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VII.C. 

Planning Commission Staff Report 
 
Project Type:  Site Development Plan 
 

Meeting Date:  July 9, 2018 
 

From:   Cassie Harashe, Planner 
 

Location:  14905 Clayton Road 
 

Description: Mobil Mart at Baxter and Clayton (Brite Worx): A Site Development Plan, 
Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s Statement 
of Design for a 1.72 acre tract of land zoned “PC” Planned Commercial District 
located on the western corner of the intersection of Clayton Road and Baxter 
Road. 

_____________________________________________________________________________ 
 

PROPOSAL SUMMARY 
The request is for a Site Development Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations and an Architect’s Statement of Design for a new 4,020 square foot stand-alone 
carwash facility at 14905 Clayton Road. The proposed building is to be constructed of EIFS and 
brick veneer with a stone base and a clear acrylic roof system.  Accents include metal fascia, 
exposed steel ribbing, and clear glass windows. The subject site is zoned “PC” Planned 
Commercial District and is governed under the terms and conditions of City of Chesterfield 
Ordinance 2977. 
 

HISTORY OF SUBJECT SITE 
The subject property was originally 
zoned “C8” Planned Commercial 
District. In 1998, Arch Energy 
petitioned to change the zoning to 
allow for a filling station, a fast food 
restaurant, and a vehicle washing 
facility for automobiles.  After 
initially being denied by the City, the 
zoning was changed to “PC” 
Planned Commercial District in June 
2001 by Ordinance 1750. Ordinance 
1750 underwent two amendments 

Figure 1: Site Photo 

http://www.chesterfield.mo.us/
https://www.chesterfield.mo.us/ord/2018/ord2977.pdf
https://www.chesterfield.mo.us/ord/2001/ord1750.pdf


Mobil Mart at Baxter and Clayton (Brite Worx)  Planning Commission 
July 9, 2018 Site Development Plan 

2 | P a g e  

  

in 2001, ultimately ending with Ordinance 1803.  In 2018, the subject site was zoned “PC” 
Planned Commercial District by City of Chesterfield Ordinance 2977 to establish all new 
development criteria and uses for the site. The only approved use under this ordinance is a stand-
alone car wash.  There are several development criteria for this development including screening 
walls for both acoustic mitigation and aesthetic purposes, stricter lighting standards and 
restrictive access management standards.   

 
LAND USE AND ZONING OF SURROUNDING PROPERTIES  

Direction Zoning Land Use 

North & 
West 

“R3” Residence District (10,000 sq. 
ft.) 

Attached single family residences within 
the Woodfield Subdivision 

South “PC” Planned Commercial and “C2” 
Shopping Districts 

Pharmacy and Bank located within the 
Walgreens at Clayton and Baxter Center 
and No Subdivision Ward 3 

East “C8” Planned Commercial District Commercial properties within the Baxter 
Center Subdivision 

 
 

 
COMPREHENSIVE PLAN ANALYSIS 
The subject site is located within Ward 3 of the City of Chesterfield.  The City of Chesterfield Land 
Use Plan gives this parcel a Community Retail designation. The Plan Policies chapter of the Code 
calls for:  
 

“Community Retail development along Highway 340 (Clarkson Road/Olive 
Boulevard) should be limited to the Urban Core and a select number of high quality, 
well-planned nodes clustered at the following locations: Baxter Road, Hilltown 
Center, Woods Mill/Highway 141.”  
 

Figure 2: Zoning Map 

Figure 3: Comprehensive Land Use Plan 

https://www.chesterfield.mo.us/ord/2001/ord1803.pdf
https://www.chesterfield.mo.us/ord/2018/ord2977.pdf


Mobil Mart at Baxter and Clayton (Brite Worx)  Planning Commission 
July 9, 2018 Site Development Plan 

3 | P a g e  

  

More specifically in the Land Use Element chapter, it defines Community Retail as “Serving 
Multiple Neighborhoods and Neighboring Communities”. It further clarifies locations of 
Community Retail to include the intersection of Clayton Road and Baxter Road.  There are three 
policies related to Commercial Development laid out in the Comprehensive Plan.  
 

Policy 3.1 Quality Commercial Development - Commercial developments should 
positively affect the image of the City, provide employment opportunities, and 
offer retail and service options to residents.  
 

This Site Development Plan is for the redevelopment of the Mobil Gas Station to be replaced with 
a Brite Worx Car Wash.  This project offers a different service option to residents. 
 

Policy 3.1.1 Quality of Design - Overall design standards should provide 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.  

