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Planning Commission Staff Report 
 

Project type:  Amended Site Development Section Plan 
 

Meeting Date:  January 22, 2024 
 

From:   Shilpi Bharti, Planner  
 

Location:  1707 Clarkson Road 
 

Description: Clarkson Square, Lot B (Black Salt): Amended Site Development Section Plan, Landscape 

Plan, and Amended Architectural Elevations for a restaurant located on a 1.29-acre tract 

of land located west of Clarkson Road and south of Lea Oak Drive, zoned “C8”- Planned 

Commercial District.  

 

PROPOSAL SUMMARY 
Caplaco Four, Inc. and Caplaco One Inc. on 

behalf of Black Salt Indian Restaurant has 

submitted an Amended Site Development 

Section Plan for Clarkson square Lot B. The 

Amended Site Development Section Plan 

propose changes in the existing landscape 

plan, and provides outdoor dining for tenant 

“Black Salt Indian Restaurant”. The outdoor 

dining will be open during summer time, and 

will be covered by vinyl walls during winter 

time.  
 

VII.B.       

Figure 1: Subject Location 

Subject  
Site 
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Figure 2: Site Plan  

HISTORY OF SUBJECT SITE 
Clarkson Square Subdivision consists of eight (8) lots. The subject site is located in Lot B. The site was 
zoned “C8” - Planned Commercial District prior to City was incorporated following the St. Louis County 
ordinance 13,013. In 1995, the ordinance was repealed and replaced with the City ordinance 2020. In 
2018, ordinance 2020 was amended to remove the restriction on the number of restaurants permitted 
for a 34.8-acre tract of Clarkson Square Subdivision. The current ordinances governing the site is are 
ordinance 2999 and 2020.  
 
The Concept plan and the Landscape plan for the subdivision were approved in 1983.  
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Figure 3: Subdivision map 

STAFF ANALYSIS 
The applicant is proposing 700 square feet of outdoor 
dining that will provide 46 outdoor seats. The outdoor 
dining expansion will be removing some existing shrubs 
from the site. There is no change in the existing access to 
the site or the building. The parking on site meets the 
minimum parking requirement. The applicant is also 
providing protective traffic bollards at the front (south 
east corner).  
 

 

Elevations: 
The outdoor dining will be covered with wood fascia 
canopies with prefinished metal coping. The edge will 
have a 6’ X 6’ wood planter and a 36” high ornamental 
fence. During the winter time, the outdoor dining will be 
covered with vinyl enclosure with transparent vinyl 
windows.   
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Figure 5: North Side Elevation without vinyl enclosure            

 
Lighting 
There are no proposed changes to the site existing 
lighting in conjunction with this request. There will be 
three (3) decorative torchieres with polished brass torch 
& dark bronze poles at the front on the south side of the 
building.  
 
Landscaping 
The proposed landscaping surrounds the outdoor dining 
area. Proposed landscaping includes shrubs and grasses.                                                                        
                                                                                    

Access, Circulation, and Parking: 
The site consists of strip mall with a mix of uses such as 
office, restaurants and grocery. The site has total five 
existing access. One from Lea Oak Drive on the north, 
two from Clarkson and two from Baxter Road. The 
closest access to the tenant space “Black Salt Indian 
Restaurant” is Lea Oak drive. The strip mall has total of 
814 parking spaces which are shared parking spaces for 
tenants. As per City of Chesterfield Unified Development 
Code, the minimum parking required for proposed tenant 
including the outdoor seating is 8 spaces.                                                                         
 
 
 
 
 

Figure 6: North Side Elevation with vinyl enclosure 

Figure 7: Landscape Plan 
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Rendering 

 

 
Figure 8: Rendering  

 
ARB MEETING REPORT 
The project was reviewed by the Architectural Review Board members on December 14, 2023. At that 
time, the Board passed a motion to forward the Amended Site Development Section Plan, Landscape 
Plan, and Amended Architectural Elevations to the Planning Commission with a recommendation to 
approve as presented. 
 

