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Planning Commission Staff Report

Project Type: Site Development Concept Plan
Meeting Date: April 25, 2016
From: Jessica Henry, AICP

Project Planner

Location: North of Chesterfield Airport Road, west of its intersection with Arnage Blvd.
Applicant: Cochran Engineering & Surveying, Inc. on behalf of AutoZone
Description: Peter Steffan, Proposed Lots 1 and 2: A Site Development Concept Plan,

Conceptual Landscape Plan and Conceptual Lighting Plan for a 1.77 acre tract of
land zoned “PC” Planned Commercial District, located north of Chesterfield
Airport Road west of its intersection with Arnage Boulevard.

PROPOSAL SUMMARY

Cochran Engineering & Surveying, Inc. on behalf of AutoZone, has submitted a Site Development
Concept Plan, Conceptual Landscape Plan, and Conceptual Lighting Plan for Planning Commission
review. The request is for the creation of a new two lot commercial development via the
redevelopment of the former Heavy Duty site. This plan establishes two (2) phases of development,
and a Site Development Section Plan request for the development of an AutoZone on Lot 1 has been
submitted in conjunction with the Site Development Concept Plan for the Planning Commission’s
consideration. The subject site is zoned “PC” Planned Commercial District and is governed under the
terms and conditions of City of Chesterfield Ordinance Number 2874.

HISTORY OF SUBJECT SITE

The subject site consists of a 1.77 acre parcel and was originally zoned “NU” Non-Urban District by St.
Louis County prior to the incorporation of the City of Chesterfield. The site currently contains three
buildings that were constructed in the 1940s, a shed, and a pole barn that was constructed in the 1990s.
This site was formerly occupied by the Heavy Duty equipment business. In October of 2015, the City
Council approved a zoning map amendment from the “NU” Non-Urban District to the “PC” Planned
Commercial District via Ordinance 2874. The two parcels of the proposed Peter Steffan development are
shown in the image on the following page.
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Land Use and Zoning of Surrounding Properties

Direction Land Use Zoning

North Vacant “NU” Non-Urban District

South Valley Center Development “C-8” Planned Commercial District
East Chesterfield Commons Seven Development | “PC” Planned Commercial District
West Vacant “NU” Non-Urban District

ok
@©
e}
oc
U
Pt
».
=
S
o{

ChesterfleldLVaIIey Drlve ,

s e = o]

Figure 1: Aerial

COMPREHENSIVE PLAN ANALYSIS

The subject site is located within the area of Ward 4 designated by the Comprehensive Plan as the sub-
area of Chesterfield Valley. The City of Chesterfield Land Use Plan indicates the Chesterfield Commons
Six development is within the Mixed Commercial Land Use designation, which is defined in the
following manner: “Appropriate uses in this designation would be retail and office. Depending on
location, some areas may combine warehousing and distribution with the office development”.

The Comprehensive Plan includes Commercial Development Policies as well as specific policies which
are applicable to developments within the Chesterfield valley sub-area; the policies which are
applicable to the proposed development are detailed below.
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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 and the two Staff reports prepared for
this project present each of these items in detail, as they apply to this project.

Chesterfield Valley Sub-Area Policy and Chesterfield Valley Design Policy

e 3.5.1 Chesterfield Valley Region Retail and Low Intensity Industry—Regional retail and low-
intensity industrial developments should be located in Chesterfield Valley. These include

mixed-use office/retail planned developments.

o This policy is met by the addition of the proposed AutoZone within the Peter Steffan
development in that it contributes to the mixed-use, low intensity development pattern
that is desirable in the Chesterfield Valley sub-area.

