
of the Comprehensive Plan, as follows: 
 

• Plan Policy 3.4.1 Preserve Aesthetics and Public Safety – To preserve the high aesthetic quality 
and public safety interests along the corridor and other major highways/roads, signs of ever-
increasing size, brightness and garishness should be prohibited. 

 

SUBMITTAL OVERVIEW 
This Sign Package request is specific to attached wall signage on the west, north, and south elevations of 
the Edison Express convenience store, gas station, carwash, and restaurant building. A panel change on 
the monument sign is also shown; however, this change is already permitted under the existing sign 
package.  All other signage throughout the Monarch Center will conform to the requirements established 
in the existing Sign Package. The signage requests for each elevation will be presented separately in the 
following sections of this report.  
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1. West Elevation, Attached Wall Signage – The west elevation is the primary building elevation 

and is parallel to Long Road. The following images compare the approved attached wall signage 
to the current request, and the areas where a change in signage is requested are identified in 
red. A table after each set of images provides information about the size and number of signs 
proposed. Note that while the current request calculates each element of each existing and 
proposed sign separately, the original Sign Package grouped the elements of each sign together 
for calculations purposes. For the purposes of making an accurate comparison, the west elevation 
total signage table below shows both the original size calculations as presented in the previously 
approved Sign Package for the existing signs that are proposed to remain as well as the 
calculation method used in the current request where signage elements are separated.  
 

 
Figure 4: West Elevation—Approved wall signage 

 

 
Figure 5: West Elevation—Requested wall signage 

 

Sign # Currently Approved Requested 

1 1 sign, 55 sqft 1 sign, 72.1 sqft 

2 No sign in this location 1 sign, 9.2 sqft 

3 No sign in this location 1 flipframe sign, 87.55 sqft 

 
 
  
 

 
 
 
 

 
 

West Elevation Total Signage 

 Square Feet % of Elevation 

Currently Approved 211.1 6.8 

Requested (Existing signage 
elements grouped together) 

315.75 10.2 

Requested (Existing signage 
elements separated) 

241.91 7.8 

1 

3 2 
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2. North Elevation, Attached Wall Signage – The north elevation contains the drive-thru for the 
restaurant tenant space. The branded awnings that are currently installed are proposed to be 
replaced with solid black awnings. The following images compare the approved attached wall 
signage to the current request, and the areas where a change in signage is requested are 
identified in red. A table after each set of images provides information about the size and number 
of signs proposed.  
 

 
Figure 6: North Elevation—Approved wall signage 

 

 
Figure 7: North Elevation—Requested wall signage 
 

Sign # Currently Approved Requested 

1 No sign in this location 2 signs, totaling 34.2sqft 

2 No sign in this location 1 sign, 9.2 sqft 

3 No sign in this location 1 graffiti mural, 137 sqft 

4 No sign in this location 1 sign, 41.25 sqft 

 
 
  
 

 
 
 
 

North Elevation Total Signage 

 Square Feet % of Elevation 

Currently Approved 31.3 1.8 

Requested 252.95 15.1 

1 2 

3 

4 
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1. South Elevation, Attached Wall Signage – The south elevation is situated parallel to Edison Road. 
The following images compare the approved attached wall signage to the current request, and 
the areas where a change in signage is requested are identified in red. A table after each set of 
images provides information about the size and number of signs proposed.  
 

 
Figure 8: South Elevation—Approved wall signage 
 

  
Figure 9: South Elevation—Requested wall signage 
 

Sign # Currently Approved Requested 

1 No sign in this location 1 sign, totaling 27.9 sqft 

2 No sign in this location 1 sign, 9.2 sqft 

 
 
  
 

 
 

 
 
 
 

West Elevation Total Signage 

 Square Feet % of Elevation 

Currently Approved 31.3 1.8 

Requested 68.4 4.13 

1 

2 
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STAFF ANALYSIS 

This partial amended Sign Package request for the Edison Express development substantially increases 
the amount of signage on each of the three impacted elevations. The request does not propose 
eliminating any signage elsewhere within the development to compensate for or mitigate the requested 
increase. While there are multiple uses within this building, the proposed signage for the restaurant 
tenant is spread across three elevations rather than being contained to the exterior walls of the 
particular tenant space.  
 
The purpose of a sign package, which serves as the mechanism for allowing modifications to the UDC 
sign regulations, is to provide comprehensive, complementary, and unified signage throughout a 
development. The UDC states that “in order to encourage superior design, quality and character, 
comprehensive sign packages allow for specialized review of signs and flexibility from standard signage 
requirements.” 
 
The UDC includes the following review factors that are to be considered by the Planning Commission 
when discussing the appropriateness of the requested flexibility in sign criteria: 
 

1.  The physical impact of the proposed comprehensive sign package; 

2.  The quality of the proposed comprehensive sign package; and 

3. Mitigation of unfavorable conditions such as excessive signs, light spillover from signs, height,     
and other related conditions and potentially negative impacts. 

RECOMMENDATION  
Staff has reviewed the proposed partial amended Sign Package for Monarch Center, Lot A (Edison 
Express) and all required items have been included. Staff recommends that the Planning Commission 
take action on this request. 
 

MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the partial amended Sign Package for Monarch Center, Lot A (Edison 
Express).” 

 
2) “I move to approve the partial amended Sign Package for Monarch Center, Lot A (Edison Express) 

with the following conditions……..” (Conditions may be added, eliminated, altered or modified) 
 
 
Attachments: Partial Amended Sign Package Submittal 
    
   
 


























