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Planning Commission Staff Report 
 

Project Type:  Sign Package    
 

Meeting Date:  October 26, 2016 
 

From:   Jessica Henry, AICP   
   Senior Planner   
 

Location: Northeast quadrant of Long Road and Edison Avenue 
 

Applicant: Bill Yount Signs     
 

Description: Monarch Center, Sign Package: A request for a Sign Package to establish sign 
criteria for the Monarch Center development located north of Edison Avenue and 
east of Long Road.  

 
PROPOSAL SUMMARY 
Bill Yount Signs has submitted a request for a Sign Package for the Monarch Center development, which 
is 10.94 acres in size and comprised of three lots. In accordance with the Unified Development Code 
(UDC), if approved the proposed Sign Package would serve as the site specific sign regulations for the 
Monarch Center development. The Planning and Development Services Division has reviewed the 
request and submits the following report.  
 

The purpose of a sign package is to provide comprehensive and complementary signage throughout a 
development. City Code states that “in order to encourage superior design, quality and character, 
comprehensive sign packages allow for specialized review of signs and flexibility from standard signage 
requirements.” The Monarch Center development is zoned “PC” Planned Commercial District and is 
governed by Ordinance 2753 which includes the requirement that a Sign Package be submitted for this 
development. Of the three lots within the Monarch Center development, one contains the Wildhorse 
Dental building, one is currently under construction with the Edison Express convenience store, gas 
station, restaurant, and car wash development, and the third lot is vacant. 
 
LAND USE AND ZONING HISTORY OF SUBJECT SITE 
On February 5, 2007, the City of Chesterfield approved Ordinance 2334 which rezoned the property from 
“NU” Non-Urban District to “PC” Planned Commercial District.  Subsequently, the property owner 
submitted a request for an ordinance amendment in 2013.  Per the property owner’s request, in August 
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2013, the City of Chesterfield approved Ordinance 2753 to allow for the addition of a 0.85 acre parcel of 
land (zoned “M-3”) to be rezoned and included under the same planned district ordinance, resulting in a 
new “PC” Planned Commercial District totaling 10.97 acres. Ordinance 2753 also amended various building 
and parking setbacks and made modifications, such as a slight increase in the allowable floor area 
permitted within the development, to account for the addition of land.  The requirement that a Sign 
Package be submitted for this development was specifically included by the Planning Commission during 
the initial zoning. This requirement remained in place when the site specific ordinance was amended by 
Ordinance 2753, which currently governs the site. 
 
In September of 2014, the Site Development Section Plan for the Edison Express development was 
approved by the Planning Commission and City Council. Subsequently, the Site Development Section Plan 
and Architectural Elevations were amended in 2015 and 2016 to permit for minor revisions. The Boundary 
Adjustment Plat establishing the three lots was also approved in 2015. 
 
Land Use and Zoning of Surrounding Properties: 
The land use and zoning for the properties surrounding this parcel are as follows: 
North:  The property to the north of the subject site is currently zoned “PI” Planned Industrial District 

(Pohlman Industrial Park). 
South:  The property to the south of the subject site is currently zoned “PC” Planned Commercial District 

and is currently vacant (Edison Crossing). 
East:  The property to the east of the subject site is currently zoned “PI” Planned Industrial District (St. 

Louis Family Church). 
West:   The property to the west of the subject site is currently zoned “PC” Planned Commercial District 

(Monarch Fire Protection District and Tower Centre). 
 

  
Figure 1: Monarch Center Development  
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Submittal Overview 
The Sign Package addresses many different sign types, including the following: attached wall signs, 
monument signs, directional signs, temporary signs, awning signs, gas canopy signs, and incidental signs. 
These sign types are addressed in the following pages of this report; for information, the sign 
classification from the Unified Development Code (UDC) is included in parenthesis. Furthermore, all 
other signage not detailed in the Sign Package shall be in accordance to the UDC, including all signage 
for future development on Lot C, with the exception of the monument sign identified in the Sign Package. 
The following exhibits from the Applicant’s submittal show the proposed location of all the requested 
permanent signage for the Monarch Center development.  
 
