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Planning Commission Staff Report 
 

 

Project Type:  Site Development Section Plan  
 
Meeting Date:  May 8, 2017 
 
From:   Jessica Henry, AICP 
   Senior Planner 
 
Location:  North side of North Outer 40 Road and east of Boone’s Crossing 
 
Applicant:  Topgolf USA Chesterfield/ Stock and Associates Consulting Engineers, Inc. 
 
Description: Summit—Topgolf Development, Lot B  (Topgolf): A Site Development Section 

Plan, Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s 
Statement of Design for a 14.75  acre tract of land zoned “PC” Planned Commercial 
District located north of North Outer 40 Road and east of Boone’s Crossing. 

_____________________________________________________________________ 

 
PROPOSAL SUMMARY 
Stock and Associates Consulting Engineers, Inc., on behalf of Topgolf USA, has submitted a request for a 
66,300 square foot entertainment complex which includes a golf driving-range, restaurant, bar, meeting 
space, and game area located on the north side of North Outer 40 Road and east of Boone’s Crossing.  
The subject site is zoned “PC” Planned Commercial District and is governed under the terms and 
conditions of City of Chesterfield Ordinance Number 2932.  The exterior building materials will be 
primarily comprised of stacked stone, honed concrete masonry, composite panel, and EIFS. Rooftop 
mechanical equipment will be screened by the front and side parapet walls. 
 

HISTORY OF SUBJECT SITE 
The site is partially occupied by the Hardee’s Iceplex and partially vacant.  In January of 2017, the City 
Council approved Ordinance 2932 which consolidated two planned commercial districts into one new 
planned commercial district. The applicant has submitted a Record Plat to create a new three lot 
commercial subdivision to allow for the development of the Topgolf project along with two other future 
developable lots.  
 

VII. E. 

http://www.chesterfield.mo.us/
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Figure 1: Proposed Summit Development/Topgolf Subdivision (lots not drawn to scale/approximated) 

 
 
LAND USE AND ZONING OF SURROUNDING PROPERTIES  
The land use and zoning for the properties surrounding this parcel are described below: 
 

North: The Monarch-Chesterfield Levee is located directly north of the subject site with “FPNU” 
Floodplain Non-Urban District zoned property north of the levee. This property is currently 
being used for the stockpiling of dirt. 
 

South: The subject site is bordered by North Outer 40 Road and Interstate 64 to the south. Land 
south of these roadways is zoned “PC” Planned Commercial District and “M-3” Planned 
Industrial District. 
 

East: The property to the east is a combination of “AG” Agricultural District and “NU” Non-Urban 
District zoned property currently being used for agricultural operations including a plant 
nursery under an active Conditional Use Permit. 
 

West: The property directly to the west is Taubman Prestige Outlets and is currently zoned “PC” 
Planned Commercial District. 
 

 

COMPREHENSIVE PLAN ANALYSIS 
The subject site is located within Ward 4 of the City of Chesterfield and is within the Mixed Commercial 
Use land use designation per the City’s Land Use Plan as seen in Figure 2 on the next page.  The 
Comprehensive Plan defines Mixed Commercial Use as an area where “Appropriate uses in this 
designation would be retail and office”.   
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Figure 2: Future Land Use Plan 

 
The Comprehensive Plan includes Commercial Development Policies as well as specific policies which 
are applicable to developments within the Chesterfield valley sub-area.  
 
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.  
 

 3.1 Quality Commercial Development—The intent of this policy is to ensure developments 
positively reflect the image of the City of Chesterfield, provide employment opportunities and offer 
retail and service options to residents. 

 

 7.2.6 Cross-Access Circulation—Cross-access is encouraged for both vehicular and pedestrian 
connections in all new developments.   

 

Chesterfield Valley Sub-Area and Chesterfield Valley Design Policies 

 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. 
 

 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 
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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. 
 

 Lighting of Buildings Along I-64/US 40—The façades of buildings facing I-64/US 40 should be 
lighted to provide an attractive image at night for individuals traveling along I-64/US 40. Accent 
lighting, as opposed to flood lighting should be used. 

 
STAFF ANALYSIS  
Zoning  
The subject site is zoned “PC” Planned Commercial District and is governed under the terms and 
conditions of City of Chesterfield Ordinance Number 2932.   The submittal was reviewed against the 
requirements of City of Chesterfield Ordinance 2932 and all applicable requirements of the Unified 
Development Code and the proposed development adheres to the applicable requirements.  
 
