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VII.B. 

Planning Commission Staff Report 
 
Project Type:  Site Development Section Plan 
 

Meeting Date:  October 22, 2018 
 

From:   Andrew Stanislav, Planner 
 

Location:  18301 Edison Avenue 
 

Description: Spirit of St. Louis Airpark, Lot 19 (AVMATS Hangar): A Site Development Section 
Plan, Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s 
Statement of Design for a 4.93 acre leasehold area within a 9.45 acre tract of land 
zoned “M-3” Planned Industrial District located north of Edison Avenue just east 
of its intersection with N Bell Avenue and approximately 700 feet west of its 
intersection with Spirit of St. Louis Boulevard. 

_____________________________________________________________________________ 
 

PROPOSAL SUMMARY 
Stock and Associates Consulting Engineers, 
Inc., on behalf of AVMATS Jet Support, has 
submitted a request for a 45,000 square foot 
office/warehouse and hangar facility located 
on the north side of Edison Avenue just east of 
its intersection with N Bell Avenue. The 
majority of the proposed facility will contain 
hangar space (35,133 square feet) with the 
remainder of the building serving as 
warehouse and office spaces. The subject site 
is zoned “M-3” Planned Industrial District and 
is governed under the terms and conditions of 
City of Chesterfield Ordinance Number 1430.  
The exterior building materials will primarily 
consist of metal wall panels painted both fox 
gray and medium gray. Ground mounted 
mechanical equipment screening and a trash 
enclosure will be six-feet in height and match 
the color of the building’s metal panel façade.     
 

Figure 1: Site Aerial 
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HISTORY OF SUBJECT SITE 
St. Louis County approved a rezoning from an “NU” Non-Urban District to an “M-3” Planned 
Industrial District for Spirit of St. Louis Airport via Ordinance 2,212 prior to the incorporation of 
the City of Chesterfield. The ordinance was subsequently amended by St. Louis County 
Ordinances 9,642, 11,768, 13,838, and 13,935, as well as by City of Chesterfield Ordinances 656, 
870, 1156, 1312, and 1378. The ordinance amendments were to allow for additional uses, amend 
setbacks, and amend the boundaries of the “M3” Planned Industrial District. The current 
ordinance governing the site is City of Chesterfield Ordinance 1430.  
 
The subject site has never been developed.  

 
LAND USE AND ZONING OF SURROUNDING PROPERTIES  
The land use and zoning for the properties surrounding this parcel are described below: 
 

Direction Zoning Land Use 

North  “M-3” Planned Industrial District Airport/Runway/Openspace 

South “M-3” Planned Industrial District Airport/Office & Hangar 

East “M-3” Planned Industrial District Airport/Office & Retail services 

West “M-3” Planned Industrial District Airport/Office & Hangar 

 

 
 
COMPREHENSIVE PLAN ANALYSIS 
The subject site is located within Ward 4 of the City of Chesterfield and is within the Spirit Airport 
land use designation per the City’s Land Use Plan as seen in Figure 3 above. The Comprehensive 
Plan identifies the Spirit Airport designation as incorporating institutional, light industrial, office, 
and other airport related uses.     
 
The Comprehensive Plan includes Industrial Development Policies as well as specific policies 
which are applicable to developments within the Chesterfield Valley sub-area.    
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Industrial Development Policy 
 

 6.1 Low-intensity Industrial— Low intensity industrial development should be limited to 
Chesterfield Valley, including low-intensity industrial assembly, distribution, and research 
and development business parks, and corporate campuses.  

 
The intent of this policy is to ensure low-intensity industrial related developments are limited to 
the Chesterfield Valley and located near other compatible uses in the surrounding area.  The 
proposed hangar facility complies with this policy as it is compatible with the surrounding Spirit 
Airport uses referenced in the surrounding land use table above.     
 

Chesterfield Valley Sub-Area and Chesterfield Valley Design Policies 

 3.5.1 Chesterfield Valley Region Retail and Low Intensity Industry—Regional retail and 
low-intensity industrial developments should be located in Chesterfield Valley. These 
include low-intensity industrial developments encouraged to locate west of Long Road. 

 
The location of the proposed hangar facility complies with this policy as it will be located in Spirit 
Airport with other compatible uses west of Long Road.  
 

 
Figure 4: Portion of Site Development Section Plan 
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STAFF ANALYSIS   
Zoning 
The subject site is zoned “M-3” Planned Industrial District and is governed under the terms and 
conditions of City of Chesterfield Ordinance Number 1430.   The submittal was reviewed against 
the requirements of City of Chesterfield Ordinance 1430 and all applicable requirements of the 
Unified Development Code and the proposed development adheres to the applicable 
requirements.  
 
