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VII.C. 

Planning Commission Staff Report 
 
Project Type:  Amended Site Development Section Plan 
 

Meeting Date:  December 10, 2018 
 

From:   Andrew Stanislav, Planner 
 

Location:  14647 Ladue Road 
 

Description: Trails West Village of Green Trails (Chesterfield Community Church): An 
Amended Site Development Section Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architect’s Statement of Design for an 8.47 acre tract 
of land zoned “NU” Non-Urban and “R-2” Residence (15,000 square feet) located 
at the eastern corner of the intersection of Olive Boulevard and Ladue Road. 

______________________________________________________________________________ 
 

PROPOSAL SUMMARY 
Civil Engineering Design Consultants (CEDC), 
on behalf of Chesterfield Community Church, 
has submitted a request for an 8,750 square 
foot addition to Chesterfield Community 
Church, an existing place of worship located 
at the eastern corner of the intersection of 
Olive Boulevard and Ladue Road. The subject 
site is zoned “NU” Non-Urban and “R-2” 
Residence (15,000 square feet). The exterior 
building materials will primarily consist of 
EIFS with a brick veneer wainscoting and 
areas of fiber cement lap siding accents. 
Rooftop-mounted mechanical equipment 
will be screened by parapet walls and a trash 
enclosure will be six feet in height and match 
the fiber cement lap siding material used on 
the building’s façade. The overall design 
proposed for the building addition is 
intended to complement rather than 
replicate the existing sanctuary building.      Figure 1: Site Aerial Image 
 

http://www.chesterfield.mo.us/
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HISTORY OF SUBJECT SITE 
The subject site was zoned “NU” Non-Urban and “R-2” Residence (15,000 square feet) by St. 
Louis County prior to the City’s incorporation. According to St. Louis County records, the existing 
building was built in 1970 with an addition in 1985. Figure 2 below depicts the historic nature 
and delineation of the split zoning of “NU” and “R-2” on the subject site, as well as the historic 
zoning of surrounding areas. The larger base map in figure 2 is from a petition filed in 1968, and 
the zoomed-in perspective identified in red is from a petition filed in 1976, both of which depict 
a consistent split zoning as is the current status of the subject site. Since the City’s incorporation, 
there have been no requests to rezone the property nor submittals of any development plans 
for review. 
      

 
       Figure 2: Historic Zoning Map Imagery of Subject Site  

A Boundary Adjustment Plat (BAP) was recorded in 1984 to consolidate multiple lots into two 
separate larger parcels. Currently, the two parcels comprising the subject site are proposed for 
further consolidation to create one large parcel for the church property. The existing property 
boundaries and easements are recognized on the Amended Site Development Section Plan (as 
seen in Figure 5 on page five of this report) and are noted to indicate the intention of the 
applicant to consolidate these parcels. A Boundary Adjustment Plat for this consolidation is 
anticipated to be submitted for review by City Staff and considered by City Council in the near 
future. The consolidated property boundaries are also depicted in the property outline area in 
Figure 1 above.        
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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  “R-2” Residence (15,000 sq.ft.) District Single-family residential, detached 

South “NU” Non-Urban District Single-family residential, detached 

East “R-2” Residence (15,000 sq.ft.) District Single-family residential, detached 

West “R-3” Residence (10,000 sq.ft.) District Single-family residential, attached 

 

 
Figure 3: Zoning Map                       Figure 4: Comprehensive Land Use Plan 

 
COMPREHENSIVE PLAN ANALYSIS 
The subject site is located at the eastern corner of the intersection of Olive Boulevard and Ladue 
Road within the Trails West Village of Green Trails subdivision and is adjacent to residential uses 
on all sides.  This site is also located within Ward 1 of the City of Chesterfield and is within the 
“Residential Single-Family (Attached/Detached)” land use designation, as well as all surrounding 
properties per the City’s Land Use Plan as seen in Figure 4 above. The Comprehensive Plan 
identifies this designation as incorporating detached single-family dwellings, and 2 or 3 attached 
single-family dwellings; however, the proposed development fits within its surrounding context 
as churches and places of worship are permitted as a public use within all residential zoning 
districts.   
 
The Comprehensive Plan includes policies that apply to non-residential developments, including 
policies that account for the location of non-residential developments near or adjacent to existing 
residential neighborhoods: 
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 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. 
 

