PLANNING AND ZONING COMMISSION MEETING
Wednesday, December 01, 2021
6:00 PM
Online Via Zoom https://us02web.zoom.us/j/3147295000
Download Zoom Here: https://zoom.us/download#client_4meeting or
from the Apple App Store or Google Play Store

Agenda
1.

CALL TO ORDER

2.

ROLL CALL

3.

APPROVAL OF MINUTES

4.

HEARINGS

4.a. Residential Fence Exception: RES-EXC-2-21 for 851 Liggett
Public Hearing Notice P&Z -851 Liggett.pdf
Res-Exc-2-21 Staff Report-851-Liggett.pdf
4.b. Public Hearing: Modification of maximum lot coverage for residential parcels
Public Hearing - Lot Size Amendment for Residential PZ Oct 2021.pdf
2021-10-27 PZ Memo - Ord. Code Change for amount of imperveous cover allowed on
residential lots.pdf
Ordinance - Amend Table 26-16 - Exhibit A (10112021) (02044206x7A478).pdf
Ordinance - Amend Table 26-16 (10112021) (02044231x7A478).pdf
4.c. Public Hearing: Modification of lot size Calculation for residential zoning districts.
Public Hearing - Lot Size Calculation PZ Oct 2021.pdf
2021-10-27 PZ Memo - Ord. Code Change for impervious surface change
requirements.pdf
Ordinance - Amend SEc 26-17 re Impervious surface-rev sept 2021.pdf
NEW BUSINESS
Variance PZVAR-1-21: Wall Signs for McDonald's at 9915 Watson Road
PZVAR-1-21 Staff Report-9915 Watson-McDonalds.pdf
Planning and Zoning Commission
Meeting Agenda
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Page | 1 of 2

1

5.

DISCUSSION

6.

ALDERMANIC REPORT

7.

ADJOURNMENT

ANYONE WITH SPECIAL NEEDS WISHING TO ATTEND, PLEASE PHONE 729-4700 SO
THAT THE CITY MAY MAKE APPROPRIATE ACCOMMODATIONS FOR YOU.
Note: Due to ongoing City business, all meeting agendas should be considered tentative.

Planning and Zoning Commission
Meeting Agenda
December 01, 2021
Page | 2 of 2
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Notice of Public Hearing
City of Crestwood
A fence provision exception for 851 Liggett Avenue
*Due to COVID-19 the Planning, Zoning, and Architectural Review Commission meeting will be
conducted online via Zoom.*
Notice is hereby given that a Public Hearing will be held before the Planning, Zoning and Architectural
Review Commission of the City of Crestwood, on Wednesday, October 6, 2021, at 6:00 p.m. for the
purpose of hearing all citizens’ written and oral comments regarding a requested exception for a fence
installation at 851 Liggett Avenue. The petitioner is requesting the installation of a wooden privacy fence
along the property line of a portion of the front yard facing Tower Place. Members of the public may
access the meeting by navigating to the following link: https://us02web.zoom.us/j/3147295000. If
prompted, enter the following Meeting ID: 314 729 5000. Comments may be submitted in writing prior
to 3:00pm the day of the meeting to the City Planner by email to jcruz@cityofcrestwood.org or over
Zoom during the meeting. All written comments must contain the name and address of the commenter to
be read during the meeting.
By order of the Board of Aldermen, City of Crestwood, Missouri
ATTEST:
/s Helen Ingold
City Clerk
City Clerk’s Office received from Public Works Department and dated: 11/10/2021.
Posted in Government Center Lobby and on the City’s Website on 11/10/2021.
***ANYONE WITH SPECIAL NEEDS WISHING TO ATTEND MAY CALL (314)
729-4700 SO APPROPRIATE ACCOMMODATIONS CAN BE MADE***
One Detjen Drive * Crestwood, Missouri 63126-1697 * 314-729-4700 * Fax 314-729-4794
www.cityofcrestwood.org
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

APPLICATION NUMBER:

RES-EXC-2-21

APPLICATION (PROJECT) NAME:

RESIDENTIAL FENCE (FRONT YARD FENCE)

APPLICANT:

KEVIN AND KRISTINE FORBES
851 LIGGETT DRIVE
CRESTWOOD, MO 63126

PROPERTY OWNER NAME:

KEVIN AND KRISTINE FORBES

APPLICANT’S REQUEST:

CONSTRUCT A FENCE AROUND THE FRONT SIDE
YARD WITH FRONTAGE ON TOWER PLACE

SITE LOCATION:

851 LIGGETT DRIVE
CRESTWOOD, MO 63126

PARCEL/LOCATOR NUMBER:

26L620104

EXISTING ZONING / PLANNING DISTRICT:

“R-4” RESIDENTIAL

TOTAL SITE AREA:

