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Planning Commission Staff Report 
 

Project Type:  Site Development Plan  
 

Meeting Date:  December 12, 2016 
 

From:   Jessica Henry, AICP   
   Senior Planner 
 

Location:  18382 Chesterfield Airport Road 
 

Applicant: Pickett, Ray & Silver, Inc. on behalf of Energy Marketing 709, LLC. 
 

Description: The Wedge McGrath Plaza (Energy Express): A Site Development Plan, Landscape 
Plan, Lighting Plan, Architectural Elevations and Architect’s Statement of Design 
for a 5.26 acre tract of land zoned “PC” Planned Commercial District located on 
the south side of Chesterfield Airport Road west of its intersection with Wings of 
Hope Boulevard. 

 
 
 
PROPOSAL SUMMARY 
Pickett, Ray & Silver, Inc. on behalf of Energy Marketing 709, LLC has submitted a request for 
construction of a convenience store with fast food restaurant with drive-thru, two fuel pump islands, 
drive-thru car wash, and retail building located within The Wedge development. The proposed 
convenience store and fast food restaurant building is 7,240 square feet in size, with an adjacent stand-
alone car wash that is 3,000 square feet in size. The proposed retail building is 10,000 square feet in size. 
The Wedge development is zoned “PC” Planned Commercial District and is governed under the terms 
and conditions of City of Chesterfield Ordinance 2820. The exterior building materials will be comprised 
of EIFS, stone, brick, and aluminum and glass storefronts. 
 
There are several outstanding items and direction needed of the Planning Commission for this project 
that are each discussed in detail later in this report.  Those items are:  Access, Architectural Archways, 
and Street Lighting.   
 
 
 

VII. A. 

http://www.chesterfield.mo.us/
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HISTORY OF SUBJECT SITE 
The site was zoned “NU” Non-Urban District prior to the incorporation of the City of Chesterfield. The 
convenience store/service station structure was built in 1960 and was zoned “NU” Non-Urban District 
with the adoption of the 1965 St. Louis County Zoning Ordinance. The three large parcels that are 
currently in existence were each granted a change in zoning from the “NU” Non-Urban District to the “C-
8” Planned Commercial District in 1993. In November of 2014, the City Council approved Ordinance 2820 
which unified the parcels under one comprehensive planned district ordinance and rezoned the 
properties to “PC” Planned Commercial District. 
 
Surrounding Land Uses 
The land use and zoning for the properties surrounding this parcel are as follows: 
 
North: The land use of the property to the north is commercial and currently contains the Comfort Inn 

& Suites hotel which is zoned “C8” Planned Commercial District.   

South: The properties to the south are primarily vacant and are zoned “M3” Planned Industrial District, 
however one parcel contains an electric utility substation just south across Old Olive Street Road.   

East: Properties east of the site are primarily vacant and are zoned “M3” Planned Industrial District. 

West: The property to the west is the Chesterfield Blue Valley Development which is zoned “PC” 
Planned Commercial District. 

 
 

 

 

 

 

 

 

 

 

 

Figure 1: Aerial 
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Comprehensive Plan Analysis 
The subject site is located within Ward 4 of the City of Chesterfield.  The City of Chesterfield Land Use 
Plan indicates these parcels are within the Mixed Use (Retail/Office/Warehouse) which is defined as a 
mixture of office, office /warehouse distribution and retail development with a maximum height of 3 
stories (45 feet above grade). Development should have “business park” quality. This subject site is not 
located in any sub-area identified by the Comprehensive Plan. 

The Comprehensive Plan includes the following Commercial Development Policy which is applicable to 
the proposed development: 
 
Commercial Development Policies 

 

 3.1.1 Quality of Design – Overall design standards should be provided 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.  

o This policy is met by this proposed development. Please see Access and Site Circulation, 
Parking, Landscaping and Open Space, and Architectural Elevations sections. These sections 
discuss each of these items in detail, as they apply to this project.   

