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Planning Commission Staff Report 
 

Project Type:  Amended Site Development Section Plan   
 
Meeting Date:  August 8, 2016 
 
From:   Justin Wyse    
   Senior Planner 
 
Location: North of North Outer 40 Road, west of its intersection with Boone’s 

Crossing. 
 
Applicant:  Stock and Associates    
 
Description: MPD Investments, Adjusted Lot 2 (Beyond Self Storage at Chesterfield) 

ASDSP: An Amended Site Development Section Plan, Landscape Plan, 
Lighting Plan and Parking Modification  for a 2.99 acre tract of land zoned 
“PI” Planned Industrial District located north of North Outer 40 Road, west 
of its intersection with Boone’s Crossing.  

 

PROPOSAL SUMMARY 
Stock and Associates, on behalf of NorthPoint Development, has submitted a request for an 
Amended Site Development Section Plan and Parking Modification to a plan approved in July of 
2016.  The proposed amendment removes 11 parking spaces from the front of the site and 
replaces the area with a larger water quality basin to meet City of Chesterfield and MSD 
requirements, which the applicant has become aware of as they further engineered the site and 
received preliminary feedback from MSD on the design, which was made known to the applicant 
following the approval of the Site Development Section Plan by the Planning Commission. 
 
HISTORY OF SUBJECT SITE 
The subject site was zoned ‘C-8’ Planned Commercial District and ‘FPC-8’ Flood Plain Planned 
Commercial District with permitted uses of offices, warehouses and the display and sale of lawn 
care equipment.  The site was rezoned in 2007 from a Planned Commercial District to a ‘PI’ 
Planned Industrial District by Ordinance Number 2411.  The zoning map amendment increased 
the number of permitted uses and updated development criteria based on new standards within 
the City of Chesterfield. 
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A Site Development Concept Plan for MPD Investments was approved by the City of Chesterfield 
in 2007. Notably, the ordinance and concept plan restrict total number of access locations on 
North Outer 40 Road to encourage shared access drives and minimize impact of driveways on 
the public right-of-way. 
 
A Site Development Section Plan was approved on July 11, 2016 for a self-storage facility.  The 
proposal included a modification to provide 22 parking spaces which was justified by ITE Parking 
Demand data and two parking studies of similar facilities.  This data showed that a facility of this 
size warrants between 5 and 11 parking spaces. 
 

 
Figure 1: Aerial image of subject site 

 

COMPREHENSIVE PLAN ANALYSIS 
The subject site is located within Ward 4 of the City of Chesterfield. The City of Chesterfield Land 
Use Plan indicates that this parcel is within the Mixed Commercial Use Land Use designation, 
which is defined as a mixture of retail, low density office, and limited office/warehouse facilities.  
 

 
Figure 2: Future Land Use Map 
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STAFF ANALYSIS 
The proposal to remove 11 parking spaces is necessary to address water quality comments from 
MSD and will impact two development criteria for the site and alters the site plan, landscape 
plan, and lighting plan. 
 
Lighting 
One light standard has been relocated based on the changes to the parking / water quality basin.  
This relocation will provide lighting for the drive aisle on the site.  The proposed lighting complies 
with the lighting requirements in Article 04 of the Unified Development Code. 
 
Landscaping 
The enlarged water quality basin will be located in an area where two trees and several shrubs 
were previously located.  These plantings are still included on the site frontage, but their locations 
have been adjusted based on the new design.   
 
Open Space 
City of Chesterfield Ordinance 2411 requires a minimum of 31% open space within the 
development.  The approved plan for the Section Plan for Adjusted Lot A included a total of 34.9% 
open space.  The proposed decrease in parking area / increase in water quality basins on the site 
will increase the amount of open space to 36.4%. 
 
Parking 
The parking requirement for Self-Storage Facilities specified within the Unified Development 
Code (UDC) for the City of Chesterfield is 1 space per 1,000 square feet of gross floor area and is 
not an appropriate minimum standard for storage facilities. The applicant was approved in July 
2016 for a modification to this parking requirement to provide 22 public parking spaces in lieu of 
the 108 spaces required by code.  This approval was based on data from the Institute of 
Transportation Engineers and two parking studies of similar facilities which showed a facility of 
this size would require between 5-11 parking spaces. 
 
To support the applicant’s parking reduction request, the Institute of Transportation Engineers’ 
(ITE) standards were referenced and two case studies were referenced to determine the 
appropriateness of the parking reduction. ITE provides a minimum parking ratio of 0.11 spaces 
per 1,000 square feet of gross floor area for “Mini-Warehouse” uses. These uses specifically 
include self-storage facilities. This requirement is nearly ten times lower than the requirement 
provided within the UDC, and would require 11 spaces to provide adequate parking accessibility 
for the proposed use.  
 
Two separate case studies were presented that support the parking reduction request. The study 
concluded that facilities with similar rentable areas to the current proposal require 11 parking 
spaces for office visits, staff parking, and storage area access.  
 
The final case study was conducted by the applicant’s self-storage consultant. This based case 
study analyzed retail and office parking requirements for a similarly sized self-storage facility. The 
study determined that an average of 2.1 trips were generated for retail use, and 3.1 trips were 
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generated for office use during the peak hour. The resulting parking requirement is 5.2 spaces 
for these functions on site.  
      

 

Minimum Parking 
Requirement (spaces) 

UDC Parking Requirement 108 
ITE Standard 11 
Study #1 11 
Study #2 5.2 

Table 1. Minimum Parking Requirements 
 
Staff has reviewed the proposal and is supportive of the request for the modification to provide 
11 parking spaces on the site.  It should also be noted that the facility will have parking within 
the building to allow for loading / unloading of items.  Finally, the site includes ample areas within 
the rear of the site that can be utilized for employee parking or longer term parking in the event 
that parking on the south side of the building becomes insufficient to meet demands. 
 
STAFF RECOMMENDATION 
Staff has reviewed the Amended Site Development Section Plan, Landscape Plan, Lighting Plan, 
and Parking Modification and has found the proposal to be in compliance with the Site Specific 
Ordinance, the Site Development Concept Plan, and all City Code requirements.  Staff 
recommends approval of the proposed amendment to Adjusted Lot A of MPD Investments 
(Beyond Self Storage).  
 
MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1)  “I move to approve (or deny) the Amended Site Development Section Plan, Landscape 
Plan, Lighting Plan, and Parking Modification for MPD Investments, Adjusted Lot 2 
(Beyond Self Storage at Chesterfield). 

 
2) “I move to approve (or deny) the Amended Site Development Section Plan, Landscape 

Plan, Lighting Plan, and Parking Modification for MPD Investments, Adjusted Lot 2 
(Beyond Self Storage at Chesterfield) with a recommendation for approval with the 
following conditions…”  

 
Attachments: Amended Site Development Section Plan 
  Amended Lighting Plan 
  Amended Landscape Plan 
  Request for Parking Reduction 
 
 
cc: Aimee Nassif 
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Jerald Saunders - Landscape Architect

MO License # LA-007

Prepared For:

Client Name: Northpoint Development

 Mark Pomerenke

Address: 5015 NW Canal Street, Suite 200

     Riverside, MO 64150

Telephone Number: (816) 888-7391

SCALE 1"=50'

Landscape Plan

Open Space = 34.93%

Note: All landscaped areas, including islands, shall be provided with a mechanical,

in-ground irrigation system.

SCALE 1"=30'

Partial Landscape Plan

City Comments5/25/16

City Comments6/13/16

Plan Changes7/27/16


