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Planning Commission Staff Report 
 

Project Type:  Site Development Section Plan  
 
Meeting Date:  July 9, 2018 
 
From:   Jessica Henry, AICP 
   Senior Planner 
 
Location:  North of Chesterfield Airport Road and northeast of its intersection with  

Olive Street Road and northwest of its intersection with Wings of Hope 
Boulevard. 

 
Applicant:  Chesterfield Hockey Association/ Stock and Associates Consulting Engineers, Inc. 
 
Description: 18385 Chesterfield Airport Road, Lot A (Chesterfield Hockey Association): A Site 

Development Section Plan, Landscape Plan, Lighting Plan, Architectural Elevations 
and Architect’s Statement of Design for a 10.12 acre tract of land zoned “PC” 
Planned Commercial District located north of Chesterfield Airport Road and 
northeast of its intersection with Olive Street Road and northwest of its 
intersection with Wings of Hope Boulevard. 

_____________________________________________________________________ 

PROPOSAL SUMMARY 
Stock and Associates Consulting Engineers, Inc., on behalf of Chesterfield Hockey Association has 
submitted a request for an 84,144 square foot ice and multi-sport facility located on the north side of 
North Outer 40 Road and northeast of its intersection with Olive Street Road. The proposed facility will 
contain two ice rinks for local recreation as well as regional sporting events. The subject site is zoned 
“PC” Planned Commercial District and is governed under the terms and conditions of City of Chesterfield 
Ordinance Number 2974.  
 

HISTORY OF SUBJECT SITE 
The subject site was blanket zoned “M-3” Planned Industrial by St. Louis County in 1965 with no site 
specific ordinance or development plan filed for this property after this zoning designation. In October 
of 2017, the City Council approved Ordinance 2974 which changed the zoning of the subject property 
from an “M-3” Planned Industrial District to a “PC” Planned Commercial District. The subject site is 
currently vacant.  
 

VII. B. 
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Figure 1: Aerial image (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 subject site is bordered by Interstate 64 to the north.  

South: The Comfort Inn & Suites hotel is located to the south of Lot A of the subject site and is zoned 
“C-8” Planned Commercial District. The land directly south of the future development parcel is 
zoned “M-3” Planned Industrial District and is undeveloped. 

East: The triangular parcel to the east is zoned “M-3” Planned Industrial District and is currently 
vacant. To the south of this parcel is a large, undeveloped tract that was zoned to “PC” Planned 
Commercial District in 2017. 

West: The property directly to the west is zoned “M-3” Planned Industrial District and contains a 
concrete batching plant. 

 
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”.   

Proposed Lot A 

(Chesterfield 

Hockey) 

10.12 acres 

Future Development 

(Lot C) 

5.18 acres 
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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 

The City of Chesterfield’s Comprehensive Plan has a specific Chesterfield Valley Policies Element. The 
policies include commercial development with particular concern over the image presented by 
development along I-64. There are six specific policies of which four are applicable to the design of this 
project. Staff outlines the applicable policies below and how the Site Development Section Plan relates 
to those policies.  
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 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. 

As shown on the Architectural Elevations, the proposed building features a four-sided design.  

 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. 

There are three building mounted utilitarian light fixtures located along the northern building 
façade situated parallel to I-64/US 40. 

 Automobile Parking for Buildings along I-64/US 40—Parking should be primarily located to the 
side or rear of any building façade facing I-64/US 40 or along North Outer 40. 

Given the building’s north/south orientation, the majority of the parking is located in front of the 
building in the eastern portion of the site. A small amount of parking and one bus parking space is 
located between the northern façade of the building and I-64/US 40. 

 Pedestrian Circulation—In order to promote pedestrian movement, each development is required 
to address pedestrian circulation within and between all developments. This pedestrian system 
shall be designed in an overall safe, clearly understood plan meeting ADA (American Disabilities 
Act) requirements. 

In addition to sidewalks along the site’s frontage, a crosswalk is provided on the future Olive Street 
Road extension, and a crosswalk is provided to allow a clear pedestrian path to the hotel to the 
south.  

STAFF ANALYSIS  
The subject site is zoned “PC” Planned Commercial District and is governed under the terms and 
conditions of City of Chesterfield Ordinance Number 2974.   The submittal was reviewed against the 
requirements of City of Chesterfield Ordinance 2974 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 ultimately be served from the future Olive Street Road extension, which upon 
completion will extend between Chesterfield Airport Road and Spirit of St. Louis Boulevard. In 
conjunction with development of the ice sports facility, the three lane section of the Olive Street Road 
extension that is located along the southern portion of Lot A will be constructed. Two curb cuts from this 
portion of the Olive Street Road extension will provide direct access to Lot A.  
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Until such time as the extension is connected to either Chesterfield Airport Road or Spirit of St. Louis 
Boulevard, access to the development will be from an existing private drive off of Chesterfield Airport 
Road. This is not a signalized intersection, and the Traffic Impact Study indicated that while there will be 
a delay for vehicles exiting the facility following a sporting event, no delay on Chesterfield Airport Road 
or negative impact to a public roadway is predicted to occur. However, an updated Traffic Impact Study 
will be required in conjunction with any expansion of the ice sports complex or future development on 
Lot C. This will allow the City, St. Louis County, and MoDOT to reevaluate traffic conditions, impacts to 
the surrounding roadway network, and any necessary roadway improvements prior to approving any 
further development. St. Louis County and MoDOT have both reviewed and accepted the Traffic Impact 
Study for the development currently proposed on Lot A. 
 