Circulation System and Access        
The subject site will be served by one dedicated entrance from North Outer 40 Road which is in the same 
location as the existing Hardee’s Iceplex entrance. A cross access easement is provided to proposed Lot 
A of the development. This easement extends across proposed Lot A to a proposed access point from 
the Taubman Outlet mall drive off of North Outer 40 Road, providing the potential for a secondary means 
of access to proposed Lot B upon the future development of proposed Lot A.   
 
The levee trail runs parallel to the northern boundary of the site and the current Hardee’s Iceplex 
property includes an easement with trail access, parking, and related improvements that are currently 
available to the public.  As required by Ordinance 2932, the relocation of this access and provision of all 
necessary easements and other measures necessary to preserve the trail access rights are being 
provided by the applicant in conjunction with the Topgolf development on proposed Lot B. 
 

 
Figure 3: Image of levee trail and existing access from Hardee’s Iceplex site 

Levee Trail 

Access to trail 

on Iceplex site 
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Figure 4: Proposed levee trail access relocation 

  
Open Space  
The minimum required open space for this development per Ordinance 2932 is 35%. The proposed 
Topgolf development on Lot B provides 68.4% open space. This calculation includes the large outfield 
area. 
 
Landscape Design and Screening     
Several different areas of landscaping are proposed in accordance with City Code requirements. These 
include street trees along the site’s frontage, a 30 foot landscape buffer behind the stormwater 
conveyance channel, and parking lot landscaping. Additionally, the front entry features a series of 
stepped, raised landscape beds. Bio-retention and swale areas will be planted with native plantings to 
fulfill water quality requirements on the site.  
 
Note that the rear portion of the site does not contain any plantings; this is due to the proximity of the 
levee and associated seepage berm.  
 
Rooftop mechanical equipment is included on the building and the applicant has indicated that it will be 
screened by the parapet walls. Finally, an enclosure constructed of composite paneling will screen the 
trash receptacles from public view.  
 
Lighting     
Site lighting is proposed for the parking fields as required by City Code. Recessed canopy fixtures are 
proposed on the cantilevered entry canopy.  These fixtures are utilitarian in nature and feature fully 
shielded, flat lens, enclosed luminaires.  
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The applicant is also proposing to utilize outfield lights that will be mounted on top of the building, as 
shown in Figure 5 below. These lights are permitted by City Code with certain restrictions. Specifically, 
the UDC states the following regarding field lighting fixtures of recreation facilities such as the proposed 
Topgolf:  
 

 All fixtures used for evening lighting shall be fully shielded. To the extent that it is not feasible to 
use fully shielded fixtures, then lighting shall be designed and provided with sharp cut-off 
capability so as to minimize any light nuisance, spill light, and glare. 

 

  
Figure 5: Proposed outfield light fixture “XOF” 

  
In response to this requirement, the applicant has provided the following information:  
 
 “Topgolf strives to create a limited impact design for their outfield lighting system that allows for 
game play while still being a good neighbor. The lighting package for the XOF feature has evolved over 
time to reduce its impact.  

 The fixture contains a louver so only a direct line of sight can see the sources of the light. 
This louver or shield prevents any sideways and offsite light spillage. 

 The fixture has a frosted bulb to minimize glare from the fixture. 

 Each head is angled downward towards the ground for the intent of lighting the back of 
the ball as it leaves the tee line. The intent is not to light up the entire outfield rather to 
allow for customers to see their ball initially after they hit it for the first 50 or so yards. 

 The XOF fixture is also on a dimmable ballast that lowers the light’s intensity as the night 
sky grows darker into the night. 

 These poles are only located on the roof structure of the building and faced directly to 
the outfield. NO outfield lights are directed off property and maintain 0 horizontal foot-
candles at the property boundary.” 
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In addition to the utilitarian and outfield light fixtures discussed above, the applicant is proposing a 
substantial amount of accent lighting that requires specific approval from the Planning Commission as 
these are not fully shielded, flat lens fixtures. This includes LED light bands outlining the logo, LED lighting 
cast onto the metal architectural screens located on the front façade of the building, and accent lighting 
along the entry staircase, under the parapet cornices, and along the vertical plane of the stacked stone 
center portion of the building. The reference photo below shows these various accent lighting 
applications. 
 
While the Unified Development Code does require that all lighting be fully shielded, cut off optics, there 
is a provision in the UDC which allows the Planning Commission to approve decorative lighting fixtures 
when it can be proven that there will be no off-site glare light trespass, and the proposed fixtures will 
improve the appearance of the site.  
 
