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 Planning Commission Staff Report 
 

Project Type:  Site Development Concept Plan  
 
Meeting Date:  July 14, 2014  
 
From:   Jessica Henry 
   Project Planner 
 
Location: 158 Long Road 
 
Applicant: CEDC on behalf of JLA Development, LLC 
 
Description: Monarch Center: A Site Development Concept Plan and Conceptual 

Landscape Plan for a 10.97 acre tract of land zoned “PC” Planned 
Commercial District located on the northeast corner of the intersection 
of Long Road and Edison Road.  

 

 
PROPOSAL SUMMARY 
CEDC, on behalf of JLA Development, LLC has submitted a Site Development Concept Plan and 
Conceptual Landscape Plan for Planning Commission review. The request includes proposed 
section limit boundaries, conceptual landscaping along arterial roadways, roadway and 
pedestrian improvements, initial site grading, and spatial allocation of proposed uses (i.e. 
building, parking, and open space) in a request for an 10.97 acre tract of land zoned “PC” 
Planned Commercial District located on the northeast corner of the intersection of Long Road 
and Edison Avenue. 
 

Consistent with the information presented during the change in zoning in 2013, development of 
the subject site is intended to be constructed in several phases over time.  In order to ensure 
orderly development of this site and coordination of improvements, a Concept Plan is therefore 
required.  This plan shows the infrastructure improvements associated with the development 
and identifies preliminary spatial allocation of high level uses that will be used for future section 
plan submittals.  Specifically, the Concept Plan is required to show the following information: 
 

 All existing streets, roads, floodplain areas, and other significant physical features;  

 Approximate location of proposed streets, access, structures, and property lines; 

 Existing and proposed contour data to indicate the slope and drainage of the tract; 

 Approximate location of existing and proposed sidewalks and pedestrian walkways; 

 Structure and parking setbacks along all roadways and property lines. 

VII. B. 

http://www.chesterfield.mo.us/
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LAND USE AND ZONING HISTORY OF SUBJECT SITE 
On February 5, 2007, the City of Chesterfield approved Ordinance 2334 which rezoned the 
property from “NU” Non-Urban District to “PC” Planned Commercial District.  Due to the 
economic conditions of the region, as cited by the property owner, several time extensions were 
granted related to the submittal of the site development concept plan in both 2010 and again in 
2012.   Subsequently, the property owner submitted a request for an ordinance amendment in 
2013.  Per the property owner’s request, in August 2013, the City of Chesterfield approved 
Ordinance 2753 to allow for the addition of a 0.85 acre parcel of land (zoned “M-3”) to be rezoned 
and included in under the same planned district ordinance, resulting in a new “PC” Planned 
Commercial District totaling 10.97 acres. Ordinance 2753 also amended various building and 
parking setbacks and made modifications, such as a slight increase in the allowable floor area 
permitted within the development, to account for the addition of land.    
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Land Use and Zoning of Surrounding Properties: 
The land use and zoning for the properties surrounding this parcel are as follows: 
 

North:  The property to the north of the subject site is currently zoned “PI” Planned Industrial 
District (Pohlman Industrial Park). 

 

South:  The property to the south of the subject site is currently zoned “PC” Planned 
Commercial District and is currently vacant (Edison Crossing). 

 

East:  The property to the east of the subject site is currently zoned “PI” Planned Industrial 
District (St. Louis Family Church). 

 

West:   The property to the west of the subject site is currently zoned “PC” Planned Commercial 
District (Monarch Fire Protection District and Tower Centre). 

 
 

STAFF ANALYSIS 
The proposed Site Development Concept Plan for the Monarch Center development 
substantially complies with the Preliminary Development Plan that was approved in conjunction 
with Ordinance 2753 in 2013. 
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Proposed Spatial Orientation of Development 
The Site Development Concept Plan proposes three lots—Lots A, B, and C, with a total of six 
buildings. Only one of these six buildings is currently in existence (on Lot B) and houses a dental 
office.  Lot A contains the Edison Express development consisting of a convenience store, gas 
station and carwash (see Monarch Center, Lot A SDSP report on this same agenda for more 
information). Proposed Lot C is slated for future development and will contain four buildings 
consisting of two restaurants and two retail shopping centers as permitted in the planned 
district ordinance. 
 
 

Traffic Impact Study  
As required by Ordinance 2753, a Traffic Impact Study containing a site distance evaluation 
report was submitted in conjunction with the Site Development Concept Plan. The purpose of 
the Traffic Impact Study was to analyze internal and external circulation and the potential need 
for additional traffic lanes, entrance configuration, geometrics, sight distance, traffic signal 
modification and other improvements.  The Traffic Impact Study was reviewed by the City of 
Chesterfield and MoDOT and the findings were ultimately accepted by both agencies.  
 
In conjunction with the Traffic Impact Study, a request for a reduction to the minimum driveway 
throat length per the City of Chesterfield Access Management Requirements was submitted for 
the right-in only access off of Long Road. Per City requirements, the minimum throat length for a 
major arterial, to which the City classifies Long Road as, is eighty (80) feet. The applicant 
proposed to meet this requirement by measuring the throat length from the first point of 
conflict to the end of radius, and, based on the information submitted, this request was 
approved by the Planning and Development Services Director on January 27, 2014. 
 
Access  
The site proposes one right-in/right-out access point off Edison Road which will serve as a 
shared access drive for the three proposed lots in the development. Two additional full access 
points to Lot C are proposed along the Edison Road to the east of the first shared drive access. 
Along Long Road, a full access point located at the boundary of proposed Lots A and B .This full 
access point will serve as a shared access drive for proposed Lots A and B and will connect with 
the shared access drive off of Edison Road.  A right-in only access point to the Edison Express 
development is also proposed off of Long Road. The image on the following page depicts the 
location and type of each proposed access point. 
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Pedestrian Circulation 
The developer has proposed a five foot sidewalk along Long Road to connect to a proposed 
sidewalk along the full access point off of Long Road. This sidewalk will ultimately be tied into 
proposed Lot C to the east to provide a continuous sidewalk throughout the development and 
to satisfy the Ordinance 2753 requirement that internal sidewalks from each building to the 
sidewalk on Long Road be provided. 
 

Conceptual Landscape Plan 
The Conceptual Landscape Plan is required to show landscaping along collector and arterial 
roadways only and has been reviewed by the City Arborist and found to be compliance with the 
Tree Preservation and Landscape Requirements. 
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DEPARTMENTAL INPUT 
Staff has reviewed the Site Development Concept Plan and Conceptual Landscape Plan and has 
found the application to be in conformance with City of Chesterfield Ordinance 2753, and all 
other applicable City Code requirements.  Staff recommends approval of the Site Development 
Concept Plan and Conceptual Landscape Plan for the Monarch Center Development. 
 

 
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 Concept Plan and Conceptual Landscape 
Plan for Monarch Center.”  

 

2) “I move to approve the Site Development Concept Plan and Conceptual Landscape Plan for 
Monarch Center, with the following conditions…” (Conditions may be added, eliminated, 
altered or modified) 

 
 
Cc:  Aimee Nassif, Planning and Development Services Director 
 
 
Attachments: Site Development Concept Plan 
  Conceptual Landscape Plan 
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