APPROXIMATELY 0.45 ACRES

P&Z MEETING DATE:

DECEMBER 1, 2021

REPORT DATE:

NOVEMBER 24, 2021

CASE MANAGER:

JOHN CRUZ, CITY PLANNER

RECOMMENDATION:

APPROVAL
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

DESCRIPTION OF THE EXISTING SITE CONDITIONS
The subject site is located at 851 Liggett Drive. It is a single family home that was built by the current
owner-occupants in 2020. The subject site has one (2) structures (in addition to the porch and patio),
the primary home and the garage which total approximately 2,562 square feet in size. This primary use
of the site as a residential dwelling is a permitted use for the current standards of the “R-4”, residential,
for which it is zoned. As the site is bordered by both Liggett Drive and Tower Place, the municipal code
states that since the home was constructed to have the front face Tower Place, Tower Place is the front
yard, and an exception is required to erect a fence here unless it adheres to a ~36ft setback.
A fence has been previously erected without the proper permits and is encroaching onto city property
by four (4) inches. The petitioners have been advised that a variance for this encroachment cannot be
granted and that the existing fence must be removed. The property owners plan on rebuilding the fence
without the encroachment, should The Commission deem it appropriate to grant an exception.

The home at 851 Liggett, as viewed from Tower Place.

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 2 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

NEIGHBORHOOD CONDITIONS / LAND USE
The subject site is a single parcel along a residential street and sits at the southwest corner of Liggett
Drive and Tower Place. It is adjacent to residential parcels on all sides, abutting three (3) of them. The
property address is on Liggett Drive, where a home stood prior to 2020. In that year, the home was
replaced with one that has the front door facing Tower Place.
There is a single entry point to Tower Place via a driveway in front of the home, near the northwest
portion of the parcel. This access point can be seen in Figure 1 in the Appendix of this report. Sidewalks
are not present in this area.
The nearest Metro transit stop is approximately 750 feet northeast of the property near the intersection
of Big Bend Road and Diversey Drive, serving the number 56 “Kirkwood / Webster” bus route.

ZONING CONTEXT
The R-4 Residential zoning district is composed of those areas of the City whose principal use is and
ought to be single-family dwellings on small to moderately sized lots. The regulations of this district are
designed to still create and preserve a suburban character but with slightly smaller lot sizes. In addition
to the dwellings permitted in this district, certain compatible recreational and public uses are
conditionally allowed and strictly regulated to ensure harmony with the principal use of this district.
Across Liggett Drive and Tower Place are residential homes zoned R-4. Down the block on Tower Place
new single-family home construction is currently underway.
Properties which abut the subject site are along Jo Ann Place, with their rear yards bordering Tower
Place or other residential properties on Liggett Drive. They are zoned R-3, Residential.

THIS AREA INTENTIONALLY LEFT BLANK

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 3 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

ZONING CONTEXT CONT.
REFER TO APPENDIX FIG. 2 —ZONING MAP WITH BUILDING FOOTPRINTS

EXISTING CONDITIONS MATRIX

DIRECTION

EXISTING LAND USE

ZONING

COMMENTS

North / East / South

Single-Family Residential

“R-4”

Single Family Homes

West

Single-Family Residential

“R-3”

Single Family Homes

REQUEST
The applicants are requesting a residential exception to
erect a wooden privacy decorative fence across the
perimeter of the front / side yard for the portion of the
property which fronts Tower Place. A fence has
previously been erected in this general location,
however the fence installer failed to obtain the proper
permits to erect the fence, and installed it at an
improper location, encroaching onto city property. As a
variance cannot be granted for encroachments, the
petitioner has been instructed by the Department of
Public Works that the existing fence must be removed,
and may only be replaced with permission from The Commission. A photograph of the existing fence is
shown to the right. The roof of the home can be seen on the left, rising above the fence.
Locations for permitted fences are defined in Section § 26-22 of the Municipal Code, which states that
fences can only be erected in rear or side yards. The only way to conform to the could would be to place
the fence along a ~36ft setback, which would essentially cut their yard in half. They are requesting from
The Commission relief from the setback requirement, with the ability to construct a fence at the property
line along the front yard perimiter and alongsize the driveway, making the fence an “L” shape.
The petitioners feel that the inability to erect a fence in this location will negatively affect their
enjoyment of their property, and that the fence provide privacy for themselves and additional safety for
their young daughters.
851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 4 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

REQUEST CONT.
Section § 26-22(A)(8) of the Municipal Code states that an exception may be granted by The Planning,
Zoning, and Architectual Review Commission if a criteria is met by the applicant. The code essentially
treats this issue similarly as it does Conditional Use Permits, not variances, which is why this matter is
not brought for consideration before the Board of Adjustment. In requesting an exception, the applicant
believes that § 26-22(A)(8) “will substantially impair the reasonable use and enjoyment of the property”.
Staff is comfortable with this request and has worked in coordination with the City Attorney’s office, The
Department of Public Works, and the City Planner to determine that this exception is the most proper
avenue forward for the petitioners.

