Memorandum
Department of Planning & Development Services

To: Planning and Public Works Committee

From: Mike Knight, Planner

Date: October 10, 2019

RE: P.Z. 04-2019 13559 Olive Blvd (McDonald’s): A request for a zoning map

amendment from a “C8” Planned Commercial District to a “PC” Planned
Commercial District for a .86 tract of land located north of Olive Blvd.,
west of its intersection with North Woods Mill Rd. (16Q241471)

Summary
McDonald’s USA LLC is requesting a change of zoning from the current C8 - Planned

Commercial District to a PC — Planned Commercial District. The site is roughly 0.86
acres in which a one story McDonald’s fast food restaurant currently operates. The
primary purpose of this request is to allow for an update for both interior/exterior
renovations of the existing McDonald’s building and also to construct a double
drive-thru lane. The current governing ordinance has one permitted use which is a
restaurant with drive-up window. The one use being requested in this petition is
restaurant - fast food, which is the same use within the current language of the City
of Chesterfield Unified Development Code.

The site has two curb cuts with one dedicated entrance and one dedicated exit off of
Olive Blvd. Within the perimeters of the subject site are two telecommunication
tower /facilities that were both re-zoned to PC-Planned Commercial in 2011. The two
telecommunication facilities total 465 square feet in area and the approximate
locations are identified as “C1” and “C2” in Figure 1 on the following page.

The Preliminary Plan and coinciding narrative include two requests for modification of
standards within the PC-Planned Commercial District. The UDC has a minimum
standard of no structure shall be permitted within thirty-five (35) feet of a property line
adjoining a residential designation and no parking area shall be permitted within
twenty-five (25) feet of a property line designated residential. The applicant is
requesting that the trash enclosure to be just over 20 feet from the northern property
line and parking 17 feet from the western property line which are both designated
residential within the City’s Comprehensive Land Use Plan. Said modification required
a two-thirds vote of the Planning Commission.

A Public Hearing was held on July 8, 2019, at which time five issues were raised
regarding sound, access/cross-access, parking, trash location, and hours of operation.
After the Public Hearing a letter was submitted to the City from the neighboring
residential Woodsmill Pointe condominiums stating a list of concerns.
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On September 23, 2019 the petition was next brought forward to the Planning
Commission. At this meeting a representative of the Woodsmill Pointe condominiums
stated all of their concerns have been resolved. After discussion, all of the issues
formalized from the Public Hearing have been addressed by the applicant.

Planning Commission recommended approval of the request on September 23, 2019
by a vote of 8 — 0 including both modifications.

Attached to this report, please find a copy of Staff’s Issues and Vote report, Attachment
A, Narrative Statement, Preliminary Development Plan, Outboundary Survey, Tree
Stand Delineation, Car Stacking Exhibit, and Public Correspondence.

Respectfully submitted,

Mike Knight
Planner

foh It

Attachments: September 23, 2019 Issues and Vote Report
Attachment A
Narrative Statement
Preliminary Development Plan
Outboundary Survey
Tree Stand Delineation
Car Stacking Exhibit
Public Correspondence
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Planning Commission Staff Report

Meeting Date: September 23, 2019

From: Mike Knight, Planner K

Location: North of Olive Blvd. west of its intersection with North Woods Mill Road
Petition: P.Z. 04-2019 13559 Olive Blvd (McDonald’s): A request for a zoning map

amendment from a “C8” Planned Commercial District to a “PC” Planned
Commercial District for a .86 tract of land located north of Olive Blvd., west of its
intersection with North Woods Mill Rd. (16Q241471)

Summary

McDonald’s USA LLC is requesting a change of zoning from the current C8 - Planned Commercial District
to a PC — Planned Commercial District. The site is roughly 0.86 acres in which a one story McDonald’s
fast food restaurant currently operates. The primary purpose of this request is to allow for an update
for both interior/exterior renovations of the existing McDonald’s building and also to construct a

double drive-thru lane.

Since the site is zoned C8, it is a planned district with a site specific governing ordinance. This governing
ordinance is St. Louis County Ordinance 14,846. The ordinance has one permitted use which is a
restaurant with drive-up window. The one use being requested in this petition is Restaurant - Fast Food,
which is the same use within the current language of the City of Chesterfield Unified Development Code.

The applicant intends on updating the site design which will require updates to the development
requirements currently permitted in the governing ordinance. The updates that are being requested
within this petition include items such as, but are not limited to, structure setbacks, parking setbacks,
landscape buffers, hours of operation, and the trash enclosure location which will all be discussed in

detail later in this report.

The site has two curb cuts with one dedicated entrance and one dedicated exit off of Olive Blvd. Within
the perimeters of the subject site are two telecommunication tower/facilities that were both re-zoned
to PC-Planned Commercial in 2011. The two telecommunication facilities total 465 square feet in area
and the approximate locations are identified as “C1” and “C2” in Figure 1 on the following page.


http://www.chesterfield.mo.us/
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Figure 1: Aerial of Subject Site

SITE HISTORY

e (1983) St. Louis County Ordinance 11,240 was approved changing the zoning designation of the
then vacant land from a C6 zoning district to a C8 zoning district.

e (1990) Ordinance 11,240 was amended by St. Louis County Ordinance 14,846 in which the sole
use remained as restaurant with drive-up window. Development requirements were altered,
including but not limited to, a larger allowable total floor area, decrease in building setbacks from
the property lines, and expanded permitted hours of operation.

e (2011) Two areas within the perimeter of the subject site were re-zoned to PC-Planned
Commercial for the sole use of telecommunication facilities.

