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Planning Commission Report

Project Type: Site Development Plan

Meeting Date: September 13, 2021

From: Natalie Nye, Planner

Location: 13426 Olive Boulevard

Description: 13426 Olive Blvd. (Total Access Urgent Care): A Site Development Plan,

Landscape Plan,

Lighting Plan, Architectural Elevations and Architect’s

Statement of Design for a 3.19-acre tract of land zoned “PC” Planned
Commercial District located south of Olive Boulevard and east of North
Woods Mill Road (16Q330911).

PROPOSAL SUMMARY

TAUC Properties, LLC has submitted a
request for a Site Development Plan for
a new urgent care facility at 13426
Olive Blvd. The subject property is the
former site of a Steak ‘n Shake and is
currently vacant. The proposal includes
a new 5,080 square foot building,
parking lot and associated landscaping.
The subject site is zoned “PC” Planned
Commercial District and is governed
under the terms and conditions of City
of Chesterfield Ordinance Number
3140.
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Figure 1: Aerial image of the subject site
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SITE HISTORY

The subject site was originally zoned “C-8” Planned Commercial District by St. Louis County prior to
the City’s incorporation. A Final Development Plan for the previous restaurant development was
approved by St. Louis County in 1976, and later amended in 1989 to include a drive-through. On
March 1, 2021 Ordinance 3140 was approved and the site was rezoned to “PC” Planned Commercial
District to allow a medical use on the 3.19-acre tract of land.

LAND USE AND ZONING OF SURROUNDING PROPERTIES
The zoning and land use for the properties surrounding this parcel are as follows:

Direction = Zoning Land Use

North “C2” Shopping District & “PC” Planned Retail & Fast Food Establishment
Commercial District

East “R3"” Residence District Incarnate Word Parish

South “C8” Planned Commercial District Office

West “C8” Planned Commercial District & “R3” Retail
Residence District
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Figure 2: Zoning Map
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Figure 3: Land Use Map

COMPREHENSIVE PLAN

The City of Chesterfield Comprehensive Land Use Plan indicates the subject site as “Neighborhood
Center.” This land use designation supports small scale, commercial centers that provide goods and
services to the surrounding neighborhood. “Neighborhood Center” uses should be compatible with
the nearby residential neighborhood and provide safe and convenient access. The proposed use
provides a medical service to the surrounding neighborhood and operates during business hours.
The proposed use is not obtrusive and will redevelop a currently vacant site.

STAFF ANALYSIS

Circulation, Access, and Parking

The site is accessed via the existing drive along Olive Blvd. The site’s access, general layout, and
circulation will remain the same as the previous Steak ‘n Shake. The parking lot however, will be
significantly reduced in size. The new urgent care facility will require a minimum of 20 parking
spaces, with a maximum of 25 parking spaces. The proposed project includes 23 parking spaces,
two of which are accessible spaces. The previously paved area to the south of the building and
proposed parking lot will be removed and seeded as shown in Figure 4. An internal sidewalk is
proposed that will connect to the existing sidewalk along the frontage of the site. There is an existing
bus stop located on Olive Blvd. in front of the proposed building; although there is no proposed
sidewalk connection to the bus stop landing.
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Figure 4: Color Site Plan

Landscape Design

The applicant is proposing a variety of trees and shrubs in the required 30’ landscape buffer along
Olive Blvd. Adequate parking lot landscaping is provided and the new trash enclosure will be
screened appropriately by new landscaping. New shrubs are proposed around the base of the
monument sign and along the foundation of the northern elevation. The variety of plantings have
been selected from the City of Chesterfield’s approved tree list and conform with City standards set
by the Unified Development Code (UDC). Additionally, the site will be preserving the existing 62,497
square feet of tree canopy.

4|Page



Planning Commission 13426 Olive Blvd. (Total Access Urgent Care)
September 13, 2021 Site Development Plan

Screening
Mechanical equipment will be located on the roof of the proposed building and will be completely

screened by the parapet walls as shown in Figure 5.
5 TON RTU
/ (38 1316 HIGH), TYP.

Figure 5: Rooftop Mechanical Unit Screening

Lighting

All of the proposed parking lot lighting and building mounted light fixtures comply with the City’s
Unified Development Code. Three LED, flat lensed, fully shielded parking lot lights are proposed and
13 wall mounted fixtures are proposed to shine light over the doorways and windows, but will not
spill beyond the canopies’ overhead.