 
The redevelopment of this site is proposing a smaller footprint of impervious surfaces and more 
open space than a previously approved redevelopment plan.  Design elements including 
elevations, circulation, landscaping and open space are discussed further in this report.   
 

Policy 3.1.2 Buffering of Neighborhoods - Development should substantially buffer 
the neighboring residential uses in all directions by employing good site design, 
addressing vehicular access, building materials selection, tree preservation, and 
expanded setbacks. 
 

This development is providing buffering through the use of site design, screening walls, 
landscaping, tree preservation, and setbacks.  These specific areas are discussed later in this 
report.   
 
This subject site is not located in any sub-area identified by the Comprehensive Plan; therefore 
there are no additional development guidelines for this site. 
 

STAFF ANALYSIS   
Circulation System & Access     
The proposed carwash is to be located on a diagonal with the exit of the carwash facing the 
intersection of Clayton Road and Baxter Road. During the zoning process, the location of the 
carwash in relationship to the adjacent property owners was discussed at length.  The length and 
the angle of the carwash were located to be as far from the residents as possible while still 
meeting other requirements such as, throat depths, turning radii, and landscape buffers.  This 
angle also allows the exit of the carwash with the drying system to be located at the end of the 
carwash closest to the intersection.  This puts the loudest portion of the carwash further away 
from the residents. The carwash will have vacuum stations on the western side that utilize a 
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central vacuum system; this system will be enclosed within the taller of the two towers on the 
building, again to minimize the amount of noise the site will generate.  
 
Proposed ingress and egress from the site will be from two right-in/right-out access points, one 
on Clayton Road and one on Baxter Road, as required by the governing ordinance. Parking is 
proposed at the vacuum stations and north of the drive aisle along Clayton Road.  Vehicles will 
enter the carwash from the northwest corner and exit at the southeast corner; customers can 
then turn left to access the vacuum stations.   
 

A sidewalk is already in place along both Clayton and Baxter Roads to provide pedestrian access.   

 

 
Figure 4: Site Plan 

 
Topography & Retaining Walls       
The subject site has an approximately 15 foot grade change from the northern side of the 
development to the north property line.  One modular block retaining wall is proposed on the 
western side of the development along an existing wooden fence.  This wooden fence will be 
removed, except the most southern 35’.  This portion of the wood fence connects to a 13 foot 
section of chain link fence that carries over from the neighboring development to the west.  
 
Architectural Elevations 
There are two tower elements, one on the northeast and one on the southwest side of the 
carwash tunnel.  The northeast tower will be 25 feet tall and the southwest tower will be 22’ 5” 
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tall. The carwash tunnel is approximately 116 feet long and 21 feet tall. The tunnel portion of the 
carwash is a similar scale to the Walgreens to the south and the gas station canopy to the 
southeast.  The scale of the building is broken down by providing various height changes along 
the east and west elevations, and a logical pattern of materials and windows along the north and 
south elevations. The applicant is proposing two human entry points which are adjacent to the 
auto entrance and exits on the narrow ends of the building.  Finally, the building is provided with 
human scale by using horizontal banding to reduce the visual scale of the vertical elements.  
 

 

Materials planned for this proposal include EIFS, brick veneer, stone base, a clear acrylic roof 
system,  metal fascia, exposed steel ribbing, clear glass windows, limestone coping, aluminum 
gutters and downspouts. The EIFS, brick veneer, and stone base will be in shades of tan with 
metal fascia accent pieces in Pantone 23, Blue.  During the zoning process, different elevations 
were shown to residents and the Planning and Public Works Committee. The final elevation 
proposed, Figure 5, does significantly match what was presented at the Planning and Public 
Works Committee meeting. 
 

Landscaping, Screening, and Open Space     
Landscaping is planned in association with 
the proposed development as required by 
the City of Chesterfield. The landscape 
design provides both deciduous and 
evergreen trees throughout the site, along 
with preserving many existing trees along 
the north and west property lines. Due to the 
presence of existing overhead utility lines 
and large sight distance triangles along 
Clayton Road and Baxter Road, the applicant 
is proposing a wide variety of low growing 
species in a meandering pattern to provide a 
wide variety of textures and colors.  
Additionally, many of these species have 
been integrated throughout the site to 
ensure a variety of seasonal color and 
texture is present. 
 

Figure 6: Screening Wall & Fence Locations 

Figure 5: Color Elevations 
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Per the requirements of Ordinance 2977, the site should have an artisan concrete screen wall 
along the western edge of the vacuum station that continues to wrap around the northern side 
of the drive aisle around the development. The Ordinance also has a requirement that an artisan 
concrete wall be installed along the northern property line.  The Site Development Plan shows 
the required wall, along with an artisan concrete wall that connects the northern wall to where 
the wall turns at the vacuum stations, essentially providing a continuous wall along the western 
and northern property lines.  The locations of these walls are indicated by blue arrows in Figure 
6. 
 