Note that temporary signage is not included in the following exhibit and will be addressed separately 
later in this report. 
 

 
Figure 2: Signage Location Exhibit (Entire Monarch Center Development) 

 

While the Sign Package information may appear unbalanced for the entire Monarch Center development 
area as the applicant has provided additional extensive detail for signs on Lots A and B, this sign request 
is typical for developments that build in phases. 
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Figure 3: Signage Location Exhibit (Additional signage on Edison Express lot) 

1. Business Sign (Permanent Signs; Business Signs – Attached to Wall)  
 

Attached wall signage is requested on the north, south, and west of the Edison Express 
convenience store, car wash, and restaurant building. The UDC permits each tenant in a multi-
tenant building to have signage equal to 5% of the façade area occupied by the tenant; while the 
signage is well below this on the north and south façades, the west façade exceeds this with the 
combined area of the three proposed signs equaling 7.1% of the façade area. The UDC permits 
one sign per elevation for each tenant. Further, the UDC calculates an individual tenant’s signage 
as the area represented by a rectangle drawn around all proposed signage. In this case, the 
applicant is requesting two signs and is calculating the area of the Edison Express signage as two 
separate rectangles added together, rather than drawing one large rectangle that includes the 
dead space between the two signs. The UDC’s calculation method would obviously result in an 
extremely large sign coverage percentage for the Edison Express. The image on the following 
page illustrates this, with the UDC calculation area in red and the applicant’s requested 
calculation method in yellow. 
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Figure 4: Lot A, West Building Elevation  

The applicant is also requesting a sign for the McArthur’s Bakery tenant space. The proposed sign 
is 8.9% of the tenant area façade. The applicant notes that this sign is partially blocked from view 
by the gas pump island canopy. The north building elevation includes a menu board and awning 
signage for McArthur’s Bakery as well as an attached wall sign for the Tidal Wave carwash. An 
identical Tidal Wave sign is also proposed on the south elevation. No signage is proposed on the 
east building elevation that faces inward to Lot C of Monarch Center which is slated for future 
development. 
 

 
Figure 5: Lot A, North Building Elevation 

 
Figure 6: Lot A, South Building Elevation 
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The applicant is also requesting to place three 6.25 square foot logo signs on three elevations of 
the gas pump island canopy. The UDC permits for one sign on any two elevations, with a 
maximum of 10 square feet in size for each sign.  
 

 
   Figure 7: Lot A, Gas Pump Island Signage 

The only existing building within the Monarch Center development is the Wildhorse Dental 
building on Lot B. This building currently has two attached wall signs, with one sign located on 
the west façade and one sign located on the south façade. The applicant is proposing to maintain 
both existing signs and is requesting one additional attached wall sign, an illuminated cabinet 
sign, as shown below. Staff would note that the requested cabinet sign is neither similar in design 
or construction with the existing sign that is to remain nor to the other new signs proposed 
throughout the Monarch Center development. The illuminated cabinet sign would be placed on 
the small entry wall that is perpendicular to the west façade, as shown in the following excerpt 
from the Sign Package. 
 

 

 
Figure 9: Lot B, Wildhorse Dental Existing Sign to remain 

   Figure 8: Lot B, Wildhorse Dental Proposed Cabinet Sign 
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2. Project Identification Sign (Permanent Signs; Business and Identification Signs – Freestanding)  
 

The UDC permits one freestanding business sign facing each roadway on which the lot has 
frontage. These signs cannot exceed six feet in height and 50 square feet in outline area per face.  
Freestanding signs are required by the UDC to have landscaping, which may include, but not be 
limited to, shrubs, annuals, and other materials, adjacent to the sign base or structural supports. 
The applicant is providing low-growing ornamental annuals, perennials, and shrubs around the 
sign, and the Sign Package notes that this requirement will be met. 
 
