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Figure 1: Subject Site 

Planning Commission Staff Report 
 

Meeting Date:  January 22, 2024 

From:   Isaak Simmers, Planner 

Location: 1791 Clarkson Rd.  

Description:  Clarkson Square Adj. Lot 1: Amended Architectural Elevations and Landscape 
Plan for a retail building, zoned “C-8” Planned Commercial located on the 
northwest corner of Baxter Road and Clarkson Road. 

 

PROPOSAL SUMMARY  
Dawdy and Associates, on behalf of the Capital Land Company, has submitted Amended Architectural 
Elevations and a Landscape Plan for a proposed exterior renovation to an existing stand-alone multi-
tenant retail building in Clarkson Square Subdivision. 
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Figure 2: Zoning Map 

HISTORY OF SUBJECT SITE 
The site was zoned “C-8” - Planned Commercial under St. Louis County Zoning prior to City of Chesterfield 
incorporation. In 1995, Ordinance 1100 amended St. Louis County’s Ordinance 13013 authorizing a “C-
8” Planned Commercial District under the City of Chesterfield zoning code. The ordinance for Clarkson 
Square Subdivision has been amended three times since its adoption. In 2005, the Capital Land Company 
submitted a request to amend their elevations and landscape plan for an existing 25,401 SF retail 
building into the current multi-tenant retail building. The upper-level tenant space was previously 
occupied by Petco but has since been closed and remains vacant due to the low demand for larger retail 
tenant spaces per the applicant.  
 
ZONING & LAND USE  
The subject site is zoned “C-8” Planned Commercial under governing Ordinance 2020 with an 
amendment to Section 3 of its Attachment A included in Ordinance 2999. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
COMPRHENSIVE PLAN 
The City of Chesterfield’s Comprehensive Land Use Plan indicates the subject site as being part of the 
Neighborhood Center land use designation. The City of Chesterfield provides a character description for 
this area as, “Land that supports small-scale, commercial centers that provide good and services to 
surrounding neighborhoods. Their proximity to neighborhoods requires that operations be low-
intensity, unobtrusive and at a scale and design compatible with nearby residential development. The 
design of neighborhood centers transitions effectively between residential and non-residential uses, and 
includes safe and convenient pedestrian and bicycle access for nearby residents. While this is primarily 
a commercial category, some neighborhood commercial centers may include upper story residential”. 
The development policies for Neighborhood Center are listed on the following page: 
 
 
 

Figure 3: Land Use Map 

Neighborhood

https://www.chesterfield.mo.us/webcontent/ordinances/1995/ord1100.pdf
https://www.chesterfield.mo.us/webcontent/ordinances/1996/ord2020.pdf
https://www.chesterfield.mo.us/ord/2018/ord2999.pdf
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Figure 4: East Elevation (Clarkson view) Figure 5: South Elevation (Baxter view) 

▪ Encourage preservation of existing residential neighborhood’s identity; 
 

▪ New residential development should reinforce existing residential development patterns by 
continuing to reinforce high quality site and subdivision design, layout, and planning practices; 

  
▪ Uncover the anticipated expense (cost of municipal infrastructure) for each new or re-

development residential development.   
 
STAFF ANALYSIS   

A. Circulation System, Parking and Access 
The proposed renovation will be utilizing the existing circulation system, parking, and access 
points on site which is in compliance with the Section 405.04.040 of the Unified Development 
Code. Per the applicant, there is estimated to be little or no increased impact on the surrounding 
commercial area once complete because a multi-tenant retail space already exists prior to the 
request to amend the elevations. 
 

B. Landscape Design 
A landscape plan was provided in 2005 during the last review by Planning Commission and the 
requested landscaping has been updated from the original plan by replacing the plantings that 
are missing today, and adjusting materials as required to accommodate the renovation.  
 

C. Screening  
Existing black steel fencing will be expanded around the renovated front covered porch for 
patron safety.  

 
D. Materials and Design  

The applicant is proposing modifications to the east elevation (see Figure 4 and Figure 5) of the 
existing building. The design intent is to divide the existing tenant upper level of the building into 
a multi-tenant space.  
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The new canopy element will be slightly below the existing mansard roof coping and will provide 
future tenants the opportunity to position their signage with sight lines from Clarkson Road. The 
materials and colors were chosen to be compatible with the existing building aesthetics, with the 
main material being the EFIS signage band (see Figure 5).     

 

 
Figure 5: East Elevation 

E. Lighting  
Existing lighting will remain and new cut-off LED lighting fixtures will be installed under the 
renovated canopy for safety during and after operation hours. All site lighting is in compliance 
with Section 405.04.030 of Unified Development Code.  

