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Planning Commission Staff Report 
 

Project Type:  2nd Amended Site Development Section Plan   
 
Meeting Date:  May 11, 2015 
 
From:   Jessica Henry   
   Project Planner 
 
Cc:   Aimee Nassif, Planning & Development Services Director 
 
Location: 17369 Chesterfield Airport Road 
 
Applicant:  Volz, Inc., on behalf of Chesterfield Plaza, LLC and InterJewel Realty, LLC 
 
Description: Chesterfield Commons Six, Lot 7B (Courtyard by Marriott): An Amended Site 

Development Section Plan, Amended Landscape Plan, Amended Lighting Plan, 
Amended Architectural Elevations and an Architect's Statement of Design for a 
2.807 acre lot of land zoned “C-8” Planned Commercial District located south of 
Interstate 40 and west of the intersection of Boone’s Crossing and Chesterfield 
Airport Road. 

 
PROPOSAL SUMMARY 
Volz, Inc. on behalf of Chesterfield Plaza, LLC and InterJewel Realty, LLC, has submitted a request for 
a four story, 112 room hotel located within the Chesterfield Commons Six development. The 
proposed hotel is 61,668 square feet in size and will be located on Parcel 7B, which is 2.8 acres in 
size. The Chesterfield Commons Six development is zoned “C-8” Planned Commercial District and is 
governed under the terms and conditions of City of Chesterfield Ordinance 2096. The exterior 
building materials will be comprised of EIFS, stone veneer, brick, and some sheet metal accent 
roofing sections. The main roof of the structure will be a flat roof with a parapet wall to screen roof-
mounted utility units.  
 
HISTORY OF SUBJECT SITE 
The subject site was zoned “C-8” Planned Commercial by St. Louis County Ordinance Number 13,933 
in 1988. In 2004, City of Chesterfield Ordinance Number 2096 repealed St. Louis County Ordinance 
Number 13,933 and was amended to permit Drive-Through restaurants and to increase the height of 
the light standards. In November of 2004, the Resubdivision of Lot 7 was approved dividing the lot 
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into two lots, 7A and 7B. Subsequently, a Site Development Section Plan for Lot 7A was approved to 
construct the 10,000 square foot retail building known as Treasure Rooms. In September of 2005, the 
Site Development Section Plan for Lot 7B was approved to construct a four story, 73,565 square foot, 
102 room Holiday Inn Hotel and associated parking. The project was never constructed and in March 
of 2009, a Site Development Section Plan for a five story, 77,764 square foot, 123 room Hyatt Place 
Hotel was approved by the Planning Commission. Again, this project was never constructed. 
 
Land Use and Zoning of Surrounding Properties 

Direction Land Use Zoning 

North Commercial “C-8” Planned Commercial District 

South Commercial “C-8” Planned Commercial District 

East  Commercial “C-8” Planned Commercial District 

West Commercial “C-8” Planned Commercial District 
 
 

 
Figure 1—Chesterfield Commons Six Development 

 
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”. 
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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. 
 
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. Please see Access and Site Circulation, 
Parking, Landscaping and Open Space, and Architectural Elevations sections starting on 
Page 4. These sections discuss each of these items in detail, as they apply to this project.   

 

 3.4 Signage Considerations – Signage along the I-64/US 40 Corridor and State Highways should 
be evaluated in terms of height, size and location while recognizing individual uses’ need for 
identity and visibility.  

o As discussed on page 7 of this report, an Amended Sign Package must be submitted and 
approved by the Planning Commission prior to the approval of Sign Permits for the 
proposed hotel. The Amended Sign Package will be reviewed against this Comprehensive 
Plan Policy. 
 

Chesterfield Valley Sub-Area Policy and Chesterfield Valley Design Policy 

 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 Courtyard by Marriott Hotel within 
the Chesterfield Commons Six development in that it contributes to the mixed-use, low 
intensity development pattern that is desirable in the Chesterfield Valley sub-area. 
 

