
 
 
 

 
  

690 Chesterfield Pkwy W  ●  Chesterfield MO 63017-0760 
Phone: 636-537-4000  ●  Fax 636-537-4798  ●  www.chesterfield.mo.us 

 

 

Planning Commission Staff Report 
 

Project Type:  Amended Site Development Section Plan   
 
Meeting Date:  October 27, 2014  
 
From:   John Boyer   
   Senior Planner   
 
Location: 700 Chesterfield Parkway West 
 
Applicant:  Civil Design Inc. 
 
Description: Monsanto 9th ASDSP: An Amended Site Development Section Plan, Amended 

Landscape Plan, Amended Tree Stand Delineation, Amended Tree Preservation 
Plan, Amended Lighting Plan, Architectural Elevations and Architect’s Statement of 
Design for a 200.51 acre tract of land zoned “C-8” Planned Commercial District 
located on the north side of Chesterfield Pkwy West, approximately 2,000 feet east 
of City Center Dr. 

 
 
PROPOSAL SUMMARY 
The request is for construction of a 402,600 square-foot four-storied research building, 150,930 square-
foot greenhouse addition and a 32,737 square-foot Headhouse addition to the 200+ acre Monsanto 
campus.  The subject site is zoned “C-8” Planned Commercial District and is governed under the terms and 
conditions of City of Chesterfield Ordinance 258.   
 
ZONING HISTORY OF SUBJECT SITE 
In 1979, St. Louis County Ordinance 9002 was approved which rezoned the site from “NU” Non-Urban and 
“R-3” Residence District to the “C-8” Planned Commercial District.  This original ordinance was amended by 
St. Louis County numerous times (Ordinances 10,573, 10,688, and 10,986).  In March 1989, Ordinance 258 
was approved by the City of Chesterfield amending previous County ordinances.  Ordinance 258 is the 
current ordinance authority for this site. 
 
Multiple concept and section plans have been approved previously by the City of Chesterfield and St. Louis 
County for this site under Pfizer and now Monsanto as these companies have grown.  There are currently 
nine buildings approved at this site, totaling 1,520,878 square feet.  Current ordinance authority limits total 
building square footage to 2,660,000 square feet.  The addition of these proposed three structures would 
bring the total square footage to 2,107,145. 
 
 

VII.B. 
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SURROUNDING ZONING 
 

Direction Land Use Zoning 
North Vacant Agricultural  “FPNU” Flood Plain Non-Urban District 

South Multi-Family Residences “R-6A/PEU” Residence/Planned Environmental Unit 

East  Residential “NU” Non-Urban District 

West Commercial/Hotel “PC” Planned Commercial District 

 
 

 
   Figure 1: Site Photo with Surrounding Zoning 

STAFF ANALYSIS 
 
Zoning 
The subject site is currently zoned “C-8” Planned Commercial District under the terms and conditions of City 
of Chesterfield Ordinance Number #258. The submittal was reviewed against the requirements of 
Ordinance Number #258 and all applicable Zoning Ordinance requirements and found compliant with all 
City of Chesterfield requirements.  
 
Site Relationship 
The proposed structures are planned to be situated interior to the 200+ acre tract.  The 
Greenhouse/Headhouse is planned directly over and attached to the previously approved parking garage, 
whereas the Technology Building is planned north of the parking garage and planned 
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Greenhouse/Headhouse.  The site has a great deal of topographical relief throughout the site with few flat 
areas, typical of properties along river bluffs.  Specifically to the area of proposed construction, the site 
“falls-off” as one moves from south to north towards the river bottoms which essentially conceals the 
proposed structures from public views.  The below Figure 2 provides a rendering of the proposal on how 
these structures nestle into the adjacent topography.  Left of the proposed Headhouse/Greenhouse, 
represented below in the rendering, is the highpoint for the site. 
 

 
Figure 2: Conceptual Construction of Proposed Buildings 

Traffic Access & Circulation 
No changes in access points are proposed associated with these improvements.  All access will utilize 
existing site entrance and internal drives.  Additional sidewalk extensions connecting to internal pedestrian 
points are planned. 
 
Parking 
A total of 161 surface parking spaces are planned with this submittal.  The proposed Technology building is 
being placed upon existing 488 surface parking spaces which are planned to be removed.  A majority of the 
parking for these structures is provided within the recently approved parking garage which was approved in 
2013 and will provide 1,727 parking spaces.  Planned parking is in compliance with Monsanto’s current 
ordinance authority. 
 
