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Architectural Review Board Staff Report

Project Type: Site Development Section Plan

Meeting Date: April 14, 2020

From: Mike Knight, Assistant City Planner gz7&

Location: A 1.6 acre tract of land located north of North Outer 40 Road and east of

Boone’s Crossing.

Description: Summit-Topgolf, Lot C2 (iFLY) SDSP: A Site Development Section Plan,
Landscape Plan, Lighting Plan, Architectural Elevations and Architect’s
Statement of Design for a 1.6 acre tract of land located north of North Outer
40 Road and east of Boone’s Crossing (177520116).

PROPOSAL SUMMARY

This proposal is to construct a 6,713 square foot indoor sky diving facility on Lot C2 of the Summit-
Topgolf Subdivision. The building is 65’ in height and has one shared access point with Lot C1 off
North Outer 40 Road. The Summit-Topgolf subdivision is zoned Planned Commercial District and
governed under the rules and regulations of City of Chesterfield Ordinance 3039. The Summit-
Topgolf subdivision is made up of 4 lots (A, B, C1 and C2). Lot A currently has an approved Site
Development Section Plan to construct a Residence Inn, Lot B is directly to the east in which the
Topgolf facility is under operation, and Lots C1 and C2 are currently undeveloped.

REQUEST FOR NO ACTION 01-09-2020 and 03-12-2020

On January 09, 2020 and March 12, 2020 the Summit-Topgolf, Lot C2 (iFLY) SDSP project was
reviewed by the Architectural Review Board. Based on discussion at both meetings, the applicant
requested that no action be taken on the project in order to allow time to address the issues raised
and bring the project back to the ARB at a future meeting. This report will provide analysis on how
the current submittal relates to the City of Chesterfield Unified Development Code requirements
and the City of Chesterfield Comprehensive Plan policies.

STAFF ANALYSIS

General Requirements for Site Design:

The subject site is located north of North Outer 40 Road and east of Boone’s Crossing in what is
classified as the Chesterfield Valley Area within the City’s Comprehensive Land Use Plan. Given that
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North Outer 40 Road is a minor arterial and given the site’s proximity to 1-64, the south, east, and
west facades are all highly visible. The south and east fagades specifically are the most visible given
the current configuration of 1-64. There are just under 100,000 average annual daily travelers
heading along this section of 1-64 according to the 2019 Missouri Department of Transportation
Volume maps. The site is also visible from the north from the Monarch Chesterfield Levee Trail.

A. Site Relationships

The Unified Development Code outlines specific desirable and undesirable practices within site
relationships. This site contains one desirable practice and one undesirable practice. The table
below outlines both practices and how the SDSP correlates to them.

Practice UDC Description Correlation to Site Development Section Plan

Safe pedestrian movement | A pedestrian sidewalk is proposed across Lots B, C1, C2 and

Desirable
between elements connects to the property to the east.

Existing overhead power lines are scheduled to remain

irable | A lic utiliti
Undesirable | Aboveground public utilities along the southern property line similar to Lots A and B.

Figure 1: Site Relationships

B. Circulation and Access

Vehicle circulation can be seen throughout the site with one access point off North Outer 40 Road.
This access point is in the same location as depicted on the recently approved Preliminary
Development Plan. This is a shared access point between Lots C1 and C2 with an associated cross-
access easement connecting Lots C1 and C2 from North Outer 40 to development to the east.
Parking is encouraged to the rear and side of buildings in which this site complies (Figure 2).

C. Topography

The site is relatively flat
with a couple of feet of
grade change. The existing
topography gradually
slopes from the north to
the south. There is a large
drainage channel along the
southern edge of the site.
The finish floor elevation of
the building is 461’. For
reference, the finish floor
elevation for the
neighboring Topgolf is at
462’. There are no retaining
walls required or planned
for this development.

Figure 2: Color Site Plan
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General Requirements for Building Design:

This request is to allow for development of a 65’ indoor sky diving facility. The building is 6,713
square feet. The total site area for Lot C2 is 71,357 square feet. This produces a Floor to Area Ratio
for Lot A at (.09).

Below are all four elevations that the applicant has provided in the updated submittal.

Figure 3 South (Most Visible) Figure 4: West (Highly Visible)
Figure 5: North (Least Visible) Figure 6: East (Most Visible)
A. Scale

The building will be a two-story structure with the overall height of the structure driven by the
height requirements of the tunnel airflow systems and air flow path. The building consists of a low
roof at 40’ enclosing two occupiable floors of the building and high roof at 65’, or 25’ above the low
roof to enclose the non-occupiable mechanical deck. The low roof is designed with a 6’ parapet to
screen roof top units. The adjacent Topgolf building has a height of 54’ with poles used for netting
up to 170’ at their highest point, and the Residence Inn has an approved height of 45’.