SURROUNDING LAND USES

The land use and zoning for the properties surrounding this parcel are as follows; The Woodsmill Pointe
Condominiums are located to both the north and the west zoned R7 — Residence District. The site is
bordered to the south by Olive Blvd. To the south of Olive Blvd is the Four Seasons Shopping Center
zoned C2 — Shopping District. The Forum Shopping Center is located to the east and also zoned C2.

Figure 2 on the following page depicts the location of the surrounding zoning and Table 1 outlines the
surrounding developments, land use plan, and zoning designation.

2|Page
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Figure 2: Surrounding Zoning

Surrounding Developments, Land Use Plan, and Zoning

LOCATION  |DEVELOPMENT LAND USE PLAN ZONING
North Woodsmill Pointe Condominiums Residential Multi-Family R7
South Four Seasons Plaza Community Retail Cc2
East Forum Shopping Center Community Retail c2
West Woodsmill Pointe Condominiums Residential Multi-Family R7

Table 1: Surrounding Uses

COMPREHENSIVE PLAN

The subject site is located within Ward 1 of the City of Chesterfield and is within the “Community Retail”
land use designation per the City’s Comprehensive Land Use Plan. The City’s Comprehensive Plan
provides permitted land uses for each land use designation. The permitted land uses defined under the
“Community Retail” land use designation are stated as “community retail servicing multiple
neighborhoods and neighboring communities”. The sole permitted land use defined in the current
governing ordinance and the requested petition are both consistent with the identified land use
designation.

The City’s Comprehensive Plan also defines specific plan policies. Outlined below are specific commercial
and transportation policies that are applicable to this request

Policy 3.1.1 Quality of Design - Overall design standards should provide for smaller scale, mixed-use,
project-oriented developments. Developments should emphasize architectural design, pedestrian
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circulation, landscaping, open space, innovative parking solutions and landscape buffering between any
adjacent residential uses.

Policy 3.1.2 Buffering of Neighborhoods - Development should substantially buffer the neighboring
residential uses in all directions by employing good site design, addressing vehicular access, building
materials selection, tree preservation, and expanded setbacks.

Policy 7.2.4 Encourage Sidewalks - Sidewalks should be required of all new developments and
encouraged along existing roads in the City of Chesterfield, allowing creative placement to protect the
natural environment.

Policy 7.2.6 Cross-Access Circulation - Internal vehicular and pedestrian connections between
commercial developments should be encouraged.

The applicant has submitted the required Preliminary Development Plan in conjunction with the petition
request. Given the policies set forth above, staff will review both the Preliminary Development Plan, and
the subsequent Site Development Plan and look to incorporate these policies within the applicant’s site
and building design.

RESIDENTIAL MULTI-FAMILY

COMMUNITY RETAIL

COMMUNITY RETAIL COMMUNITY RETAIL

COMMUNITY RETAIL

COMMUNITY RETAIL

RESIDENTIAL MULTI-FAMILY

Figure 3: Comprehensive Land Use Plan

STAFF ANALYSIS

The primary purpose of this request is to allow for an update for both interior/exterior renovations of
the existing McDonald’s building and also constructing a double drive-thru lane. There are multiple
changes from the current governing ordinance that will be described within this report.

4|Page
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Setbacks

One of the most prevalent changes is between the parking and structure setbacks. Below are Tables 2
and 3 that depict the current and requested structure and parking setbacks. Highlighted boxes indicate
where changes are requested.

Stucture Setbacks  Current Requested Parking Setbacks Current Requested

North 75' 65' North 25' 25'

South 20 18' South 10' 10'

East 75' 60' East 5' 5'

West 50' 50' West 75 17
Table 2: Structure Setbacks Table 3: Parking Setbacks

The applicant is proposing to adjust the location of the of the trash enclosure to the north. In doing this
they are requesting that the location, material, and elevation of any trash enclosures will be as approved
by the Planning Commission on the Site Development Plan. All exterior trash areas will be enclosed with
a six (6) foot high sight-proof enclosure complemented by adequate landscaping approved by the City of
Chesterfield on the Site Development Plan. Separating the trash enclosure from the rest of the structure
setbacks is common within Planned Districts to allow flexibility of the location of the trash enclosure
given its function. The change in the structure setback is largely due to the incorporation of the double
drive-thru ordering station. The parking setback is necessary to incorporate parking to the west of the
building.

Hours of Operation

Also being requested within this zoning petition is a change in the permitted hours of operation. The
current ordinance states that hours of operation shall be from 6:30AM to 10:00PM seven days a week.
The applicant is requesting Monday through Saturday hours 5:30AM to 11:00PM and Sunday hours of
6:00AM to 11:00PM.

Landscape
The applicant is not necessarily changing the existing landscaping of the site but is changing how the

language is depicted within the governing ordinance. Currently the ordinance reads that heavy
landscaping shall be provided along the north and west property lines with a mixture of evergreen and
deciduous trees, sufficient in height when mature to provide visual buffering between the development
and nearby residences. The ordinance also states that landscaped earth berms varying in height from
four to six feet in width from 20-50 feet shall be provided along the north and west property lines.

The applicant provided within their narrative request to address landscaping by identifying a landscape
buffer requirement that extends 25’ from the north, 17’ from the west, 10’ from the south, and 5’ from
the east. An updated Landscape Plan will be required within the subsequent Amended Site Development
Plan submittal.

5|Page
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PRELIMINARY DEVELOPMENT PLAN

A request for a zoning map amendment to a planned zoning district requires a Preliminary Development
Plan. The applicant has supplied the required Preliminary Development Plan and it has been included
within the Planning Commission Packet. The Preliminary Development Plan outlines the future building
footprint, the general parking areas, along with the structure and parking setbacks.