The Comprehensive Plan recognizes the pressure for new or additional development in the City 
and includes policies, such as that stated above, in order to ensure high-quality design and 
development standards are maintained. The proposed building addition at Chesterfield 
Community Church intends to produce a complementary design to the original structure while 
also providing greater pedestrian circulation, enhancing the existing landscaping and parking 
areas, and remaining thoughtful of the development’s location near residential uses and the 
existing woodland area.       

 

 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. 

 
This policy intends to enhance the compatibility of a non-residential development adjacent to 
existing residential uses both functionally and visually. The proposed development intends to 
adhere to this policy with significant tree preservation (approximately 93 percent) and by 
preserving the central location of the building along the western portion of the site fronting Olive 
Boulevard.  Preservation of existing trees and woodlands is proposed to the north, south, and 
east, with additional landscaping proposed along the Olive Boulevard frontage. Other than 
additional parking spaces to meet the capacity of the addition, vehicular access and circulation 
will remain unchanged on the subject site.      

 

 3.3.1 Development Between Nodes – Development along arterial roads between well-
defined nodes of commercial development should include single-family residential or 
institutional uses that do not require rezoning.    
 

This policy intends to preserve existing residential and institutional areas along arterial roads or 
corridors between more dense nodes of commercial development. Along this arterial of Olive 
Boulevard, the proposed development complies with this requirement as rezoning is not 
required and the existing institutional use of Chesterfield Community Church will remain 
consistent.      

 

 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.    

 
The Comprehensive Plan recognizes the significance of pedestrian connectivity through the 
incorporation and placement of sidewalk infrastructure. In conformance with this policy, the 
proposed development will enhance both on- and off-site pedestrian access. The proposed 
development plans to provide a connection between the existing sidewalk along Ladue Road and 
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the future sidewalk improvements planned by MoDOT along Olive Boulevard. A connection 
between the existing sidewalk along Ladue Road and the existing cross walk at the intersection 
of Ladue Road and Olive Boulevard is also proposed, as well as a continuation of the existing 
Ladue Road sidewalk onto the subject property to provide pedestrian access to the new entry 
gathering plaza. The proposed sidewalk layout can be referenced in Figure 5 below.     
 

 
Figure 5: Portion of Site Development Section Plan (Plan Sheet SDP2) 

 
STAFF ANALYSIS   
Zoning 
The subject site is zoned “NU” Non-Urban and “R-2” Residence (15,000 square feet). The majority 
of the site is zoned “NU” Non-Urban, which comprises the entirety of the proposed building 
addition, with only the northeast corner of the proposed parking area expansion (about three 
parking spaces) located within the “R-2” Residence portion of the subject site. The boundary line 
between the “NU” and “R-2” zoning districts is delineated on the submitted plan sheets as 
depicted in Figure 5 above, which can also be referenced on the zoning map in Figure 3 above.     
 
The submittal was reviewed against all applicable City Code requirements and the proposed 
development adheres to these requirements.  
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Circulation System & Access     
The subject site is currently served by a single access point at the north end of the property from 
Olive Boulevard, a MoDOT maintained roadway, and by one additional eastern access point 
leading to Ladue Road which is maintained by the City. Both existing access drives are proposed 
to remain unchanged, and no additional access points are proposed. Circulation within the site 
along the main drive aisles will also remain unchanged, although additional parking spaces are 
proposed on the east side of the existing northern parking area as well as converting a former 
row of parallel parking spaces to additional 90 degree parking spaces to the west of the existing 
sanctuary.  
 
There is an existing sidewalk along the frontage of Ladue Road that follows the large right-of-way 
boundary and wraps away from the paved roadway to a dead end. This sidewalk is proposed to 
continue to lead onto the subject property and provide pedestrian access to the building and 
entry plaza. The applicant has also been working with MoDOT to coordinate installation of 
sidewalk along Olive Boulevard and connections to the existing sidewalk on Ladue Road. Future 
sidewalk installation plans proposed by MoDOT are depicted on the plans for this development 
as illustrated in Figure 5 above.  
 
