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Planning Commission Staff Report 

 

Project Type:  Site Development Concept Plan  
 

Meeting Date: August 8, 2016 
 

From:   Jonathan Raiche, AICP   

   Senior Planner 
 

Location:  17298 & 17290 North Outer 40 Road 
 

Applicant: Midwest Regional Bank 
 

Description: Boone’s Crossing NE - SDCP: A Site Development Concept Plan, Conceptual 

Landscape Plan, Conceptual Lighting Plan, Tree Stand Delineation, and Tree 

Preservation Plan for a 6.18 acre tract of land zoned “PC” Planned Commercial 

District located north of US Highway 40/Interstate 64 and east of its intersection 

with Boone’s Crossing (17U620204 & 17U620194). 

 
PROPOSAL SUMMARY 

Grimes Consulting, Inc. on behalf of Midwest Regional Bank, has submitted a Site Development 

Concept Plan, Conceptual Landscape Plan, Conceptual Lighting Plan, Tree Stand Delineation, and Tree 

Preservation Plan for Planning Commission review. The subdivision currently consists of three lots with 

the easternmost lot being developed and the remaining two undeveloped at this time.  The request is to 

allow for the development of the remaining two lots to occur in phases. A Site Development Section 

Plan request for the development of a Midwest Regional Bank on Lot 1B has been submitted in 

conjunction with the Site Development Concept Plan for the Planning Commission’s consideration. The 

subject site is zoned “PC” Planned Commercial District and is governed under the terms and conditions 

of City of Chesterfield Ordinance Number 2808.  
 

HISTORY OF SUBJECT SITE 

The subject site was incorporated into the City of Chesterfield under an “NU” Non-Urban District from 

St. Louis County.  The zoning was first amended through a site-specific ordinance in 2006 to a “PC” 

Planned Commercial District.  The site-specific ordinance was amended in 2012 to amend the Permitted 

Use Requirements and a structure setback requirement and again in 2014 to accommodate for three total 

lots rather than the original two lots proposed.  A lot split was subsequently approved in 2015 which 

approved the current three lot configuration of the subdivision as seen in Figure 1 on the next page. 
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Figure 1. Aerial Photo 

 

Land Use and Zoning of Surrounding Properties  
 

Direction Land Use Zoning 

North Vacant / Levee “PC” Planned Commercial District and 

“FPNU” Flood Plain Non-Urban 

South Interstate 64 / Chesterfield Commons North “C-8” Planned Commercial District 

East  Chesterfield Outlets / Taubman Prestige Outlets “PC” Planned Commercial District 

West Chesterfield Valley Medical Building 2 “PC” Planned Commercial District 
 

 

COMPREHENSIVE PLAN ANALYSIS 

The subject site is located within the area of Ward 4 designated by the Comprehensive Plan as the sub-

area of Chesterfield Valley.  The City of Chesterfield Land Use Plan indicates the proposed development 

is within the Mixed Commercial Land Use designation as seen in Figure 2 on the next page, which is 

defined in the following manner:  “Appropriate uses in this designation would be retail and office.  

Depending on location, some areas may combine warehousing and distribution with the office 

development”.  The proposed Concept Plan includes a proposed medical office building on Lot 1A and 

a bank building on Lot 1B.  Both of these proposed uses are compatible with the City’s land use 

designation for this area.   
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Figure 2: Comprehensive Plan Excerpt 

STAFF ANALYSIS 

Zoning  

The subject site is zoned “PC” Planned Commercial District under the terms and conditions of City of 

Chesterfield Ordinance 2808. Since Ordinance 2808 was passed, the proposed locations of the bank 

building and the medical office building have been swapped.  The result is that the bank building will be 

on the middle lot and the medical office on the western lot.  The current proposal conforms to all 

requirements of the ordinance including structure setbacks regardless of the switch in building locations.  

Staff finds that the Site Development Concept Plan substantially complies with the Preliminary Plan, 

shown below, which was submitted in conjunction with the zoning petition and incorporated into 

Ordinance 2808 as Attachment B.  

Subject Site 
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Figure 3: Preliminary Plan Excerpt 

Traffic Access and Circulation  

The site currently has one full access drive located approximately in the middle of the site on North 

Outer 40 Road and a shared access easement that bisects the site to allow access to this entrance for all 

lots.  In conformance with the approved Preliminary Plan, the Concept Plan is proposing an additional 

right-in only access drive on the western end of the site from North Outer 40 Road.  Cross-access 

easements are required and provided on the plan to ensure that all lots in the development have access 

to the new right-in only access drive.  No direct access is permitted from Boone’s Crossing or the 

Interstate 64 exit ramp. 

Pedestrian access is proposed around the perimeter of both new buildings as well as providing access to 

the new buildings.  The proposed sidewalks are designed to provide connectivity between all three lots 

within the subdivision. 
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Landscaping 

One of the requirements of a Concept Plan submittal is to provide a Conceptual Landscape Plan showing 

proposed landscaping along arterial and collector roadways; therefore a conceptual landscape plan 

showing street tree plantings along Interstate 64, Boone’s Crossing, and North Outer 40 Road is 

provided. The plan proposed utilizes preservation of existing trees located along Interstate 64 in 

conjunction with the addition of trees along the other two roadway frontages.  The required street trees 

shown on the Conceptual Landscape Plan will be in addition to the required landscape buffer that will 

be reviewed in conjunction with the respective Site Development Section Plan submittal for each lot.  

The proposed plan meets the requirements of the Unified Development Code. 
 

Lighting     

Similar to the Conceptual Landscape Plan, a Conceptual Lighting Plan showing proposed lighting along 

arterial and collector roadways is required. Existing lighting is provided on Boone’s Crossing; however, 

the applicant has proposed seven (7) pole-mounted street lights which meet the City’s standards.  They 

will be spaced approximately 200 feet apart and mounted 25 feet above ground. 
 

STAFF RECOMMENDATION 

Staff has reviewed the Site Development Concept Plan, Conceptual Landscape Plan, Conceptual 

Lighting Plan, Tree Stand Delineation, and Tree Preservation Plan 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 Boone’s Crossing NE.   

 

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, Conceptual Landscape Plan, 

Conceptual Lighting Plan, Tree Stand Delineation, and Tree Preservation Plan for Boone’s 

Crossing NE. 
 

2) “I move to approve the Site Development Concept Plan, Conceptual Landscape Plan, Conceptual 

Lighting Plan, Tree Stand Delineation, and Tree Preservation Plan for Boone’s Crossing NE, 

with the following conditions…” (Conditions may be added, eliminated, altered or modified) 

 
Attachments: Street Light Cut Sheet 

Site Development Concept Plan 

  Conceptual Landscape Plan 

  Conceptual Lighting Plan 

  Tree Stand Delineation 

  Tree Preservation Plan 

   

    

  
CC:  Aimee Nassif, Planning and Development Services Director 
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