PREVIOUS PLANNING ACTIONS
There are no previous planning actions related to the subject site.

ANALYSIS
FINDINGS AND APPROVAL
In presenting any application for a residential fence exception, it must be determined that:
A. The exception is in harmony with the intent and purpose of Section 26-22 of the Municipal
Code.
B. The exception will not be injurious to the surrounding property.
C. The exception will not be detrimental to the public welfare.
In doing so, considerations must be taken into account which include the location of the property,
the permitted uses of the property and nearby properties, the prevailing traffic conditions on
adjoining roadways and roadways in the vicinity, and the configuration of the property and
improvements therein.

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 5 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

ANALYSIS, CONT.
THE EXCEPTION IS IN HARMONY WITH THE INTENT AND PURPOSE OF SECTION § 26-22 OF THE
MUNICIPAL CODE
Chapter 26, Article V, Section § 22 “Fencing” has one (1) subsection which directly relate to the
construction of new aluminum fencing.
Subsection (A)(1) states that: “Decorative and/or decorative sight-proof fences not more than six feet in
height generally of the types as shown in Figure 26-22-1 may be located only within rear or side yards
and are prohibited from extending beyond the front building line. On corner lots having two front yards
(double frontage), fences may be located within the front yard deemed to be the side yard based on the
street frontage that the primary building entry faces.”

FINDING

The City Planner finds the proposed fence is in harmony with the purpose and intent of § Section 2622 of the Municipal Code. Much of this section discusses appropriate building materials, ongoing
maintenance, and appropriate colors. The fence style and building materials being requested are
similar to one (1) of the examples given for a decorative sight-proof fence in § Section 26-22 for
appropriate fence types.

THE EXCEPTION WILL NOT BE INJUROUS TO THE SURROUNDING PROPERTY
The exception is located with a frontage along Tower Place, a residential area with a mix of mid-century
and modern construction in R-3 and R-4 residential zoning districts. Sidewalks are not present in this
area and persons traveling on foot will likely be doing so in the roadway.
The dwelling at 851 Liggett was constructed in 2020, and had the property been constructed so that
the front door faced Liggett drive and not Tower Place, a fence exception would not be necessary.

THIS AREA INTENTIONALLY LEFT BLANK

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 6 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

ANALYSIS, CONT.
FINDING

The City Planner finds the proposed exception is will not be injurious to the surrounding properties.
The property closest to the fence is at 26 Jo Ann Place, which has a rear yard which “fronts” tower
place. With the vegetation, it is probable that the residents of 26 Jo Ann will not even see the fence.
While homes at 921 and 907 Tower Place will be able to see the fence from their front yards, the City
Planner finds that there is no reason to believe that these properties would be injured by the fence.

ANALYSIS, CONT.
THE EXCEPTION WILL NOT BE DETRIMENTAL TO THE PUBLIC WELFARE
Interactions that the public will have with the proposed exception are likely to be limited to driving,
cycling, or walking past it. The proposed fence will not limit the ability of persons nearby to detect
nearby potential health or safety concerns. It does not impede any sight triangles.

FINDING

The City Planner finds that the proposed exception will not be detrimental to the public welfare.

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 7 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

FINDINGS AND RECCOMENDATION
HARMONY WITH THE INTENT AND PURPOSE OF SECTION 26-22 OF THE MUNICIPAL CODE
1. The City Planner finds that the request is harmonious with the intent and purpose of Chapter 26,
Article V, Section § 22 “Fencing”.
INJURY TO SOURROUNDING PROPERTY
2. The City Planner finds that the request is will not cause injury to surrounding property.
PUBLIC WELFARE DETREMENT
3. The City Planner finds the proposed use will have little to no detriment on public welfare.
EXCEPTION CRITERIA
4. Overall, the City Planner finds that the request meets the exception criteria, outlined under Section §
26-22 (A)(8) of the Municipal code.

RECOMMENDATION
The City Planner recommends the approval of this exception for a residential fence with the following
three (3) conditions:
1) All permits and plans conform to all provisions of Section § 26-22 of the Municipal Code.
2) All permits and plans be reviewed and approved by the Department of Public Works.
3) Construction of the fence begin no later than six (6) months from the date of exception approval.