B. Design
The architect’s statement of design states “The aesthetic style of the exterior is meant to

complement and accommodate the interior functions”. It also states, “The exterior material chosen
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for the facade of the building was specifically picked to complement adjacent buildings through the
use of native earth tones”.

The Unified Development Code outlines 10 general requirements of building design as seen in the

table below.

a | Design and coordinate all facades with regard to color, types and numbers of materials,
architectural form and detailing.

b | Avoid linear repetitive streetscapes.

¢ | Avoid stylized corporate and/or franchise designs that use the building as advertising.

d | Provide architectural details particularly on facades at street level.

e | Encourage art elements, such as wall sculptures, murals, and artisan-created details, etc.,
throughout a project
Encourage designs that enhance energy efficiency.

g | Encourage the use of environmentally conscious building techniques and materials.

h | Provide entry recesses, plazas, roof overhangs, wall fins, projecting canopies or other similar

features indicating the building's entry points while providing protection.

Paint and trim temporary barriers/walls to complement the permanent construction
excluding tree protection fencing.

Screen rooftop equipment on all visible sides with materials that are an integral part of the
architecture. Parapet walls or screen walls shall be treated as an integral part of the
architecture and shall not visually weaken the design of the structure.

Of the 10 general requirements, there are 4 in which staff will cover in further detail (a, d, h, and j).

a.

Design and coordinate all facades with regard to color, types and numbers of materials,
architectural form and detailing.

The west elevation is where individuals enter the building. On this fagade is a metal awning
over the entry with a metal canopy above. The metal awning is also on the south and east
facades with a similar metal canopy on the east facade. The materials (stucco, brushed
aluminum, metal cornice, glass) and colors (red, tan, aluminum, and white) largely are the
same on all facades.

Provide architectural details particularly on facades at street level.

The public enters the building on the west fagade directly below the metal canopy. A stone
base wraps around the building on all four sides.

Provide entry recesses, plazas, roof overhangs, wall fins, projecting canopies or other
similar features indicating the building's entry points while providing protection

The entryway has a roof overhang/metal awning above the entry doors complemented with
a metal canopy over the upper half of the building. The east and south facade also have
similar roof overhang/metal awning features.
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j- Screen rooftop equipment on all visible sides with materials that are an integral part of the
architecture. Parapet walls or screen walls shall be treated as an integral part of the
architecture and shall not visually weaken the design of the structure.

The rooftop units are screened from the parapet walls, and do not weaken the design of the
structure.

C. Materials and Colors

The building will implement the use of stucco and flat metal panels in predominately three earth
tone colors as seen in the schedule below (Figure 7). All exterior doors and frames are hollow metal,
painted to match the adjacent material color, except for the storefront door which is all glass.

A

Figure 7: Exterior materials

The Unified Development Codes states that a desirable practice is to use compatible colors,
materials and detailing on a building. Colors, materials and detailing should also be compatible with
adjacent buildings and properties. Encourage the use of integral color where practical. The materials
should be durable and highly reflective materials should be avoided.

On the following page are images of recently approved elevations for phase 1 of The District, which
is the subdivision directly to the west; elevations for the approved Residence Inn on Lot A ; and a
photo of the existing Topgolf building on Lot B of the Summit-Topgolf subdivision.

Adjoining the images is an aerial to be used for location reference. The surrounding developments
all have similar earth tones and largely consist of similar materials. One aspect similar of the
proposed development to the adjacent buildings is application of a masonry material. Each
approved project has either a horizontal or vertical integration of masonry material attached to the
building similar in which this proposal has a stone component wrapped around the building.
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Figure 8: Surrounding Developments

D. Landscape Design and Screening

A Landscape Plan has been submitted and is currently under review with staff. There are street trees
and parking area trees provided which are required by code. The canopy trees primarily consist of
oak and hornbeam while the understory consists of dogwood and serviceberry. The refuge
enclosure has screening of Keteleeri Juniper. The UDC states for commercial development to locate
service areas away from public streets or utilize the street with the least visual impact. The
landscape plan depicts plantings around both the trash enclosure and utility box.

