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Planning Commission Staff Report 
 
 

Project Type:  Site Development Section 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 Lot 1 (AutoZone): A Site Development Section Plan, 
Landscape Plan, Lighting Plan, Architectural Elevations, and Architect’s 
Statement of Design for a 0.88 acre tract of land zoned “PC” Planned Commercial 
District, located north of Chesterfield Airport Road west of its intersection with 
Arnage Boulevard. 

 
PROPOSAL SUMMARY 
The request is for a Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural Elevations 
and an Architect’s Statement of Design for a new 6,000 square foot AutoZone commercial development. 
The proposed building is to be constructed of brick veneer, EIFS, and a clear anodized aluminum and glass 
storefront. Faux and clerestory windows are proposed on three of the building elevations. 
 
HISTORY OF SUBJECT SITE 
At 0.88 acres in size, the subject site is roughly one-half 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. Information regarding the surrounding land 
uses, site history, and additional comprehensive plan analysis for this site are contained within the Staff 
report prepared in conjunction with the Site Development Concept Plan that is also being presented for 
the Planning Commission’s consideration.  
 
 
 

VII. B. 

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

STAFF ANALYSIS 
The subject site is zoned “PC” Planned Commercial District under the terms and conditions of City of 
Chesterfield Ordinance 2874. The subject site is located within the Chesterfield Valley sub area 
identified by the City’s Comprehensive Plan, and the following Chesterfield Valley Design Policy is 
applicable: 
 

 Façades of Buildings Along I-64/US 40—Care should be taken to make sure that any portion of 
a building that can be viewed from I-64/US 40 or any arterial and collector roadways should 
convey the image of a high-quality office or commercial development and should be equally 
uniform in materials and attractiveness as the primary façade of the building if it does not face 
I-64/US 40 or the roadways. The intent is to avoid projects having their view from I-64/US 40 
or the roadways appear to be the rear or side of a development. 
 

o This policy is met by the proposed AutoZone in that the materials used on the primary 
façade extend to all elevations of the building. 

 
 

Access and Site Circulation  
Currently, this site has direct access from Chesterfield Airport Road and no other roads serve this site. 
Cross access to Lot 2 of the proposed development as well as to the vacant parcels to the west and 
north is provided as required by ordinance. As detailed in Staff’s report for the Site Development 
Concept Plan, this cross access will permit for the eventual connection of Arnage Road which already 
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serves the three developments to the east. This connection will also allow for few curb cuts on 
Chesterfield Airport Road as the proposed access into the AutoZone development will be expanded to 
serve all future development that occurs on the surrounding property.  

 

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. 
 
Parking 
Parking is proposed on the front and side of the building, with loading areas located on the side. The 
parking provided complies with the City’s Unified Development Code requirement, and accessible 
parking spaces are located adjacent to the entry. A loading space is proposed adjacent to the overhead 
door and loading area on the west elevation.  
 
A modular block retaining wall is proposed along the access drive and will separate the parking loading 
area from the access drive. The wall will be utilized to make grade adjustments and varies in height 
from one to three feet. In order to ensure safe vehicular circulation in this area, a metal fence was 
added to the top of the wall following review of the project by the City’s Architectural Review Board.  

Landscaping, Tree Preservation and Open Space 
As required by the UDC, a thirty foot landscape buffer planted with trees, shrubs, and ornamental 
grasses is provided along the Chesterfield Airport Road frontage. 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 are located within the landscape buffer, along 
with additional plantings. 
 
A solid hedgerow along the parking lot will screen parked vehicles from view from Chesterfield Airport 
Road. Landscape beds planted with annuals will permit for seasonal color and interest. The proposed 
monument sign is surrounded by a densely planted landscape bed.  
 
The dumpster enclosure and ground mounted mechanical equipment will be screened by landscaping. 
Bio retention basins along the rear property line will be planted with a variety of native grasses. 
 
A minimum of 35% open space is required by ordinance for each lot within this development. The 
proposed AutoZone project on Lot 1 exceeds this requirement, with 37.8% proposed open space. 
 