John Cruz
City Planner

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 8 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

APPENDIX
SUPPLEMENTAL MAPS AND EXHIBITS
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
FIGURE 1: AERIAL PHOTOGRAPH

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
FIGURE 2: ZONING MAP WITH BUILDING FOOTPRINTS

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
EXHIBIT A: BOUNDARY AND IMPROVEMENT SURVEY SHOWING CURRENT LOCATION OF
ENCROACHING FENCE

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
EXHIBIT B: EXISTING FENCE VIOLATION LETTER

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
EXHIBIT B: PICTURES OF FENCE ENCROACHING ON CITY PROPERTY

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 14 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
EXHIBIT C: VIEW FROM PROPERTY OF TOWER PLACE HOMES

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 15 of 16
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO
EXHIBIT C: PICTURES OF 851 LIGGETT

851 Liggett Drive
Request for a Fence Exception

December 1, 2021
Page | 16 of 16
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1 Detjen Drive
Crestwood, MO 63126
(314) 729-4720

DEPARTMENT OF PUBLIC SERVICES
Notice of Public Hearing
City of Crestwood

Amending Chapter 26, Article IV, 26-16(A) of the Municipal Code of Crestwood, Missouri
*Due to COVID-19, both the Planning, Zoning, and Architectural Review Commission and the
Board of Aldermen meeting will be conducted online via Zoom.*
Notice is hereby given that a Public Hearing will be held before the Planning, Zoning and
Architectural Review Commission of the City of Crestwood on Wednesday, October 27, 2021,
at 6:00 p.m. for the purpose of hearing all citizens’ written or oral comments regarding the
amendment of Chapter 26, Article IV, Section 26-16(A) of the Municipal Code of the City of
Crestwood, Missouri regarding the maximum lot size coverage for residentially-zoned properties.
This amendment will change the maximum lot size from 30% of site coverage to 40%. Members
of the public may access the meeting by clicking the following link:
https://us02web.zoom.us/j/3147295000. If prompted, enter the following Meeting ID: 314 729
5000. Written comments may be submitted prior to 3:00pm the day of the meeting to the City
Planner by email to jcruz@cityofcrestwood.org or during the meeting via Zoom. All written
comments must contain the name and address of the commenter to be read during the meeting.
By order of the Board of Aldermen, City of Crestwood, Missouri
ATTEST:
/s Helen Ingold
City Clerk
City Clerk’s Office received from Public Works Department and dated: 10/08/2021.
Posted in Government Center Lobby on 10/08/2021.
***ANYONE WITH SPECIAL NEEDS WISHING TO ATTEND MAY CALL (314) 7294700 SO APPROPRIATE ACCOMMODATIONS CAN BE MADE***
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MEMORANDUM
To:

Planning, Zoning and Architectural Review Commission

From:

John Cruz, City Planner

Date:

October 27, 2021

Subject:

Modification of Maximum allowable impervious cover for R1 – R5

A PROPOSED AMENDMENT TO CHAPTER § 26-16 OF THE MUNICIPAL CODE
The proposed amendment is a change to the maximum allowable amount of impervious cover
on residential lots as defined in Chapter 26, Article IV, Section § 26-16.
At the October 6th regular meeting of The Commission, discussion continued around a proposed
change to Section § 26-17, which would re-define the way that lot coverage is calculated, which
would include all impervious cover on a site. The Commission felt that in order for such an
ordinance to be proper, that the maximum allowable lot coverage should also be increased.
The proposed amendment to the code would increase the amount of allowable impervious
cover from 30% to 40% for all residential lots. This keeps the standard even throughout all
residential parcels, and easy for residents to understand.
By increasing the amount of allowable impervious cover, the odds that a resident will need to
obtain a variance from the Board of Adjustment will decrease substantially, and the number of
non-conforming parcels will be reduced. While the goals of encouraging additional stormwater
management on site and the use of pervious surface for driveways and walkways will continue,
the proposed amendment to Section § 26-16 will ensure that Crestwood can pursue these goals
without placing additional burdens on homeowners.
The Planning, Zoning and Architectural Review Commission can recommend approval of the
proposed ordinance, approval with modifications, deny, or continue to hold the public hearing
open until a later meeting. If approved, a public hearing will be scheduled at the Board of
Aldermen before the end of the year.
RECCOMENDED ACTION
The City Planner recommends the approval of the ordinance before the Planning, Zoning and
Architectural Review Commission.
1
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John Cruz
City Planner

2
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Exhibit A
Table 26-16 Summary of Standards
Lot Area and Coverage
Yard Requirements (Setbacks)
Zoning District

Min. Width
Maximum
Min. Area Min. Width
Min.
@ Street
Coverage of
(Sq. Ft. or
@ Bldg.
Depth
R.O.W.
Buildings and
Acres)
Line (Feet)
(Feet)
(Feet)
Structures (%)

Front
(Feet)

Side
Rear (Feet) 3
(Feet) 3

Maximum Building Height
Other Acc.
Detached
Principal
Structures or
Garage
Bldg.
Outbuildings
(Stories/Feet) (Feet) 1
1
(Feet)