 
ARCHITECTURAL REVIEW BOARD  
This project was initially reviewed by Architectural Review Board (ARB) on November 9, 2023 and the 
main points of concern raised by the Board included the massing of the sign band and the overall 
cohesiveness of the standalone structure with the rest of the site. The applicant made the request to 
hold and addressed the Boards concerns in a redesign that was reviewed again by ARB on December 14, 
2023. The Board recommended approval as presented.    
 
 
 
 
 
 
 
 

(Next page) 
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RENDERING 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
DEPARTMENT INPUT 
Staff has reviewed this proposed development and found it to be in compliance with the City’s Unified 
Development Code and site-specific ordinance. All outstanding comments have been addressed at this 
time and Staff recommends approval of the Amended Elevations and Landscape Plan for Clarkson 
Square, Adj. Lot 1.  
 
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 Architectural Elevations and Landscape Plan for 
Clarkson Square, Adjacent Lot 1, as presented.” 

 
2. “I move to approve the Amended Architectural Elevations and Landscape Plan for Clarkson 

Square, Adjacent Lot 1 with the following conditions…” (Conditions may be added, eliminated, 
altered or modified).   
 

Attachments: 
1. Applicant Submittal Packet 
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ARCHITECT’S STATEMENT OF DESIGN-Clarkson Square  

 

 

 

Introduction:  

 

The project incorporates a tenant improvement of the existing retail building located on Adjusted 
Lot 1 within the Clarkson Square Shopping Center. 
  
The design intent is to divide the existing single tenant upper level of the building into a multi-
tenant space while respecting and harmonizing with the existing shopping center architecture. 
The design also strives to provide identity and a visual cue for the tenants as the frontage of the 
building is set back such a distance from Clarkson Road. This is achieved with the new sign band 
element and extended canopy. 
 
1. Scale  
 
The scale of the new canopy element will be at the slightly higher that the existing mansard roof 
coping but lower than the existing peaked sign element which is to be removed.   With the 
building so far removed from Clarkson Road, 550’+ back from the centerline of the road, this will 
provide the tenants with an opportunity to position their signage higher up which will help with 
sight lines from Clarkson Road. 
 
2. Design  
 
The new element will provide for a covered sidewalk along the width of the building affording 
protected access to the shops even during inclement weather and help shade the storefront from 
morning sun.   
 
While the balance of the building will remain unchanged, the new elements will complement the 
look and feel of the of the overall shopping center. 
 
3. Materials and Colors  
 
Materials and colors were chosen to be compatible with the existing building aesthetics. The main 
material will be an EFIS sign band chosen for its aesthetic characteristics, ease of construction, 
serviceability in the event of changing tenants, and its durability. The balance of the materials 
were chosen to match the existing building materials. 
 
4. Landscape Design and Screening  
 
The landscape plan has been updated from the original plan developed when the building was 
constructed in 2006 and it identifies replacement of original plantings missing today while 
adjusting materials as required to accommodate the expanded “porch” area at the south end of 
the east façade. 



 

 40 Meadowbrook Country Club Estates
Ballwin, Missouri 63011

 Phone: 314-434-0700

  
5. Signage and Sign Package  
 
All signage will be incorporated through a separate submittal.  
 
6. Site Lighting  
 
Existing Site lighting will remain in its current condition. New energy efficient LED fixtures will 
provide a maintain a safe walkway under the element canopy.  
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The original signed and sealed of this drawing is on file at the
office of The Clayton Engineering Company.  Any modifications
to this drawing shall release said The Clayton Engineering
Company. the Engineer and/or Surveyor whose seal appears
hereon from any liability resulting from said unauthorized
modifications.  The signed and sealed original is the official
document and shall take precedence over any digital version.

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.
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DEVELOPER: CAPITOL LAND COMPANY
11850 STUDT AVENUE
CREVE COEUR, MO  63141
CONTACT: PAT CUNNINGHAM
PHONE: (314) 991-8900

ENGINEER: THE CLAYTON ENGINEERING COMPANY
2268 WELSCH INDUSTRIAL COURT
ST. LOUIS, MO  63146
CONTACT: KEITH FRYER
PHONE: (314) 692-8888

GENERAL SITE PLAN NOTES:
1. The limits of redevelopment is comprised of ?? acres.  The redevelopment area is located within Adjusted Lot 1 of

“Boundary Adjustment Plat of Clarkson Square Plat One”, recorded in plat book 226, page 56 of the St. Louis
County Recorders office.  This parcel is one of several that make up the Clarkson Square Shopping Center.

2. Present zoning is C-8, Planned Commercial District per Ordinance No. 2020, adopted August 19, 1996.  No rezoning
is proposed.  Proposed uses and construction conforms to the existing ordinance. An amendment to the current
ordinance was approved on September ___, 2023 per Ordinance No. ____________.