The applicant is proposing four monument signs. Two identical signs that are 13 feet in height 
and 100 square feet in outline area (signage only, excluding monument) are proposed at the 
entrances to the development from Long Road and Edison Avenue. A third sign is 7.5 feet in 
height and 93 square feet in outline area, including the entire monument, and is placed on the 
corner of Long Road and Edison Avenue. 

 

 

Figure 10: 100 sq. ft. Monument Signs (2) 

 

Figure 11: 93 sq. ft. Monument Sign (1) 

 

 

These monuments utilize a similar design and incorporate the materials, such as the brick and 
stone, of the Edison Express building.  The two identical larger signs will serve the future 
development on Lot C of Monarch Center in addition to the Edison Express site.  In addition to 
the internally lit sign faces, each sign is proposing additional lighting features. The 100 square 
foot signs shown in Figure 10 above are proposing a LED halo illumination of the top Monarch 
Center portion of the sign. A night view rendering is shown in the Sign Package. The 93 square 
foot sign shown in Figure 11 above is proposing changeable LED gas grades. Although the UDC 
states that “No flashing, intermittent or moving light or lights shall be allowed,” the applicant 
notes that the LED option allows for the gas grades to be changed indoors with the push of a 
button. This would be the first LED gas grade signage permitted within the City of Chesterfield.  
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The UDC requires that all monument signs be shown on the approved Site Development Section 
Plan. As Lot C is proposed for future development and therefore a Site Development Section Plan 
has not been submitted for review and approval by the City, if approved, construction permits 
will not be issued for the 100 square foot monument sign proposed on Lot C at the second access 
point on Edison Avenue into the development until such time that the Site Development Section 
Plan is approved.  

The fourth and final requested monument sign is a five foot tall, 24 square foot sign located 
adjacent to the Edison Avenue right-in/right-out access. This sign is internally illuminated and the 
location is as shown on the approved Site Development Section Plan for Lot A, Edison Express of 
Monarch Center. 

 
Figure 12: Lot A, 24 sq. ft. Monument Sign 

 

3. Directional Signs (Permanent Signs; Directional Signs)  

The UDC permits directional signs up to 10 square feet in outline area per facing. These signs 
cannot extend more than six feet above the average grade or adjacent street whichever is higher. 
Additionally, when located within the minimum front yard setback, the height of directional signs 
cannot exceed three feet. No limit on the number of directional signs allowed for a site is 
established within the UDC.  

 

The applicant is proposing four new directional signs for the site. The requested outline area of 
the text and graphics for three of the requested signs is six square feet, which is less than the 
maximum allowed per the UDC. These three signs are 3’6” in height, and one is located just inside 
of the 145’ building setback parallel to Long Road. Staff would note that this setback is specific 
to the building only, and a less restrictive 60’ setback is in place for the gas canopy and the site 
specific ordinance excludes free standing project identification signs from the setback 
requirements. 
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Figure 13: Lots A & B, 6 sq. ft. Directional Signs 
 

 

 
The fourth sign is proposed to be 12 square feet in outline area and 5’6” in height. This sign is 
located near the car wash tunnel exit and provides directions for vehicles based on the type of 
car wash purchased. Again, this sign is located just inside of the 60’ building setback parallel to 
Edison Avenue. 
 

 
Figure 14: Lot A, 12 sq. ft. Directional Sign 
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4. Temporary Future Use of Site Signs (Temporary Signs: Development Related) 

The applicant is proposing two temporary future use of site signs that will be removed upon 
completion of construction. These signs will be located along the Long Road and Edison Avenue 
frontages. The UDC limits these signs to 32 square feet in outline area, with an increase to 64 
square feet permitted with Planning Commission approval. The applicant is requesting 50 square 
feet signs. The proposed sign is 10 feet in height, which is the maximum height permitted by the 
UDC. 