Figure 6: Proposed Light Fixtures

Elevations

The proposed building’s north and west elevations serve as front facades to the building. The north
elevation will face Olive Blvd. and the west will face the parking lot. Both will be highly visible and
can be seen in Figures 7 and 8. The proposed building is 27°6” in height at its highest point, and the
maximum building height for this development is 30 feet per the site-specific ordinance. The
entrances to the building will be on the north and west elevations and designed under a curved
steel metal awning. The proposed building is primarily comprised of brick veneer, stone veneer and
EIFS. The building also incorporates aluminum storefronts and metal canopies. The color palette
emphasizes the red tones of the brick with neutral colors for the stone, EIFS and canopies.
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Figure 7: North Elevation (facing Olive Blvd.)

Figure 8: Rendering

ARCHITECTURAL REVIEW BOARD INPUT

The request was reviewed by the Architectural Review Board on Thursday, May 13, 2021. The Board
made a motion to forward the Site Development Plan, Landscape Plan, Lighting Plan, Architectural
Elevations and Architect’s Statement of Design to the Planning Commission with a recommendation
to approve with the following condition:

e Provide material samples prior to moving forward to Planning Commission.
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Since the Architectural Review Board Meeting, the applicant has provided the requested samples
per the condition. The Architectural Review Board had no further comments.

STAFF RECOMMENDATION

Staff has reviewed the Site Development Plan, Landscape Plan, Lighting Plan, Architectural
Elevations and Architect’s Statement of Design for 13426 Olive Blvd. (Total Access Urgent Care).
Staff recommends approval based on the proposal’s compliance with the Unified Development
Code and site-specific Ordinance 3140.

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 13426 Olive Blvd. (Total Access
Urgent Care) as presented”.

2) “lI move to approve the Site Development Plan, Landscape Plan, Lighting Plan, Architectural
Elevations, and Architect’s Statement of Design for 13426 Olive Blvd. (Total Access Urgent Care)
with the following conditions...” (Conditions may be added, eliminated, altered or modified)

Attachments: Site Development Plan Submittal Packet
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A record original of this document is on file at the office of
GATEWAY DESIGN STURIO, LLC Any unauthorized alterations
or changes made without the expressed consent from GATEWAY
DESIGN STUDIO, LLC shall deem us not responsible

for any satd altevations and changes.

Call Before you DIG
% TOLL FREE
b@\ 1-800-344-7483
MISSOURI ONE-CALL SYSTEM INC.

Underground facilities, structures & utilities have been plotted from available surveys, records & information,
and therefore, do not necessarily reflect the actual existence, nonexistence, size, type, number of, or location
of these facilities, structures, & utilities. The Contractor shall be responsible for verifying the actual location of
all underground facilities, structures, & utilities, either shown or not shown on these plans. The underground
facilities, structures, & utilities shall be located in the field prior to any grading, excavation or construction of
improvements. These provisions shall in no way absolve any party from complying with the Underground
Facility Safety and Damage Prevention Act, Chapter 319, RSMO.
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>~ 3"layer of
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in 6" lifts > cCut twine &
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Note:

3. Water plant immediately after

Sod or seed
to edge of
plant be
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12"

planting

L

1. Scarify root ball of all container grown stock
2. Soak each plant pit prior to plantin

Top of ball to be
slightly above grade

Cut twine & loosen
burlap from around
stem

Apply 3" layer of
mulch - See Specs.

[— Cut sod edge with
edging tool 6"
inside drip line

[ Soil Mix -

See Specs.

PROPOSED LANDSCAPE LEGEND/LIST

(12) 2.5" DECIDUOUS CANOPY TREES (41% provided)

QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(4) Northern Red Oak (Quercus rubra) 60-75 feet Medium/Fast Large
(4) "Green Vase" Zelkova (Zelkova serrata 'Green Vase') 50-80 feet Fast Large
(4) Upright European Hornbeam (Carpinus betulus ‘Fastigiata’) ~ 30-40 feet Slow/Medium Medium
1 2.5"/6 ft. DECIDUOUS ORNAMENTAL TREES (38% provided)
QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(4) Eastern Redbud (Cercis canadensis) 25-30 feet Fast Medium
(6) Downy Serviceberry (Amelanchier arborea) 25-30 feet Slow/Med Medium
(1) Sweetbay Magnolia (Magnolia virginiana 'Jim Wilson) ~ 15-25 feet Medium Small
(6) 6 ft. MIN. EVERGREEN TREES (20% provided)
QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(6) Canaert Eastern red-cedar (Juniperus virginiana) 20-35 feet Medium Medium
% (13) _ 18-24" min. DECIDUOUS SHRUBS (46% provided)
QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(10) "Henry's Garnet" Sweetspire (Itea virginica 'Henry's Garnet') 2-3 feet Medium Small
(3) "Minuet" Weigela (Weigela florida ‘Minuet’) 2-3 feet Medium Small
*** (15) 18-24" min. EVERGREEN SHRUBS (54% provided)
QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(3) "Green Velvet" Boxwood (Buxus x 'Green Velvet') 3 feet Medium Small
(6) "Taunton" Yew (Taxus x media "Tauntonii') 3 feet Medium Small
(6) Green Mound Jap Juniper (J. procumbens 'Green Mound') .75 feet Medium Small
j)) (54) 1-2 GAL. ORNAMENTAL GRASS
QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(22) Dwarf Fountain Grass (P. alopecuroides 'Hameln') 2 feet Medium Small
(12) Karl Foerster Reed Grass (C. x acutiflora 'Karl Foerster') 5 feet Fast Medium
(20) Prairie Dropseed (Sporobolus heterolepis) 3 feet Fast Slow
b} :):) (24) 1 QT.-1 GAL. PERENNIAL FLOWER
QUANT. COMMON NAME BOTANICAL NAME MATURE HEIGHT GROWTH RATE SIZE CLASS
(13) Happy Returns Daylily (Hemerocallis x 'Happy Returns') 2 feet Medium Small
(5) Little Spire Russian Sage (P. atriplicifolia 'Little Spire') 2 feet Medium Small
(6) Big Blue Lilyturf (Liriope muscari 'Big Blue') 1-2 feet Medium Small
i TURF - SOD

(Turf Type Fescue)

TURF - SEED
(utility seed Mix Fescue)

2" ¢.p. SEASONAL FLOWERS

3" MIN. SHREDDED BARK MULCH

2" MIN. THICK STONE MULCH W/
FILTER FABRIC

4 ft. High Tree Protection Fence/
Limit of Disturbance Line

EXIST. WOODLAND
AREA TO REMAIN

LANDSCAPE CALCULATIONS: EXISTING TREE OANOPY

AREBA TABULATION

Olive Blvd Frontage - Approx. 275
275/50 = (&) canopy Trees required

- (&) CW/\/D'Pg Tvees Provided Total EX/LSt/LI/\/@ Tree Ca I/\JO'Pa Avea =

62,497 S.F.
Landscape Requirements for Tree Islands

Total Tree Canopy Area Removed = 0.00 S.F.
Single island-~Row of Parking
-2 islands x 2 trees =

(4) Deciduous Trees required/provided AREA CALCUATIONS

Double Island end of Stngle Row of Parking
- 2 islands x 2 trees =
(4) Deciduous Trees required/provided

Lot size = =218 acres

Open Space (green area) =
APProx. 2.70 acres = £5%

PRELIMINARY LANDSCAPE PLAN

PLAN NOTES:

1. Contractor to review and field verify existing and proposed conditions prior to installation.
2. Contractor to wotzﬁj GATEWAY DESIGN STUDIO of any discrepancies.
Existing trees to remain 3. Contractor to coordinate with other trades.
Orange streamers 5' o.c. 4. Contractor to adjust plantings accordingly, notify GATEWAY DESIGN STUDIO of any
Snow fence or other wajor changes.
suitable fencing 5. Proposed plant material is to be selected by the contractor and approved by GATEWAY

DESIGN STUDIO or Owner prior to installation.
Tree Locations and planting beds to be Located by the contractor and approved by

Steel stake

at root zone of trees é.

A

EEEEEEEEEE

/

COMBINED SILT AND

TREE PROTECTION FENCE

Min.
Loosen compacted
soil below
2 SHRUB PLANTING DETAIL
L-1 N.T.S. GATEWAY DESIGN STUDIO

driven into ground GATEWAY DESIGN STUPIO or Owner prior to installation.

7. MULCH: AlL planting beds to receive a 2 tnch Layer of shredded bark mulch in a continuous
sittf bed. Apply a granular pre-emergent weed control barvier prior to mulehing.
ilt fence . . T . .
Existing grade g. uantity of sod shown Ls for bidding purposes only. submit unit cost for

any additional cost or credit.

9. Contractor is vresponsible for installing all plant material shown on plan.

10. All Landscape tmprovements and maintenance to be done according to city of
Chesterfield requirements.

11. Plantings shall not prohibit site distance requirements.

12. Proposed conditions based on Latest plans prepared by BFA, lne.
Refer to Clvil Plans for proposed site development and grading requirements.