3. Site is served by the following utility companies:
a. Metropolitan St. Louis Sewer District
b. Ameren UE
c. Laclede Gas Company
d. SBC
e. Missouri American Water Company

4. Fire Protection is provided by the Monarch Fire Protection District.
5. Site lighting consists existing “shoe-box” type fixtures on thirty (30') high poles.  These existing fixtures and poles

will remain in place with no changes made to them. Wall mounted lighting exists along the perimeter of the building
will remain in place with no changes made to them.  Bollard lights exist at several locations around the building and
will remain in place with no changes made to them.  The existing lighting fixtures conform to the City's current
lighting ordinance.

6. All rooftop mechanical equipment on the existing building is screened.
7. Proposed building construction includes demolition of the existing front canopy and brick pillars and construction of

new front entry canopy.  The lower level and rear of the building will remain unchanged.
8. Retaining wall will match existing material and colors.
9. The existing brick trash enclosure is six feet in height and contains fully screened doors.
10. Any new utilities will be constructed underground.
11. Existing and proposed height of building/front entry to be 52'.
12. Parking counts will remain unchanged as building footprints will remain the same.
13. Existing landscaping to remain unchanged.

AREA
USE PARKING

SPACESPARKING*
REQUIREDGROSS

PARKING TABLE

EXISTING

BUILDING
RATIO

FLOOR AREA GREEN SPACE
PERCENTAGE

UNCHANGEDPROPOSED

TOTAL PARKING PROVIDED = 229 SPACES*
TOTAL LOADING SPACES REQUIRED AND PROVIDED = 2 @10'x25' & 1 @10'x40'
*REQUIRED SPACES DO NOT REFLECT 20% REDUCTION ALLOWED FROM SHARED USE

RETAIL 25,347 S.F. 5 P.S. / 1000 S.F. 127 0.37/1.25=0.30 15%

CLARKSON
SQUARE

PROJECT
AREA

_____________________, the owner(s) of the property shown on this plan for and in
[Name of Owner(s)]
consideration of being granted approval of said plan to develop property under the provisions of
Section 03._________________, C-8                  of City of Chesterfield Unified Development

       (applicable subsection)      (present zoning)
Code, do hereby agree and declare that said property from the date of recording this plan shall be
developed only as shown thereon, unless said plan is amended by the City of Chesterfield, or
voided or vacated by order of ordinance of the City of Chesterfield Council.

(Signature): ______________________________

(Name Typed): _________________________________

State of ____________________)
        ) SS.

County of __________________)

On this _______ day of ____________________, A.D., 20___, before me personally appeared
________________________, to me known, who, being by me sworn in, did say
(Officer of Corporation)
that he/she is the __________________________ of __________________________________ a

(Title)  (Name of Corporation)
corporation in the State of _____________, and that the seal affixed to the foregoing instruments
is the corporate seal of said corporation, and that said instrument was signed on behalf of said
corporation by authority of its Board of Directors, and the said___________________________

(Officer of Corporation)
acknowledged said instrument to be the free act and deed of said corporation.
In Testimony Whereof, I have hereunto set my hand and affixed my Notarial Seal at my Office in
_________________, the day and year last above written.
(County and State)

My term expires ________________________.

____________________
(Notary Public)

This Site Development Plan was approved by the City of Chesterfield Planning Commission and
duly verified on the _____ day of _________________, 20___, by the Chairperson of said
Commission, authorizing the recording of this Site Development Plan pursuant to Chesterfield
Ordinance Number 200, as attested to by the Director of Planning and the City Clerk.

_____________________
Justin Wyse, AICP
Director of Planning
City of Chesterfield, Missouri

_____________________
Vickie McGownd, City Clerk
City of Chesterfield, Missouri

This is to certify that this Partially Amended Site Development Plan
represents all existing and proposed land divisions.

The Clayton Engineering Company
By: ????
Mo. LS ????
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The original signed and sealed of this drawing is on file at the
office of The Clayton Engineering Company.  Any modifications
to this drawing shall release said The Clayton Engineering
Company. the Engineer and/or Surveyor whose seal appears
hereon from any liability resulting from said unauthorized
modifications.  The signed and sealed original is the official
document and shall take precedence over any digital version.