E. Lighting

The parking lot lighting will consist of 20" high poles with arm mounted fixtures. The building lighting
will consist of up/down lighting positioned on the fagade of the building. All exterior lighting will be
white in color, and all the cut sheets have been included within the submittal. The UDC dictates that
all facades of buildings facing I-64 should utilize accent lighting, as opposed to floodlighting. One of
the fixtures submitted in this request is a floodlight.
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F. Specific Requirements for the Chesterfield Valley
Additional requirements are to be applied to commercial and industrial development within the
Chesterfield Valley. These requirements include items in relation to facades, storage, utilities, and
parking.
Specifically, in relation to the facades, buildings are to:

e Utilize architectural elements from the front facade on the side and rear of the structure.

e Utilize accent lighting and avoid floodlighting for facades of buildings facing 1-64/US 40.

e Screen trash enclosures and construct with materials consistent to the building.

The proposed structure has additional elements on the entry facade (awning and canopy) that carry
over to the most visible south and east fagades. As previously mentioned in this report, the applicant
includes a floodlight within their lighting plan. The floodlights are to sit on the second story and
cascade onto the upper half of the building. The applicant has stated that no up lighting will trespass
beyond the roofline. The trash enclosure is composed of CMU, painted (softer tan) to match the
iFLY building.

Comprehensive Plan Policies:

The City of Chesterfield’s Comprehensive Plan has a specific Chesterfield Valley Policies Element.
The policies include commercial development with particular concern over the image presented by
development along I-64. There are six specific policies of which four are applicable to the design of
this project. Staff outlines the applicable policies below and how the Site Development Section Plan
(SDSP) relates to those policies.

Policy 1: Facades of Buildings Along 1-64 and Arterial Roadways — Care should be taken to make
sure that any portion of a building is equally uniform in materials and attractiveness as the primary
facade. The intent is to avoid projects having their view from 1-64/US 40 or the roadways appear to
be the rear or side of a development.

The sky diving facility is positioned along I-64 in which the primary facades are the south and east
elevations. Below is a rendered image that displays both the south and east elevations. Given the
current configuration of 1-64, the south and eastern elevations will be one of the most visible
buildings in the City of Chesterfield and can be seen from the on-ramp to I-64 from Chesterfield
Parkway.

Figure 9: Visibility
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Policy 2: Lighting of Buildings Along 1-64 - The facades of buildings facing I-64 should be lighted to
provide an attractive image at night.

The lighting currently submitted consists of both decorative and utilitarian lighting. Lights that are
not fully shielded flat lensed fixtures that enhance the architecture (decorative) will require
approval from Planning Commission.

Policy 3: Automobile Parking for Buildings Along 1-64 - Parking should be primarily located to the
side or rear of any building facade facing 1-64/US 40 or along North Outer 40.

Parking shown on the Site Development Section Plan is shown to the side and rear of the building.

Policy 4: Pedestrian Circulation - In order to promote pedestrian movement, each development is
required to address pedestrian circulation within and between all developments. This pedestrian
system shall be designed in an overall safe, clearly understood plan meeting ADA (American
Disabilities Act) requirements.

A pedestrian connection within the Summit-Topgolf development is proposed connecting Lot B
directly south of the Topgolf structure, through Lots C1 and C2, and extends to the eastern property
line of the development.

Rendering:

The rendering below (Figure 10) is of the west fagade as one would enter the building. This is the
primary viewpoint of someone traveling by vehicle heading east on either North Outer 40 Road or
Interstate 64.

Figure 10: Rendering — West Facade
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DEPARTMENT INPUT

Be advised, this project is still going through development review by City Staff and will not proceed
to the Planning Commission until all outstanding items have been addressed. All recommendations
made by the ARB will be included in Staff’s report to the Planning Commission.

Staff requests review and recommendation on this submittal for Summit-Topgolf, Lot C2 (iFLY).

MOTION

The following options are provided to the Architectural Review Board for consideration relative to
this application:

1) “l move to forward the Site Development Section Plan, Landscape Plan, Lighting Plan,
Architectural Elevations and Architect’s Statement of Design for Summit-Topgolf, Lot C2
(iFLY), as presented, with a recommendation for approval (or denial) to the Planning
Commission.”

2) “l move to forward the Site Development Section Plan, Landscape Plan, Lighting Plan,
Architectural Elevations and Architect’s Statement of Design for Summit-Topgolf, Lot C2
(iFLY) to the Planning Commission with the following recommendations...”

Attachments
1. Architectural Review Packet Submittal
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CLARKSON ROAD

17497 N. OUTER 40 RD.
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