The site has two curb cuts along Olive Blvd., one as a dedicated entrance, and one as a dedicated exit.
Olive Blvd. is classified as a major arterial roadway in accordance to the City’s street classification map
and owned and operated by the Missouri Department of Transportation (MoDOT). In accordance to 2016
MoDOT traffic counts, there are just over 36,000 average annual daily travelers on this section of Olive
Blvd. Below, Figure 4 depicts both the existing conditions represented on a plan and the proposed
Preliminary Development Plan (PDP) included in the PC Packet, along with how the vehicles will stack
around the drive-thru in both scenarios. The three most prominent differences between the existing and
proposed plans would be the addition of the double drive-thru (A), the newly created parking west of
the building (B) and the trash enclosure moved to the north (C).

EXISTING PROPOSED

—n

GENERAL PARKING AREA

Z
N N
OLIVE BLVD, (VARIABLE WIDTH)

Figure 4: Existing and Proposed Conditions
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(McDonald’s)

ISSUES

September 23, 2019

A Public Hearing was held for the project referenced above on July 08, 2019. At that time, multiple items were
discussed as they relate to the zoning map amendment request. A letter was sent to the applicant outlining the
issues raised at the Public Hearing for the applicant to formally respond. The applicant has since provided the
response letter. Below are the Issues raised at the Public Hearing and provided to the applicant, followed by a
summarization of their response. The Issues Response Letter itself is attached within the Planning Commission

Packet.

Issues Raised in the Public Hearing

1. Sound- Both the Planning Commission and the members of the public identified the concern of
noise levels given the proximity to residential neighborhoods.

Confirm the sole area on the site projecting outside sound from speakers will be from the
double drive-thru ordering station. Given the double drive-thru ordering station is in a
new location, describe how this will impact sound traveling through the site and the direct
impact on the neighboring residents.

The current condition of the perimeter fence is in a less than desirable condition. Address
the site’s ability to upgrade the fence to a sound wall designed to specifically mitigate
noise given the concern of increased hours of noise levels and the addition of the noise
(order station) closer to the residents to the north.

Response — The applicant stated that the new order station will direct sound in a much more
easterly direction towards the adjoining shopping center. The applicant has provided an exhibit
depicting the existing and new directions of sound as well as the sound levels. The new speaker
system also incorporates automatic volume control which is reduced during the night. The exhibit
depicts that there will be no additional noise from the ordering stations on the neighboring
residential properties.

2. Access / Cross-Access- Concerns were brought forward with the subject site in regard to both

vehicular site circulation and pedestrian site circulation.

It was stated at the Public Hearing that the ideal vehicular cross-access would be with the
commercial development to the east of the site. The applicant at that time mentioned
that establishing a cross-access easement would allow for the ideal vehicular cross-access
if the site to the east were to re-develop. Provide confirmation that a cross access
easement will be dedicated to the property to the east to allow for future vehicular and
pedestrian cross access. The location of the cross access easement shall be as
recommended by the Developer’s Traffic Engineer and shown on the Amended Site
Development Plan. This cross-access easement must be secured prior to Improvement
Plan approval.

7|Page



P.Z. 04-2019 13559 Olive Blvd. Issues and Vote Report
(McDonald’s) September 23, 2019

4.

e The construction of a sidewalk along Olive Blvd was an issue raised by the Planning
Commission, is a Unified Development Code requirement, and a Comprehensive Plan
Policy. Identify the location of this sidewalk on the Preliminary Development Plan.

Response — The applicant stated that the client is agreeable to recording an agreed upon cross-
access easement between the McDonald’s parcel and the shopping center parcel to the east,
with the understanding that no physical pavement connection would be built at this time, but at
the time of a possible re-development of the shopping center.

In regards to the sidewalk along Olive Blvd, MoDOT has communicated that they have a planned
project for future improvements along Olive Blvd that includes a sidewalk. The location of the
sidewalk immediately adjoins the back of curb and will comply with ADA guidelines. MoDOT has
provided confirmation to City Staff that the improvements are budgeted for 2021. The applicant
did state that they are agreeable to providing a short connection of sidewalk approximately 25 ft
long connecting the McDonald’s site to the shopping center to the east, which is depicted on the
Preliminary Development Plan.

Parking- The existing site is under the minimum requirement of parking spaces in accordance to
current parking regulations identified in the Unified Development Code. Given the updated
parking requirements, the total parking may not be reduced from the existing conditions.

e Although the individual parking stalls are not shown on the Preliminary Development
Plan, confirm that this plan allows for an amount of parking that will not decrease from
the existing condition. It is understood that a parking modification may be requested in
conjunction with the Amended Site Development Plan, but the Preliminary Development
Plan moving forward with this zoning petition must allow for the current number of
parking spaces.

Response — The applicant stated that the Preliminary Development Plan allows for an amount of
parking that does not decrease the existing condition. They also acknowledged that they may
request a parking modification in conjunction with the Amended Site Development Plan.

Trash Location- The Preliminary Development Plan depicts the trash enclosure positioned north
from its current location and, as a result, closer to the residential property to the north.

e I|dentify how the updated trash location will impact residents to the north.

Response — The applicant stated that the trash pick-up is 6 days a week (Sunday excluded). The
new location of the trash enclosure will necessitate the existing screening fence be removed. To
mitigate the impact of the new location, the applicant is agreeable to re-installing a new denser
(non-masonry) screening fence on the north side of the new trash enclosure for an approximate
length of 30 feet as depicted on the submitted Preliminary Development Plan.

8|Page
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5. 24 Hours- Concerns were raised by Planning Commission and the residents with the impacts of

the restaurant hours of operation being expanded to open 24 hours a day, seven days a week.
Discussion also took place in regards to the hours of operation in regards to the trash and
deliveries.

e |dentify if both indoor and drive-thru activity will be open 24 hours.

e I|dentify if lighting will change due to facility being open compared to lighting solely for
security purposes.