 

                
                Figure 15: Temporary Future Use of Site Signs (2) 

5. Temporary Advertising Signs (Advertising or informational signs: On-premises) 
The UDC permits temporary “now hiring” and “grand opening” banners on all developments in 
accordance with state law. “Grand opening” signs are limited to 50 square feet in outline area 
and a 15 day display period; “now hiring” signs are limited to 25 square feet with no fixed display 
period limit. 
 
The applicant is requesting to increase the duration of the display period for “grand opening” 
banners to 30 days. Additionally, the applicant is requesting that up to three promotional banners 
be permitted on site for 20 cumulative weeks per year in variable time lengths.* Staff would note 
that many of the surrounding developments, including Chesterfield Commons, Towne Center, and 
Tower Center prohibit advertising signs, temporary signs, portable signs, and attention getting 
devices. Staff recommends that this same prohibition be included in the Sign Package for Monarch 
Center. Staff recommends that “grand opening” and “now hiring” banners be permitted in 
accordance with the UDC size and display period requirements. *It should be noted that 
temporary signs for special promotions, when allowed, are only permitted for thirty (30) days 
per calendar year.  
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6. Incidental Signage (Exempt, Prohibited, and Real Estate Signs) 
The applicant is requesting a number of signs on the gas pumps and gas pump canopy supports. 
The UDC classifies this type of signage as incidental, stating “Incidental signs, such as signs placed 
on vending machines, mailboxes, or service station pumps. Any sign such as a sandwich board 
with a commercial message that cannot be understood from a position off-site shall be 
considered incidental.” 
 

7. Menu Board Signs (Supplementary Regulations) 
The applicant is requesting menu/order board signs in conjunction with the drive-thru restaurant 
and car wash. These signs are outlined in yellow below. The UDC does not address order board 
signage for car washes, and menu board signs for drive-thru restaurants are limited to 32 square 
feet in outline area, with one freestanding and one attached wall sign permitted. It is typical for 
a second “pre-order” sign to be permitted as “incidental signage”. The Sign Package request 
includes two, 50 square foot freestanding menu board signs for the drive-thru restaurant. 
Additionally, one 50 square foot attached wall sign is requested, as shown on page 5 of this 
report. Although Staff takes no issue with the number of menu board signs, the cumulative size 
of the freestanding signs seems excessive and Staff recommends reducing the size of the second 
“pre-order” sign to the base code allowance of 32 square feet in outline area. 
 
Further, the applicant is requesting two 26.7 square foot car wash order board signs and one 12 
square foot car wash order board sign. As the drive-thru is two lanes in width, the signage is 
spread across the lanes and Staff does not take exception to the size, number, or location of these 
signs. 
 

 
Figure 16: Menu/Order Board Signs (6) 
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8. All other signage 

As stated previously, all other signage not specifically called out in the Sign Package shall be as 
allowed per the UDC. The applicant has included some baseline design criteria for these signs, as 
detailed on page 4 of the Sign Package. This includes signage for future development on Lot C. If 
the developer wishes to exceed the baseline UDC signage regulations at the time of development 
on Lot C, an amendment to the Sign Package may be sought. 

 
STAFF ANALYSIS 
The UDC states “in order to encourage superior design, quality and character, comprehensive sign 
packages allow for specialized review of signs and flexibility from standard signage requirements.”  
 

As stated in the UDC, the purpose of the sign requirements is as follows:  

“The purpose of the sign regulations provided herein are to encourage excellence in design of 
signs, fostering economic viability of the community, and provide safe and concise directional 
information designed to facilitate traffic flow.  Signs shall be designed so as to protect motorists, 
bicyclists, and pedestrians from distractions that may cause accidents or other detrimental 
impacts.  

