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Architectural Review Board Staff Report 
 

Project Type:  Amended Site Development Plan 

Meeting Date:  May 14, 2020 

From:   Chris Dietz, Planner 

Location: North of Olive Blvd. west of its intersection with North Woods Mill Road.  

Description: 13559 Olive Blvd. (McDonald’s) ASDP:  Amended Site Development Plan, 
Landscape Plan, Lighting Plan, Architectural Elevations and Architectural 
Statement of Design for a 0.86-acre tract of land zoned “PC” - Planned Commercial 
District, located southeast of the intersection of Long Road and Chesterfield 
Airport Road. 

 
PROPOSAL SUMMARY 
The Farnsworth Group, on behalf of McDonald’s 
Corporation, has submitted a request for an Amended 
Site Development Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architectural Statement 
of Design for a fast food restaurant located on the 
north side of Olive Boulevard. The primary change 
within this request is to update the existing building to 
a modern design as part of a national branding effort. 
The request also includes changes to the site design 
with the the addition of a second drive-thru lane, 
relocation of the trash enclosure, and minor parking 
reconfiguration. 
 

HISTORY OF SUBJECT SITE 
In 1983, St. Louis County Ordinance 11,240 was approved changing the zoning designation of the then 
vacant land from a C6 zoning district to a C8 zoning district.  Ordinance 11,240 was amended in 1990 by 
St. Louis County Ordinance 14,846 in which the sole use remained as restaurant with drive-up window. 

IV. A. 

Figure 1: Subject Site 
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Development requirements were altered, including but not limited to, a larger allowable total floor area, 
decrease in building setbacks from the property lines, and expanded permitted hours of operation. 
 
In 2011, two areas within the perimeter of the subject site were re-zoned to PC-Planned Commercial for 
the sole use of telecommunication facilities.  
 
In 2019, the City of Chesterfield City Council approved Ordinance 3068. The primary purpose of this 
ordinance was to allow for an update for both interior/exterior renovations and to also construct a 
double drive-thru lane. 
 

COMPREHENSIVE PLAN 
The subject site is located within Ward 1 of the City of Chesterfield and is within the “Community Retail” 
land use designation per the City’s Comprehensive Land Use Plan. The City’s Comprehensive Plan 
provides permitted land uses for each land use designation. The sole permitted land use is a fast-food 
restaurant and remains as the sole use in this request. 
 
The City’s Comprehensive Plan also defines specific plan policies. Outlined below are specific commercial 
and transportation policies that are applicable to this request  
 
Policy 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.  
 
Policy 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. 
 
Policy 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. 
 
Policy 7.2.6 Cross-Access Circulation - Internal vehicular and pedestrian connections between 
commercial developments should be encouraged.  
 
 

STAFF ANALYSIS 

General requirements for Site Design: 
The site has two curb cuts along Olive Blvd., one as a dedicated entrance, and one as a dedicated exit. 
Olive Boulevard is classified as a major arterial roadway in accordance to the City’s street classification 
map and owned and operated by the Missouri Department of Transportation (MoDOT). In accordance 
to 2016 MoDOT traffic counts, there are just over 36,000 average annual daily travelers on this section 
of Olive Blvd. 
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A. Site Relationships 
This development is located between both 
residential and commercial properties. 
There is residential to the west and north 
and a commercial development to the east 
(Figure 2). The governing ordinance has 
landscape buffer and parking set back 
requirements to buffer the neighboring 
residential from the commercial activity of 
the fast food restaurant.  A new screening 
fence is also being proposed as part of this 
request and will be discussed in further 
detail later in the report.  
 

B. Circulation and Access 
The dedicated entrance and exit are in the 
same locations that exist on the site today 
and the same as the approved Preliminary 
Development Plan. The addition of the 
double drive-thru lane will allow for 
additional capacity for the drive-thru on the 
site. There is currently no sidewalk along 
Olive Boulevard. There was a considerable 
amount of discussion in regards to the 
installation of sidewalk along the frontage 
of Olive Boulevard during the recent re-
zoning. MoDOT has communicated that 
they have a planned project for future 
improvements along Olive Blvd that 
includes a sidewalk. The location of the 
sidewalk immediately adjoins the back of 
the curb and will comply with ADA 
guidelines. MoDOT has provided 
confirmation to City Staff that the 
improvements are budgeted for 2021. The 
applicant did agree to provide a short 
connection of sidewalk approximately 25 ft 
long connecting the McDonald’s site to the 
shopping center to the east, which is 
depicted on the Amended Site 
Development Plan under review.  
 
 

  

Figure 2: Site Relationships 

Figure 3: Color Site Plan 
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C. Topography and Parking 
Topography for the site is relatively flat with the exception of the existing berms. Existing retaining walls 
are located on the north and west sides of the property and are intended to remain.   
 