Response — The applicant is removing their request for 24 hour seven days a week hours of
operation and requesting hours of operation Monday through Saturday from 5:30AM to
11:00PM and Sunday hours of 6:00AM to 11:00PM. In addition, the applicant is agreeable to
matching the hours for deliveries and trash pick-up to 7:00AM - 10:00PM as stated in the current
governing ordinance.

The applicant also stated that the new lighting will comply with City code requirements, is
shielded downward, and will not have light trespass beyond the property lines.

PRELIMINARY PLAN

A zoning map amendment to a planned zoning district requires a Preliminary Development Plan, which
has been included in the Planning Commission’s packet.

Should Planning Commission provide a vote in favor of the request for a zoning map amendment to
repeal St. Louis County Ordinance 14,846 and establish a new “PC” Planned Commercial District, staff
provides a draft attachment A included within this packet.

Attachments

1. Draft Attachment A

2. Issues Response Letter

3. Sound Exhibit

4, Preliminary Development Plan

9|Page



P.Z. 04-2019 13559 Olive Blvd. (McDonald’s) Page 1 of 9
Planning Commission—9/23/2019

Planning & Public Works - 10/10/2019

City Council -

ATTACHMENT A

All provisions of the City of Chesterfield City Code shall apply to this
development except as specifically modified herein.

I. SPECIFIC CRITERIA
A. PERMITTED USES

1. The uses allowed in this “PC” Planned Commercial District shall be:

a. Restaurant-fast-food

2. Hours of Operation.
a. Use shall have restricted hours of operation from Monday — Saturday
5:30 AM to 11:00 PM and Sunday 6:00 AM to 11:00 PM.

b. All deliveries and trash pick-ups shall be limited to the hours from
7:00 AM to 10:00 PM.

B. FLOOR AREA, HEIGHT, BUILDING AND PARKING STRUCTURE
REQUIREMENTS
1. Floor Area

a. Total building floor area shall not exceed 2,900 square feet.

2. Height

a. The maximum height including parapets and other similar features,
rooftop equipment, and lighting structures of all buildings shall not
exceed twenty-two (22) feet.

3. Building Requirements

a. A minimum of thirty-five percent (35%) open space is required for
this development.

C. SETBACKS

1. Structure Setbacks

No building or structure, other than: a freestanding project
identification sign, light standards, flag poles, or trash enclosures will
be located within the following setbacks:

a. Eighteen (18) feet from the southern boundary of the “PC” District.
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b. Sixty (60) feet from the eastern boundaries of the “PC” District.

c. Fifty (50) feet from the western boundaries of the “PC” District.

d. Sixty Five (65) feet from the northern boundary of the “PC” District.
Parking Setbacks

No parking stall, loading space, internal driveway, or roadway, except
points of ingress or egress, will be located within the following setbacks:

a. Ten (10) feet from the southern boundary of the “PC” District.
b. Five (5) feet from the eastern boundaries of the “PC” District.
c. Seventeen (17) feet from the western boundaries of the “PC” District.

d. Twenty-Five (25) feet from the northern boundary of the “PC”
District.

D. PARKING AND LOADING REQUIREMENTS

1.

Parking and loading spaces for this development will be as required in
the City of Chesterfield Code.

. The streets surrounding this development and any street used for

construction access thereto shall be cleaned throughout the day. The
developer shall keep Olive Blvd. clear of mud and debris at all times.

. Provide adequate off-street stabilized parking area(s] for construction

employees and a washdown station for construction vehicles entering
and leaving the site in order to eliminate the condition whereby mud
from construction and employee vehicles is tracked onto the pavement
causing hazardous roadway and driving conditions.

. Parking on non-surfaced areas shall be prohibited in order to eliminate

the condition whereby mud from construction and employee vehicles is
tracked onto the pavement causing hazardous roadway and driving
conditions.

. No construction-related parking shall be permitted within the Olive

Blvd right-of-way or on any existing roadways. All construction-related
parking shall be confined to the development unless a parking
agreement can be obtained with a surrounding property owner.

. Parking lots shall not be used as streets.
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E. LANDSCAPE AND TREE REQUIREMENTS

1.

The development shall adhere to the Landscape and Tree Preservation
Requirements of the City of Chesterfield Code.

. The development should adhere to the following landscape buffer

requirements.

a. Ten (10) feet from the southern boundary of the “PC” District.

b. Five (5) feet from the eastern boundaries of the “PC” District.

c. Seventeen (17) feet from the western boundaries of the “PC” District.

d. Twenty Five (25) feet from the northern boundary of the “PC”
District.

F. SIGN REQUIREMENTS

1.

Signs shall be permitted in accordance with the regulations of the City
of Chesterfield Code or a Sign Package may be submitted for the
planned district. Sign Packages shall adhere to the City Code and are
reviewed and approved by the City of Chesterfield Planning
Commission.

. Installation of a Landscaping and Ornamental Entrance Monument or

Identification Signage construction, if proposed, shall be reviewed by
the City of Chesterfield, and MoDOT, for sight distance considerations
and approved prior to installation or construction.

G. LIGHT REQUIREMENTS

1.

Provide a lighting plan and cut sheet in accordance with the City of
Chesterfield Code.

H. ARCHITECTURAL

1.

The development shall adhere to the Architectural Review Standards of
the City of Chesterfield Code.

. Trash enclosures: All exterior trash areas will be enclosed with a

minimum six (6) foot high sight-proof enclosure complemented by
adequate landscaping. The location, material, and elevation of any
trash enclosures will be as approved by the City of Chesterfield on the
Amended Site Development Plan.
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3. A screening fence is required on the north side of the trash enclosure

1.

for an approximate length of 30 ft with the location as depicted on the
Preliminary Development Plan.