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.
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SCALE IN FEET

Note: Caution should be taken in comparing the written scale to
the graphic scale to ascertain if this plan has been enlarged or reduced.
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DEVELOPER: CAPITOL LAND COMPANY
11850 STUDT AVENUE
CREVE COEUR, MO  63141
CONTACT: PAT CUNNINGHAM
PHONE: (314) 991-8900

ENGINEER: THE CLAYTON ENGINEERING COMPANY
2268 WELSCH INDUSTRIAL COURT
ST. LOUIS, MO  63146
CONTACT: KEITH FRYER
PHONE: (314) 692-8888

GENERAL SITE PLAN NOTES:
1. The limits of redevelopment is comprised of ?? acres.  The redevelopment area is located within Adjusted Lot 1 of

“Boundary Adjustment Plat of Clarkson Square Plat One”, recorded in plat book 226, page 56 of the St. Louis
County Recorders office.  This parcel is one of several that make up the Clarkson Square Shopping Center.

2. Present zoning is C-8, Planned Commercial District per Ordinance No. 2020, adopted August 19, 1996.  No rezoning
is proposed.  Proposed uses and construction conforms to the existing ordinance. An amendment to the current
ordinance was approved on September ___, 2023 per Ordinance No. ____________.

3. Site is served by the following utility companies:
a. Metropolitan St. Louis Sewer District
b. Ameren UE
c. Laclede Gas Company
d. SBC
e. Missouri American Water Company

4. Fire Protection is provided by the Monarch Fire Protection District.
5. Site lighting consists existing “shoe-box” type fixtures on thirty (30') high poles.  These existing fixtures and poles

will remain in place with no changes made to them. Wall mounted lighting exists along the perimeter of the building
will remain in place with no changes made to them.  Bollard lights exist at several locations around the building and
will remain in place with no changes made to them.  The existing lighting fixtures conform to the City's current
lighting ordinance.

6. All rooftop mechanical equipment on the existing building is screened.
7. Proposed building construction includes demolition of the existing front canopy and brick pillars and construction of

new front entry canopy.  The lower level and rear of the building will remain unchanged.
8. Retaining wall will match existing material and colors.
9. The existing brick trash enclosure is six feet in height and contains fully screened doors.
10. Any new utilities will be constructed underground.
11. Existing and proposed height of building/front entry to be 52'.
12. Parking counts will remain unchanged as building footprints will remain the same.
13. Existing landscaping to remain unchanged.

AREA
USE PARKING

SPACESPARKING*
REQUIREDGROSS

PARKING TABLE

EXISTING

BUILDING
RATIO

FLOOR AREA GREEN SPACE
PERCENTAGE

UNCHANGEDPROPOSED

TOTAL PARKING PROVIDED = 229 SPACES*
TOTAL LOADING SPACES REQUIRED AND PROVIDED = 2 @10'x25' & 1 @10'x40'
*REQUIRED SPACES DO NOT REFLECT 20% REDUCTION ALLOWED FROM SHARED USE

RETAIL 25,347 S.F. 5 P.S. / 1000 S.F. 127 0.37/1.25=0.30 15%

CLARKSON
SQUARE

PROJECT
AREA

_____________________, the owner(s) of the property shown on this plan for and in
[Name of Owner(s)]
consideration of being granted approval of said plan to develop property under the provisions of
Section 03._________________, C-8                  of City of Chesterfield Unified Development

       (applicable subsection)      (present zoning)
Code, do hereby agree and declare that said property from the date of recording this plan shall be
developed only as shown thereon, unless said plan is amended by the City of Chesterfield, or
voided or vacated by order of ordinance of the City of Chesterfield Council.

(Signature): ______________________________

(Name Typed): _________________________________

State of ____________________)
        ) SS.

County of __________________)

On this _______ day of ____________________, A.D., 20___, before me personally appeared
________________________, to me known, who, being by me sworn in, did say
(Officer of Corporation)
that he/she is the __________________________ of __________________________________ a

(Title)  (Name of Corporation)
corporation in the State of _____________, and that the seal affixed to the foregoing instruments
is the corporate seal of said corporation, and that said instrument was signed on behalf of said
corporation by authority of its Board of Directors, and the said___________________________

(Officer of Corporation)
acknowledged said instrument to be the free act and deed of said corporation.
In Testimony Whereof, I have hereunto set my hand and affixed my Notarial Seal at my Office in
_________________, the day and year last above written.
(County and State)

My term expires ________________________.

____________________
(Notary Public)

This Site Development Plan was approved by the City of Chesterfield Planning Commission and
duly verified on the _____ day of _________________, 20___, by the Chairperson of said
Commission, authorizing the recording of this Site Development Plan pursuant to Chesterfield
Ordinance Number 200, as attested to by the Director of Planning and the City Clerk.

_____________________
Justin Wyse, AICP
Director of Planning
City of Chesterfield, Missouri

_____________________
Vickie McGownd, City Clerk
City of Chesterfield, Missouri

This is to certify that this Partially Amended Site Development Plan
represents all existing and proposed land divisions.

The Clayton Engineering Company
By: ????
Mo. LS ????
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