R-1 Single-Family Residential 2

20,000 SF

100

50

150

30% 40

45

12

35 or 20% of
2 1/2 Stories
lot depth but
but not more
not greater
than 35
than 50

15

10

R-2 Single-Family Residential 2

15,000 SF

80

50

125

30% 40

45

12

35 or 20% of
2 1/2 Stories
lot depth but
but not more
not greater
than 35
than 50

15

10

R-3 Single-Family Residential 2

10,000 SF

75

50

125

30% 40

35

8

30 or 20% of
2 1/2 Stories
lot depth but
but not more
not greater
than 35
than 35

15

10

R-4 Single-Family Residential 2

7,500 SF

55

35

125

30% 40

30

7

30 or 20% of
2 1/2 Stories
lot depth but
but not more
not greater
than 35
than 35

15

10

R-5 Single-Family Residential 2

6,000 SF

50

35

100

30% 40

30

6

30 or 20% of
2 1/2 Stories
lot depth but
but not more
not greater
than 35
than 35

15

10

C-1 Local Business

5 AC 4

NA

150

150

No Limit

30 5

56

25 6

2 1/2 Stories
but not more
than 35 1

NA

Subject to 26150 & 26-160

None 6

3 Stories but
not more than
45 1

NA

Subject to 26150 & 26-160

See Article IV- Sec. 26-18

WROA Watson Road Overlay Area
M-1 Light Industrial

5 AC 4

NA

75

150

80

30

5 2, 6

PD-R Planned Development Residential
2.5 AC
2.5 AC
PD-C Planned Development Commercial
All Planned Development is subject to the provisions of Article III, Section 26-090 (Planned Developments) and the requirements
and standards established by the ordinance approving the development plan for the project.
2.5 AC
PD-M Planned Development Industrial
PD-MXD Planned Development Mixed Use 2.5 AC
1
See Section 26-16(B) Exceptions and Supplementary Standards , for additional regulations.
2

See Section 26-16(B) and 26-17 for applicable exceptions.

3

Corner lots shall have a side yard and a rear yard adhering to the requirements specified. In addition, the front yard requirements shall apply to all areas adjoining street rights-of-way.

4

Unless abutting an existing commercial (C-1) or industrial (M-1) zoning district

5

Except as may be required in the WROA

6

Except 50 feet when abutting an “R” District
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BILL NO. _________

ORDINANCE NO. ________

AN ORDINANCE AMENDING TABLE 26-16 OF SECTION 26-16 OF
ARTICLE IV OF CHAPTER 26 OF THE MUNICIPAL CODE OF THE CITY OF
CRESTWOOD, MISSOURI, RELATING TO THE MAXIMUM COVERAGE OF
BUILDINGS AND STRUCTURES IN RESIDENTIAL ZONING DISTRICTS
WHEREAS, Chapter 89, RSMo authorizes the City of Crestwood (the “City”) to divide
the City into districts, and to regulate and restrict the uses of buildings, structures, or land within
such districts; and
WHEREAS, City staff recommends that Table 26-16 contained in Section 26-16 of the
Municipal Code of the City of Crestwood, Missouri (the “Code”) be amended to increase the
percentage of maximum cover of buildings and structures in the residential zoning districts within
the City; and
WHEREAS, City staff submitted the proposed amendment to Chapter 26 of the Code to
the Planning, Zoning, and Architectural Review Commission (the “Commission”), and the
Commission held a hearing on October 27, 2021, with notice to the public as required by Sections
26-8(E) and 26-9(E) of the Code; and
WHEREAS, a majority of the Commission recommended that the Board of Aldermen
approve the proposed amendment; and
WHEREAS, the Board of Aldermen held a public hearing on ______________, 2021, with
notice to the public as required by Section 26-9(G) of the Code; and
WHEREAS, the Board of Aldermen finds that the proposed amendments to Table 26-16
of Section 26-16 of the Code, relating to maximum coverage of buildings and structures, would be
in the best interest of the City.
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE
CITY OF CRESTWOOD, MISSOURI, AS FOLLOWS:

24

SECTION 1: Table 26-16 of Section 26-16 of Article IV of Chapter 26 of the Municipal
Code of the City of Crestwood, Missouri, is hereby amended to read as set forth in Exhibit A (with
repealed language struck through and new language in red), attached hereto and incorporated by
reference.
SECTION 2: The remaining provisions of Chapter 26 of the Code shall remain in full
force and effect.
SECTION 3: This Ordinance shall be in full force and effect from and after its passage
by the Board of Aldermen and its approval by the Mayor.

PASSED AND SIGNED this _____ day of __________, 2021.

