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Planning Commission Public Hearing Report

Meeting Date: February 12, 2018

From: Cassie Harashe, Project Planner
Southern corner of the intersection of Clarkson Road and Clarkson Woods Drive

Location:
P.Z. 22-2017 Clarkson Center (2264 Clarkson Road): A request for a zoning map

Petition:
amendment from a “R2” Residence District (15,000 square foot minimum) and “C-
8” Planned Commercial to a “PC” Planned Commercial District for 0.9 acres

located on the southern corner of the intersection of Clarkson Road and Clarkson

Woods Drive. (20T610716).

Summary
Douglas Steven Pernikoff is requesting a zoning map amendment from the City of Chesterfield to change
the zoning of a tract of land currently zoned “R2” Residence District (15,000 square foot minimum) to a

The new “PC” Planned Commercial District would allow for

“PC” Planned Commercial District.
development of an office building and define development criteria for the site.

Figure 1: Subject Site Aerial


http://www.chesterfield.mo.us/
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Site History
In 1972 the subject property, the Clarkson Wilson center to the south, and the Clarkson Woods

Subdivision were all zoned simultaneously at the request of the property owner through a series of three
zoning petitions. First, the 143 combined acres were zoned “R2” Residence District by St. Louis County
Ordinance 6226. Secondly, St. Louis County Ordinance 6227 zoned the Clarkson Wilson Center to “C-8”
Planned Commercial District. Finally, St. Louis County Ordinance 6228 approved a Planned
Environmental Unit; however, Clarkson Woods was never developed under the Planned Environmental
Unit permit—essentially abandoning ordinance 6228—and was instead developed under St. Louis
County’s Density Development Procedure, leaving the subdivision and subject property with the “R-2”
zoning designation and Clarkson Wilson Center with the “C-8” designation. However, during platting, the
subject site was omitted and therefore never became a part of the Clarkson Woods Subdivision, resulting
in the additional small area of ground which is located between the Clarkson Woods subdivision and
Clarkson Wilson Center commercial development. Eventually, the larger Clarkson Center lot was platted
to create two separate legal lots. An excerpt from that plat is shown below, with the subject site now
being known as Lot 2, shown with the label Future Development Proposed, of the Clarkson Centre
Subdivision in Figure 2.

Figure 2: Clarkson Center Plat

Finally, it should be noted that there is an offset between the subject property’s boundary lines and the
zoning designation limits which were established via legal description in 1972. As a result, the split
between the original commercial and residential zoning bisects the subject property, rather than lining
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up with the parcel boundaries. As discussed further in this report, the subject property is within the
Comprehensive Plan’s Single Family Residential land use designation.

In 2001, a Zoning Map Amendment Petition was filed to change the zoning from the “R2” Residence
District to a “PC” Planned Commercial District, however no action was ever taken on the request and the
subject site remains vacant.

Surrounding Land Uses

The land use and zoning for the properties surrounding this parcel are as follows:

Direction \ Zoning \ Land Use

North & | “R2” Residence District (15,000 sq. ft.) | Detached single family residences within the
East Clarkson Woods Subdivision

South “PC” Planned Commercial District Clarkson Wilson Shopping and Retail Center
West “R1” Residence District Bucholz Mortuary

R1A

NU

Clarkson Valley

w7

PC
Marquette High
School

R2

Figure 3: Surrounding Zoning

Comprehensive Plan Analysis

The subject site is located within Ward 4 of the City of Chesterfield. The City of Chesterfield Land Use
Plan places this parcel within the Residential Single Family land use category. Accordingly, the
Petitioner’s request to establish a Planned Commercial District is in conflict with the Comprehensive
Plan’s land use designation. The Petitioner is aware of this conflict and is amenable to restrictions within
the site specific ordinance to develop the subject site in a manner that is compatible with the adjacent
residential subdivision and preserves the neighborhood character. For example, a limited number of low
intensity uses are being requested, and these uses would be subject to restricted hours of operation.
Additionally, the architectural character of the building would feature residential design and materials,
serving as a transition between the single-family homes to the north and retail strip center to the south.
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NEIGHBORHOOD RETAIL

Figure 4: Comprehensive Land Use Plan

Preliminary Plan
A zoning map amendment to a planned zoning district, such as “PC” Planned Commercial District,
requires a Preliminary Development Plan which has been included in the Planning Commission’s packet.
Notable features of the proposal include, but are not limited to:
e Development of one single story building along the southern property line of the site with
parking areas around three sides of the building.
e Request a reduction in the landscape buffer requirement along Clarkson Road from the
required thirty feet (30’) to fifteen feet (15’).
e Utilization of an existing drive aisle for access in and out of the site, so no new access
points are required.

Request
A public hearing further addressing the request will be held at the February 12, 2018 City of Chesterfield

Planning Commission meeting. The purpose of the Public Hearing is for Planning Commission, members of
the public who are in attendance, and the Petitioner to discuss the request. Members of the public who
wish to speak will be provided the opportunity to do so.

The Petitioner will be present at the Public Hearing to present their request in detail and to answer any
guestions that the Planning Commission may pose.

The Planning Commission will discuss the proposal and provide direction to Staff on areas that need further
clarification, additional information, or where concerns exist. No vote will be taken on this project at the
February 12t meeting. Once Staff’s review has concluded and any direction received from the Planning
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Commission has been addressed, the request will be placed on a Planning Commission agenda in order for
the Planning Commission to make a formal recommendation on the zoning map amendment and planned
district ordinance.

