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Planning Commission Staff Report 

 

Project Type:  Site Development Section Plan   

 

Meeting Date:  October 13, 2014  

 

From:   Purvi Patel   

   Project Planner   

 

Location: North side of Olive Street Road, west of its intersection with Chesterfield Airport 

Road 

 

Applicant: South Side Property, LLC   

 

Description: Chesterfield Blue Valley, Lot 1A (Site Development Section Plan - Gas Mart): A 

Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural 

Elevations and an Architect's Statement of Design for a 2.07 acre tract of land 

zoned “PC” Planned Commercial District located on the north side of Olive 

Street Road, west of its intersection with Chesterfield Airport Road.  

 
PROPOSAL SUMMARY 

South Side Property, LLC, has submitted a request for a twenty-eight (28) foot tall, 13,785 square foot 

convenience store, car wash, gas station, and fast food restaurant located on the north side of Olive 

Street Road, west of its intersection with Chesterfield Airport Road. The subject site is zoned “PC” 

Planned Commercial District and is governed under the terms and conditions of City of Chesterfield 

Ordinance Number 2612. The exterior building materials will be comprised of stone, brick, simulated 

stucco (EFIS), and prefinished aluminum storefront windows. The proposal also includes a low sloping 

roof with parapet walls and metal roofing on the car wash and entry cupolas.   

 

HISTORY OF SUBJECT SITE 

St. Louis County originally zoned the area now known as Chesterfield Blue Valley “NU” Non-Urban 

District prior to the incorporation of the City of Chesterfield.  Those areas north of the Chesterfield 

Monarch Levee also included a “FP” Flood Plain Overlay in addition to the “NU” Non-Urban District 

Zoning classification.  In 2006, the first planned district was approved for the site and in the years since, 

the site-specific governing ordinance has been amended several times to include additional land into 

the planned district and to consolidate several ordinances.  

 

In 2010, the City of Chesterfield approved Ordinance 2612 to change the zoning of the six (6) acre 

Brasher Property from “NU” Non-Urban District to a “PC” Planned Commercial District; and to 

consolidate the existing “PC” Planned Commercial District with this newly zoned “PC” Planned 

Commercial District to form one, 137.6 acre, “PC” Planned Commercial District governed under the 

same ordinance.  

VII. A. 
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The most recent ordinance amendment occurred in early August, when the City of Chesterfield 

approved Ordinance 2805 to change the parking setback between internal lot lines from ten (10) feet to 

zero (0) feet; all the other setback requirements remained unchanged.  

 

The Site Development Concept Plan for Chesterfield Blue Valley was approved by the City Council in 

May 2012; followed by a Record Plat approval in July 2012. Most recently, the Resubdivision Plat of Lot 

1 was approved to subdivide Lot 1 into eight (8) smaller lots.  

  

Lot 1A will be the second lot in Chesterfield Blue Valley to be developed, the first being Lot 2 (St. Louis 

Premium Outlets). The Site Development Section Plan and Amended Site Development Section Plan for 

Lot 2 were approved in February 2012 and March 2013, respectively.  The Outlet Mall is planning a 

second phase which is currently under review with Staff.  

 

Land Use and Zoning of Surrounding Properties 
 

Direction Land Use Zoning 

North Chesterfield Blue Valley (Vacant)  “PC” Planned Commercial District 

South Gas Station/ C-Store  “C8” Planned Commercial District 

East  Concrete Plant “M-3” Planned Industrial District 

West Chesterfield Blue Valley (Vacant) “PC” Planned Commercial District 

 

 
Figure 1 – Aerial  
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STAFF ANALYSIS 

Zoning 

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

Chesterfield Ordinance 2805. The submittal was reviewed against and adheres to the requirements of 

this ordinance and all applicable City Code requirements.   

 

Access and Site Circulation   

The proposal includes one access point off of Convenience Way which will serve as a shared access drive 

for Lot 1A and Lot 1B (shown in yellow on the image below). Convenience Way is a private drive 

accessed off of Olive Street Road and Outlet Boulevard. The proposed development will not have direct 

access on Chesterfield Airport Road or Olive Street Road. Furthermore, access to Convenience Way off 

Olive Street Road is a right-in/right-out access only and has a dedicated right turn lane up to its 

intersection with Outlet Boulevard.  

 

Additionally, the developer has proposed a five (5) foot sidewalk along Olive Street Road which will tie 

into a four (4) foot sidewalk along Convenience Way. Both sidewalks will ultimately be tied into 

adjoining properties to provide a continuous pedestrian access throughout the development.  

 

Internal Circulation  

The gas canopy is centrally located on the site (shown in red on Figure 2) and immediately to the right of 

the canopy is the ATM. This is a stand-alone ATM and the canopy will not extend over this area. The 

convenience store/restaurant is located closer to Chesterfield Airport Road (shown in blue below) and 

will have an automated carwash attached to it (shown in green). The site circulation is configured 

around these structures and meets all the minimum City Code requirements.   