Further, the UDC requires that the exterior building lighting be architecturally integrated with the 
building style, material, and color, specifying that the color of exterior lamps should be consistent with 
that on surrounding buildings. The proposed accent lighting was discussed at length by the Architectural 
Review Board and further information is located in the following section of this report. 
 

 
Figure 6: Reference photo showing proposed accent lighting applications 
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Architectural Elevations  
The proposed building is three stories in height and the rear building elevations open into an expansive 
outfield with poles and netting reaching 170 feet in height, as permitted by Ordinance 2932. The 
building’s parapets vary in height, with the tallest point on the structure being the stadium flood lighting 
structures. Ordinance 2932 established the maximum height of the building inclusive of the lighting 
structures as being 60 feet and the architectural elevations show the light structures as being 57 feet in 
height. The proposed materials include natural stacked stone, honed concrete masonry, composite 
panels, and EIFS. Architectural metal mesh screens are proposed as an accent.  
 

 
Figure 7: West elevation  

 
The building includes a four-sided design with similar 
materials and treatments on each façade, with the 
exception of the east façade, which is open to the 
outfield as shown in the adjacent image. In this image, 
the outfield poles and netting are also visible in the 
distance.  
 
 
 
 
 
 

The building features a roof top open air terrace, as 
depicted in the adjacent reference photo which was 
also included in the meeting packet. The applicant has 
noted that Topgolf maintains operating hours of 9:00 
AM to 2:00 AM.  Ordinance 2932 does not restrict the 
hours of operation for the recreation facility use. 
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The project was reviewed by the Architectural Review Board (ARB) on March 9th, 2017. 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 5-0. Information regarding the applicant’s response to 
each recommendation follows in italicized text. 
 

1. The staircase on the south elevation should be architecturally integrated with the building design.  

The applicant has modified the staircase on the south elevation to be partially enclosed, as shown 
in the following images.  

   
Figure 8: Partially enclosed staircase appearance from rear, front, and south side of building 

 

2.  Landscaping within the planter boxes should be shown on the Landscape Plan and consistent 
with the color rendering.  

The applicant has revised the Landscape Plan to reflect this recommendation. 

3. Landscaping should be added along the southeastern net elevation using species proposed in the 
planting schedule included on the Landscape Plan and comprised of a mix of evergreen and 
deciduous trees.  

The applicant has revised the Landscape Plan to reflect this recommendation by including Green 
Giant Arborvitae, European Hornbeam, and Armstrong Maple trees along the net elevation. 

4. The LED wall washer lighting that is cast on the wire mesh panels should be static in nature and 
limited to a single color.  

In response to this item, the applicant stated that the LED wall washer light will be limited to one 
color and will be static in nature. 

Front Rear Side 
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5. Remove the LED lighting from the logo architectural element on the west elevation, resulting in 
an unlit architectural element. 

The applicant has offered the following statement in response to this item:  
 
“LED lighting at the architectural element of the west elevation has been kept in for determination 
at the City Planning Commission meeting.” 

 
When considering the recommendations of the Architectural Review Board, particularly in regards to 
the proposed accent lighting, it is important to note that the scope of the board’s purview is limited to 
Article 04-01 Architectural Review Design Standards of the Unified Development Code whereas the 
Planning Commission reviews proposals against the entirety of the Unified Development Code. Article 
04-03 Lighting Standards specifically provides for “fixture design exemptions” which allow the Planning 
Commission to approve decorative light fixtures as an alternative to shielded fixtures if the proposed 
lighting application will improve the appearance of the site. 
 
DEPARTMENT INPUT  
Staff has reviewed the Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations, and Architect’s Statement of Design. Staff recommends approval of the request with Planning 
Commission review of the applicant’s responses to the Architectural Review Board recommendations.   
 
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, Lighting Plan, 
Architectural Elevations, and Architect’s Statement of Design for Summit Development/Topgolf, 
Lot B  (Topgolf). 

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

Architectural Elevations, and Architect’s Statement of Design for Summit Development/Topgolf, 
Lot B (Topgolf) with the following conditions…” (Conditions may be added, eliminated, altered or 
modified)  

 
cc:   Justin Wyse, Director of Planning and Development Services  

 
Attachments:   

Architect’s Statement of Design 
Architectural Elevations 
Reference Photos 
Lighting Cut Sheets 
Site Development Section Plan  
Landscape Plan  
Lighting Plan  
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