________________________________________
Mayor
ATTEST:
________________________________
City Clerk
APPROVED this ____day of ___________, 2021.
___________
_______________________________________
Mayor

2
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EXHIBIT A
[Table 26-16]

3
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1 Detjen Drive
Crestwood, MO 63126
(314) 729-4720

DEPARTMENT OF PUBLIC SERVICES
Notice of Public Hearing
City of Crestwood

Amending Chapter 26, Article IV, 26-17(C) of the Municipal Code of Crestwood, Missouri
*Due to COVID-19, both the Planning, Zoning, and Architectural Review Commission and the
Board of Aldermen meeting will be conducted online via Zoom.*
Notice is hereby given that a Public Hearing will be held before the Planning, Zoning and
Architectural Review Commission of the City of Crestwood on Wednesday, October 27, 2021,
at 6:00 p.m. for the purpose of hearing all citizens’ written or oral comments regarding the
amendment of Chapter 26, Article IV, Section 26-17(C) of the Municipal Code of the City of
Crestwood, Missouri regarding the lot size calculation for residentially-zoned properties. This
amendment will change the lot size calculation to include all impervious cover. Members of the
public
may
access
the
meeting
by
clicking
the
following
link:
https://us02web.zoom.us/j/3147295000. If prompted, enter the following Meeting ID: 314 729
5000. Written comments may be submitted prior to 3:00pm the day of the meeting to the City
Planner by email to jcruz@cityofcrestwood.org or during the meeting via Zoom. All written
comments must contain the name and address of the commenter to be read during the meeting.
By order of the Board of Aldermen, City of Crestwood, Missouri
ATTEST:
/s Helen Ingold
City Clerk
City Clerk’s Office received from Public Works Department and dated: 10/08/2021.
Posted in Government Center Lobby on 10/08/2021.
***ANYONE WITH SPECIAL NEEDS WISHING TO ATTEND MAY CALL (314) 7294700 SO APPROPRIATE ACCOMMODATIONS CAN BE MADE***
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MEMORANDUM
To:

Planning, Zoning and Architectural Review Commission

From:

John Cruz, City Planner

Date:

October 27, 2021

Subject:

Impervious Surface Calculations for All Lots

A PROPOSED AMENDMENT TO CHAPTER § 26-17(C) OF THE MUNICIPAL CODE
The proposed amendment is a change in the standards applicable to specific uses and districts,
defined in Chapter 26, Article IV, Section § 26-17 and would amend the way that the maximum
lot coverage is calculated.
Section § 26-17(C) defines the way that maximum lot coverage is calculated, and currently
states that the lot coverage shall be calculated using only building footprints as measured along
the outside wall at ground level or as viewed from above. This was added to the municipal code
as Chapter 26, Section § 26-184, enacted by ordinance 3140; approved by the Board of
Aldermen on November 14, 1989. It was affirmed in the January 2021 zoning code update.
A change to the ordinance now specifically references a definition to “impervious cover”, as
defined in § 26-24. The proposed amendment would include all impervious cover when
calculating lot coverage for all zoning districts in the City of Crestwood. City staff has taken the
position that this is a modern way to calculate the lot coverage of a parcel and is proposing that
this section of the municipal code. If approved, Section § 26-17(C) will read:
“Area regulations; maximum lot coverage calculation. In computing the amount of lot
coverage, the amount of coverage shall include the total area of all impervious cover as
defined in Article IX , (Site and Landscape Design Standards) § 26-24 (Stream Buffer
Protection), of this chapter. Principal and accessory buildings shall be measured along
the outside wall at ground level or above as viewed from above and includes all
projections other than fire escapes, canopies, or the first three feet of a roof overhang.”
Section § 26-24 defines impervious cover as “Any man-made paved, hardened or structural
surface regardless of material. Impervious cover includes, but is not limited to, rooftops,
buildings, streets, roads, decks, swimming pools and any concrete or asphalt.”
The department of public works has stated that an additional land survey will not be required as
part of any flatwork or impervious cover approvals process, unless it is otherwise required due
to the scope of work. They have also noted that as these reforms are put into action, there may
1
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be additional parts of the code which The Commission may consider revising. This could include
further revisions to the amount of allowable impervious cover or a potential to consider
reducing required setbacks.
This regulation, in combination with the recently passed ordinance modifying the standards for
stormwater management for residential properties, a requirement for a flatwork permit, and the
increasing of the amount of impervious cover on residential lots will modernize Crestwood’s
standard for lot coverage and ensure that proper measures are being taken so that changes to
one person’s property will not negatively impact their neighbors.
The Planning, Zoning and Architectural Review Commission can recommend approval of the
proposed ordinance, approval with modifications, deny, or continue to hold the public hearing
open until a later meeting. If approved, a public hearing will be scheduled at the Board of
Aldermen before the end of the year.
RECCOMENDED ACTION
The City Planner recommends the approval of the ordinance before the Planning, Zoning and
Architectural Review Commission.