Architectural Elevations 
Above in Figure 2, the three proposed structures can be seen in context with the site.  As mentioned earlier 
on page 3, the topography of the construction site falls off as you move north, or from left to right on the 
rendering.  The most southern planned structure, the Headhouse, is a 32,737 square-foot one-story 
structure which is, as described by the Design Team, “nestled into the hillside” to limit the structure’s visual 
impact.  In the above Figure 2 just to the left of the Headhouse is a landscaped hill which provides buffering 
of this structure to the south, also the highpoint for the site.  This structure has a predominantly brick 
façade matching the existing buildings within the campus.   
 
The Greenhouse is directly north of the Headhouse and is situated partially above the recently approved 
parking garage structure.  The 150,930 square-foot structure is comprised of mostly tilt-up concrete panels 
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matching the parking garage underneath and glass which will incorporate the greenhouse portion of the 
roof.  The Greenhouse, which is built on top of the approved parking garage, is planned to blend into the 
same hillside as the Headhouse.  While the site’s grade is falling away at this point, the Greenhouse is 
maintaining a similar height as the Headhouse.  By nestling these structures into the hillside, Monsanto is 
concealing the bulk of these structures and building within the context of the site utilizing the existing 
topography. 
 
The last structure planned associated with this Amended Site Development Section Plan is the 402,600 
square-foot four-story building known as the Technology Building located directly north of the 
Greenhouse/parking garage.  This structure is planned where an existing surface parking lot is currently 
located.  Building materials are a mix of brick and glass, with the rear or north portion of the building being 
predominantly brick and the southern section glass.  Per the Architectural Design Statement, this transition 
in design/materials is to shift from the existing campus to the north, which is brick, to a more modern glass 
structure on the southern frontage of the structure to architecturally indicate the modern image of 
Monsanto.  Height of the Technology building is similar to the existing structures within the facility and 
visually appears the same as the Greenhouse to the south. 
 
All proposed structures within this Amended Site Development Section Plan will be connected via enclosed 
walkways, which can be viewed on the provided elevations and renderings as well as an example below on 
Figure 3.  These connections facilitate coordination and physically link these buildings to the existing 
campus. 
 

 
Figure 3: Rendering for the Technology Building showing walkway connection with approved Parking Garage 

Elevations associated with this planned development were reviewed by the Architectural Review Board 
(ARB) on July 10, 2014.  ARB recommended for approval 6-0 to the Planning Commission with a condition to 
provide a sight line study of mechanical equipment planned for the Headhouse on the south elevation.  This 
study has been reviewed by Staff associated with this submittal.  Per the Study, no mechanical units can be 
seen from public exposures due to the vegetation on site, distance to public roads, and more importantly 
the topography of the site adjacent to the proposed structures.  All the planned structures are proposed 
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interior to the site with the closest being the Headhouse, approximately 750 feet north of Chesterfield 
Parkway, placed predominantly behind a vegetated hill concealing its view from public frontages as well as 
most sight lines interior to the site.  Associated with this submittal, the Sight Line Study has also been 
included for Planning Commission review. 
 
Landscaping and Screening 
Landscaping is planned in association with the proposed development as required by the City of 
Chesterfield Unified Development Code.  In addition to the proposed landscaping, existing woodlands 
around the perimeter of the site are not to be disturbed insulating this site from its neighbors and limiting 
public view points.   
 
Lighting 
A combination of pole standards, accent pole lighting, 
building lighting via wall packs and recessed lighting is 
planned associated with the project.  All lighting is 
compliant with foot-candle standards of the UDC.  The 
accent pole lighting, listed as SA lights, is a 12 foot 
accent light which will provide area lighting around the 
internal drive and plaza areas adjacent to the 
Technology Building.  According to the detail sheets 
provided on this light, the top and bottom of the fixture 
are shielded; however, light will extend outward.  This 
light is similar to a bollard light; however, the height of 
this light is taller than the standard 4 foot bollard light.  
A detail of this light can be seen to the right in Figure 4.  
While all site lighting is included for review, accent 
lighting is ultimately required to be approved by the 
Planning Commission as directed by the City Lighting 
standards. All proposed lighting fully complies with City 
of Chesterfield requirements.  
 
Associated with the proposed Greenhouse, the Applicant has identified that lighting shades are planned to 
prevent horizontal and vertical light leaving the structure in the evening.  As described, these shades act 
similarly to cut-off optics on a street lamp.   
 
DEPARTMENT INPUT 
Staff has reviewed the Amended Site Development Section Plan, Amended Landscape Plan, Amended Tree 
Stand Delineation, Amended Tree Preservation Plan, Amended Lighting Plan, Architectural Elevations and 
Architect’s Statement of Design.   Staff has found the application to be in conformance with the site specific 
ordinance, Comprehensive Plan and all other applicable City of Chesterfield requirements.  Staff 
recommends approval of the proposal as presented.  
 