 Façades of Buildings Along I-64/US 40—Care should be taken to make sure that nay portion 
of a building that can be viewed from I-064/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 Courtyard by Marriott hotel in that the materials 
used on the primary façade extend to the north side elevation of the building that 
faces I-64/US 40. 
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Figure 2—Comprehensive Land Use Plan 

STAFF ANALYSIS 
Zoning 
The subject site is zoned “C-8” Planned Commercial District under the terms and conditions of City of 
Chesterfield Ordinance Number 2096 and is located within the Chesterfield Commons Six 
development which contains nine separate lots and seven buildings to date, as shown in yellow 
above. There are currently two vacant lots within the development, Lot 7B—the subject site, and Lot 
5A, to the west of the HH Gregg building.  
 
Access and Site Circulation   
The Chesterfield Commons Six development has one full shared access on Chesterfield Airport Road. 
That access leads to a private east-west cross access drive, shown in red in the image below. This 
drive serves all nine lots within the development and continues westward across the River Crossings 
development and the Chesterfield Commons Seven Development, terminating until future 
development occurs on the vacant parcels to the west of the Commons Seven development. 
Although the eastern limit of this cross-access drive currently terminates at the boundary line of the 
Chesterfield Commons Six and McBride and Sons development, the City has corresponded with the 
property owners to the east in the McBride and Sons development regarding the requirement for a 
cross access connection in conjunction with any future zoning or ordinance amendment petition. 
 

 
Figure 3—Multi-Development Cross Access Drive 

No Sub Ward 4 
Commons 

7 
River 

Crossings 

Commons 6 
McBride & Sons 
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In addition to this large, multi-development private drive, there is cross-access provided along the 
northern and southern parking lot perimeters of the three buildings that house HH Gregg, Amini’s, 
and Treasure Rooms. This would extend into the proposed parking area of the Courtyard by Marriott 
hotel on Lot 7B. 
 
In addition to the sidewalk along Chesterfield Airport Road, internal sidewalks allow for pedestrian 
circulation to each of the lots within the Chesterfield Commons Six development. This internal 
sidewalk along the private Butler Drive will extend across the southern perimeter of the Courtyard by 
Marriott site. Sidewalks are also proposed along the parking spaces located parallel to the northern 
and western elevations. The overall pedestrian circulation within the site remains under review by 
Staff. 
 
Parking 
Parking is provided on all four sides of the site perimeter, with the structure centered in the middle of 
the site. As required per the Unified Development Code and after approval of a parking reduction by 
the Planning and Development Services Director, the number of parking spaces provided for this 
development is 122. 
 
Landscaping and Open Space  
The request includes landscaping required by the City of Chesterfield Tree Preservation and 
Landscape Requirements.  Accordingly, trees will be planted throughout the site. Landscape beds 
containing shrubs will surround the building and parking island areas. Landscape beds containing 
annual seasonal plantings are proposed in the front entrance area.   
 
Three bio-retention areas are proposed on the site; these rain gardens will be planted with native 
plantings. These rain gardens will be designed to MSD standards and will help capture storm water 
runoff from the site.  
 
A full landscape buffer is proposed along the northern perimeter of the site, which will screen the 
parking areas from the view of Highway 64/40. The Architectural Review Standards include the 
following specific requirement that is relevant to this site: “Locate parking primarily to the side or rear 
of any building façade facing I-64/40 or along North Outer 40.” 
 
Although the site design under review proposes a significant parking area between the north building 
façade and I-64/40, the dense landscaping will provide screening of this parking area. 
 
There is an existing MSD pump station at the northeastern corner of the site. MSD will retain access 
to this station through an easement, and the applicant is proposing to screen the pump station with 
trees and shrubs.  
 
Lighting     
The lighting plan proposes pole mounted parking lot light fixtures, utilitarian building entry wall 
mounted light fixtures, canopy light fixtures, and bollard light fixtures in the courtyard area. The 
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bollard light fixtures are decorative in nature and will be fully screened by the wall surrounding the 
courtyard area. The other light fixtures are utilitarian in nature and all have fully shielded, full cut-off 
optics as required by the Unified Development Code. The cut-sheets for all the proposed fixtures are 
included in the Planning Commission submittal.  
 
Architectural Elevations 
The applicant is proposing a four story building of just over fifty feet in height and 61,668 square feet 
in size. Although the building is taller than the surrounding buildings in Chesterfield Commons Six, it is 
positioned towards the rear of the lot away from the other buildings to give a visual perspective that 
diminishes the apparent height difference.  
 