A reduction of parking is being proposed to facilitate the construction of the double drive-thru. The 
applicant is requesting a modification of standards from the parking requirements by requesting a 22.5% 
reduction in minimum parking required. This request is currently being reviewed by Staff and will require 
Planning Commission approval.  
 
General Requirements for Building Design 
A. Scale 
The restaurant building is a one-story structure with a height of 18 feet at the top of the structure’s 
parapet. The building is of similar height or smaller than most of the surrounding strip center retail. The 
proposed amended elevations will retain the large ground-level windows and multiple pedestrian access 
points around the building while adding a trellis and canopy system near the pedestrian activity. The 
building is 2,682 square feet on a 37,313 square foot lot producing an FAR of (.07).  
 
B. Design 
Each elevation of the restaurant will be redesigned to reflect the modern rebranding efforts of the 
restaurant’s parent company throughout the country. Namely, the red mansard roof parapet will be 
replaced with a vertical flat-top EIFS parapet flush with the exterior walls, capped with a metal coping 
around each elevation of the building. Existing brick on the building will be painted a gray to match the 
EIFS color proposed on the parapet on the building with an aluminum accent band wrapping around the 
midsection of the building with aluminum canopies The north and east elevations will feature a darker 
grey EIFS near the  pedestrian access into the building. Figures 6-9 on the following page depict each 
elevation and the view point in which one will see them.  
 

 
 
 

Figure 4: Stacked Stone Figure 5: Modular Block 
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Figure 6: South (View from Olive) Figure 7: North (Internal View Only) 

Figure 8: East (Seen traveling West on Olive Blvd.) 

Figure 9: West (Seen traveling East on Olive Blvd.) 
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C. Materials and Color 
There are three primary materials chosen for this development (existing brick, EIFS, and aluminum 
canopy). The colors of the building range in different shades of gray with white accents. The brick is in 
Chelsea Gray, the EIFS is in both Modern Iron Mountain and Chelsea Gray, and the aluminum canopy is 
in white and City Scape Gray.  The same materials and color will be integrated into the relocated trash 
enclosure to match the building.  
 
D. Landscape Design and Screening 
As previously discussed, in 2019 the City of Chesterfield City Council approved Ordinance 3068. The 
primary purpose of this ordinance was to allow for an update for both interior/exterior renovations and 
to also construct a double drive-thru lane. In that zoning request, there was considerable discussion in 
regards to the buffer between the residential properties to the north and west and the subject site. The 
approved ordinance contains language to provide a 6 foot tall screening fence installed the full length of 
the northern property line. The fence shall be a color and design to blend into the surroundings. Also in 
lieu of a fence along the western property line, an enhanced landscape buffer shall be provided.  
 
The applicant is proposing a golden cedar 
color Sim-Tek Ashland style fence (Figure 
10). The fence is 6’ tall and is provided along 
the entire northern property line. The 
applicant is also proposing to fulfill the 
required 17’ landscape buffer with 
additional plantings to the existing spruce 
tree, white pine, miscanthus, and boxwood 
hedges. The new plantings being proposed 
along the western buffer consist of 8 
additional Green Giants, Annabelle shrubs, 
and Heavy metal switch grass.  
 
 
E. Signage 
Signage is reviewed under a separate City 
approval process.  
 
F. Lighting 
Proposed lighting with this request includes both utilitarian and decorative fixtures. The site lighting is a 
common flat lensed fully shielded fixture in which all site lighting levels meet Unified Development Code 
requirements. The building lighting contains wall-mounted fixtures, canopy lighting, and trellis lighting. 
The downward trellis lighting fixture is intended to accentuate the aluminum paneling wrapping around 
the top of each elevation. 
 

Figure 10: Screening Fence 
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Also part of this proposal are three flood light fixtures. These fixtures are located to the south and to the 
east of the building. The applicant has stated that the light will not project past the brand wall of the 
building. All non-fully shielded flat lensed fixtures will require Planning Commission approval.  
 
G. Exterior Rendering 

 

 

DEPARTMENT INPUT 
This project is currently under staff review and will not proceed to the Planning Commission until all 
outstanding items have been addressed. All recommendations made by the Architectural Review Board 
will be included in Staff’s report to the Planning Commission. Staff requests review and recommendation 
by the Architectural Review Board on the Amended Site Development Plan for 13559 Olive Boulevard 
(McDonald’s). 
 

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

1) “I move to forward the Amended Site Development Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architectural Statement of Design for 13559 Olive Boulevard 
(McDonald’s), as presented, with a recommendation for approval (or denial) to the Planning 
Commission.” 