 
 
 
 
 
 

Figure 4: SA Accent Pole Light 
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MOTION 
The following options are provided to the Planning Commission for consideration relative to this 
application: 
 

1) “I move to approve (or deny) the Amended Site Development Section Plan, Amended Landscape 
Plan, Tree Stand Delineation, Amended Tree Preservation Plan, Amended Lighting Plan, 
Architectural Elevations, and Architect’s Statement of Design for Monsanto 9th ASDSP.” 
 

2) “I move to approve the Amended Site Development Section Plan, Amended Landscape Plan, Tree 
Stand Delineation, Amended Tree Preservation Plan, Amended Lighting Plan, Architectural 

Elevations, and Architect’s Statement of Design for Monsanto 9th ASDSP…” (Conditions may be 
added, eliminated, altered or modified) 

 
CC: Aimee Nassif, Planning and Development Services Director 
 
Attachments: Architect’s Statement of Design  

Amended Site Development Section Plan  
Amended Landscape Plan  

  Amended Tree Preservation Plan  
  Tree Stand Delineation 

Architectural Elevations  
Amended Lighting Plan  
Sight Line Study 
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Monsanto Greenhouse Expansion and Modernization 
Architect’s Statement of Design 

1. Overview 

The proposal is for a 105,000 square foot research Greenhouse which sits atop a parking garage 
currently under construction. Immediately south of the Greenhouse is the 33,000 square foot 
Headhouse facility which provides support space for the Greenhouse functions. The site is 
situated directly north of the main security entrance for Monsanto’s Chesterfield Valley Campus. 

The design of the Greenhouse/Headhouse facility is largely an exercise in “form follows 
function.” The Greenhouse itself is arranged to maximize useable research space for the clients as 
well as provide the necessary access to the future Technology building planned for the site 
directly north of the parking garage. It is limited by the size of the parking garage on which it sits 
as well as the site constraints of the Headhouse to the south. The Greenhouse plan is organized 
into three ranges which each consist of twelve individual zones connected by a north/south 
corridor. Open space is provided in between each range and around the perimeter of the 
Greenhouse for maintenance access. The Headhouse connects to the Greenhouse via a 36’ 
extension of the three range corridors. This separation minimizes the shading effects of the 
Headhouse on the Greenhouse space. The Headhouse building is one large L-shaped volume 
derived from the functional layout of interior spaces which relate directly to the individual 
greenhouse zones.  

2. Site Relationships and Access 

The Greenhouse/Headhouse facility has a direct relationship to the parking garage on which it 
sits. The proposal utilizes the same precast concrete panels as the parking garage to create a 
seamless transition between the two projects. Pedestrian access to the Greenhouse/Headhouse 
facility occurs within the parking garage via stairs located at the north and south ends of the 
garage.  

The project site features a dramatic drop in elevation from the south to the north. This limits 
vehicular access and loading areas for the Headhouse to the south. In order to minimize the visual 
effects of locating service areas on the south façade of the Headhouse, the building took on an L-
shaped arrangement. This works to hide the loading dock function from the current Monsanto 
Drive while still providing an attractive southern façade visible upon campus entry. 

3. Exterior Elements and Scale 

The Headhouse is sited atop a hill which overlooks the rest of the Chesterfield Valley Campus. 
The one story design keeps the building scale from dominating the landscape and gives the 
impression of being nestled in the hillside.  

The Headhouse exterior utilizes materials common to the Chesterfield Valley Campus. In order to 
emphasize the horizontal nature of the building plan, the exterior walls feature horizontal banding 
in light and dark brick. The banding brings the proportion of the walls down to a human scale. 
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Monsanto Greenhouse Expansion and Modernization 
Architect’s Statement of Design 

The long strip windows with integrated metal canopies also work to emphasize the horizontal 
while serving the practical functions of views, shade and shelter.  

The Greenhouse exterior is again derived from function. It consists of delicate metal framing and 
glazing at the walls and roof. The transparency of the Greenhouse adds a feeling of lightness to 
the heavy concrete parking garage below.  

4. Landscape Design and Screening 

Several techniques are used to screen various elements from the rest of the landscape. First, the 
volumetric organization of the Headhouse works to hide the loading dock on the south façade and 
the cooling towers at the northwest corner. Also, these elements are further screened by patterned 
concrete walls with access gates. The walls are designed to match the concrete panels of the 
parking garage. Finally, the rooftop equipment is screened by the 44” parapet of the Headhouse. 
This parapet also acts as a guardrail providing a level of safety for rooftop maintenance.  

5. Light Pollution Mitigation 

Light pollution reduction shades will be applied in all of the newly constructed greenhouse spaces 
as a means of light pollution mitigation. These shades are installed to prevent vertical and 
horizontal light from leaving the greenhouse structures to a level below the fixture reflector 
similar to cut-off optics on a street lamp thereby reducing the direct light leaving the interior 
spaces.  

 

 

David S. Krumm, AIA, NCARB 
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