Architectural Elevations 
The applicant is proposing a single story building that is 21 feet in height which permits the parapet to 
fully screen roof-mounted mechanical equipment. The building contains elements along the front 
elevation designed to the human scale, including large storefront windows and faux windows.  
 
The building is comprised of brick veneer, evergreen glass clerestory windows, black faux windows, 
EIFS that is to be painted orange and white, and a large clear anodized aluminum storefront is 
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proposed. A white cornice is proposed along the top of the parapet wall. The pipe bollards and side 
access door will be painted red. 
 
The dumpster enclosure will be constructed of smooth block painted to match the building. The gates 
are constructed of pine boards and the frame will be painted red to match the accent color utilized on 
the building. 
 
The project was reviewed by the Architectural Review Board (ARB) on March 10th, 2016. A motion to 
forward the submittal to the Planning Commission with a recommendation for approval with the 
recommendations listed below was passed by a vote of 5-0.  
 

1. The building design should include architectural elements to add depth and to break up the flat 
façade through change of color, material, or building articulation. 

2. Treat the design as a “four sided” building and take into consideration future development of 
the properties behind the proposed development. 

3. The architectural renderings should accurately correspond to the material and color samples 
provided. 

4. Reconsider the location and design, including material and height, of the retaining wall and 
consider incorporating landscaping to delineate the wall from the adjacent drive aisle. 

In response to the ARB’s recommendations, the Applicant has revised the architectural elevations to 
add greater architectural detail and material and color variation across all four façades. A white cornice 
tops the parapet walls around the building, and pilasters add depth and articulation.  Stacked courses 
of a tan brick within the pilasters provide color and texture variation. The architectural elevations and 
renderings have been revised for consistency. Additionally, although additional landscaping was not 
incorporated into the retaining wall design, a 48 inch black metal fence has been added to the top of 
the retaining wall to delineate the wall from the adjacent parking area and ensure safe vehicular 
circulation in this area.  
 
Staff finds that these revisions sufficiently address the ARB’s recommendations and bring the building 
into compliance with the Chesterfield Valley Design Policy presented on page 2 of this report. 
Specifically, the revisions result in a four-sided building that is “equally uniform in materials and 
attractiveness” on the elevations visible from Chesterfield Airport Road, as well as the rear elevation 
which will be more prominently visible with the extension of Arnage Road and future adjacent 
development. 
 
The following page contains a comparison of the Architectural Elevations as presented at the 
Architectural Review Board and as currently proposed. 
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Figure 3—Architectural Elevation as presented at ARB 

 
Originally Proposed Front Elevation 

 
Originally Proposed Rear Elevation 

Figure 4—Revised Architectural Elevation 

 
Revised Front Elevation 

 
Revised Rear Elevation 
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Lighting     
The applicant is proposing five wall mounted light fixtures and five pole mounted fixtures. Each of these 
fixtures is utilitarian in nature and features fully-shielded, full cut-optics as required by the UDC. 
 
STAFF RECOMMENDATION 
Staff has reviewed the Site Development Section Plan, Landscape Plan, Tree Preservation Plan, Lighting 
Plan, Architectural Elevations and an Architect's Statement of Design 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, Lot 1 (AutoZone).   
 
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 Section Plan, Landscape Plan, Tree 
Preservation Plan, Lighting Plan, Architectural Elevations and an Architect's Statement of Design 
for Peter Steffan, Lot 1 (AutoZone).   
 

2) “I move to approve the Site Development Section Plan, Landscape Plan, Tree Preservation Plan, 
Lighting Plan, Architectural Elevations and an Architect's Statement of Design for Peter Steffan, 
Lot 1 (AutoZone), with the following conditions…” (Conditions may be added, eliminated, 
altered or modified) 

 
Attachments: Site Development Section Plan 
  Landscape Plan 
  Lighting Plan 
  Lighting Cut-sheets  
  Architect’s Statement of Design 
  Architectural Elevations 
  Architectural Rendering  
   

  
CC:  Aimee Nassif, Planning and Development Services Director 
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