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VII.A. 

Planning Commission Staff Report 
 
Project Type:  Site Development Section Plan 
 

Meeting Date:  December 10, 2018 
 

From:   Andrew Stanislav, Planner 
 

Location:  17690 Edison Avenue 
 

Description: Edison Crossing, Lot 1 (Little Sunshine’s Playhouse): A Site Development Section 
Plan, Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s 
Statement of Design for a 1.27 acre tract of land zoned “PC” Planned Commercial 
District located at the southeast corner of the intersection of Edison Avenue and 
Long Road within the Edison Crossing subdivision. 

_____________________________________________________________________________ 
 

PROPOSAL SUMMARY 
The request is for a 9,700 square foot 
daycare facility located at the southeast 
corner of the intersection of Edison 
Avenue and Long Road within the 
Edison Crossing subdivision. The 
subject site is zoned “PC” Planned 
Commercial District and is governed 
under the terms and conditions of City 
of Chesterfield Ordinance Number 
3018.  The exterior building materials 
will primarily consist of freestyle 
texture EIFS and an Eldorado stone 
veneer with a stucco foam faux wood 
trim. Rooftop-mounted mechanical 
equipment will be screened within a 
six-foot deep mechanical roof pit of the 
building’s mansard roof and a trash 
enclosure will be six feet in height and 
match the color and EIFS/stone veneer 
materials of the building’s façade.       
 

Figure 1: Site Aerial 

http://www.chesterfield.mo.us/
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HISTORY OF SUBJECT SITE 
The subject site was zoned “NU” Non-Urban by St. Louis County prior to the City’s incorporation. 
A petition was filed in 2004 for a change of zoning to “PC” Planned Commercial. A public hearing 
was held, but no action was taken and the petition became inactive. In 2007, a petition was filed 
to change the zoning from “NU” Non-Urban to “PC” Planned Commercial, and City Council 
approved the change with Ordinance 2448 on March 19, 2008. A recreational easement was 
provided by Ordinance 2448 to allow parking and trail access to the Monarch Chesterfield Levee. 
This parking lot was constructed in 2010, and improvement plans were then approved in 2011 
to construct the existing access point. A petition was filed in 2018 to amend Ordinance 2448 to 
establish new permitted uses in this “PC” District, including “day-care center” and “kindergarten 
or nursery school.” City Council approved the amendment with Ordinance 3018 on August 20, 
2018, which serves as the current governing ordinance for the subject site.   
 
A Boundary Adjustment Plat was received by the Department of Planning and Development 
Services on October 9, 2018 to extend the eastern property boundary line of Edison Crossing Lot 
1 approximately 53 feet further to the east in accordance with the Site Development Section Plan 
for Little Sunshine’s Playhouse.  The Boundary Adjustment Plat will be considered by City Council 
in the near future. The proposed adjusted property limits are depicted in Figure 1 above.  
 

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  “PC” Planned Commercial District Gas station/car wash 

South “PC” Planned Commercial District Vacant/undeveloped land  

East “PC” Planned Commercial District Vacant/undeveloped land 

West “PC” Planned Commercial District Retail/commercial 

 

 

https://www.chesterfield.mo.us/ord/2018/ord3018.pdf
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COMPREHENSIVE PLAN ANALYSIS  
The subject site is located within Ward 4 of the City of Chesterfield and is within the “Mixed Use 
(Retail/Office/Warehouse)” land use designation per the City’s Land Use Plan as seen in Figure 3 
above. The Comprehensive Plan identifies the Mixed Use (Retail/Office/Warehouse) designation 
as incorporating retail, low-density and mid-density office, and office/warehouse facilities.  
 
The Comprehensive Plan includes Commercial Development Policies as well as specific policies 
which are applicable to developments within the Chesterfield Valley sub-area:    
 

 3.1 Quality Commercial Development – Commercial developments should positively 
affect the image of the City, provide employment opportunities, and offer retail/service 
options to residents.  
 

The proposed development complies with this policy by providing additional services to residents 
in appropriate locations while also ensuring the development is high quality through site and 
building design, landscaping, and material selections.   

 

 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 circulation, landscaping, open space, innovative parking 
solutions and landscape buffering between any adjacent residential uses. 

 
This policy intends to enhance the compatibility of a commercial development, both functionally 
and visually, within an individual site as well as with neighboring properties and uses.  The 
proposed daycare center addresses the elements of this policy through the structure’s high 
quality architecture as  well as by providing pedestrian connections both on- and off-site.  
Landscaping is also provided throughout the site, including buffer areas along the roadways and 
the southern property line in accordance with the site specific ordinance.   

 

 3.5.1 Chesterfield Valley Regional Retail & Low Intensity Industry – Regional retail and 
low-intensity industrial developments should be located in Chesterfield Valley. These 
include mixed-use office/retail-planned developments, low-intensity industrial assembly, 
distribution, and research and development business parks, and corporate campuses.  
Specifically, low-intensity industrial use is encouraged west of Long Road.   

 
The proposed development complies with this policy as the proposed use of a daycare center is 
appropriate at the subject site located in Chesterfield Valley near other compatible commercial 
retail and service uses in the surrounding area.   

 

 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.   
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The intent of this policy is to provide pedestrian connectivity and circulation throughout each 
new development as well as with neighboring properties.  The proposed development provides 
sidewalks along the frontage of both Long Road and Edison Avenue along the extents of the 
Edison Crossing subdivision. The sidewalk along Edison Avenue is proposed to connect with the 
existing parking area for the Levee Trail further east, and a connection is also proposed between 
the existing cross walk at the intersection of Edison Avenue and Long Road and the subject site.     
 

