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Planning Commission Staff Report 
 
 

Project Type:  Site Development Section Plan  
 

Meeting Date:  June 15, 2016 
 

From:   Jessica Henry, AICP   
   Project Planner 
 

Location: 11 Arnage Road 
 
Applicant:  Thouvenot, Wade, & Moerchen, Inc. on behalf of PGB Investments 
 

Description: River Crossings, Lot 4 (Holiday Inn Express): A Site Development Section Plan, 
Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s Statement 
of Design for a 3.17 acre tract of land zoned “PC” Planned Commercial District 
located east of Arnage Rd., north of Chesterfield Airport Road. 

 
PROPOSAL SUMMARY 
The request is for a four story, 91 room hotel located within the Chesterfield Commons Six 
development. The proposed hotel is 52,278 square feet in size and will be located on Lot 4, which is 
3.17 acres in size. The River Crossings development is zoned “PC” Planned Commercial District and is 
governed under the terms and conditions of City of Chesterfield Ordinance 2566. The exterior building 
materials will be comprised of EIFS, stone, brick, and a blue painted metal canopy. The roof of the 
structure will be a flat roof with a parapet wall to screen roof-mounted mechanical units.  
 

HISTORY OF SUBJECT SITE 
The subject site was zoned from “C8” Planned Commercial District to “PC” Planned Commercial District 
in August 2001 via Ordinance #1772.  In 2002 the City of Chesterfield approved Ordinance #1871 which 
amended the original ordinance to allow for a sign package for the development.  In September of 
2007, Ordinance #2385 was approved and amended parking and structure setbacks as well as allowing 
an increase in the number of buildings and lots for the River Crossings development.  An ordinance 
amendment in 2008 amended the landscaping requirements for Lots 6, 7, and 8; this ordinance was 
subsequently repealed and replaced by the current ordinance, Ordinance 2566, which amended 
openspace, maximum building square footage, and building height requirements. 
 
 

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 2566. 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 The proposed Holiday Inn Express hotel is located on a center lot within a development 
that is bounded by Chesterfield Airport Road and I-64/US 40. However, at four stories in 
height, this will be the tallest building in the development and will be partially visible 
from the bounding roadways. The proposed Holiday Inn Express meets this policy in that 
the materials used on the primary façade, the pattern of building articulation, and 
primary design components extend to all elevations of the building. 
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Access and Site Circulation  
The River Crossings development has one full shared access on Chesterfield Airport Road. That access 
leads to internal access drives that serve all eight lots within the development. The east-west cross 
access drive continues westward and eastward to the Chesterfield Commons Six development and the 
Chesterfield Commons Seven development, terminating at the western boundary of the Chesterfield 
Commons Seven development. In order to ensure full cross access to all future lots of the Chesterfield 
Commons Seven, the cross access easement extends northward beyond the existing east-west drive, 
as shown in the Record Plat excerpt below. 
 

 
Figure 2—Cross Access Easement 

Existing East-West Access Drive 
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In addition to the sidewalk along Chesterfield Airport Road, internal crosswalks provide pedestrian 
circulation to the lots within the development.  
 
Parking 
Parking is proposed around all four sides of the building. The parking provided complies with the City’s 
Unified Development Code requirement, and accessible parking spaces are located adjacent to the 
entry.  
 
Landscaping, Tree Preservation 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. A landscape bed containing annual seasonal 
plantings is proposed in the front entrance area.  The dumpster enclosure and ground-mounted utilities 
are screened by plantings.  
 
Several 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.  
 
The site specific ordinance as approved by City Council in 2009 establishes a 28% average minimum 
open space requirement for the River Crossings development. Based on this, a minimum of 18% open 
space is required for this lot within the River Crossings development. The proposed Holiday Inn Express 
development exceeds this requirement, with 23.7% proposed open space. 
 
Architectural Elevations 
Ordinance 2566 includes specific design guidelines for the River Crossings development. Below is a 
listing of the applicable guidelines (in italics) for the proposed Holiday Inn Express along with Staff input 
(in bold).  
 

1. A minimum of seventy-five (75%) of the exterior walls of all buildings will be constructed of brick 
masonry units. The building is constructed primarily of brick in two compatible colors. 