The building elevations will be primarily comprised of EIFS, brick, split face concrete block, pre-cast 
concrete accent band, and sheet metal roofing. Three different colors of EIFS are proposed—white, 
neutral beige and deep green that correspond to the metal roofs proposed on the rear elevation. The 
brick and split face concrete block base were selected to match several of the buildings within the 
development, including Amini’s and Treasure Rooms. Each of the proposed materials is used on all 
four sides of the building; again, this is consistent with the Architectural Review Standards for the 
Chesterfield Valley. Overall, the proposed materials and color palette were chosen to complement 
and match the existing buildings within the Chesterfield Commons Six development.  
 
There are roof parapets included in the design that will fully screen the mechanical rooftop 
equipment. The dumpster enclosure is located at the southeastern corner of the site and is to be 
constructed of split face stone veneer to match the building with a prefinished metal wall cap and 
metal enclosure gates, which is consistent with the Architectural Review Standards for the 
Chesterfield Valley.  
 
The courtyard area that is proposed at the rear of the building will be enclosed by a six foot tall 
screen wall constructed of split face brick veneer to match the building and topped by a two foot tall 
aluminum ornamental grille.  The interior of the courtyard will have a circular fire pit constructed to 
have a stacked stone appearance and topped with a stone cap. The courtyard will be furnished with 
tables and chairs. 
 
The project was reviewed by the Architectural Review Board (ARB) on April 9th, 2015. 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 4-0.  
 

1. Provide additional architectural renderings to better represent the building design. 
 

2. Evaluate opportunities to improve some of the terminations, scale, and proportions of the 
building materials to create a more cohesive design. 

 
In response to the ARB’s recommendations, the Applicant has provided an additional rendering of the 
east elevation of the building to provide a more complete interpretation of the primary front and rear 
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building façades. Additionally, the Project Architect revised the Architectural Elevations to address 
the concerns pertaining to the material terminations, proportions of the vertical façade elements, 
and overall architectural rhythm of the building. Below is a comparison of the Architectural Elevations 
as presented at the Architectural Review Board and as revised. 
 

 
Figure 4Architectural Elevation as presented at ARB 

 

 
Figure 5 Revised Architectural Elevation 

Signage  
Ordinance 2096 requires that a Sign Package for the Chesterfield Commons Six development be 
submitted and approved by the Planning Commission. Accordingly, the Planning Commission 
approved a Sign Package for the overall Chesterfield Commons Six development on September 13th, 
2004; however, this Sign Package included one freestanding development identification sign and four 
monument signs for the Outparcels along Chesterfield Airport Road. The Sign Package specifically 
stated that signage for the remaining lots in the development would necessitate an amendment to 
the Sign Package to be approved by the Planning Commission. The applicant has been advised that 
the Sign Package for the Chesterfield Commons Six development must be amended to include any 
proposed signage for the Courtyard by Marriot Hotel prior to the issuance of sign permits. 
 
STAFF RECOMMENDATION 
Staff has reviewed the Amended Site Development Section Plan, Amended Landscape Plan, Amended 
Lighting Plan, Amended Architectural Elevations, and Architect's Statement of Design and has found 
the proposal to be in compliance with the site specific ordinance, the Site Development Concept Plan, 
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Comprehensive Plan, and all City Code requirements.  Staff recommends approval of the proposed 
development of Chesterfield Commons Six, Lot 7B (Courtyard by Marriott). 
 
MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Amended Site Development Section Plan, Amended 
Landscape Plan, Amended Lighting Plan, Amended Architectural Elevations and Architect’s 
Statement of Design for Chesterfield Commons Six, Lot 7B (Courtyard by Marriott). 
 

2) “I move to approve the Amended Site Development Section Plan, Amended Landscape Plan, 
Amended Lighting Plan, Amended Architectural Elevations and Architect’s Statement of 
Design for Chesterfield Commons Six, Lot 7B (Courtyard by Marriott), with the following 
conditions…” (Conditions may be added, eliminated, altered or modified) 

 
 
Attachments: Architect’s Statement of Design 
  Amended Architectural Elevations 
  Architectural Renderings 

Amended Site Development Section Plan 
  Amended Landscape Plan 
  Amended Lighting Plan 
  Amended Lighting Cut-sheets  
   
 
CC:  Aimee Nassif, Planning and Development Services Director 
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