DEPARTMENTAL INPUT 
Staff has reviewed this proposed development and found it to be in compliance with the City’s Unified 
Development Code and site-specific ordinances. All outstanding comments have been addressed at this 
time. Staff recommends approval of the Amended Site Development Section Plan, Landscape Plan, and 
Amended Architecture Elevations for Clarkson Square, Lot B (Black Salt Indian Restaurant). 
 

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, Landscape Plan, and 
Amended Architectural Elevations for Clarkson Square, Lot B (Black Salt Indian Restaurant), as 
presented, with a recommendation for approval (or denial).”  
 



Planning Commission Staff Report                                                                                            Clarkson Square, Lot B (Black Salt Indian Restaurant) 
January 22, 2024                            Amended Site Development Section Plan 

6 | P a g e  

 

2) “I move to approve the Amended Site Development Section Plan, Landscape Plan, and Amended 
Architectural Elevations for Clarkson Square, Lot B (Black Salt Indian Restaurant) with a 
recommendation for approval with the following conditions…” 

 
Attachments 

1. Planning Commission Packet Submittal 
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December 4,2023 

ARCHITECT’S STATEMENT OF DESIGN-Black Salt Indian Restaurant: Proposed Outdoor Dining 

 

Introduc on:  

The project is to be located in an exis ng landscaped area immediately adjacent to the east exterior wall 
of the exis ng Black Salt Indian Restaurant, located at 1709 Clarkson Road in Clarkson Square Shopping 
Center. It comprises a 46 seat, covered, outdoor dining area for year-round use, various screening 
devices, and protec ve traffic bollards set amidst plan ngs inspired by Indian landscaping. The design 
intent is to accentuate the primarily brick, EIFS, and shingled mansard exis ng by the use of 
complimen ng materials that recall the shopping center’s current color scheme.  Exis ng sightlines are 
respected and extended by flat canopies of varying heights. These, in addi on to decora ve site 
improvements, provide an aesthe c end to the original building and return the viewer’s eye back to the 
exis ng restaurant’s entrance. 

 

1. Scale  
The addi on’s scale is intended to be more aligned with pedestrian traffic while giving an 
architectural “nod” to the shopping Center’s original scale with three separate canopies that 
increase in height as the proposed structure recedes from the main drive. 
 

2. Design  
The organizing scheme u lizes three dis nct covered areas that redirect the diner 90 degrees as 
they transi on from the exis ng interior entry to two covered outdoor dining areas. Height and 
size of the proposed spaces increase as one traverses them, while visual access to the exterior 
con nually varies.  
The addi on is intended for use throughout the year, having its own hea ng and cooling system 
and retractable vinyl shades (with large transparent viewing panels) for protec on from 
inclement weather. Exis ng mansard roof and parapets will screen any required new mechanical 
units. An exis ng trash enclosure located at rear of the exis ng building will con nue to serve 
the restaurant.  
 

3.  Materials and Colors 
 Materials and colors were chosen to work with the exis ng structure while espousing a pale e 
more symbolic of the outdoor environment and reminiscent of the exis ng landscaped area 
being replaced. Where applicable, material such as the aluminum and glass clerestory window 
strip replicate the exis ng storefront. Bollard height and color are intended to minimize their 
presence and juxtapose the exis ng, high, black-shingled mansard roof. 
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4. Landscape Design and Screening  
Proposed Landscaping is intended to match scale of the replaced plan ngs and provide the 
colors/textures of shrubs and flowers found in the same northern por on of India from which 
Black Salt Indian Restaurant derives its menu. Screening, in the form stacked cedar low walls, 
planters, and black, ornamental fencing, allows protected glimpses of the dining experience to 
the passersby and gradually obstructs the patron from u litarian views present at rear of the 
building.  
 

