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Planning Commission Staff Report 

 

Project Type:  Site Development Section Plan  
 

Meeting Date: August 8, 2016 
 

From:   Jonathan Raiche, AICP   

   Senior Planner 
 

Location:  17290 North Outer 40 Road 
 

Applicant: Midwest Regional Bank 
 

Description: Boone’s Crossing NE, Lot 1B (Midwest Regional Bank) - SDSP:  A Site 

Development Section Plan, Landscape Plan, Lighting Plan, Tree Stand 

Delineation, Tree Preservation Plan, Architectural Elevations and an Architect's 

Statement of Design for a 1.18 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 (17U620194).   

 
PROPOSAL SUMMARY 

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

Plan, Landscape Plan, Lighting Plan, Tree Stand Delineation, Tree Preservation Plan, Architectural 

Elevations and an Architect’s Statement of Design for Planning Commission review.  The proposed plan 

is for construction of a new 4,711 square foot, 1-story bank building with two drive-thru service lanes 

and one additional ATM lane.  The subject site, Lot 1B of Boone’s Crossing NE subdivision, is the 

middle lot in a three lot subdivision.  The easternmost lot is currently developed with a mixed-use office 

and bank building.  The westernmost lot is currently vacant and is not included in the current Site 

Development Section proposal. 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 revise the Permitted 

Use requirements and a structure setback requirement and again in 2014 to accommodate 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. 

VII. B. 

http://www.chesterfield.mo.us/
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Figure 1. Aerial Photo 

 

STAFF ANALYSIS 

Comprehensive Plan 

The subject site is located within Ward 4 and within the area designated by the Comprehensive Plan as 

the sub-area of Chesterfield Valley.  The Comprehensive Plan includes various policies which are 

applicable to all developments within the City and some specifically for the Chesterfield Valley sub-

area.  Two of the policies which are applicable to the proposed development are referenced below. 

 

 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.  

 

 7.2.6 Cross-Access Circulation—Internal vehicular and pedestrian connections between 

commercial developments should be encouraged. 

 

The way in which the proposed development addresses both of these items will be discussed in the 

following sections of the Staff Analysis portion of this report. 

 

Zoning  

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

Chesterfield Ordinance 2808. The current proposal conforms to all requirements of the ordinance 

including, but not limited to, structure setbacks.  Staff finds that the Site Development Section Plan 

substantially complies with the Preliminary Plan and conforms to all requirements of the site specific 

ordinance. 
 

 



Planning Commission  Boone’s Crossing NE, Lot 1B (Midwest Regional Bank) 
August 8, 2016                                     Site Development Section Plan 

 

3 | P a g e  

 

Traffic Access and Circulation 

Access to the subject site is restricted to one full access and one right-in only access from North Outer 

40 Road.  During the previously mentioned Lot Split, cross access was required to the subject site from 

the one existing full access drive located on North Outer 40 Road.  Cross access has been required with 

this proposal to provide cross-access along the southern portion of the site between Lot 1A and Lot 2.  

This will help ensure that all three lots will have access to all entrances when the right-in only is installed 

during development of Lot 1A. 

 

Internal sidewalks are provided to link the subject site to the other two lots of the subdivision and are 

located at narrow points of the drive-thru area as to provide for safe pedestrian movement.  The drive-

thru is designed with a counter-clockwise traffic pattern on the northern portion of the site that will 

provide for efficient and safe vehicular movement.  The clear separation of the customer parking and the 

drive-thru will also assist in providing safe and efficient circulation through the site. 

 

Open Space and Landscaping 

A minimum of forty percent (40%) open space is required for the entire development.  The applicant has 

provided calculations included on the plans that indicate there is approximately forty-seven percent 

(47%) open space provided for the entire development.  Additionally, the subject site alone is proposed 

to provide forty-three percent (43%) open space. 

 

The proposed landscape plan includes the following elements: 

1) The required 30 feet wide landscape buffer along Interstate 64,  

2) Various parking lot trees,  

3) Bio-retention plantings along the north and east property lines, and  

4) A combination of trees, shrubs, and annuals/perennials placed around the building. 

 

The proposed plantings around the building serve to emphasize and bring visual focus to the building’s 

entryway as well as providing visual interest on both sides of the proposed drive-thru canopy.  

Additionally, the applicant has utilized evergreen trees to soften and screen the proposed dumpster 

enclosure which consists of brick to match the building and white vinyl gates.  All mechanical equipment 

is proposed to be roof-mounted which is screened by the large building parapet that has been integrally 

designed into the overall building. 