  
 
 

STAFF ANALYSIS   

Zoning 
The subject site is zoned “PC” Planned Commercial District and is governed under the terms and 
conditions of City of Chesterfield Ordinance Number 3018.  This submittal was reviewed against 
the requirements of Ordinance 3018 as well as all applicable requirements of the Unified 
Development Code (UDC), and the proposed development adheres to these requirements.  
 

Figure 4: Portion of Site Development Section Plan 
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Circulation System and Access        
The subject site will be served by a single access point at the northeast corner of the property. A 
cross access easement on Lot 2 of Edison Crossing provides access from this point on Lot 1 to 
Edison Avenue, which is a City maintained roadway at this location. Exit directional arrows at the 
access drive connection are oriented as a left turn arrow and right turn arrow out onto Edison 
Avenue. No access is proposed to this development from Long Road as is restricted in the site 
specific ordinance.   
 

A sidewalk along the entire frontage of Edison Crossing on both Edison Avenue and Long Road is 
proposed as part of this development. The sidewalk along Edison Avenue will continue east along 
the roadway frontage and terminate at the existing parking lot of the Levee Trail access point, 
and the sidewalk along Long Road will run the entire frontage of the subdivision to the south. 
Pedestrian access to the development will be provided near the intersection of Edison Avenue 
and Long Road by connecting the proposed sidewalk to an existing crosswalk. This connection is 
proposed to extend onto the site across a designated painted area in the parking lot providing 
direct access to the building. There is also an internal sidewalk that circumnavigates the proposed 
building and extends from the porte cochere to the parking spaces along the western side of the 
property.  
 

Topography and Parking 

The site is generally flat with only a few feet of grade change across the property.  
Bioretention/infiltration basins will be located just north of the proposed building as well as along 
the north and northwest perimeter of the proposed parking area for storm water management. 
All 35 proposed parking spaces are surfaced with permeable pavers and are located to the north 
and west of the site between the building and the frontage of both Edison Avenue and Long Road. 
Two ADA parking spaces are located along the pedestrian access area between the proposed 
frontage sidewalk and the internal sidewalk leading to the building.   
 

Landscape Design and Screening 
Several different areas of landscaping are proposed for the site. Street trees are proposed along 
the site’s prominent frontage at the intersection of Edison Avenue and Long Road as well as a 
landscape buffer. Trees are proposed along the south property line to provide screening as 
required by the site specific ordinance. Landscaping is also proposed within the parking lot area 
and along the front entry façade of the west elevation.  Other small plantings are proposed in the 
outdoor playground area as well as around the trash enclosure.   
 

Screening systems for the mechanical units and trash enclosure are proposed to match or be 
integrated within the building’s design. Rooftop-mounted mechanical units are screened within 
the mechanical roof pit of the hunter green mansard roof, and the six-foot sight-proof trash 
enclosure features EIFS and stone veneer materials to match the main structure.   
 

Lighting 
Lighting is planned in association with the proposed development as required by the City of 
Chesterfield. The proposed lighting plan consists of fixtures proposed in the parking area and 
mounted on the building facades for navigating the site. All proposed exterior lighting will be fully 
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cut off and directed down, and the utilitarian wall-mounted light fixtures are proposed in 
decorative housing. In total, there are five proposed fixtures in the parking area, fourteen wall-
mounted fixtures across all four elevations of the building, and eight under-canopy lights in the 
porte cochere drop-off area. The applicant has noted the limited use of the wall-mounted and 
under-canopy fixtures throughout the year on the lighting plan, and this lighting is not intended 
to be utilized outside of the hours of operation.         
 

Architectural Elevations 
The primary exterior material of the building is a buckskin color freestyle texture EIFS along with 
a rough-cut Eldorado stone veneer with chiseled edge stone cap wainscoting and accent areas. 
These materials are framed with a stucco foam faux wood trim as well as the doors and windows. 
The freestyle texture EIFS material is used on all four sides of the building. The stone veneer 
wainscoting is located along the north, south, and west elevations of the building. The architect 
has chosen not to include the stone veneer wainscoting along the east elevation of the building 
in order to avoid contact with children occupying the abutting outdoor playground space; 
however, this elevation is screened with a six foot vinyl fence that surrounds the playground 
space. Other architectural elements and materials of the building’s design are included on all 
elevations, including the hunter green architectural asphalt shingles of the surrounding mansard 
roof. Copper finials and other ornamental/decorative elements also serve to produce interesting 
facades.       

 
Figure 5: Building Elevations 
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ARCHITECTURAL REVIEW BOARD INPUT 
This project was reviewed by the Architectural Review Board (ARB) on November 8, 2018.  At 
that meeting, the Board recommended approval with two conditions.   
 

 Provide a vehicular queuing and circulation analysis for the entry and parking area.  
 

The applicant has provided an exhibit depicting vehicular queuing on the proposed site plan as 
designed. This exhibit shows the stacking of vehicles and the circulation method for drop-off and 
pick-up scenarios. Staff has reviewed this exhibit and does not have any issues or concerns.   
 

 Provide junipers on both the east and west side of the dumpster enclosure.  
 
The applicant has revised the original Landscape Plan to incorporate two junipers on each side of 
the dumpster enclosure (east and west) to provide a more balanced and thorough screening as 
intended by the ARB.   
  

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 Little Sunshine’s Playhouse. 
 

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 Little Sunshine’s 
Playhouse.”  

 

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 Little Sunshine’s 
Playhouse with the following conditions…” (Conditions may be added, eliminated, altered, or 
modified). 

 

 
Attachments: Site Development Section Plan  
  Landscape Plan 
  Architectural Elevations 
  Lighting Plan  

Lighting Cut Sheets 
Architect’s Statement of Design 
Color Elevations 

  Rendering 
  Vehicle Stacking/Queuing Exhibit 
  Outdoor Play Area Details  
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