5. Signage and Sign Package  
All new signage will be incorporated through a separate submi al. 
 

6. Site Ligh ng  
Exis ng Site ligh ng will remain in its current condi on. Three decora ve gas flame torchieres 
are to be located at east (front) eleva on but provide no significant illumina on. 
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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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Catch Basin/Curb Inlet/Area Inlet

Double Catch Basin/Curb Inlet

Flared End Section

Grated Inlet

Manhole

Grated Manhole

HDS Unit

Drain

Sign
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Utility Pole

Faucet

Fire Hydrant

Valve or Meter (Gas or Water)

Cable TV Box

Electric Co. Box

Electric Meter

Telephone Co Box

Traffic Signal

Traffic Signal Box
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Evergreen Tree

Bush

Test Hole/ Soil Boring

ADA Parking Space

Parking Space Count#

AREA
USE PARKING

SPACESPARKING*
REQUIREDGROSS

PARKING TABLE

EXISTING

BUILDING
HEIGHT

BUILDING

UNCHANGEDPROPOSED

TOTAL OVERALL PARKING PROVIDED = 814 SPACES*
TOTAL LOADING SPACES REQUIRED AND PROVIDED = 2 @10'x25' & 1 @10'x40'
*REQUIRED SPACES DO NOT REFLECT 20% REDUCTION ALLOWED FROM SHARED USE

RESTAURANT 1,274 S.F. 4.5 P.S. / 1000 S.F. 6 1 Story or 30', 52' from Baxter Road

CLARKSON
SQUARE

_____________________, 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 Amended Site Development Section 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 Amended Site Development
Section Plan pursuant to Chesterfield Ordinance Number 2999, 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

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

PREPARED FOR:
BLACK SALT RESTAURANT
1709 CLARKSON ROAD
CHESTERFIELD, MO  63017
CONTACT: SANJIV SHEKHAR
PHONE:  314-226-4164
SANJIVSHEKHAR@GMAIL.COM

GENERAL SITE PLAN NOTES:
1. The limits of redevelopment is comprised of 1.30 acres.  The redevelopment area is located within Lot B 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 April 18, 2018 per Ordinance No. 2999.

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.  Permit plans will be provided to the fire district
for review and approval.

5. Permit plans will be submitted to the Metropolitan St. Louis Sewer District for review and approval.
6. School district boundaries are within Parkway School District.
7. 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.

8. All rooftop mechanical equipment on the existing building is screened.
9. Proposed construction includes new side door entry, patio, planter boxes and architectural roof structure.
10. The existing brick trash enclosure is six feet in height and contains fully screened doors.
11. Any new utilities will be constructed underground.
12. Existing and proposed height of building/front entry to be 52'.
13. Parking counts will remain unchanged as building footprints will remain the same. The shopping center provides

for shared parking for all tenant spaces.
14. FEMA Firm panel: 29189C0164K

We have examined flood insurance rate map (community panel number 29189C0164K, having an 
effective date of February 4, 2015, of the national flood insurance program prepared by the federal emergency
management agency for the area containing the subject property.  by graphic plotting only, the subject property
is located within other areas zone 'x' (no screen) - areas determined to be outside the 0.2% annual chance 
floodplain.  this note is for the purpose of providing information as indicated on the current flood insurance rate
map for this area, and should not be construed as an indication as to whether flood insurance should, or should
not be purchased.

15.  Refer to architectural plans for additional details regarding the patio structure.
16. Open space requirements per city code are not listed as part of the recorded ordinance for this development.

Refer to ordinance number 2999.
17. No trees will be disturbed as part of this project.

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

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

AREA OF IMPROVEMENTS
SEE SHEET 2 OF 2

OVERALL COMMERCIAL 108,615 S.F. 4.5 P.S. / 1000 S.F. 489
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CONCRETE PATIO

NEW DOOR

ROOF OVERHANG,
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STACKED 6X6 WOOD
SCREEN WALL, TYP.
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#1709 Clarkson Rd.
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MISSOURI ONE-CALL SYSTEM INC.
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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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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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