. ACCESS/ACCESS MANAGEMENT

A cross access easement shall be dedicated to the property to the east
to allow for future vehicular and pedestrian cross access. The location
of the cross access easement shall be as recommended by the
Developer’s Traffic Engineer, shall meet City Access Management
requirements, and shall be shown on the Amended Site Development
Plan. This cross-access easement must be secured prior to
Improvement Plan approval.

. PUBLIC/PRIVATE ROAD IMPROVEMENTS, INCLUDING PEDESTRIAN
CIRCULATION

1.

Provide a 5 foot wide sidewalk, conforming to ADA standards, along the
Olive Blvd. frontage. The sidewalk shall provide for future connectivity
to adjacent developments and/or roadway projects. The sidewalk may
be located within MODOT right-of-way, if permitted by that agency, or
on private property within a 6 foot wide Sidewalk, Maintenance and
Utility Easement dedicated to the City of Chesterfield.

. Construct improvements as required by the Missouri Department of

Transportation and the City of Chesterfield, as directed by the City.

. Additional right-of-way and road improvements shall be provided, as

required by the Missouri Department of Transportation and the City of
Chesterfield.

. The developer is advised that utility companies will require

compensation for relocation of their facilities within public road right-
of-way. Utility relocation cost shall not be considered as an allowable
credit against the petitioner’s traffic generation assessment
contributions. The developer should also be aware of extensive delays
in utility company relocation and adjustments. Such delays will not
constitute a cause to allow occupancy prior to completion of road
improvements.

. TRAFFIC STUDY

1.

Provide a traffic study as directed by the City of Chesterfield and/or the
Missouri Department of Transportation. The scope of the study shall
include internal and external circulation, the inclusion of any parking
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modification request, and shall evaluate the point of future cross-
access if the development to the east should re-develop.

L. POWER OF REVIEW

Either Councilmember of the Ward where a development is proposed, the
Mayor, or any two (2) City Council members from any Ward may request
that the plan for a development be reviewed and approved by the entire
City Council. This request must be made no later than seventy-two (72)
hours after Planning Commission review. The City Council will then take
appropriate action relative to the proposal. The plan for a development, for
purposes of this section, may include the site development plan, site
development section plan, site development concept plan, landscape plan,
lighting plans, architectural elevations, sign package or any amendment
thereto.

M. STORM WATER

1. Formal MSD review, approval and permits are required prior to
construction.

2. The site shall provide for the positive drainage of storm water and it
shall be discharged at an adequate natural discharge point or
connected to an adequate piped system

3. Detention/retention and channel protection measures are to be
provided in each watershed as required by the City of Chesterfield. The
storm water management facilities shall be operational prior to paving
of any driveways or parking areas in non-residential development or
issuance of building permits exceeding sixty percent (60%) of approved
dwelling units in each plat, watershed or phase of residential
developments. The location and types of storm water management
facilities shall be identified on the Site Development Plan(s).

4. Emergency overflow routes to accommodate runoff from the 100-year
storm event shall be provided for all storm sewers, as directed by the
City of Chesterfield.

5. Offsite storm water shall be picked up and piped to an adequate natural
discharge point. Such bypass systems must be adequately designed.

N. SANITARY SEWER

1. Sanitary sewers shall be as approved by the City of Chesterfield and
the Metropolitan St. Louis Sewer District.

2. A sampling manhole will be required with this development.
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O. GEOTECHNICAL REPORT

1. Prior to Amended Site Development Plan approval, provide a
geotechnical report, prepared by a registered professional engineer
licensed to practice in the State of Missouri, as directed by the
Department of Public Services. The report shall verify the suitability of
grading and proposed improvements with soil and geologic conditions
and address the existence of any potential sinkhole, ponds, dams,
septic fields, etc., and recommendations for treatment. A statement of
compliance, signed and sealed by the geotechnical engineer preparing
the report, shall be included on all Site Development Plans and
Improvement Plans.

P. MISCELLANEOUS
1. All utilities will be installed underground.

2. An opportunity for recycling will be provided. All provisions of Chapter
25, Article VII, and Section 25-122 thru Section 25-126 of the City Code
shall be required where applicable.

3. Prior to any record plat approval, the developer shall cause, at his
expense and prior to the recording of any plat, the reestablishment,
restoration or appropriate witnessing of all Corners of the United States
Public Land Survey located within, or which define or lie upon, the out
boundaries of the subject tract in accordance with the Missouri
Minimum Standards relating to the preservation and maintenance of
the United States Public Land Survey Corners, as necessary.

4. The developer shall provide certification by a registered land surveyor
that all monumentation depicted on the record plat has been installed
and United States Public Land Survey Corners have not been disturbed
during construction activities or that they have been reestablished and
the appropriate documents filed with the Missouri Department of
Natural Resources Land Survey Program, as necessary.

II. COMMENCEMENT OF CONSTRUCTION

A. Substantial construction shall commence within two (2) years of approval
of the Amended Site Development Plan, unless otherwise authorized by
ordinance.

B. Where due cause is shown by the developer, the City Council may extend
the period to commence construction for two (2) additional years.
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GENERAL CRITERIA

. SITE DEVELOPMENT PLAN SUBMITTAL REQUIREMENTS

The Site Development Plan shall include, but not be limited to, the

following:

1. Location map, north arrow, and plan scale. The scale shall be no
greater than one (1) inch equals one hundred (100) feet.

2. Outboundary plat and legal description of property.

3. Density calculations.

4. Parking calculations. Including calculation for all off street parking
spaces, required and proposed, and the number, size and location for
handicap designed.

