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Planning Commission Staff Report 
 

Project Type:  Site Development Section Plan   
 
Meeting Date:  August 11, 2014   
 
From:   Jessica Henry   
   Project Planner   
 
Location: 158 Long Road 
 
Applicant: CEDC, on behalf of JLA Development, LLC 
 
Description: Monarch Center, Lots A & B (Edison Express):  A Site Development Section Plan, 

Landscape Plan, Lighting Plan, Architectural Elevations, and Architect's Statement of 
Design for a 3.13 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 request for an 11,932 square foot convenience store, 
gas station, carwash, and fast food restaurant located at the intersection of Long and Edison Roads. The subject 
site is zoned “PC” Planned Commercial District and is governed under the terms and conditions of City of 
Chesterfield Ordinance 2753. The exterior building materials will be comprised of brick, stone veneer, glass, 
aluminum frame, EIFS, and wood plank siding. The proposal includes a mostly flat roof with two raised standing 
seam metal portions and prefinished metal parapet caps.  
 
This request was reviewed at the July 14, 2014 Planning Commission and at that time a motion to hold Monarch 
Center, Lots A & B (Edison Express) and to allow the Petitioner to resubmit a revised Site Development Section 
Plan was passed by a voice vote of 8 to 0. Accordingly, the applicant has revised the Site Development Section 
Plan and these revisions are the focus of this report. An 11”x17” copy of the previous plan submission has been 
included in your packets to assist with your review. For additional information and analysis on components of 
the Site Development Section Plan that are consistent with the previous plan submission, please see Staff’s 
report for the July 14, 2014 Planning Commission meeting. 
 

STAFF ANALYSIS 
The subject site is currently zoned “PC” Planned Commercial District under the terms and conditions of City of 
Chesterfield Ordinance Number 2753. The submittal was reviewed against the requirements of Ordinance 
Number 2753 and the City of Chesterfield Unified Development Code. 
Plan Revisions  

VII. B. 

http://www.chesterfield.mo.us/
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The following chart and plan excerpt summarize the plan revisions that have been made since the July 14, 2014 
Planning Commission meeting: 
 

Plan Item Revision 

Car wash drive-thru entrance area Curb cut added to internal shared access drive to remove this traffic from 
internal site circulation at north end of site.* 

Pedestrian plaza/patio area Outdoor seating island replaced by landscaping; new outdoor seating 
patio proposed along storefront elevation. 

Public art installation area 
 

Expanded to include benches and serve as plaza area. 

Car wash drive-thru exit area 
 

Outdoor seating along south building elevation now shown on plan. 

Right-in/Right-out Edison Access 
 

Geometry has been revised to extend the island to the north and west. 

*The Unified Development Code Development Requirements and Design Standards for off-street parking stipulates that four 
stacking spaces be provided for each wash bay lane. As this development consists of a single drive-thru car wash tunnel, only 
four stacking spaces are required. The Applicant has significantly increased the number of stacking spaces provided in the 
car wash drive-thru lane with the intention of mitigating any queuing issues along the internal drive. Staff is supportive of 
the provision of additional stacking spaces in this area; however, the third lane consisting of two stacking spaces may be 
excessive. 
 

 
DEPARTMENT INPUT 

Outdoor Seating Area 

Patio Seating Area 

Car wash and fast 
food drive-thru area 

reconfigured 

Island extended to the 
north and west 

Landscape 
 Area 
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Staff has reviewed the Site Development Section Plan, Landscape Plan, Tree Preservation Plan, Lighting Plan, 
Architectural Elevations, and Architect's Statement of Design 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 Site Development Section Plan, Landscape Plan, Tree Preservation Plan, Lighting Plan, 
Architectural Elevations, and Architect's Statement of Design 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 Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations, and Architect's Statement of Design for Monarch Center, Lots A and B (Edison 
Express). 
 

2) “I move to approve the Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations, and Architect's Statement of Design for Monarch Center, Lots A and B (Edison Express) with 
the following conditions…” (Conditions may be added, eliminated, altered or modified) 

 

CC: Aimee Nassif, Planning and Development Services Director 
 

Attachments: CEDC Letter 
11”x17” Site Development Section Plan (July 14

th
 Planning Commission submission) 

Architect’s Statement of Design 
  Architectural Elevations 

Lighting Cut-sheets 
Site Development Section Plan 

  Landscape Plan 
  Lighting Plan 
  Joint Parking Agreement     
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