MIXED COMMERCIAL USE

Subject Site

; CHESTERFIELD AIRPORT RD

MIXEED USE (RETAIL / OFFICE / WAREHOUSE)

Figure 2: Comprehensive Plan — Subject Site shown in red outline
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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 2874. The Site Development Concept Plan substantially complies with the
Preliminary Plan, shown below, which was submitted in conjunction with the zoning petition and
incorporated into Ordinance 2874 as Exhibit B.
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Figure 3: Preliminary Plan

Traffic and Access

Currently, this site has direct access from Chesterfield Airport Road and no other roads serve this site.
However, Arnage Road, shown in the image on the following page, provides cross access circulation
through the three developments—Chesterfield Commons Seven, River Crossings, and Chesterfield
Commons Six—to the west; however, the road terminates at the western perimeter of the Chesterfield
Commons Seven development and does not share a boundary with the subject site. As future
development occurs on the parcels to the north of the subject site, the City of Chesterfield will require
that Arnage Road be extended westward to serve this new development and to alleviate traffic from
Chesterfield Airport Road. In order to ensure that the subject site will be served by this future extension
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of Arnage Road, cross access easements to the east, west, and north are being required and the access
from Chesterfield Airport Road as shown on the Preliminary Plan will be expanded to serve the entire
development.

As shown on the Site Development Concept Plan, a deceleration lane is proposed to accommodate
vehicles traveling from the east and making right turns into the site.
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Figure 4: Subject Site and Surrounding Developments

1_1 ~_ Crossings

Pedestrian Circulation

The proposal includes a sidewalk along Chesterfield Airport Road which will connect to the adjacent
sidewalk located to the east. As future development occurs to the west, the sidewalk will be extended
to serve the adjacent development.

Landscaping

One of the requirements of a Concept Plan submittal is to provide a Conceptual Landscape Plan
showing proposed landscaping along arterial and collector roadways; therefore a conceptual landscape
plan showing street tree plantings along Chesterfield Airport Road is provided. Although street trees
are typically located within the right-of-way, a request for modification permitting street trees to be
located within the parcel boundary was approved due to site limitations, including right-of-way
dedication for the deceleration lane. As a result, the required street trees shown on the Conceptual
Landscape Plan will be in addition to the required landscape buffer that will be reviewed in conjunction
with the respective Site Development Section Plan submittal for each lot. Although this modification
was granted for the location of the street trees, the required number of street trees required based on
the lot frontage is being provided.

Lighting

Similar to the Conceptual Landscape Plan, a Conceptual Lighting Plan showing proposed lighting along
arterial and collector roadways is required. The two Ameren approved fixtures will be mounted at 30
feet and comply with the spacing requirements of the Unified Development Code.

STAFF RECOMMENDATION

Staff has reviewed the Site Development Concept Plan, Conceptual Landscape Plan and Conceptual
Lighting Plan and has found the proposal to be in compliance with the site specific ordinance,
Comprehensive Plan, and all City Code requirements. Staff recommends approval of the proposed
development of Peter Steffan, Proposed Lots 1 and 2.
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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 Site Development Concept Plan, Conceptual Landscape Plan
and Conceptual Lighting Plan for Peter Steffan, Proposed Lots 1 and 2.

2) “I move to approve the Site Development Concept Plan, Conceptual Landscape Plan and
Conceptual Lighting Plan for Peter Steffan, Proposed Lots 1 and 2, with the following
conditions...” (Conditions may be added, eliminated, altered or modified)

Attachments: Site Development Concept Plan
Conceptual Landscape Plan
Conceptual Lighting Plan

CC: Aimee Nassif, Planning and Development Services Director
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NOTES: W/2/15

n4a/15

1) All natural vegetation shall be maintained mwhere 1t does not
interfere With construction or the permanent plan of operation.

