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Planning Commission Staff Report 
 

Project Type:  Amended Site Development Section Plan   
 

Meeting Date:  May 23, 2016   
 

From:   Jessica Henry, AICP    
   Project Planner 
 

CC:   Aimee Nassif, Planning & Development Services Director 
 

Location: South of South Outer Forty Road west of its intersection with Chesterfield 
Center 

 

Applicant: GMA Architects on behalf of Skygroup Investments, LLC.  
 

Description: Chesterfield Village Mall (i-FLY):  Amended Site Development Section Plan, 
Amended Landscape Plan, Amended Lighting Plan, Architectural Elevations and 
an Architect's Statement of Design for a 4.09 acre lot of land zoned “C8” Planned 
Commercial District located south of South Outer Forty Road west of its 
intersection with Chesterfield Center, more specifically addressed 595 
Chesterfield Center. 

 
PROPOSAL SUMMARY 
The request is for a 7,777 square foot indoor skydiving facility located on an out lot of the Chesterfield 
Mall. The subject site is zoned “C-8” Planned Commercial District. The proposed building is 67 feet in 
height and will be primarily constructed of EIFS, with a clear anodized aluminum storefront and a CMU 
band along the base of the building. Large, clear glass windows and a small balcony are featured along 
the front façade. As detailed in the Architect’s Statement of Design, the unique building form and 
design results from the building’s functional demands as an indoor sky-diving facility.  
 
HISTORY OF SUBJECT SITE 
Chesterfield Village Mall was zoned “C-8” Planned Commercial via St. Louis County Ordinance 6,815. 
St. Louis County Ordinance 6,815 was subsequently amended by St. Louis County Ordinance 10,241, 
and later by City of Chesterfield Ordinance 577. The subject site is an out lot of the mall and formerly 
housed the Chesterfield Ciné, which was demolished several years ago and the site has not been 
redeveloped. 
 

VII. A. 

http://www.chesterfield.mo.us/
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Land Use and Zoning of Surrounding Properties 

Direction Land Use Zoning 

North Vacant “C-8” Planned Commercial District 

South Chesterfield Mall “C-8” Planned Commercial District 

East  Edge Wild Restaurant “C-8” Planned Commercial District 

West Vacant “C-8” Planned Commercial District 
 

 
Figure 1—Chesterfield Mall and Subject Site Aerial Image 

Comprehensive Plan Analysis 
The subject site is located within the Urban Core designation, as shown in the graphic on the following 
page. The Urban Core area is defined within the Comprehensive Plan as “the area known as the 
Chesterfield Village, centered at the intersection of I-64/US 40 and Clarkson Road/Olive Boulevard and 
primarily served by the Chesterfield Parkway.  Land uses for the Urban Core include a mixture of high-
density residential, retail and office uses containing the highest density development in the City of 
Chesterfield.”  This area also serves as the visual and physical focus of the City.  The use proposed in 
conjunction with this request is compliant with the Urban Core land use designation. 
 

In addition to compliance of uses, a proposed development should be in compliance with the 
applicable Development Policies of the Urban Core land use as well as Commercial Development 
Policies listed in the Comprehensive Plan.  On the following page is a list of relevant policies within the 
Comprehensive Plan. 
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 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 information pertaining to several of 
these items is contained throughout this report. 

 3.6.1 High Density Development – High-density development should be developed as part of the 
Urban Core. High-density development encourages clustering of buildings with diverse building 
form through minimum restrictions for building height, openspace and setback requirements.  
 

o  As discussed earlier, the Urban Core is the center of the City.  City centers typically are 
their downtowns which offer many mixed uses, especially high density developments.  The 
proposed development offers an additional recreation use and serves as in-fill 
development on a vacant parcel in need of redevelopment. 
 

 

  
   Figure 2—Comprehensive Land Use Plan 

Subject  

Site 
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STAFF ANALYSIS 
Zoning 
As mentioned at the outset, the subject site is an out lot of the Chesterfield Mall and formerly 
contained the Chesterfield Ciné. When the theater was demolished, the building area was graded and 
vegetated. The parking area was left in place and has largely deteriorated, as evidenced in the 2015 
aerial image below.  Along with the rest of the mall, the subject site is zoned “C-8” Planned Commercial 
District under the terms and conditions of St. Louis County Ordinance 6,815 and 10,241 and City of 
Chesterfield Ordinance 577. These ordinances govern the southwest quadrant of Chesterfield Village 
and establish specific requirements for the Chesterfield Village Mall which will be discussed as 
applicable throughout this report. 
 

 
     Figure 3—2015 Aerial image of deteriorated parking lot 

Access and Site Circulation   
The site is accessed from Chesterfield Center Drive along the south property line, which is the internal, 
private mall ring road. Although numerous curb cuts exist along Chesterfield Center Drive and date 
back to the original development of the site, the applicant is proposing to eliminate three of the curb 
cuts.  Large landscape islands will allow for improved site circulation while adding a significant amount 
of landscaping along the mall ring road frontage. This landscaping will also differentiate the subject site 
from the rest of the mall.  
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  Figure 4—Landscape Plan excerpt of reconfigured access points 

Parking 
In 1991, City of Chesterfield Ordinance 577 was approved and provided for a comprehensive mall 
parking requirement of 5.5 spaces per 1,000 square feet of gross floor area for all uses with an 18.5% 
overall reduction in parking spaces due to the nature of this development. As such, Staff reviewed 
parking for the entire mall to ensure that the mall remained in compliance with this parking 
requirement with the addition of the proposed i-FLY development. Note that the 252 spaces shown on 
the Amended Site Development Section Plan are for the i-FLY parcel only; the total number of parking 
spaces provided for the entire mall will be 5,867.  This figure reflects the parking spaces that will be 
eliminated to allow for the closure of three curb cuts and installation of landscape islands on the i-FLY 
parcel. Even with these improvements, the mall continues to exceed the established parking 
requirement which will allow for some additional future redevelopment or infill development.  
 