Topography, Parking, & Retaining Walls 

The site has a generous slope to the east that allows for the existing building to have a walk-out 
lower level. When on the site, areas for parking and along the western elevation of the existing 
building are generally flat. The driveway connecting the two parking areas follows the mentioned 
slope before reaching the relatively flat eastern parking area on the same level as the walk-out 
basement. Two existing retaining walls provide relief from the sloping terrain near the parking 
area to the west along Olive Boulevard and on the eastern elevation of the existing building near 
the playground.      
    
In total, 138 parking spaces are proposed for the subject site. Additional parking spaces required 
as part of this development will be located to the east of the existing northern parking area and 
to the west of the existing building in place of some existing parallel parking spaces. A versa-lok 
retaining wall of approximately 17 feet in height is proposed to accommodate the parking spaces 
expanding the northern parking area where the slope of the site interferes with having a level 
grade. The existing woodland area surrounding this retaining wall provides screening to the north 
and east. Five ADA parking spaces are located within the new parking area to the west of the 
existing building where the sidewalk is proposed to extend and provide access onto the site.   
 
Landscape Design and Screening 
Several different areas of landscaping are proposed for the site. Existing trees and woodland 
areas on the site are proposed to remain as buffers, most notably along Ladue Road to the south 
as well as to adjacent residential properties to the north and east. This existing landscaping will 
be enhanced along Olive Boulevard by incorporating street trees and a landscape buffer. Trees 
and landscaping are also proposed throughout the parking areas, as well as along the south and 
west elevations of the building between the parking area and walkways.  
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A written request was received and approved by the Department of Planning and Development 
Services, in accordance with Section 31-04-02 of the Unified Development Code (UDC), to modify 
the 30-foot landscape buffer requirement along Olive Boulevard. One part of the request is to 
provide five feet of the required 30-foot buffer within the MoDOT right-of-way along Olive 
Boulevard in order to reorient the existing parallel parking spaces to 90-degree spaces. The 
second portion of the request is also in regard to the required 30-foot buffer along Olive 
Boulevard. The existing parking  area on the north end of the site was constructed prior to the 
adoption of the current landscape buffer requirements and is not capable of complying. While 
there is not adequate spacing for the 30-foot buffer, street trees and other plantings will be 
installed in this area. The applicant has received approval from MoDOT to plant in the right-of-
way in order to mitigate these constraints.    
 
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 by 
parapet walls of the new sanctuary and entry tower feature, and a six-foot sight-proof trash 
enclosure is proposed on the far end of the eastern parking area with fiber cement lap siding and 
trim to match the accent features of the new sanctuary addition.    
 
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 
western building façade near the new gathering entry plaza for navigating the site. All proposed 
exterior lighting fixtures are flat lensed, utilitarian, and are directed downward. In total, there 
are eleven proposed locations around the entire parking area for fixtures and four wall-mounted 
sconces near the doorways of the gathering entry plaza.  
 
Architectural Elevations 
The primary exterior material of the building is EIFS in two different complementary colors to the 
existing building. The primary EIFS color will be similar to the existing building, and a blue/gray 
EIFS is proposed on upper wall areas of the proposed sanctuary space to complement features 
of the existing building. A brick veneer wainscoting is proposed to surround the addition on all 
exposed elevations, and fiber cement lap siding is proposed to serve as a darker accent material 
on the entry plaza’s tower feature as well as the northwest corner of the new sanctuary mass 
and other parapet walls or screening. Metal-clad canopies are also proposed as accent features 
over certain windows of the proposed addition as well as over the doorways forming the new 
gathering entry plaza. The Architect notes of these materials in the Statement of Design that the 
“EIFS and brick veneer pick up on existing material, with the brick wainscot providing durability 
near the ground, while the brick color is different to provide a complement rather than trying to 
make a difficult color match.” The application of these materials and the color choices are 
illustrated in the elevations in Figure 6 below.    
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Figure 6: Building Elevations 

 
ARCHITECTURAL REVIEW BOARD INPUT 
This project was reviewed by the Architectural Review Board on November 8, 2018.  At that 
meeting, the Board recommended approval with three conditions.   
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 Incorporate more articulation to the front plaza area to break down the vast amount of 
concrete. 
 

The applicant has since revised their plans to incorporate more articulation at the proposed 
outdoor entry plaza gathering area. The modified concrete design in this area is depicted in Figure 
5 on page five of this report.   
 

 Revise the elevations to accurately show the windows on the front elevation. 
 