5. Provide open space percentage for overall development including
separate percentage for each lot on the plan.

6. Provide Floor Area Ratio (F.A.R.).

7. A note indicating all utilities will be installed underground.

8. A note indicating signage approval is separate process.

9. Depict the location of all buildings, size, including height and distance
from adjacent property lines, and proposed use.

10. Specific structure and parking setbacks along all roadways and
property lines.

11. Indicate location of all existing and proposed freestanding monument
signs.

12. Zoning district lines, subdivision name, lot number, dimensions, and
area, and zoning of adjacent parcels where different than site.

13. Floodplain boundaries.

14. Depict existing and proposed improvements within 150 feet of the site

as directed. Improvements include, but are not limited to, roadways,
driveways and walkways adjacent to and across the street from the
site, significant natural features, such as wooded areas and rock
formations, and other karst features that are to remain or be removed.



15.

16.

17.

18.

19.

20.

21.

22.

23.

Page 8 of 9

Depict all existing and proposed easements and rights-of-way within
150 feet of the site and all existing or proposed off-site easements and
rights-of-way required for proposed improvements.

Indicate the location of the proposed storm sewers, detention basins,
sanitary sewers and connection(s) to the existing systems.

Depict existing and proposed contours at intervals of not more than
one (1) foot, and extending 150 feet beyond the limits of the site as
directed.

Address trees and landscaping in accordance with the City of
Chesterfield Code.

Comply with all preliminary plat requirements of the City of
Chesterfield Subdivision Regulations per the City of Chesterfield
Code.

Signed and sealed in conformance with the State of Missouri
Department of Economic Development, Division of Professional
Registration, Missouri Board for Architects, Professional Engineers
and Land Surveyors requirements.

Provide comments/approvals from the appropriate Fire District,
Monarch Levee District, Spirit of St. Louis Airport, Metropolitan St.
Louis Sewer District (MSD) and the Missouri Department of
Transportation.

Compliance with Sky Exposure Plane.

Compliance with the current Metropolitan Sewer District Site
Guidance as adopted by the City of Chesterfield.

IV.RECORDING

Within sixty (60) days of approval of any development plan by the City of
Chesterfield, the approved Plan will be recorded with the St. Louis County
Recorder of Deeds. Failure to do so will result in the expiration of approval
of said plan and require re-approval of a plan by the Planning Commission.

V. ENFORCEMENT

A. The City of Chesterfield, Missouri will enforce the conditions of this
ordinance in accordance with the Plan approved by the City of
Chesterfield and the terms of this Attachment A.
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. Failure to comply with any or all the conditions of this ordinance will be
adequate cause for revocation of approvals/permits by reviewing
Departments and Commissions.

. Non-compliance with the specific requirements and conditions set forth
in this Ordinance and its attached conditions or other Ordinances of the
City of Chesterfield shall constitute an ordinance violation, subject, but
not limited to, the penalty provisions as set forth in the City of Chesterfield
Code.

. Waiver of Notice of Violation per the City of Chesterfield Code.

E. This document shall be read as a whole and any inconsistency to be

integrated to carry out the overall intent of this Attachment A.
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OLIVE BLwp, (VARIABLF WIDTH)

AN ASPHALT PmT

AND EXCEPTING THEREFROM THE COMPOUND LEASE AREA

Commencing at Point “A” defined above; thence along the Eastern line of Forum West Section One,
North 09 degrees 27 minutes 41 seconds West, 158.20 feet to a point; thence North 62 degrees 25
minutes 09 seconds East, 37.14 feet to a point; thence departing said Eastern line, South 27 degrees
34 minutes 51 seconds East, 26.44 feet to the true point of beginning of herein described Lease Area;
thence South 46 degrees 28 minutes 39 seconds East, 15.00 feet to a point; thence South 43 degrees
31 minutes 21 seconds West, 15.00 feet to a point; thence North 46 degrees 28 minutes 39 seconds
West, 15.00 feet to a point; thence North 43 degrees 31 minutes 21 seconds East, 15.00 feet to the
point of beginning;

Said parcel containing a net area 36,879 square feet (0.85 acres more or less).
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PROPOSED AREA BREAKDOWN

RESTAURANT BUILDING AREA 2,682 SQUARE FEET (7.18%)

PROPOSED PAVED AREA 22,091 SQUARE FEET (59.20%)

PROPOSED LANDSCAPE AREA 12,540 SQUARE FEET (33.62%)

TOTAL LOT AREA 37,313 SQUARE FEET

OR 0.85 ACRES

Plant Schedule
TREES QTY BOTANICAL NAME COMMON NAME SIZE
RM 2 Acer rubrum varities Red Maple 2-1/2" Cal
AM 1 Acer ginnala Amur Maple 2-1/2" Cal
FLOWERING TREES QTY BOTANICAL NAME COMMON NAME SIZE
ERB 3 Cercis canadensis Eastern Redbud 2-1/2" Cal
GROUND COVERS QTY BOTANICAL NAME COMMON NAME SIZE
HEM HAP 61 Hemerocallis x "Happy Returns’ Happy Returns Daylily 1 gal@ 24" oc

Landscape Notes

ALL NEW DECIDUOUS TREES AND ORNAMENTAL TREES SHALL
BE A MINIMUM OF 2-1/2" CALIPER

DENOTES NEW RED MAPLE, MATURE HEIGHT = +45'

RM

GROWTH RATE FAST, (LARGE SIZE CLASS)

ERB

DENOTES NEW EASTERN RED BUD, MATURE HEIGHT = 20' TO 30'
GROWTH RATE FAST (MEDIUM SIZE CLASS)

Meridith Perkis,

DENOTES NEW GROUND COVER

IF THE TOTAL AMOUNT OF LANDSCAPING EXCEEDS A $1,000.00
A LANDSCAPE INSTALLATION AND MAINTENANCE SURETY WILL
BE REQUIRED PRIOR TO ISSUANCE OF MUNICIPAL ZONING
APPROVAL OR GRADING PERMIT APPROVAL.