Landscaping  
Although this is an existing site, the applicant is bringing the entire parking area within the subject site 
up to Unified Development Code standards. This includes the provision of new landscape islands 
throughout the parking area, the planting of additional street trees along the perimeter drive, and 
landscaping around the mechanical yard and utility transformer. 
 
The existing trees on the site will all be preserved and site disturbance is limited to the site area south 
of the existing tree line. Due to this large area of tree coverage, 41.5% open space is provided.  
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Lighting     
The lighting plan proposes the typical fully shielded, full cut-off pole mounted parking lot light fixtures 
and building entry wall mounted light fixtures. Additionally, canopy light fixtures are proposed at the 
entry. Each of these fixtures meets City code requirements.  
 
In addition to these, the applicant is proposing to utilize façade accent lighting on all elevations. This 
accent lighting consists of projections of a soft blue light on the side portions of the façade. Regarding 
such lighting, the Unified Development Code states the following:  
 

 Exterior building lighting shall be architecturally integrated with the building style, material, and 
color. The color of exterior lamps shall be consistent with that on surrounding buildings. 
 

 All accent lighting, including light emitting diodes (LED), and lighting used for signage shall be 
subject to the approval of the Department. 

 

 All exterior lighting shall be unobtrusive, harmonious with the local area, and constructed or 
located so that only the intended area is illuminated and off-site glare is fully controlled. 

 
The ARB found that this lighting application was appropriate for this building design and location and 
that it was indeed architecturally integrated. Further, the applicant has included night renderings and 
3-D horizontal photometrics of the proposed lighting for the Planning Commission’s consideration. 
These supporting documents demonstrate adherence to the City’s Unified Development Code in that 
the light cast is limited to select portions of the building façade. 
 

 
Figure 5—Night rendering of proposed accent lighting 
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Architectural Elevations 
The applicant is proposing a multi-story building that is approximately 67 feet in height. The building 
height and massing is comparable to the existing mall and is within the range of varying heights of the 
other out lot developments in this area. Additionally, the contemporary, exaggerated design of the 
proposed building ties into the surrounding area architecture via the use of similar materials and bright 
colors utilized by other mall tenants in recent years, such as the Cheesecake Factory and American Girl 
store.    
 
Each side of the building is comprised of a return air tower that funnels air to the flight chamber, 
located in the center of the building.  The Architect’s Statement of Design includes the following 
statement: 
 

“It’s a truly engineered building in that the massing and construction type have been 
chosen to specifically house the equipment. You can’t separate the flying experience 
from the building that houses it.”  

 

The central portion of the building protrudes horizontally from the tall, tapered return air towers, which 
provides articulation. The roof of the protruding center portion is recessed behind a parapet wall, which 
fully screens roof-mounted mechanical equipment from view.  
 
The center portion of the building will be comprised of EIFS in three different colors—two 
complementary shades of blue applied in a vertical striping pattern, and a neutral beige across the top 
band that will correspond to the paint color of the return air tower on each side of the building. Several 
large windows break up the front façade, and two portions of the beige EIFS color are featured between 
the horizontal set of windows. Two narrow vertical windows are proposed on the rear elevation of the 
building; however, apart from that the rear of the building lacks the variation provided on the front of 
the building. 
 
A CMU block band is included along the base of the central portion of the building and an anodized 
aluminum storefront entry with canopy is proposed. 
 
The project was reviewed by the Architectural Review Board (ARB) on April 14th, 2016. 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.  
 

1. Integrate and soften the pedestrian areas with additional landscaping near the front entry. 
 

2. Continue the landscape design proposed for the two islands adjacent to the front building entry 
across the entire first row of landscape islands. 

 
In response to the ARB’s recommendations, the Applicant has significantly increased the landscaped 
area along the front building elevation and the entire first row of landscape islands features the same 
planting design. 
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STAFF RECOMMENDATION 

Staff has reviewed the Amended Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect's Statement of Design and has found the proposal to be in 
compliance with the site specific ordinance and all City Code requirements.  Staff recommends 
approval of the proposed development of Chesterfield Village Mall (i-FLY). 
 
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, Landscape Plan,  
Lighting Plan, Architectural Elevations, and Architect's Statement of Design for Chesterfield 
Village Mall (i-FLY). 
 

2) “I move to approve the Amended Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect's Statement of Design for Chesterfield Village Mall (i-
FLY) with the following conditions…” (Conditions may be added, eliminated, altered or 
modified) 

 
Attachments: Architect’s Statement of Design 

Light Fixture Cut Sheets 
Architectural Renderings 

  Architectural Elevations 
Amended Site Development Section Plan 

  Landscape Plan 
  Lighting Plan 
   
 
CC:  Aimee Nassif, Planning and Development Services Director 
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