 

 

Figure 2: Comprehensive Plan Land Use Designation 
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STAFF ANALYSIS 
Access and Site Circulation  
Two access points are provided along Chesterfield Airport Road and two along Old Olive Street Road. 
However, the configuration of the easternmost access point on Chesterfield Airport Road does not 
conform to the approved site specific Ordinance 2820 and associated Preliminary Plan. Specifically, the 
Site Development Plan proposes a left turn movement into the easternmost access of the development 
which is specifically prohibited, as shown in the following excerpts from Ordinance 2820 and the 
Preliminary Plan: 
 

 
Figure 3: Excerpt pertaining to access from Ordinance 2820 

Note that Out Lot A is the small triangular tract of land that is separated from the main portion of the 
site by Old Olive Street Road. Although this small tract will not contain any structures, an access point is 
provided off of Old Olive Street Road to permit for routine maintenance of the bioretention basin located 
on this tract. 

 
Figure 4: Easternmost access point as approved via Ordinance 2820 
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The issue of access was discussed at length during the zoning process for this development. Throughout 
the Site Development Plan review process, Staff has asserted that the access as shown on the Site 
Development Plan does not comply with the Ordinance; however, the applicant has declined to revise 
the Plan. The Applicant is requesting approval of the Plan as submitted (see attached letter).  
Additionally, on August 26, 2016 the City received a letter from St. Louis County stating that they were 
requiring the left turn movement out of easternmost access to Chesterfield Airport Road.   As City Staff 
makes our recommendations based upon adherence to the City Code and the planned district 
ordinance, Staff is recommending that this access be restricted so that no left turn is permitted, as 
required in Ordinance.  
 
A complete copy of Ordinance 2820 is accessible from the City’s website here for you: 
 
https://www.chesterfield.mo.us/ord/2014/ord2820.pdf 
 
Pedestrian Circulation 
In addition to the sidewalks along Chesterfield Airport Road and Olive Street Road, internal crosswalks 
provide pedestrian circulation to the buildings within the development. The accessible spaces are 
located adjacent to the building entries. 
 

Parking 
As shown on the color site development plan excerpt on the following page, parking is provided 
throughout the site and is allocated by land use as required by the Unified Development Code. In 
addition to providing the required parking for each land use (retail, c-store, fast food restaurant, and car 
wash), additional stacking requirements are provided for the fast food restaurant drive-thru, car wash 
drive-thru, and vacuum stations. As provided on the Site Development Plan, the parking meets the 
requirements established in the City’s Unified Development Code. 
 

 
Figure 5: Colored Site Plan (letters represent cross section details not shown) 

https://www.chesterfield.mo.us/ord/2014/ord2820.pdf
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Landscaping and Tree Preservation 
The request meets requirements of the City Code.  Accordingly, trees will be planted throughout the 
parking area in addition to the provision of street trees along all three site frontages. Smaller landscape 
beds containing shrubs and perennials are located throughout the site. Landscape beds containing 
annual seasonal plantings are proposed around the monument signs and entrances.  The dumpster 
enclosures are screened on three sides by plantings.  
 
Landscape buffers consisting of trees, shrubs, bushes, and perennial planting beds are provided along 
each of the three frontages in accordance with the Unified Development Code requirements.  
 
Several bio-retention areas are proposed on the site; these rain gardens will be planted with native 
plantings. These rain gardens will be designed to MSD standards and will help capture storm water runoff 
from the site.  
 
The applicant is proposing to remove all of the existing trees on-site due to the topography of the site 
and the poor quality species of the existing tree canopy. This was also discussed with the Planning 
Commission during the zoning meetings when the Applicant explained the requirements for fill to be 
brought to the site in order to accommodate the site’s redevelopment.  In accordance with the Unified 
Development Code, due to the poor condition of the existing trees and upon recommendation of the 
City Arborist, the Planning and Development Services Director approved the removal of all the existing 
trees on June 9, 2016.  Once the landscape plan is approved by the Planning Commission, the Applicant 
will have a mitigation plan reviewed by the Department.   This will include additional trees to the site 
above and beyond what the Planning Commission requires, in order to satisfy mitigation requirements 
as directed by City Code.   
 