tesource Group
Mesﬁd%m Perkins, ISA MW4223AM

Ed =

s
LRI o
EAR Y | W W

o

§ »

DENOTES EXISTING EVERGREEN TREE TO REMAIN

DENOTES EXISTING DECIDUOUS TREE TO REMAIN

DENOTES EXISTING SHRUB TO REMAIN

13559 Olive Blvd.

Tree Stand Delineation ,
Provided to Farnsworth Group \
Provided by Davey Resource Group

April 16, 2019

DBH| g TIE:
T < % S ] . = .E s .5 o| & g E -
o |85|8 E| Common Botanical £ |EDIELEIO g | >
Llso e 2 Name Name £ |2s|288|x52)58
- |23(S5® S o8 |lox | 28T |ca
3% |% s |o®|o 1gg|§
=8 = <
1 7 1{Norway Spruce |Picea abies No 80|Good 6 113
2| 14 1{Austrian Pine Pinus nigra No 50| Fair 12 452
31 14 1iAustrian Pine Pinus nigra No 50| Fair 8 201
4 14 1|Austrian Pine Pinus nigra No 50| Fair 6 113
5 20 1{White Pine Pinus strobus No 70iGood 10 314
6 9 1{White Pine Pinus strobus No 50| Fair 5 79
7| 20 11White Pine Pinus strobus No 60iFair 9 254
8 14 1jWhite Pine Pinus strobus No 50| Fair 6 113
9] 15 1{White Pine Pinus strobus No 70}Good 14 615
10 8 1iWhite Pine Pinus strobus No 60| Fair 8 201
11| 20 1jRed Maple Acer rubrum No 75|Good 16 804
12| 26 1iWhite Pine Pinus strobus No 75|Good 15 707
13 6 1|Blue Spruce Picea pungens |No 55{Fair 4 50
Acer
14 32 1{Silver Maple saccharinum No 60| Fair 25|0ff-site
Acer
15) 34 1iSilver Maple saccharinum No 60| Fair 31|0Off-site
16; 38 1{White Pine Pinus strobus No 55|Fair 22{0ff-site
Gleditsia
17| 32 1{Honeylocust triacanthos No 70|Good 25 1963
18| 18 1{White Pine Pinus strobus No 70|Good 13 531
19 20 1{White Pine Pinus strobus No 65|Good 15 707
200 11 1}jAustrian Pine Pinus nigra No 40|Poor 8 201
European Carpinus
21 7 ijHornbeam betulus No 70|Good 4 50
European Carpinus
22 7 1iHornbeam betulus No 70|Good 4 50
European Carpinus
23 8 1iHornbeam betulus No 70|Good 4 50

TOTAL APPROXIMATE CANOPY AREA = 7,600 SQUARE FEET

0 10 20 40
NI N TR
SCALE: 1"=20'

DENOTES ON-SITE TREE

DENOTES OFF-SITE TREE
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THESE PLANS AND SPECIFICATIONS ARE THE PROPERTY OF McDONALD'S CORPORATION
AND SHALL NOT BE REPRODUCED WITHOUT THEIR WRITTEN PERMISSION.

GREAT PLAINS REGION
10801 MASTIN BLVD., SUITE 400, OVERLAND PARK, KS 66210
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September 3, 2019 (rev)

RECEIVED

Chesterfield Planning Department

690 Chesterfield Pkwy W.

Chesterfield, MO 63017-0760 City of Chesterfield
Attn: Mike Knight, Planner Department of Public Services

Re: PZ 04-2019, 13559 Olive Bivd (McDonald’s) (0180691.00)

Dear Mike,
Following up on your letter dated July 19, 2019 and subsequent conversations we offer these respective

responses:

1. Sound - The new order station speaker system will be an improvement over the existing system.
And equally important, the spatial configuration of the new order stations are much different
than the existing station. The new stations will direct sound in a much more easterly direction
towards the back of the adjoining shopping center. The existing station directs sound in a
northward direction towards existing residences.

included with this letter is an exhibit depicting the existing and new directions of sound as well
as the new sound levels. The new speaker system also incorporates an automatic volume
control which reduces nighttime volume.

The result will be a greatly reduced impact on the residences to the north and a likewise
negligible impact on the property to the east. The anticipated noise level at the eastern building
is 44 dBA (day) and 20 dBA (night). The anticipated noise level at the north residence will be less
as it is no longer in the direct path of the speaker. Considering 60 dBA is equal to conversational
speech at a 3’ distance and 30 dBA is a soft whisper at a 5’ distance, there will be no further
issue with off-site noise from the new location of the order stations. This noise reduction then
also negates the need for any special sound walls along the entire north property line.

2. Access/Cross-Access — Our client is agreeable to recording an agreed upon cross-access
easement between the McDonald’s parcel and the shopping center parcel to the east. itis
understood that no physical pavement connection between the parcels is required at this time,
nor is it possible.

Regarding a public sidewalk along Olive Blvd, we have communicated with MODOT regarding
their conceptual plans for future improvements to Olive Blvd. Their plans do include a new 6
feet wide sidewalk adjoining a new curb on Olive as well as a pavement overlay. The location of
the new walk immediately adjoining the back of curb then necessitates the complete
reconstruction of both access drives at McDonald’s in order to comply with ADA guidelines, as
shown on the MODOT plans.

