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Planning Commission Public Hearing Report  
 

Meeting Date:  February 12, 2018 
 
From:   Cassie Harashe, Project Planner 
 
Location:  Southern corner of the intersection of Clarkson Road and Clarkson Woods Drive 

 
Petition: 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) 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 
“PC” Planned Commercial District.  The new “PC” Planned Commercial District would allow for 
development of an office building and define development criteria for the site.   

 
Figure 1: Subject Site Aerial 

 

IV. A. 
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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 & 
East 

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

South “PC” Planned Commercial District Clarkson Wilson Shopping and Retail Center 

West “R1” Residence District Bucholz Mortuary 
   

 

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.   

Clarkson Valley 

Marquette High 
School 

R1A 
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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: 

 Development of one single story building along the southern property line of the site with 
parking areas around three sides of the building. 

 Request a reduction in the landscape buffer requirement along Clarkson Road from the 
required thirty feet (30’) to fifteen feet (15’). 

 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 
questions 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 12th 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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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.   I 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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