. Every effort possible shall be made to protect existing structures
wsq_J ( — \ or ve?etatlon from damage due to equipment usage. Contractor shall
)
4o (i N[ at all times protect all materials and work a?alnst injury to public.
A c 2.) The landscape contractor shall be responsible for any coordination

P \ » With other site related work being pertformed by other contractors
\ N\ ‘ Refer to architectural dranings for further coordination of work to
— ? ’ be done. Coordinate locations of trees nith the location of proposed
L O R e 462 462 ] light standards, fire hydrants and utilities.
NS ! o i ~ ™M Y 3.) Underground facllities, structures and utilities must be considered
4 L i \ ahpproxllir;nali':‘e“oglg.t‘lk“hetlﬂe énag be othirs r;:ot presently l;nlotwntor
: e shonn. It shall be the landscape contractor's resporsibllity to
NG A A \ \ \ \\ \ \\ \ \ \ \ \ \ \ \ \ \ \ \ \ \ determine or verify the exlstgnce of and exact Igcatlon c?F
TINLAA \ : the above (Call |-800-DIG-RITE).
L e 4.) Plont material are to be planted In the same relationship to
F <l ' 2rade ds Was grown In nursery conditions.
; e & \ 5) Il mulch to be shredded oak bark mulch at 3" depth (after
: A : $ ~ compaction) unless othernise noted. Mulch shall be clean and free
1S Al of dll foreign materials. Edge all beds with spade-cut edge
N 9 T T unless othernise noted.
L 6.) It shall be the landscape contractor's res onslbility to:
i : X A)  Verity all existing and proposed features shonn on the
v\ « \ |, dranings prior to commencement of work. :
YN I B) Report all discrepancies found with regard to exlstlng
¥ : ~ conditions or proposed design to the landscape archifect
' Immediately for a decision.
ik ‘ ' C.) Stake the locations of all

proposed plant material and
S

i113/16

)
46

461

L/

(636) 428-1250
Fax: (636) 928-4563

MO Landscape Architectural Corporation #2008008782

| obtain the approval of the onner's representative or

4

landscape architect prior to installation.

7) The landscape contractor is to receive the site ?raded to
Within 1/10 of a foot. Landscape contractor to obtain letter

1
[

\ of grade certification from the general contractor prior

' commencement of work.
8.) All planting beds shall be cultivated to &" depth minimum and
: graded smooth immediately before Elantlng of plants. Plant
/\—f\ : groundcover to within 12" &f trunk of trees or shrubs planted
~"] ' ‘ Within the area.
4.) All plant material (excluding ground cover, perennials and annvals)
‘ e are to be warranted for a period of 12 months after
464 \ N Installation ot 100% of the Installed price.
1©.) All disturbed lann arecs to be seeded with a mixture of
| Turf-Type fescue (3OO per acre) and bluegrass (8% per
, ’ ‘ acre). l.andscape contractor shall offer on alternate price for
| ALY

‘ sod In llev of seed. Lann areas shall be unconditionally warranted
| for a period of 40 days from date of final dcceptance. Bare
areas more than one square foot per any 50 square feet shall
. . be replaced.
C § ’ 1) ltems shown on this draming take precedence over the material
SAN : a4 list. It shall be the landscape contractor's responsibility to
.. (1) 25"Cal. { verify all quantities and conditions prior to Implementation of
’ | SHL _ M this plan. No substitutions of types or size of plant materials will
\ 2 2.5Cal. I 52'2’;‘6 , ) 2.5'Cal be accepted without mritten dgpproval from landscape architect.
! =gl ' -—SH,L.— 12) The minimum setback Is 30'-0" from an existing or proposed right
e \ (1) 25"Cal. of way.

TECENOLOEIES

677 Jacobs Creek Drive
St. Charles, Missourl 63304
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13.) Siltation controls may be reqired to prevent run-off. Straw 3
bales placed end-to-end shall be vsed, anchored with no less =

than tno 3/8" X 36" reinforcing rods. Bales shall remain until all
graded areas are seeded or sodded.

14.) Ore (1) tree Is required for every Fifty (50) lineal teet of
street frontage.

I5) Landscape Islands shall be 2plae,ed at the ends of parking aisles as
re%ulre by Ordinance #2512 of the Clty of Chestertleld oning
Ordinance:

A/ There shall be a minimum landscape width of nine (4) teet and

! a minimum area of 100 square feet. Provide one () declduovs

§ tree per island.