At the southern end of the vacuum stations, the artisan wall will end and tie into a portion of the 
existing wood fence. The wooden fence is currently parallel to a large portion of the western 
property line.  This fence will be removed, except for the portion indicated in yellow in Figure 6.  
This wood fence connects to an existing chain-link fence; approximately 13’ of this fence, shown 
in purple in Figure 6, carries over onto the subject site from the southern property line of the 
Woodfield Development. The existing conditions of these fences can be seen in Figure 7.  
 

A trash enclosure is planned to be located at the northeast corner of the building. The enclosure 
is proposed to be the same material as the artisan concrete screening wall with sight proof doors 
in a similar color. 
 

A minimum of 35% open space is required for this development by Ordinance 2977. The proposal 
exceeds this requirement with 56.5% proposed open space. 

 
Lighting     
Lighting is planned in association with this development. The proposed lighting plan consists of 
one (1) light standard at two different heights.  Per Ordinance No. 2977, light poles cannot exceed 
8’ on the north and west sides of the development and 16’ elsewhere on the site. The applicant 
is proposing to use the same utilitarian light fixture on two different pole heights to comply with 
the Ordinance.  The only wall mounted fixtures will be located at the human entry and exit points. 

Figure 7: Existing Fencing Conditions 

https://www.chesterfield.mo.us/ord/2018/ord2977.pdf
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No accent lighting is proposed for this building. The Ordinance also has stricter requirements 
pertaining to non-security lighting.  The applicant has provided five lighting plans, one for the site 
as a whole during operating hours, one for the site as a whole indicating the security lighting. 
Since the proposed building design includes a clear roof, they have additionally provided one for 
inside the tunnel during operating hours at the roof, one for inside the tunnel during operating 
hours at grade, and one for inside the tunnel at grade indicating security lighting.  

 
ARCHITECTURAL REVIEW BOARD INPUT 
This project was reviewed by the Architectural Review Board on May 10, 2018.  At that meeting, 
the Board recommended approval with three conditions.   
 

 Revise the planting locations along the north property line to provide adequate space 
for all plantings. 
 

The applicant has since revised their landscape plan to provide a sufficiently planted 30’ 
landscape buffer and to provide additional space for the proposed trees along the north property 
line. 
 

 Provide photos of nighttime conditions to illustrate the appearance of the roofing 
material while lit at night.   

 
The applicant has provided photos of their location at Columbia, Illinois to demonstrate the 
amount of sky glow the clear roofing material would produce.  All photos are included in the 
Commission’s packet, and one can be seen in Figure 8, below. 
  

 Ensure lighting levels as indicated on the lighting plans will be maintained in the future. 
 
Section VII. Enforcement, Item A. of Ordinance 2977 states ‘The City of Chesterfield, Missouri will 
enforce the conditions of this ordinance in accordance with the Plan approved by the City of 

Figure 8: Columbia, Illinois Brite Worx Location at night 
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Chesterfield and the terms of this Attachment ‘A’.  As a result of this, the City of Chesterfield has 
the authority to issue a violation should the lighting levels be out of compliance with the 
approved plan.   

 

STAFF RECOMENDATION 
Staff has reviewed the Site Development Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations and Architect’s Statement of Design and found it in compliance with the site specific 
ordinance, Comprehensive Plan, and City Code requirements.  Staff recommends approval of the 
proposed development of Brite Worx Car Wash Site Development Plan. 

 
Figure 9: Color Rendering  

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 Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect’s Statement of Design for Brite Worx Car Wash.”  

 

2)  “I move to approve (or deny) the Site Development Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect’s Statement of Design for Brite Worx Car Wash with 
the following conditions…” (Conditions may be added, eliminated, altered, or modified). 

 

Attachments: Site Development Plan  
  Tree Stand Delineation & Tree Preservation Plan 
  Landscape Plan 
  Lighting Plans & Cut Sheets 

Architect’s Statement of Design 
Architectural Elevations 
Site Elements 

  Renderings 
  Night Photos of Columbia, IL location 
  Emails from Residents 
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Cassandra Harashe

Subject: FW: Briteworx Carwash

From: Debbie Berger [mailto:
Sent: Wednesday, May 16, 2018 4:33 PM
To: Barbara McGuinness <BMcGuinness@chesterfield.mo.us>; Dan Hurt <DHurt@chesterfield.mo.us>; Cassandra
Harashe <CHarashe@chesterfield.mo.us>
Cc: Robert Goldsmith < >
Subject: Re: Briteworx Carwash

Cassie, Chesterfield City Council

My wife and I attended the architectural review meeting Thursday May 10 and witnessed the presentation by

the Wallis group for the Briteworx carwash.