John Cruz
City Planner

2
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BILL NO. _________

ORDINANCE NO. ________

AN ORDINANCE AMENDING SECTION 26-17 OF THE MUNICIPAL CODE
OF THE CITY OF CRESTWOOD, MISSOURI, RELATING TO IMPERVIOUS
SURFACE CALCULATIONS WITHIN THE CITY OF CRESTWOOD
WHEREAS, Chapter 89, RSMo authorizes the City of Crestwood (the “City”) to divide
the City into districts, and to regulate and restrict the uses of buildings, structures, or land within
such districts; and
WHEREAS, City staff recommends that Section 26-17 of the Municipal Code of the City
of Crestwood, Missouri (the “Code”) be amended to update the method of calculating the total
impervious surface of lot sizes within the City; and
WHEREAS, City staff submitted the proposed amendment to Chapter 26 of the Code to
the Planning, Zoning, and Architectural Review Commission (the “Commission”), and the
Commission held a hearing on

, 2021, with notice to the public as required

by Sections 26-8(E) and 26-9(E) of the Code; and
WHEREAS, a majority of the Commission recommended that the Board of Aldermen
approve the proposed amendment; and
WHEREAS, the Board of Aldermen held a public hearing on

, 2021,

with notice to the public as required by Section 26-9(G) of the Code; and
WHEREAS, the Board of Aldermen finds that the proposed amendments to Section 26-17
of the Code, relating to impervious surface calculations, would be in the best interest of the City.
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE
CITY OF CRESTWOOD, MISSOURI, AS FOLLOWS:
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SECTION 1: Section 26-17 of Article IV of Chapter 26 of the Municipal Code of the City
of Crestwood, Missouri, is hereby amended to read as follows (with repealed language struck
through and new language in red):
Sec. 26-17

Standards applicable to specific uses and districts.

…
C.

Area regulations; maximum lot coverage calculation. In computing the amount of lot
coverage, the amount of coverage shall include the total area of all impervious cover
as defined in Article IX , (Site and Landscape Design Standards) § 26-24 (Stream
Buffer Protection), of this chapter. Pprincipal and accessory buildings as shall be
measured along the outside wall at ground level or above as viewed from above and
includes all projections other than open porches, fire escapes, canopies, or the first
three feet of a roof overhang. Roads, driveways, parking lots, and swimming pools
shall be included in maximum lot coverage requirements.

SECTION 2: The remaining provisions of Chapter 26 of the Code shall remain in full
force and effect.
SECTION 3: This Ordinance shall be in full force and effect from and after its passage
by the Board of Aldermen and its approval by the Mayor.

PASSED AND SIGNED this _____ day of __________, 2021.

________________________________________
Mayor
ATTEST:
____________________________________
City Clerk

2
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APPROVED this ____day of ___________, 2021.

_______________________________________
Mayor

3
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

APPLICATION NUMBER:

PZVAR-1-21

APPLICATION (PROJECT) NAME:

MCDONALD’S RESTAURANT SIGNAGE

APPLICANT:

JOE PHILLIPS
PIROS SIGNS, INC.
1818 OLD STATE RD. M,
BARNHART, MO 63012

PROPERTY OWNER NAME:

MCDONALDS REAL ESTATE CO

APPLICANT’S REQUEST:

VARIANCE TO ALLOW FOR MORE THAN ONE (1)
WALL SIGN ON TWO (2) ELEVATIONS

SITE LOCATION:

9915 WATSON ROAD
CRESTWOOD, MO 63126

PARCEL/LOCATOR NUMBER:

25M330607

EXISTING ZONING / PLANNING DISTRICT:

“C-1” LOCAL BUSINESS / WROA

TOTAL SITE AREA:

APPROXIMATELY 1.38 ACRES

P&Z MEETING DATE:

DECEMBER 1, 2021

REPORT DATE:

NOVEMBER 24, 2021

CASE MANAGER:

JOHN CRUZ, CITY PLANNER

RECOMMENDATION:

APPROVAL
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

DESCRIPTION OF THE EXISTING SITE CONDITIONS
The subject site is located at 9915 Watson. McDonald’s has been operating a fast-food restaurant at this
location since on August 30, 1958, the first location in the State of Missouri. It pre-dates the Crestwood
Bowl which opened later that year and the adjoining Fox Creed subdivision, platted in late 1959. The St.
Louis County records show that the current building was built in 1978, when a drive-through component
was added to the fast-food restaurant. The primary structure will be replaced with a new building
starting in the first quarter of 2022, where a conditional use permit was previously approved by The
Board of Aldermen, following a recommendation of approval from The Commission.
The subject site is a single parcel, owned by the business with the building occupying only the single
parcel. The subject site currently has one (1) structure approximately 3,820 square feet in size. This
primary use of the site (“Restaurant - drive-in/drive-through”) is an existing conditional use for the
current standards of the “C-1”, Local business commercial standards, for which it is zoned.