Attached please find a copy of the Public Hearing Notice and the Preliminary Development Plan.

Attachments

1. Public Hearing Notice

2 Project Narrative

3. Preliminary Development Plan
4 Emails from Public

cc: Justin Wyse, Director of Planning and Development Services
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NOTICE OF PUBLIC HEARING
T i CITY OF CHESTERFIELD PLANNING COMMISSION

NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Chesterfield will hold a Public
Hearing on Monday, February 12, 2018 at 7:00 pm, in the Council Chambers at the City Hall, 690
Chesterfield Parkway West, Chesterfield, Missouri 63017. Said Hearings will be as follows:

P.Z. 22-2017 Clarkson Center (2264 Clarkson Road): A request for a zoning map amendment from a “R2”
Residence District (15,000 square foot minimum) to a “PC” Planned Commercial District for 0.9 acres located on
the southern corner of the intersection of Clayton Road and Clarkson Woods Drive. (20T610716).

Description of Property
ATRACT OF LAND IN THE NORTH 1/2 OF SECTION 21, TOWNSHIP 45 NORTH, RANGE 4 EAST, CITY OF
CHESTERFIELD, ST. LOUIS COUNTY, MISSOURI, AND CONTAINING 0.9 ACRES MORE OR LESS

For a list of the requested uses, contact the project planner.

— City of Chesterfield

= 690 Chesterfield Parkway West

=Cvel a Chesterfield, MO 63017

Information on these Public Hearings may be found on the City’s website at
http://www.chesterfield.mo.us/public-notice.html or by contacting Project Planner
Cassie Harashe at 636.537.4745 or via e-mail at charashe@chesterfield.mo.us. All
interested parties will be given an opportunity to be heard at the Public Hearing.



CITY OF CHESTERFIELD: Department of Planning and Development Services
CHANGE OF ZONING OR SPECIAL PROCEDURE APPLICATION.

IX. Required Materials. Item 10. Narrative to include.

a. Project general description.
The development of 2264 Clarkson Road will result in the construction of a professional buitding lie. General
professional offices, medical health offices, veterinary health office, as example), as permitted under a PC
District City definition. The ingress/egress path lies along an existing easement road that lies along the
easternmost border of the parcel of interest. All planning and design will address the formal City
guidelines/ordinances and specifically accommodate concerns of the Clarkson Woods residential
neighborhood lying directly east of the development parcel.

b. List of all requested uses directly from the proposed zoning district regulations.
Per the Zoning District Regulations, the developer requests the following uses for this project development.
(BOLD categories are prioritized)

*veterinary clinic [Alternative potential uses]
*office-dental *administrative offices
*office-general *kindergarten or nursery school
*office-medical *art gallery & studio

*retail sales-neighborhood/community
*|laberatory-professional/scientific
*kindergarten/nursery school
c. Proposed land uses & development standards, density & height limitation, yard
requirements, as compatible to neighboring uses as is intent of the Comprehensive Plan.
These issues are addressed within the scope of multiple site plan inclusions presented herein.
d. List of permitted uses for each tract within the PC district.
Refer to those permitted uses for PC district listed above in ITEM b,
e. Exceptions or variations from the requirement of the Zoning Ordinance, if requested.
No exceptions or variations from the PC Zoning Ordinance are requested.
f. Table showing the total acreage in the proposed development & % designations proposed.

TOTAL ACREAGE 39200 S.F, {0.9 ACRE)
BUILDING AREA 7500 S.F. {0.19 maximum floor area proposed)

g. Proposed dedication of land for public use, including streets and easements,

The site plan and the survey both include representation for a sidewalk located at the northeast edge of the
intersection of the property and the property road easement. An extension of such sidewalk addition to the
Clarkson Road corner is expected and acceptable to my development plans. Further there are two three
easements associated with the property. (1) Easement road along the eastern most aspect of the property to
allow ingress & egress from the Clarkson Wilson Center; (2) Easement for MODOT, as presented on the Survey,
that has no impact on the development now or in the future; & an (3} Easement allowed to the Clarkson
Woods Entrance Monument, again, without imposition to the development plan.

i. Phased construction intent
Not relevant, as building construction will be completed in a single phase. E
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property within five feet of all property lines.
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survivablility of significant trees on the site and abutting the site and the appropriateness of proposec
tree replacement and landscaping. Attached? scagie plan prepared by me or under my direction.
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diameter of elght Inches or greater) on premises, on abutting public rights-of-way, and on private
property within five feet of all property lines.
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I hereb} certify that I have viewed the premises and provide this professional opinion regarding the
survivability of significant trees on the site and abutting the site and the appropriateness of proposec
tree replacement and landscaping, At d is a landscape plan prepared by me or under my directioi.
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Cassandra Harashe

Subject: P.Z. 22-2017 Clarkson Center (2264 Clarkson Road):

From: Frances Babb [mailto:

Sent: Monday, January 29, 2018 12:01 AM

To: Cassandra Harashe <CHarashe@chesterfield.mo.us>
Subject: P.Z. 22-2017 Clarkson Center (2264 Clarkson Road):

I’m unable to attend the Feb 12 meeting on the above listed property. |wanted to tell you that it makes no sense for
this parcel to be zoned residential, when all of the properties around it on Clarkson Road are zoned commercial.

Frances Babb

2001 Kehrsdale Ct.
Clarkson Valley, MO 63005
636-519-8201
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