Open Space 
The minimum open space required by Ordinance 2820 for this development is 35% and the applicant is 
providing 39% across the 5.26 acre site. Two large open space areas are provided at the eastern and 
western extremities of the site, which also include large bioretention areas. 
 
The proposal also includes a public art installation near the intersection of Relocated Olive Street Road 
and Chesterfield Airport Road. The exact installation will be determined prior to the issuance of building 
permits, after both the Planning and Development Services and Parks, Recreation and Arts departments 
have reviewed and approved the art piece.  
 

Architectural Elevations 
The three buildings feature a cohesive design, utilizing the same light fixtures, neutral brick and EIFS 
colors, black metal awning elements, and window tints. Stone detailing around the entry elements is 
utilized on each of the building to provide architectural detailing and clean transitions between 
materials. The neutral color palette and significant use of stone and brick corresponds to recently 
constructed buildings in the surrounding area. 
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The applicant has treated the buildings as being “four sided,” with the same degree and quality of 
materials being utilized on all four façades, including on the car wash building which is consistent with 
the Architectural Review Standards for the Chesterfield Valley.  
 

 

Figure 6: Retail building front and rear elevations 

The car wash canopy features a metal batten seam roof that corresponds to the central roof element on 
the convenience store. Stone pedestals are proposed in order to match the car wash and convenience 
store. 
 
The proposed gas pump island canopies are typical commercial metal structures in the corporate color 
of the gasoline brand that will be sold on the site. The larger eight pump island is designated for use by 
standard vehicles, and the smaller three pump island will be for over-sized vehicles. 
 
The dumpster enclosures are proposed to be constructed of the same brick utilized throughout the site.  

Figure 7: Dumpster enclosure elevations 
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The applicant is proposing to construct an architectural archway feature at the entrance to the car wash 
and restaurant drive-thru lane entrances adjacent to the c-store building. This archway, shown in the 
images below, was not included in the ARB submittal. Based on this, Staff is requesting Planning 
Commission input of the appropriateness of this feature given its prominent location, size, and 
visibility from Chesterfield Airport Road. The proposed archway is 18’6” at the tallest point. Note that 
although signage is shown, signage is reviewed as a separate process. In this case, the applicant has 
submitted a Sign Package that is requesting lit signage on the archway. As part of that review, Staff has 
provided comments pertaining to the prominence and visibility of the signage from Chesterfield Airport 
Road and will make recommendations pertaining to signage based on the Applicant’s response to these 
comments. Once Staff review of the Sign Package request has concluded, the Sign Package will be placed 
on a Planning Commission agenda for review. 

Regarding the archway as architectural element alone, without consideration to the signage request, 
Staff would note that it is substantially taller than required to provide the necessary clearance for 
vehicles to enter the drive thru lanes. Based on this, Staff recommends that the Planning Commission 
consider reducing the height so it is more integrated with the adjacent building.  
 

 
Figure 7: C-Store/fast food building elevation with associated architectural arch element 

 
Figure 8: C-Store/fast food building rendering with associated architectural arch element 
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The project was reviewed by the Architectural Review Board (ARB) on May 12, 2016. A motion to forward 
the submittal to the Planning Commission with a recommendation for approval with the conditions listed 
below was passed by a vote of 6-0.  
 

1. Consideration should be given to moving/screening the vacuums along Chesterfield Airport Road 
to make these features less visible. 