 

Parking and Drive-thru Stacking  

As previously mentioned, the site has been designed such that the drive-thru traffic and walk-in traffic 

have been clearly separated to provide for safe circulation throughout the site.  The customer parking is 

located in the southern portion of the site between the building and the 30’ landscape buffer along 

Interstate 64.  The applicant has proposed 18 parking spaces which meets the minimum 15 spaces 

required by the Unified Development Code (UDC).  Additionally, the applicant’s design exceeds the 

minimum drive-thru stacking requirements for financial institutions which require that each service lane 

accommodates 6 cars and each ATM lane accommodates 3 cars.  The proposed plan indicates that there 

are approximately 13 spaces provided between the two service lanes and 5 spaces in the ATM lane.  
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Lighting 

The proposal includes a combination of ground-mounted, pole-mounted, building-mounted, bollard, and 

canopy style lighting fixtures.  The parking lot lighting proposed is fully-enclosed and shielded LED 

fixtures which meet the Lighting Standards of the UDC.  The proposed bollard lights serve to highlight 

the entryway area and are proposed at a height of 2.5 feet with downcast light.   

 

The applicant has also applied ground-mounted accent lighting to serve two purposes.  The first 

application is spot lighting for the proposed flag pole located southwest of the building which is required 

to be directed toward the flag.  The second application is the same style of fixture but as a flood style 

lamp rather than a spot light style along the main southern façade of the building.  The applicant has 

confirmed and provided a note on the plan that the ground-mounted lighting will be shielded and aimed 

to avoid light spillage above the roofline. The Architectural Review Board and Staff have reviewed these 

accent lights and found the application to be a positive architectural element. 

 

Architectural Design 

This item was reviewed by the Architectural Review Board on July 14, 2016 and received a 

recommendation for approval as presented by a vote of 3-0.  The applicant is proposing an approximately 

23 feet tall building with an extended entryway that is approximately 28 feet tall as seen in the rendering 

in Figure 2 below.   The governing ordinance for the site restricts building height to a maximum of 45 

feet on Lots 1A and 1B while the existing building on Lot 2 is approximately 37 feet tall.  The applicant 

has designed a relatively tall 1-story building and utilized the taller entryway which both bring a general 

compatibility of scale with the existing adjacent 2-story building.  Various horizontal architectural 

elements, including the stone banding and brick soldier course details, also break up the façade and help 

to provide a sense of human scale to the building. 

 

 
Figure 2. Architectural Rendering 

 

The proposed building features a v-shaped design centered on a taller stone-clad entryway which clearly 

denote the intended pedestrian access and visual focus of the building as seen in the rendering provided 

by the applicant in Figure 2 above.  The proposed landscaping and pedestrian-scale bollard lighting also 

highlight the building’s entry.  All facades have been coordinated with similar materials proposed 

throughout with the exception of the proposed metal which is found only over the drive-thru canopy on 

the northern façade of the building. 
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The main proposed materials consist of a medium tone brick, tan architectural stone, dark bronze colored 

aluminum framed tinted windows, and a sandstone colored metal panel for the drive-thru canopy.  The 

type and color of materials chosen by the developer are similar to those used on the existing adjacent 

building and help to provide a consistent architectural theme throughout the development.  Although the 

proposed canopy introduces a metal panel for the upper portion, a compatible color has been chosen.  

Additionally, the columns of the proposed canopy are proposed to be constructed of the same brick and 

stone as used on the main building to provide continuity as shown in the excerpt from the elevations 

seen in Figure 3 below. 

 
Figure 3. Architectural Elevation Excerpt 

 

STAFF RECOMMENDATION 

Staff has reviewed the Site Development Section Plan, Landscape Plan, Lighting Plan, Tree Stand 

Delineation, Tree Preservation 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.  As previously mentioned, this was also reviewed by the City’s Architectural 

Review Board and received a recommendation for approval as presented by a vote of 3-0.  Staff 

recommends approval of the proposed development of Boone’s Crossing NE, Lot 1B (Midwest Regional 

Bank).   
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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, 

Tree Stand Delineation, Tree Preservation Plan, Architectural Elevations, and Architect’s 

Statement of Design for Boone’s Crossing NE, Lot 1B (Midwest Regional Bank). 
 

2) “I move to approve the Site Development Section Plan, Landscape Plan, Lighting Plan, Tree 

Stand Delineation, Tree Preservation Plan, Architectural Elevations, and Architect’s Statement 

of Design for Boone’s Crossing NE, Lot 1B (Midwest Regional Bank), with the following 

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

 
Attachments: Site Development Section Plan 

  Landscape Plan 

  Lighting Plan 

  Tree Stand Delineation 

  Tree Preservation Plan 

  Architectural Elevations  

  Architectural Rendering 

  Architect’s Statement of Design 

  Lighting Cut-sheets 

 
CC:  Aimee Nassif, Planning and Development Services Director 
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