Circulation System & Access     
The subject site will be served by a single access drive from Edison Avenue along the southern 
portion of the site, providing access to all 38 proposed parking spaces. A tarmac area is proposed 
at the rear of the building for access to the existing taxiway. Restricted vehicular access to the 
taxiway will also be available along the western portion of the parking area by entering through 
an electric gate within the relocated fence. The proposed trash enclosure caps the opposite end 
of the parking area to the east.  
 
Access to the taxiway is governed by the Spirit of St. Louis Airport, and the applicant will be 
required to provide the necessary authorizations for the scope of work presented. Pedestrian 
access from off-site areas is not provided as part of this project and is very limited on-site due to 
the nature of the proposed use and proximity to the taxiway.   
 
Topography and Parking 

The site is generally flat with approximately one to two feet of grade change across the property.  
Swales will be located to the north, south, and west of the improved area for storm water 
management. All proposed parking is located on the southern portion of the site between the 
front of the building and Edison Avenue. Two ADA parking spaces are located near the building’s 
main entrance. 
 
Landscape Design and Screening 
Several different areas of landscaping are proposed for the site, including parking lot landscaping, 
street trees along the frontage of the limits of the lease lot, and a 30-foot landscape buffer along 
Edison Avenue between the western portion of the parking area. Landscaping has also been 
incorporated along the west building elevation that occupies the proposed office space.  
 
Screening systems for the ground-mounted mechanical units and the trash enclosure are 
proposed to match the building’s gray exterior.  The ground-mounted units adjacent to the 
building will be screened with a six-foot tall metal panel material on all three exposed sides to 
match the building, while the trash enclosure will consist of a six-foot screen of split face CMU 
and prefinished metal coping cap with composite swinging gates.     
 
Lighting 
Lighting is planned in association with the proposed development as required by the City of 
Chesterfield. The proposed lighting plan consists of utilitarian lighting for the parking area as well 
as general site illumination to navigate the site. Two utilitarian wall-mounted light fixtures are 
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proposed on each of the four façades. A cobra head streetlight will also be installed on an existing 
pole on the north side of Edison Avenue west of the proposed access drive.      
 
Architectural Elevations 
The exterior building materials will primarily consist of ribbed metal panels and a standing seam 
metal roof.  The hangar portion of the building will be approximately 45 feet tall at its highest 
point and consist of fox gray painted metal panels, while the office/warehouse portion of the 
building will be approximately 18 feet tall at its highest point with a metal panel exterior painted 
a darker medium gray.   
 
The proposed main entry will consist of a clear anodized aluminum storefront with blue tinted 
glazing to match the proposed windows on the south, east, and west elevations.  All other 
pedestrian doors, utility doors, and metal louvers will be painted the darker medium gray color 
to contrast the fox gray color of the hangar’s exterior.     
 

 
 

 
ARCHITECTURAL REVIEW BOARD INPUT 
This project was reviewed by the Architectural Review Board on August 9, 2018.  At that meeting, 
the Board recommended approval with three conditions.   
 

 Differentiate the exterior material color of the office/warehouse and hangar portions 
of the building. 
 

The applicant has since revised their architectural elevations to include medium gray on the 
exterior of the office/warehouse portion of the building to better contrast with the fox gray color 
on the remaining hangar portion of the building.   
 

 Soften the white color of the proposed man doors and hangar door to be more 
compatible with the airport environment and the building’s proposed exterior color.   

Figure 5: South Elevation 
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The applicant has revised the originally proposed white color of the man doors and hangar door 
on the proposed architectural elevations to medium gray to soften the elevations and 
compliment the same darker gray color now proposed for the exterior of the office/warehouse 
portion of the building.  It was recognized by the ARB that this revised color would be better 
suited in an airport environment where a white color exterior may discolor or not be as 
compatible with the nature of activity at the airport overtime.     
  

 Provide additional landscaping along the west elevation to carry around plantings from 
the office area up to the mechanical units.  

 
The applicant has included additional plantings on the Landscape Plan along the office portion of 
the western elevation of the building up to the mechanical units as requested by the ARB.  The 
additional plantings are intended to soften the more pedestrian scale portion of the proposed 
development which may also be visible in some instances while traveling along Edison Avenue.   

 

STAFF RECOMENDATION 
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, Comprehensive Plan, and City Code requirements.  
Staff recommends approval of the proposed development of the AVMATS Hangar. 
 

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 the AVMATS Hangar.”  

 

2)  “I move to approve (or deny) the Site Development Section Plan, Landscape Plan, Lighting 
Plan, Architectural Elevations, and Architect’s Statement of Design for the AVMATS Hangar 
with the following conditions…” (Conditions may be added, eliminated, altered, or modified). 

 

 
Attachments: Site Development Section Plan  
  Landscape Plan 
  Lighting Plan  

Lighting Cut Sheets 
Architect’s Statement of Design 
Architectural Elevations 

  Rendering 
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