'B.) At the end of double ron arking, a minimum of 210 square

[ \ ; , feet shall be provided for with @ minimum of two (2) decidvous
D | : RO } trees per Island.
/ \ . c)

7 (1) 25"Cal Isiands shall have plantings consisting of groundcovers such as
GL shrubs, ivy, floners and grasses. Muich or Fock may be vsed
() 2.8cal. instead of grass or In combination with grass.

16.) Consideration shall be given to the type of grase to be used due to
| need for drought tolerdnce In areas Without Inground Irrigation systems.
( (Examples: Tur? Type Tall Fescue blend less than five years old; and
: Crossfire, a semi-dwarf varlety, blended with 5-10% blvegrass and
referred to as a Translition mix).
CHESTERFIELD AIRPORT ROAD : I7) A minimum of sixty percent (60%) of the decliduous trees must be
of a specles which matures at +35', evenly dispersed throughout the

roject.
ﬁ’ the estimated materials cost of nen landscaping indicated on the
Site Development Plan, as required by the Planning Commission, exceeds
one thousand (1,000) dollars, as determined by a plant nursery, the
petitioner shall furnish a two (2) year bond or ‘escronm sufticient In
| ' amount to guarantee the installation of said landscaping.
19.) Upon release of the landscape Installation Bond, a two (2) year
Landscape Maintenance Bond shall be required.
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2 PROPERTY OUNER: Z :
OF TREE IN NORGERY ERIGE ™ NORTH | HDE CORP STREET TREES: | per 50 LF FRONTAGE <
TO DIGGING AND PLANT. | 265 EXECUTIVE PARKWAY DR ® 355.0 LF FRONTAGE @ CHESTERFIELD AIRPORT ROAD, EI. m —
R RELATIONSHIP J SUITE 300 REQUIRING EIGHT (&) TREES @ 2.5" CALIPER -- & PROVIDED G ¥
PLANTING ON-SITE | sT. LOUIS, MO 6314 ‘ g S 8
‘ 4 ' . E Qo
| o1 AN DEVEL OPER: | <Zt whd £
% = - THE REDING COMPANY, LLC | S m =
. ~ PO NOT CUT CENTRAL LEADE 2460 EXECUTIVE DRIVE, | o a
_ _ &" 2-PLY RUBBER HOSE SUITE 114 | . -
= : (\ pousELgE s%éNng :U,oélgeEERy::gEsE ST. CHARLES, MO 633203 g h |__|__|
: N CoVv D - LL
f/ﬁ-gngO’:Bngg%;ﬁ_ ﬁé\ PAINTED FLUORESCENT ORANGE - m o
- N S———— WHITE FLAGGING (TYP) Q. pd LW
] LL -
:0' TREE NRAF o m N
3 INCHES SHREDDED BARK MULCH \ - g El:.l
i : 4 INCH DEEP SAUCER : ') T — ] . m
'\.“ ’ ‘ " o -L &' STEEL TEE POST, SET PLUMB L gA N 5 C A = 0 0
ARt L  BACKFILL Mix TREES |QTY |COMMON NAME / BOTANICAL NAME SIZE
N . . . . | . [ I :
! NDISTURBED SUBSOIL Gl | Greenspire Littleleaf Linden / Tilla cordata Creenspire 2.5"'Cal. T
REMOVE BURLAP, WIRE ¢ ROPE LM | Legacy Svgar Maple / Acer saccharum Legacey’ 2.5"Cal i
FROM TOP |/3 OF THE BALL | g/g:]/fls
< ‘ ‘ ATTER PLACEMENT IN PIT | RO | Red OCak / Quercus rubra | 2.5"Ccal o
|"=20"-0"
SAN 2 Santooth Oak / Quercus acutissima | 2.5"Cal. 00114
SHEET
DECIDUCUS TREE PLANTING SHL 3 Skyline' Locust / Gleditsia triccanthos Skyline! 2.5"Cal.
* * ~ L-1

OF ONE SHEET
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