The applicant has revised the building elevations and rendering to better reflect the existing 
conditions of the current sanctuary building that are proposed to remain unchanged. Specifically, 
these revisions are noticed on the West elevation in Figure 6 on the prior page depicting a series 
of smaller oval-shaped windows on the existing portion of the building that will remain 
unaffected as part of this project.       
 

  Provide railing details for the emergency stairway as shown on the color rendering and 
incorporate the proposed brick veneer on the sides of the stairway. 
 

The applicant has since revised their architectural elevations and rendering to incorporate the 
brick veneer on the sides of the emergency stairway exiting the proposed addition along the 
north elevation of the building, and a detail of the emergency stairway railing has also been 
added to the plans.   
 

STAFF RECOMENDATION 
Staff has reviewed the Amended 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 Comprehensive Plan and City Code requirements. Staff recommends 
approval of the proposed development of the Chesterfield Community Church building addition. 
 

MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 
1)  “I move to approve (or deny) the Amended Site Development Section Plan, Landscape Plan, 

Lighting Plan, Architectural Elevations, and Architect’s Statement of Design for the 
Chesterfield Community Church building addition.”  

 
2) “I move to approve (or deny) the Amended Site Development Section Plan, Landscape Plan, 

Lighting Plan, Architectural Elevations, and Architect’s Statement of Design for the 
Chesterfield Community Church building addition with the following conditions…” 
(Conditions may be added, eliminated, altered, or modified). 
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Attachments: Amended Site Development Section Plan  
  Landscape Plan 
  Tree Stand Delineation 
  Tree Preservation Plan 
  Lighting Plan  

Lighting Cut Sheets 
Architect’s Statement of Design 
Color Elevations 

  Rendering 
 
 



 

  6014 DELMAR BOULEVARD 

 

SAINT  LOUIS,  MISSOURI  63112 

 
314.863.1313   FAX  314.863.1393 

 

email:  stlda@stlda.com 

      

 

 

October 25, 2018 
 
Dept of Planning and Development Services 
690 Chesterfield Pkwy W 
Chesterfield, MO 63017 
 
Re: Addition to Chesterfield Community Church 
  
To Whom It May Concern, 
 
We are providing the following statement of design from the Architect regarding the proposed 
addition for Chesterfield Community Church: 

The addition creates a gathering plaza at the new main entry, which connects to curb 
ramps providing accessible routes to parking. Parking is mostly extended to the northeast, away 
from Olive Boulevard, and where new spaces are added on the west side near Olive, landscaping 
on top of the existing berms provides a screen. Several new trees in and around the main parking 
lot soften the view from the road, while leaving gaps for viewing the new entry and plaza and a 
direct view of the new sanctuary from the north entry drive. Extensive existing wooded areas 
screen the church, including the new addition, from neighboring residences to the north, east and 
south. Landscaping areas provide color along the perimeter of the addition and screen a new 
transformer location. A trash enclosure will be introduced to the northeast corner of the lower level 
parking lot, well away from the building and with minimum visibility from Ladue Road; it will be clad 
with fiber cement lap siding matching the accent areas of the new addition. At the northeast corner 
of the extended upper parking lot, a landscape block retaining wall falls away from the parking, 
minimizing visibility; the drop is guarded with a black aluminum fence. 

The addition itself connects to the existing building with a lower section of similar height to 
the existing entry, maintaining a smaller scale for the new entry. EIFS and brick veneer pick up on 
existing material, with the brick wainscot providing durability near the ground, while the brick color 
is different to provide a complement rather than trying to make a difficult color match. Fiber 
cement lap siding highlights the tower adjacent to the main entry, and reappears on the prominent 
northwest corner of the new sanctuary mass, closest to the parking lot. The fiber cement siding 
also serves as background to two new signs on the building. The sanctuary mass rises up taller 
than the entry/foyer space, balancing the existing tall sanctuary to the south. The blues and grays 
of the upper sanctuary walls and roof echo the blue-gray shingles of the existing sanctuary. To the 
east, tall parapets screen rooftop units sitting above lower-ceilinged storage rooms. Next to the 
new stair tower, a wing wall screens an additional rooftop unit. Metal-clad canopies cover the new 
entry and existing entry on the west. 

 
Sincerely, 
David P. Mastin, AIA
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