In response to this recommendation, the applicant has added additional shrubbery to the 
Landscape Plan and has stated that the color of the vacuum stations will be revised from yellow 
to dark green, as shown in the rendering below: 

        

Figure 9: Comparison renderings of vacuum stations  

2. More detail should be provided for the appearance of the ATM area and consideration be made 
to integrate its design with the proposed architecture of the buildings and/or use landscaping to 
screen. 

In response to this recommendation, the applicant has provided a rendering and Architectural 
Elevations for the proposed ATM in order to ensure that the design is integrated with the 
proposed buildings. Note that the island containing the ATM will be planted with shrubs, as 
shown in the Landscape Plan. 

      

Figure 10: Proposed Architectural Elevation and rendering for ATM  
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3. Consider adding more shrubs near the two entrances on Chesterfield Airport Road. 

In response to this recommendation, the applicant has added shrubs near the entrances. 
 

4. Consideration should be given to using landscape islands or other similar features to provide a 
safer pedestrian path west of the gas station building and north of the large vehicle gas canopy. 

In response to this recommendation, the applicant has provided a pedestrian path as discussed 
by the ARB.  

 

 
Lighting     
The lighting plan proposes the typical fully shielded, full cut-off pole mounted parking lot light fixtures 
and building entry wall mounted light fixtures. Additionally, typical canopy light fixtures are proposed on 
each of the pump island canopies. Each of these fixtures meets City code requirements.  
 
The Unified Development Code requires that street lights be installed in commercial developments “at 
each intersection of a street within the subdivision, on street frontage between intersections, at each 
intersection of a street with a pedestrian way, at each circular turnaround, and within parking lot areas 
to comply with the provisions and regulations described herein.” However, the applicant is providing 
street lights only along the old Olive Street Road frontage.  As direct communication from St. Louis 
County prohibiting the placement of street lights within the County’s right-of-way as not been 
received, Staff is recommending that the provision of street lights along Relocated Olive Street Road 
and Chesterfield Airport Road be made a condition of approval for the Site Development Section Plan. 
Installation and maintenance of the lighting, should also be a requirement of the developer if indeed 
lights are required by the Commission.   
                            
STAFF RECOMMENDATION 
Staff has reviewed the Site Development Plan, Landscape Plan, Lighting Plan, Architectural Elevations, 
and Architect's Statement of Design. Staff has found the proposal to be in compliance with the site 
specific ordinance, Comprehensive Plan, and City Code requirements with the exception of the 
easternmost access point and the lack of street lights on Chesterfield Airport Road and Relocated Olive 
Street Road.  Staff recommends approval of the proposed development of The Wedge McGrath Plaza 
(Energy Express) with the following conditions: 
 

1.  That the easternmost access point comply with Attachment B of Ordinance 2820; and 

2. That street lights be provided along Chesterfield Airport Road and Relocated Olive Street Road 
with a note on the Site Development Plan requiring installation and maintenance be the 
responsibility of the Developer;    and 

3. That if the architectural elevations are approved as submitted by the Applicant with the new 
archways, said archways be reduced in height.   
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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 Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architect’s Statement of Design for The Wedge McGrath Plaza 
(Energy Express) as presented by the Applicant.   
 

4. “I move to approve the Site Development Plan, Landscape Plan, Lighting Plan, Architectural 
Elevations and Architect’s Statement of Design for The Wedge McGrath Plaza (Energy Express), 
with the following conditions:  

a. That the easternmost access point comply with Attachment B of Ordinance 2820; and 

b.  That street lights be provided along Chesterfield Airport Road and Relocated Olive Street 
Road with a note on the Site Development Plan requiring installation and maintenance 
be the responsibility of the Developer; and 

c. That the architectural archways be included in the approval at a height of ____ .   

 
 
Attachments: Letter from Brad Goss 

Site Development Plan 
Lighting Cut-sheets 

  Landscape Plan 
  Lighting Plan 
  Tree Stand Delineation  
  Architectural Package 
    
CC:  Aimee Nassif, Planning and Development Services Director 
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