We have been part of almost every meeting as this has progressed and we were disappointed in what the final

renderings offered.

From the very first meeting we had with the Wallis Company we were led to believe this Briteworx Carwash

would look like the carwash on Lindbergh road. We visited it several times and thought it was too garish for

our neighborhood. Several meetings later where we had residents and councilmen they told us when asked

about the architecture that they had no idea what this new Briteworx would look like. They indicated they

would build it to fit our neighborhood. We assumed they would be true to their word and tone it down. They

even said they  would try to make it look like the strip mall at Clayton and Henry roads. But It basically looks

exactly like the Briteworx on Lindbergh Blvd.

All along it has been our hope that if this was to go through, at least it would be designed in such a way that it

would blend into the neighborhood. Two sides of the carwash abut to residential areas, and the other

commercial businesses

on the corners are all neutral structures.

Their presentation did address some of the issues and included earth tone brick and stone which fit into the

area. The amount of stone they  are using is very minimal. We are concerned about the blue. It really needs to

be eliminated.
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We had made it clear to Wallis that the bright blue trim needed to be reduced or eliminated completely, but we

see it is still predominate in the rendering.

This might be needed to attract attention had this been on Lindbergh or Manchester Road, but not on Clayton

and Baxter. Look at the WaterWay Wash on Clayton and Woodsmill, it is brick with very little accent colors.

We had hoped that the only blue would be part of the signage on the property.

Speaking of signage, we did not see where they presented anything on signage. We would hope that the

architectural committee would require that the signage be presented for review.

If present and past behavior is any indication of how the Wallis Company will treat this property we have to

make certain they start from the  beginning with an aesthetically pleasing building. You only have to look at

how poorly the Wallis Company has maintained the  Mobil station to understand our concerns are serious.

Respectfully,

Dean and Debbie Berger
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Cassandra Harashe

Subject: FW: Letter of concern
Attachments: Article for West County Magazine.docx

Importance: High

From: Richard Goldbaum [mailto:]
Sent: Tuesday, May 22, 2018 3:42 PM
To: Michael Moore <MMoore@chesterfield.mo.us>; Barbara McGuinness <BMcGuinness@chesterfield.mo.us>; Dan
Hurt <DHurt@chesterfield.mo.us>
Cc: Cassandra Harashe <CHarashe@chesterfield.mo.us>; 'Debbie Berger' < >; Bob Goldsmith <
Subject: Letter of concern
Importance: High

The Dan Hurt, Michael Moore and Barbara McGuiness,

As a residents of Woodfield subdivision, we have made it our responsibility to stay informed about the

proposed changes to the Baxter and Clayton property which is now a Mobil station. The proposed car wash has

been a point of concern for Woodfield residents for a long time.  We and many of our neighbors have spent

many hours going to meetings related to the Wallis Company’s efforts to build a Briteworx Carwash on that

corner.  With the outstanding help from our City Councilmen, Dan Hurt and Randy Logan, many substantial

changes were finally made to the first proposal.

Now it has come to our attention that significant architectural changes that we thought had been agreed to are

not reflected in the proposed architectural renderings for the project.  Specifically, we are concerned that the

proposed structure will be totally out of context to the architectural integrity of Clayton Rd.  As we mentioned

in our letter to the editor of the West County Magazine, Clayton Rd. is an iconic treasure in West St. Louis

County.  A trip from 141 to Clarkson Rd. takes one through both commercial and residential

neighborhoods.  Churches and schools are also proudly positioned along that prestigious roadway.  There are

even other car washes on that stretch of Clayton Rd.  They easily blend into the environment, to a point that

some drive by them not even realizing they are there.  All we are asking is that Briteworx be designed to

complement the Clayton Rd. architectural culture.

Please require that they reduce, if not eliminate, the gaudy bright blue trim.  Add more brick similar to those

used in the commercial buildings on the south west corner of Clayton and Henry.  The rendering of the Clayton

and Baxter Briteworx does not reflect what the signage will look like and where it will be located.  That is an

important factor that needs your review.

We thank you for your consideration and commitment to keeping Chesterfield and Clayton Rd a place we can

all be proud of.

Sincerely,

Dick & Jo Ann

Richard and Jo Ann Goldbaum

2371 Baxton Way

Chesterfield, MO 63017
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