 

 
Figure 2 – Site Development Section Plan  
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Parking 

Parking for the site is provided near the entrances to the main structure, as well as around the gas 

canopy. The number of parking spaces required by Off-Street Parking, Stacking, and Loading Regulations 

is 55 spaces and the proposal is for 55 spaces which include 3 ADA accessible spaces.   

 

Landscaping and Open Space  

The request includes landscaping as directed by the City of Chesterfield Tree Preservation and 

Landscape Requirements. As required by code, street trees must be provided along public rights-of-way 

while no plantings are allowed in drainage swales or ditches. As there are two drainage swales along 

Olive Street Road and Chesterfield Airport Road, the applicant is not providing any trees along these 

rights-of-way. Due to the restrictions associated with the swales, the applicant is providing additional 

trees throughout the development. The Landscape Plan also depicts plantings along the private drive, 

Convenience Way, and within the site as required by the Tree Preservation and Landscape 

Requirements.  

 

The planned district ordinance for the Chesterfield Blue Valley development requires a minimum of 30% 

open space for the development.  However, the site as proposed shows 35% open space and most of 

the open space is provided on the outskirts of the property as majority of the interior site will be paved.  

 

Lighting  

Several light standards in the parking lot and along the shared access drive as well as seven (7) building 

mounted fixtures are included by the developer. The parking area fixtures are LED outdoor and area 

lights that are fully shielded, full cut off optics which adhere to the City of Chesterfield Lighting 

Standards. The building mounted light fixtures are LED sconces and are full cut off optics which minimize 

glare and light trespass. The proposal also includes twenty-four (24) LED fixtures which will be mounted 

under the gas station canopy. The City of Chesterfield Lighting Standards requires an average 

illumination level of no greater than 22 footcandles around the pump islands and under canopies. The 

illumination level proposed with this development submittal is well under this requirement at 13.05 

footcandles.  

 

The cut-sheets for all these proposed fixtures are attached to this report.  

 

Architectural Elevations 

The applicant is proposing a single story building of approximately twenty-eight (28) feet in height with a 

tunnel carwash. The building height is similar to properties in adjacent commercial and industrial 

developments. In addition to the carwash use, the convenience store will also be designed to 

accommodate a 1,600 square foot fast food restaurant tenant with no drive-thru component.  

 

The building design features elevations that are articulated with stone, brick, simulated stucco (EFIS) and 

metal finishes. The building also includes a low sloping roof with parapet walls and a prefinished metal 

cap, which will screen roof-top equipment. Furthermore, the design includes entry cupolas that are 

enhanced with stone to match the column design on the corners of the building. This stone design will 

be wrapped around to the entrance and exit of the carwash tying the carwash into the convenience 

store, creating one seamless structure.   

 

 

The material colors include light earth tones with dark accent colors, similar to the St. Louis Premium 

Outlet Mall in the same development. The simulated stucco (EFIS) will have a beige finish with brick 



Planning Commission                                                                                            Chesterfield Blue Valley, Lot 1A (Gas Mart) 

October 13, 2014                                                                                                                        Site Development Section Plan 

5 | P a g e  
 

colored medallions on the front and side of the building and copper green patina finish in the rear to 

match the downspouts. The green patina finish will be carried over onto the standing seam metal roof 

as well as to tie in the colors and materials together.  

 

Ordinance 2805 states “The developer shall submit an overall design package for the development, 

including, but not limited to architectural elevations, colored renderings and building materials”. This 

overall design package was approved by the Planning Commission on February 25th, 2013. The 

architectural standards for the development, as approved, are as follows: 

 

General 

CBV, LLC envisions a project design based on the character, principles and theme of the Prairie 

Style of architecture which contains horizontal lines, flat or hipped roofs with broad overhanging 

eaves, and window groups in horizontal banks as the principle means of architectural expression. 

The goal is for a coordinated, upscale design theme present in every architectural and landscape 

feature including built form, lighting, exterior furniture and landscaping. The historic Brasher 

House, if reused, would be an exception. It is not the intent of these standards to limit or diminish 

use of “corporate trade dress” on store fronts.  

 

Material Palette 

Brick and stone veneer, exterior insulation plaster system (EIFS), smooth face architectural 

metal, exposed steel structure, painted concrete wall panels with sand texture finish, open metal 

trellises, glass and aluminum store fronts and curtain walls, canvas and metal awnings, and 

appropriate cornices and overhangs will be acceptable.  

 

Color Palette 

Earth tones accompanied by complimentary accent colors for view corridors and arrival points 

will be the standard.  

 

As discussed on Page 5, these architectural features have been included in the design of the building and 

tie into the Prairie Style theme of the Chesterfield Blue Valley development.   

 

The project was reviewed by the Architectural Review Board (ARB) on July 10
th

, 2014.  A motion to 

forward to the Planning Commission was approved by the ARB by a vote of 6-0 with the following two 

(2) recommendations: 

 

1. Explore opportunities to provide additional greenspace with landscaping around the trash 

enclosure. If that is not possible, provide additional landscaping around the trash enclosure to 

decrease visibility.  