08/19/2421

NOT FOR CONSTRUCLTION - FOR REVIEW ONLY

T,
W\ !y,
WaF MISK”,

. .
-------

NOT FOR CONSTRULCTION
FOR REVIEW ONLY

This seal and signature applies only to this document. GATEWAY DESIGN
STUDIO, LLC expressly disclaims any responsibility for all other plans,
specifications, estimates, reports, or other documents or instruments relating
to or intended to be used for any part or parts of this project.

PREPARED BY:

gateway
design

studio

planning

landscape architecture
environmental design

st. louis, mo. 63021

ph:314.703.1800 web: www.gatewayds.com
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690 Chesterfield Pkwy. W
Chesterfield, MO 63017-0760

To whom it may concern:

This letter is written to address ways in which Feeler S. Architects agrees to comply with the
Architectural Design Standards per the City of Chesterfield regarding the following
requirements which include site and building design.

FSA will provide safe pedestrian movement between elements with visible sidewalks and
signage. We will provide outdoor design elements with landscaping near the pedestrian
walkways and surrounding the building. The landscape design will include mulch beds with
various types of trees and shrubs. FSA agrees to design the outdoor space for pedestrians with
consideration to climate, solar angles, and outdoor activities.

Circulation and accessibility is designed with caution by avoiding conflicts between vehicular,
bicycle, and pedestrian traffic moving from the site to the building. Our designed circulation
patterns are safe with large visible signage and graphics. We have placed priority to pedestrian
circulation over vehicular circulation. Pedestrian access from large parking areas will be
provided for safety with obvious road symbols. We will design attractive circulation systems
between buildings and adjacent developments by incorporating landscape design amongst the
buildings and blocks. Striped pavement will be utilized to improve visibility and safety between
pedestrians and vehicles. Aggregate sidewalk will be used along the building and pedestrian
crossings. FSA will provide accommodations for public transportation as required by the City of
Chesterfield and transportation agencies. As shown in our site plan, we have included side
parking in our design. Landscaped separation of parking areas and the building is utilized
throughout our site design with a variety of trees and shrubs as well as a landscaped
foreground for our building with trees. FSA provides covered sidewalks with canopies for the



pedestrians. There will be connection to the public sidewalk and street as demonstrated in our
site plan.

Our building design complies with the requirements for topography and retaining walls. For
example, the building is positioned to utilize the existing topography, and massive grading is
avoided at the building’s location. Also there are no retaining walls used in this project.

FSA follows all general requirements for building design in regards to our designed structure.
Our elevations and renderings display how the Total Access Urgent Care structure is one story
and is the same or near the scale of its surrounding buildings. Our design incorporates exterior
building elements such as large storefront windows with paved pedestrian walkways outside.
Our building achieves a sense of human scale where the design is broken up with wall insets at
the accent tower, which includes a storefront window system on all sides of the building to
maximize sunlight into the building. Respect is shown for the established rhythm from adjacent
buildings by complying with similar materials and scale for our building design. FSA has
designed the structure to utilize a soldier brick course pattern on its exterior, which is a similar
style to the surrounding buildings.

All facades coordinate in regard to color, materials, and form with usage of glass, stone, brick,
and EIFS on all four sides of the building. Variations of building heights are used, and we avoid
stylized corporate designs which use the building as advertising. Large storefront windows are
placed on the building at all street views. Our design uses enhanced energy efficiency per the
new energy codes, and we comply with the use of environmentally conscious building
techniques and materials during demolition and construction of our project. Arched canopies
hang over the front entry to provide coverage upon entrance. We agree to paint and trim
temporary barriers and walls to compliment the permanent construction. The building’s
parapet will completely cover all rooftop equipment.

The materials and colors of the building are to match the surroundings with similar brick, glass,
stone, and EIFS. The selected materials are durable, and different paving material is used at the
front entry for a contrasting appearance. A consistent theme is used throughout all sides of the
development. Our building design keeps an internally consistent theme by using the same
materials to wrap the building sides. Landscape design will be used to emphasize views at the
entrance and pedestrian walkways as displayed through the landscape design drawings. Various
trees and shrubs will be grouped together throughout the site, and we agree to incorporate the
existing landscape elements into our design. Any and all unfavorable views will be screened
with the same materials used on the building. Landscaped setbacks will be used within the
overall site plan. Landscape designs will be protected with curbs. The parking lot will have
mulch beds with trees and plants. Masonry walls and sound walls are designed with variation in
height to minimize visual monotony, and there is no fencing used on this project. A dumpster
enclosure screen will be provided with the same materials as the building exterior as displayed
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in our colored elevations. The building’s signage is incorporated into the design theme with
similar materials used, and the site lighting adheres to the UDC.

Sincerely,

Mike Lehr, Director of Architecture

FSA (Feeler, S. Architects)
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