2) “I move to forward the Amended Site Development Plan, Landscape Plan, Lighting Plan, 
Architectural Elevations and Architectural Statement of Design for 13559 Olive Boulevard 
(McDonald’s), to the Planning Commission with the following recommendations…” 

Attachments: Architectural Review Board Packet 

Figure 11: Rendering 



The intent of this project is to provide an updated aesthetic to fit in with modern design to the existing 

McDonald’s store located at 13559 Olive Boulevard. 

 

Chapter 31 Unified Development Code; Article 04; Sec. 31-04-01 Architectural review design standards. 

A. To conform to the standards of applicability and compliance, we will submit to the City of 

Chesterfield the list of documents to accompany this statement to adhere to guidelines set by 

the City for the proposed project’s compliance with the adopted code. 

 

B. We have referenced the section above and followed the set list of requested submittal 

requirements in conjunction with inquiries to the City of Chesterfield’s planning representatives 

to provide acceptable materials for the City’s review for the proposed project. 

 

C. General Requirements for site design 

1. Site relationships – Pedestrian movement has been considered and accessible pathing is to 

be provided at the site to allow safe movement. Existing conditions remain with no site 

exclusive public plaza or courtyard. At locations not required for proposed parking area such 

as the retaining wall and at the front façade of the building, landscaping is incorporated to 

enhance views. 

2. Circulation system and access 

a. Pedestrian Circulation – A designated striped area will be provided highlighting 

accessible route to access the site. A new pedestrian connection will be provided to the 

east at the Southeast corner of the lot. A future MoDot project will provide a public walk 

along Olive Blvd. 

b. Vehicular Circulation - Site design of the existing site has been modified to provide a 

side-by-side drive through design to minimize site vehicular congestion within the paved 

area and to improve on site drive thru stacking. 

c. Parking – The greater portion of parking is provided on either side of the building. 

Landscaped areas are provided in front of the building and along the north, east and 

west property lines. 

d. Pedestrian Orientation – An intermediate trellis and canopy system is implemented in 

the design to bring focus toward the front façade at and between the two main entry 

locations through the use of a taller brand wall design which extends beyond the main 

building wall to create a hierarchy at the entry process. 

3. Topography – Existing conditions are being improved upon to provide a more accessible 

site. The screening and transitions will remain similar the existing site design. 

4. Retaining Walls – Existing retaining wall to be repaired/replaced with a textured concrete or 

masonry design. 

D. General Requirements for building design 

1. Scale 

a. Building scale – Compatibility is shown through elevation/rendering to show similar scale 

at nearby condominiums and shopping center.  

b. Human scale – Demonstrated using brand wall features to provide a sense of entry and a 

trellis/canopy design at consistent levels to lead into the brand wall. 



c. Generic scale – With no buildings directly adjacent to the existing McDonald’s, the 

building shares similar scale and building material of nearby shopping center. 

2. Design 

a. Proposed façade color is consistent throughout with an accent color located at brand 

walls and minor elements. 

b. Varying landscape and change in architectural features around the building will keep 

similar elements from appearing repetitive. 

c. The architectural features will help in bringing your attention to attached signage but the 

building itself will not serve as an advertisement to the McDonald’s franchise. 

d. Most of the building will be existing to remain at street level with repair of face brick and 

replacing glazing at street level. At brand walls, the walls will be detailed with the wall 

construction including finish. 

e. Interior finishes are to be considered and included in a décor permit set of drawings to 

provide art elements and details in the dining area. 

f. The proposed design will improve upon the energy efficiency by providing more efficient 

glass covering less of the building envelope. 

g. The building will retain existing materials that are in good condition and the new 

materials used will be higher quality and installed per manufacturer’s recommendation. 

h. The design introduces canopies and a brand wall design at the building’s entry point. 

i. Any temporary barrier/wall will complement the building’s design. 

j. Rooftop equipment will be screened by parapet walls. 

3. Materials and colors used for the building design will be per McDonald’s MRP prototype with 

existing face brick, EIFS with the colors being grays and charcoal in color with white and gray 

canopies. 

4. Landscape design and screening 

a. Development landscaping – existing landscaped areas to remain. Grouping of any new 

trees and shrubs should be consistent with existing landscaping. 

b. Building landscaping – Landscaping exists at the street separating it from the building.  

c. Parking area landscaping – Any landscaped areas adjacent to the north parking area is 

separated through use of a curb or retaining wall. 

d. Walls and fences – Masonry walls used as a dumpster enclosure. Proposed fencing above 

retaining wall at the drive thru and side elevations to be of picket style and will not be 

chain link. 

5. Signage will be provided by a separate permit set. Proposed sign locations attached to the 

building are indicated in the proposed plans graphically. 

6. Lighting will adhere to the UDC and cut sheets will be provided. 

E. This project is not located within Chesterfield Valley 
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