2. All rooftop equipment will be screened from normal mid-range view lines by building parapets 
and/or roof screens constructed of metal. The applicant is proposing roof parapets that will 
fully screen the rooftop equipment, as shown by the sight-line study that was reviewed by 
the ARB and Staff. 

3. Service areas and trash enclosures will also be constructed of brick masonry units. Gates will be 
made of unpainted wood boards. The trash enclosure is constructed of the same brick as the 
primary building. Cedar wood gates are proposed. 
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 The building will be primarily comprised of brick and stone, with minor elements of EIFS and sheet 
metal flashing. Three different colors of brick are proposed—a beige, a brown, and a red. A bright blue 
paint is proposed for the metal portions of the entry canopy. The design also includes typical hotel 
room windows on all elevations which will have anodized aluminum frames with louvers incorporated 
to accommodate the interior HVAC units as shown in the Architectural Elevations. Each of the proposed 
materials is used on all four sides of the building, and this is consistent with the Architectural Review 
Standards for the Chesterfield Valley.  
 
Ordinance 2566 includes the specific requirement that “building facades should be articulated using 
color, arrangement, or change in materials to emphasize the façade elements. The planes of the 
exterior walls may be varied in height, depth, or direction. Extremely long facades shall be designed 
with sufficient building articulations and landscaping to avoid a monotonous or overpowering 
appearance.” As the ordinance prescribes a majority brick building, the applicant has applied the two 
brick colors, along with the stone elements and EIFs cornice, to provide visual interest and mitigate the 
monotonous and institutional appearance that predominantly brick large buildings tend to present. 
 
Architectural Review Board History 
The project was reviewed by the Architectural Review Board (ARB) on February 11th, April 14th, and 
May 12th, 2016. At the first ARB meeting, a motion to forward the submittal to the Planning Commission 
with a recommendation for denial was passed by a vote of 5-0. The recommendations primarily 
pertained to the lack of detail and cohesiveness in the ARB meeting packet prepared by the applicant. 
Additionally, the ARB found that the first proposal, which included extensive floodlighting and a 
different brick pattern and color scheme, had an overall lack of coordination and integration between 
material and color changes and architectural elements. The flat building facades lacked articulation and 
architectural interest and did not meet the City’s design standards for the Chesterfield Valley. 
 
The Applicant subsequently made substantial revisions to the request and requested to be scheduled 
for the April 14th meeting of the ARB. A recommendation for denial was again passed by a vote of 5-0 
due to the concerns with the lack of detailing and cohesiveness of the submittal. As the 
applicant/project representative was not present at the April 14, 2016 ARB meeting, the applicant 
subsequently met with Staff and made revisions to the submittal and requested to reappear before the 
ARB.  
 
In response to the ARB’s feedback at the first two meetings, the Applicant has revised the architectural 
elevations to add greater architectural detail and material and articulation across all four façades. A 
neutral toned cornice tops the parapet walls around the building, and pilasters add depth and 
articulation.  Stacked solider courses of brick at the window heads provides texture variation. The 
architectural elevations and renderings have been revised for consistency.  
 
The following page contains a comparison of the Architectural Elevations as presented at each of the 
three Architectural Review Board meetings. Please note that following the May ARB meeting, the 
applicant made minor changes to improve the detail and color of the final Architectural Elevations. 
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Architectural Elevation presented at 02/11/16 ARB Meeting 

 
Architectural Elevation presented at 04/14/16 ARB Meeting 

 
Architectural Elevation presented at 05/12/16 ARB Meeting (minor adjustments made for clarification) 

 
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.  
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STAFF RECOMMENDATION 
Staff has reviewed the Site Development Section Plan, Landscape 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 River Crossings, Lot 4 (Holiday Inn Express).   
 
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 River Crossings, Lot 4 (Holiday 
Inn Express).   
 

2) “I move to approve the Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architect's Statement of Design for River Crossings, Lot 4 (Holiday 
Inn Express), with the following conditions…” (Conditions may be added, eliminated, altered or 
modified) 

 
Attachments: Lighting Cut-sheets  
  Architect’s Statement of Design 

Architectural Elevations 
  Architectural Rendering  

Site Development Section Plan 
  Landscape Plan 
  Lighting Plan 
    
   

  
CC:  Aimee Nassif, Planning and Development Services Director 
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