 

2. Include additional landscaping beneath the trees in the three (3) parking islands closest to the 

building.   

 

In response to the ARB’s recommendations, the applicant has increased the greenspace by including 

landscaping around the trash enclosure. The proposal includes red switch grass and hibiscus around the 

trash enclosure and both these plants can get up to five (5) feet tall and will provide the recommended 

screening. Additionally, the applicant added drift rose shrubs around the trees in the three (3) parking 

islands closest to the building. These plants will provide ground cover around the trees, enhancing the 

landscaping of the parking islands.  
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Signage  

Planning Commission approved a Sign Package for the overall Chesterfield Blue Valley development on 

February 25
th

, 2013. As this is a corner lot, two (2) monument signs are permitted per the Sign Package; 

however, the signs have to maintain a minimum distance of one hundred (100) feet of separation and 

there cannot be more than one (1) monument sign per street frontage. The applicant is proposing signs 

along Olive Street Road and Chesterfield Airport Road and these signs meet the minimum distance 

requirements stated in approved Sign Package. The size and design of the sign will be reviewed against 

the Sign Package prior to construction and if compliant will be approved by Staff.  

 

DEPARTMENT INPUT 

Staff has reviewed the Site Development Section Plan, Landscape Plan, Lighting Plan, Architectural 

Elevations, and Architect's Statement of Design and has found the proposal to be in compliance with the 

site specific ordinance, the Site Development Concept Plan, Comprehensive Plan, and all City Code 

requirements.  Staff recommends approval of the proposed development of Chesterfield Blue Valley, Lot 

1A (Gas Mart).  

 

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 Chesterfield Blue Valley, Lot 1A 

(Gas Mart).  

 

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

Architectural Elevations and Architect’s Statement of Design for Chesterfield Blue Valley, Lot 1A 

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

modified) 

 

CC: Aimee Nassif, Planning and Development Services Director 

 

Attachments: Site Development Section Plan 

  Landscape Plan 

  Lighting Plan 

  Lighting Cut-sheets  

  Architect’s Statement of Design 

  Architectural Elevations 
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SITE DEVELOPMENT SECTION PLAN-LANDSCAPING1

LANDSCAPE PLAN NOTES:
1. Contractor to review and field verify existing and proposed conditions prior to installation.
2. Contractor to notify owner of any discrepancies.  Contractor to coordinate and cooperate with

other trades.
3. Contractor to adjust plantings accordingly, notify owner and City of Chesterfield of any changes

to landscape design due to unforeseen field conditions
4. Proposed plant material is to be selected by the contractor and approved by Owner prior to

installation.
5. All planting beds and islands to receive 4 inch layer of mulch in a continuous bed. Apply a

granular pre-emergent weed control prior to mulching.
6. 6" Spade cut landscape bed areas.
7. Repair all landscape and lawn areas disturbed during and due to construction.  See Civil sheets

for limits of site construction.

8. Contractor is responsible for installing all plant material, seed, topsoil and mulch as shown on
plan.

9. Plant Schedule is for informational purposes only. Contractor is responsible for verifying and
installation of quantities on drawings.

10. Finish grade to be a minimum of 5% away from all building foundations.
11. Contractor to provide in-ground automatic irrigation system.  Coordinate point of connection,

back-flow prevent and controller location with owner's representative.
11.1. Lawn areas to be irrigated with 6" pop-up spray heads with head-to-head coverage
11.2. Annuals to be irrigated with 12" pop-up spray heads with head-to-head coverage
11.3. Shrubs and grasses to be irrigated with drip irrigation

12. See Civil sheets for limits of disturbance and removal. Repair all lawn and landscape areas
disturbed during construction.

Site Development
Section

Plan-Landscaping

3 5

00 20' 40'

SITE DEVELOPMENT SECTION PLAN-LANDSCAPING NOTES:
1. See Civil sheets for specific information pertaining to existing and proposed

easement, ROW and BMP Reserve Areas.
2. Existing site had been graded prior to proposed development and a part of the overall

site development.
3. All trees shown on this plan are selected form TREE PRESERVATION AND

LANDSCAPE REQUIREMENTS (Ordinance No. 2512).
4. Parking lots trees are located within 50 feet of parking stalls and 33.3% of parking lot

trees species are a slow or medium growth rate (30% min. required).
5. Shrub border along parking lot and carwash egress will screen front of cars from

roadway.
6. Street trees provided along Chesterfield Airport Road  and Olive Street Road as

required Ordinance 2512.
6.1. Located adjoining site improvements and parking lot
6.2. Located above 100 year flood levels
6.3. No one species comprises more than 20% of the total street trees to be planted.

7. Landscape not provided at frontage area due to Ordinance 2512 § 27.5-12
Landscape Proposal stipulates, “For all districts, landscape buffers must be outside of
any right-of-way dedication” (b.4) and “for all districts, no plantings are allowed within
drainage swales or ditches” (b.5).  These areas are dedicated to existing easements,
ROW and BMP along Chesterfield Airport Road and Olive Road.








































