ENGINEERS | ARCHITECTS SURVEYORS | SCIENTISTS



To require our client to construct a new sidewalk adjoining the existing curb on Olive, which
would then necessitate the reconstruction of both access drives, is a waste of money and
resources. There is no way to ensure that a new walk and access drives constructed today would
not then be torn out and replaced by MODOT tomorrow. in fact, assuming the elevation of Olive
is modified by MODOT’s plans it would not be possible for us to know that difference today, nor
would it be possible to accommodate that difference today. MODOT has confirmed their
improvements are on the books for 2021. With that in mind we request the requirement for a
new public sidewalk adjoining Olive Blvd. not be imposed on this project.

our client is, though, agreeable to providing a short section of new sidewalk connecting the
adjoining east shopping center with the McDonald’s parking lot to facilitate pedestrian
movement between the two properties. This approximately 25 feet long sidewalk would be
located near the south end the existing building on the shopping center and connect to the
south end of the McDonald’s parking lot.

3. Parking — Our Preliminary Development Plan allows for an amount of parking that does not
decrease the existing condition. This does not though preclude us from requesting a parking
modification in conjunction with the Amended Site Development Plan.

4. Trash Location — Trash pick-up is 6 days a week (Sunday excluded). The timing of the pick-up is
8-9am. The new location of the trash enclosure will necessitate the existing screening fence be
removed. To mitigate the impact of the new location, our client is agreeable to re-installing a
new denser (non-masonry) screening fence on the north side of the new trash enclosure for an
approximately length of 30 feet.

5. Hours of Operation — Having heard the concerns of the Planning Commission and
neighborhood, our client is agreeable to foregoing their request for 24-hour operation. Instead
we request the following hours: 5:30am —11:00 pm Monday — Saturday and 6:00 am — 11:00 pm
on Sunday. The current ordinance restricts hours to 6:30 am - 10:00 pm, therefore we will be
requesting a minor modification to the currently allowable hours. In addition, our client is
agreeable to matching the hours of deliver, as well as trash pickup, to what is in the current
governing ordinance which is 7:00am - 10:00 pm.

6. Lighting - The new lighting specified for this project will provide for a shielded downward
focusing head to minimize any lighting beyond the limits of the paved areas on site. In addition,
the new lighting will comply with all City code requirements.

All our responses above provide a positive step forward in our request for rezoning. We believe we have
listened to the concerns of the City and the adjoining landowners and have adequately addressed
resolution to each. Please review our responses and contact me if you need additional information.

Sincerely,

FARNSWORTH GROUP, INC.

Robert E. Polk, PE, LEED AP
Principal/Center Manager
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Mike Knight, Planner July 20, 2019
City of Chesterfield

690 Chesterfield Parkway West

Chesterfield, MO 63017

Subject: Homeowner Review of PZ 04-2019 13559 Olive
Dear Mr. Knight,

After attending the initial July 8 hearing and reviewing the details of PZ 04-2019 13559 Olive outlined in
the document 07-08-2019 PC_1V.A-1 the homeowner board is writing to outline our concerns and
requests. Listed below is what we feel are issues that this re-zoning will negatively impact our
community in order of importance.

1) Primary Concern

The primary concern is how the proposed changes will increase the amount and proximity of
sound (noise) on the property. The change is intended to allow more cars to be on the property
in the drive through — more sound. The change will add a second drive through ordering
station. Both of these changes increase the amount of activity and brings it closer to our
property. The movement of the trash dumpster closer to our property also will bring more
sounds of disposal and trash pick-up closer to our homeowners.

Requested Solution

At present a 6’ high picket fence provides a barrier between MCDonald’s and Woodsmill
Pointe. It covers the western perimeter (between our pool and clubhouse) and
northwest and part of northern perimeter (between McDonald’s and condominium
units). This fence provides a fairly good light barrier but is not a sufficient sound barrier
now.

We would like to see the fence replaced with a sound barrier style wall on the
northwest and northern sides of the property. This type of wall will reduce the
increased level of sound. This is shown on Exhibit 1

Typical sound barrier wall systems can be seen at:

https://eco-flex.com , https://www.ailsoundwalls.com/, https://soundwalls.com/

Woodsmill Pointe (Forum West), 1357 Coliseum Dr., Chesterfield, MO 63017 (314) 514-8004

www.woodsmillpointe.com



https://d.docs.live.net/89c0577fc4ca6914/Woodsmill%20Pointe/correspondence/www.woodsmillpointe.com
https://eco-flex.com/
https://www.ailsoundwalls.com/
https://soundwalls.com/

2) Secondary Concern

The hours of activity at late hours even with a sound barrier could become disruptive.

Requested Solution

We would like to see the hours of sales limited to 6:00 AM —11:00 PM

We would like to see the hours of trash pick-up limited to 7:00 AM — 10:00 PM

We would like to see the hours of product deliveries also limited to 7:00 AM — 10:00 PM

3) Lighting

We would ask that parking lot lighting be modified to a shaded style lamp. Below on Exhibit 2 is
picture of the current lamps. Exhibit 3 is a better approach with lights focused down rather than
out (this picture taken at the Chesterfield McDonalds on Clarkson).

We feel these concerns and requests are very reasonable and protect the livability and the property
values of those homeowners near McDonald’s operations.

Board of Trustees

Bill Burns

Judy Griffin

Mike Keister

Lily Levin

Dave Meyer
Susan Murphy
Angela Nolan
Doug Riley

Sandy Schierbaum

Woodsmill Pointe (Forum West), 1357 Coliseum Dr., Chesterfield, MO 63017 (314) 514-8004

www.woodsmillpointe.com
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Figure 1

Woodsmill Pointe (Forum West), 1357 Coliseum Dr., Chesterfield, MO 63017 (314) 514-8004

www.woodsmillpointe.com
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Figure 2 Figure 3

Woodsmill Pointe (Forum West), 1357 Coliseum Dr., Chesterfield, MO 63017 (314) 514-8004
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