Cross access easements are provided for future development of the remaining portion of the 
development to the east as well as to the vacant land to the west of the subject site, as shown in the 
image below.  
 
 

 
Figure 3: Color Site Development Section Plan excerpt 
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Open Space  
The minimum required open space for this development per Ordinance 2974 is 35%. The proposed 
Chesterfield Ice Sports Complex provides 44% open space.  
 
Landscape Design and Screening     
Several different areas of landscaping are proposed in accordance with City Code requirements, 
including parking lot landscaping, a 30 foot landscape buffer, and street trees along the site’s frontage. 
The 30 foot landscape buffer provided along the proposed Olive Street Road extension will be planted 
with a mix of canopy, ornamental, and evergreen trees. The landscape design provides an additional mix 
of canopy trees, ornamental trees, evergreen trees, deciduous shrubs and flowering plants to ensure for 
seasonal color and texture.   
 
Given the substantial amount of right-of-way dedication required to construct the Olive Street Extension 
and the size and location of the building on the site, the applicant is unable to preserve the existing tree 
canopy. In accordance with the UDC, mitigation is required and the applicant has indicated that the 
required mitigation will be accomplished in full through a contribution to the City’s Tree Preservation 
Account. Funds placed in this account are utilized to plant trees on public property throughout the City. 
 
Rooftop mechanical equipment is included on the building, and it will be screened by a perforated 
architectural metal panel. A trash enclosure to screen trash receptacles from public view is planned for 
this proposed construction. The enclosure will be constructed of concrete tilt-up panel with brick inlaid 
on the exterior side to match the building.   
 
Finally, a space is provided for public art at the entrance to the site.  
 
Lighting     
Lighting is planned in association with the proposed development as required by the City of Chesterfield. 
The proposed lighting plan primarily consists of utilitarian lighting, including parking and street light 
fixtures and wall-mounted light fixtures.  Additionally, bollard light fixtures are proposed at the front 
entrance to the building and these serve to enhance the pedestrian-scale nature of the entry.  
 
Architectural Elevations  
The main envelope structure of the building is an insulated tilt-up concrete panel, along with an R-30 
insulated roof for maximum energy efficiency. The building includes a four-sided design with similar 
materials and treatments on each façade, as required by the Chesterfield Valley Design Requirements. 
Facing east, the front façade consists of an architectural metal panel canopy system to accentuate and 
protect the entry area. This is surrounded by scored and painted exposed concrete tilt-up panels. The 
storefront system will be a dark anodized aluminum with clear tinted Low-e glass. The brick shown on 
the front elevation is a thin brick that will be poured in place into the concrete panels.  
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Facing north and south, the side façades will also consist of the tilt up concrete panels with thin brick 
and painted tilt up panels with horizontal decorative recessed reveals to split up the panel. The rear 
façade facing west consists of the same material as the other three sides and contains the step-down 
portion of the building, where the ammonia equipment room will be located. The condenser for the 
ammonia system will be located on top of the ammonia equipment room. The condenser will be 
screened by a perforated architectural metal panel, similar to the architectural metal panel that will 
screen the HVAC units on the roof of the facility.  
 

 
Figure 4: Proposed rendering view with perforated metal panel screening shown.  

 
The project was reviewed by the Architectural Review Board (ARB) on June 14, 2018. 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 3-0. Information regarding the applicant’s response to each 
recommendation follows in italicized text. 
 

1.  Provide additional landscaping to soften the front façade of the building.  

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

2. Provide traffic calming measures near the front drop off area. 

The applicant has revised the Site Development Section Plan to provide stamped concrete in the 
portion of the drive lane that is located in front of the main entrance.  

 
DEPARTMENT INPUT  
Staff has reviewed the 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, Comprehensive Plan, and all City Code requirements.  Staff recommends 
approval of this request. 
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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 18385 Chesterfield Airport 
Road, Lot A (Chesterfield Hockey Association). 
 

2) “I move to approve the Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect’s Statement of Design for 18385 Chesterfield Airport 
Road, Lot A (Chesterfield Hockey Association) with the following conditions…” (Conditions may 
be added, eliminated, altered or modified)  

 
 
cc:   Justin Wyse, Director of Planning and Development Services  

 
Attachments:  Site Development Section Plan  

Landscape Plan  
Lighting Plan  
Architect’s Statement of Design 
Architectural Elevations 
Lighting Cut Sheets 






























