Signs shall not overload the public's capacity to receive information, or cause visual confusion by 
interfering with pedestrian or vehicular traffic. Signs shall conform to the character of the 
community, enhance the visual harmony of development, and preserve the public health, 
convenience, welfare and/or safety within the City of Chesterfield by maintaining the high 
aesthetic quality of the community. “ 

 
Staff finds that the requested signs are overall of high quality construction and that the Sign Package 
does provide a cohesive design with adequate signage to provide tenant identification and safe vehicular 
and pedestrian circulation. However, as noted throughout this report, Staff does take exception to 
several of the requested signs and recommends that the Planning Commission take the following into 
consideration when reviewing this request: 
 

1. The proposed illuminated cabinet sign on Lot B, Wildhorse Dental is not of similar design or 
construction to the existing or proposed signs for the Monarch Center development. Staff 
recommends that the design of this sign be altered to correspond to either the existing 
Wildhorse Dental sign or the new signs proposed on Lot A.  

2. Temporary advertising banners are requested for 20 cumulative weeks per year. Additionally, 
three of these 50 square foot signs are requested to be allowed at any given time. This is 
excessive for temporary sign allowances and does not conform to the surrounding developments 
which are not permitted to have temporary advertising signage. Staff recommends that language 
prohibiting “advertising signs, temporary signs, portable signs, and attention getting devices” be 
included in the Sign Package for Monarch Center. 
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3. Two freestanding drive-thru menu board signs at 50 square feet are requested. This seems 
excessive and Staff recommends that one 50 square foot sign be approved, with the second sign 
being reduced to 32 square feet (or smaller) so it is “incidental” in nature. This is consistent with 
other drive-thru restaurants throughout Chesterfield Valley. 

4. Consideration should be given to the allowance of LED gas grade signage. 

5. Consideration should be given to the calculation method of the attached wall signs on the 
primary façade of the Edison Express building, which excludes dead space from the overall 
percentage of sign coverage being requested. 

For discussion purposes, a summary of signs detailed in this report is presented in the chart below. 
This is not an exhaustive list.  

 

Type Request Notes 
 

Monument Signs 4 Requested. LED gas grades 
requested. 

UDC permits 3; size exceeds UDC 
allowances for 3 of 4 proposed signs. UDC 
permits manual change gas grades. 
 

Edison Express, Lot A Attached wall signs on 3 of 4 façades.  UDC permits 5% signage for each tenant. 
Proposal exceeds 5% on front elevation & 
requests 2 signs for single tenant area. 
 

Wild horse Dental, Lot B Maintain existing wall signs; add new 
cabinet sign. 

Cabinet sign differs in material & design 
from existing and proposed signs. 
 

Temporary Signage Request for three 50 ft2 promotional 
banners 20 weeks per year; Grand 
opening banners requested 30 days. 

Surrounding developments prohibit 
promotional type temp banners; UDC 
baseline allowance is for 30 days per 
calendar year. Grand opening banners 
permitted 15 days. 
 

Drive-thru menu board 
signs 

1 attached wall & 2 freestanding at 50 
ft2 each. 

UDC permits 1 attached & 1 freestanding 
at 32 ft2 each. One additional “incidental” 
pre-order is typical. 
 

Gas canopy signs 3 requested at 6.25 ft2 each. Code allows at 2 at 10 ft2 

 

Temporary future use of 
site signs 

2 signs at 50 ft2 each; one on each 
frontage. 

UDC permits up to 64 ft2 with PC approval. 
 
 

Future Signage on Lot C Will adhere to UDC or amendment to 
Sign Package sought. 

Some baseline design criteria provided in 
Sign Package. 
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STAFF RECOMMENDATION 
Staff has reviewed the Sign Package and found the proposal to be consistent with the purpose and intent 
of the UDC sign regulations with the exceptions noted above in the Staff Analysis section of this report. 
Staff recommends approval of the proposed Sign Package for the Monarch Center Development with 
the incorporation of the recommendations above. Please note, any amendments to the provisions of 
the approved Sign Package would require Staff review and approval by the Planning Commission.  
 

MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Sign Package for Monarch Center.” 
 
2) “I move to approve the Sign Package for Monarch Center……..” (Conditions may be added, 

eliminated, altered or modified) 
 
 
Attachments: Proposed Sign Package  

 
CC:  Aimee Nassif, Planning and Development Services Director    
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