Existing drive-through to be replaced with new building, showing old sign

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 2 of 14
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Report to the Planning, Zoning and Architectural Review Commission - City of Crestwood, MO

NEIGHBORHOOD CONDITIONS / LAND USE
The subject site is located along Watson Road. The site has two access points to Watson Road: one on
the eastern side of the parcel that is “enter only” and one on the western side of the parcel that is “exit
only”. Both access points provide access to both eastbound and westbound traffic as there is a turning
lane on Watson Road. The “exit only” contains two lanes, one for eastbound traffic (left) and another for
westbound traffic (right). These access points can be seen in Figure 1 in the Appendix of this report.
Sidewalks are located on both sides of Watson Road through this area, and are in good condition. The
nearest Metro transit stop is in front of the parcel bordering the subject site to the west at 9919 Watson,
another is directly across the street from the subject site at 9916 Watson. Both provide access to the
number 21 Bus Route.

ZONING CONTEXT
The site is currently zoned “C-1”, Local Business Commercial. The district is composed of those areas of
the City whose principal use is general retail, service, and repair business activities. The regulations of
this district are designed to permit the development of these business activities, to protect adjacent
areas against incompatible uses, and to lessen congestion on public streets. Uses that would function
more effectively in other districts and would interfere with the operation of these business activities as
well as the purpose of this district have been excluded. The subject site has a “PD-C” planned
development property to both the north and east of the site. Across the street to the south is a car
dealership zoned “C-1”, Jim Butler Chevrolet.
To the west of the subject site, there is a small commercial strip center zoned “C-1” along the southern
half of the parcel, which also shares frontage along Watson Road with the subject site. The closest
business to the subject site is a tanning salon. The northern half of the subject site borders a single parcel
that is zoned R-3 Residential, 576 Lodge Drive.
REFER TO APPENDIX FIG. 2 —ZONING MAP WITH BUILDING FOOTPRINTS

DIRECTION
North
East
South
West

EXISTING CONDITIONS MATRIX

EXISTING LAND USE
Planned Development: Commercial
Planned Development: Commercial
General Commercial
Single Family Residential
General Commercial

McDonald’s - 9915 Watson Road
Request for a Sign Variance

ZONING
“PD-C”
“PD-C”
“C-1”
“R-3”
“C-1”

COMMENTS
“Crestwood Center” Strip
“Crestwood Center” Strip
Car Dealership
Single-family homes
Small Strip Center

December 1, 2021
Page | 3 of 14
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REQUEST
Joe Phillips, on behalf of Piros Signs, Inc. is requesting a variance from the sign code to erect more than
one (1) wall sign on multiple elevations of the building (front and side).
These regulations are governed in Section §26-33 of the municipal code. The regulation that the
applicant is seeking relief from is as follows:

REGULATORY COMPLIANCE MATRIX

REGULATION
Number of Wall Signs §26-33(C)(2):
“For a business located on a lot with multiple street or parking frontages, one
wall sign may be permitted on each street/parking side of the building, one
projecting sign may be permitted on each street/parking side of the building, and
one pole sign or ground sign on such lot may be permitted, provided that there
shall not be more than two types of signs.”

COMPLIANCE
Variance Being
Requested

The code allows for more than one sign, however it does not
allow for more than one type of sign. The petitioner could
legally erect a single wall sign and a pole sign, or a single wall
and ground sign, on each elevation that faces parking or the
street, however they are not allowed to erect two wall signs.
The wall signs in question would be the corporate logo (a
yellow “M”) and a raceway letter sign with the name of the
corporate franchise (“McDonalds”).
If these signs were placed closer to each other, with a distance
between them less than the height of the “McDonalds”
raceway sign, it would conform to the code, and staff would
interpret this to be a single sign. The images to the right show
renderings of the proposed signage, with the corporate logo separate from the raceway sign. Additional
sign specifications and drawings can be seen in exhibits B, C, and D of this report.
Staff is comfortable with this request and feels that there is no need from an aesthetics perspective to
force both signs to be close to each other.

THIS AREA INTENTIONALLY LEFT BLANK

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 4 of 14
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PREVIOUS PLANNING ACTIONS
On June 10, 2021, the City of Crestwood Board of Adjustment met to discuss three (3) zoning variances
for the McDonald’s at 9915 Watson Road. Two of the variances were granted as per the applicant’s
request, another was granted with additional conditions. All three (3) variances were given amended
expiration dates of 180 days from 90 days. The full approval letter can be found in the appendix under
Exhibit F.

ZONING VARIANCE REQUEST MATRIX

VARIANCE REQUEST

LEGAL CONFORMITY

OUTCOME

Allow construction of paving within the
landscape buffer.

50ft landscape buffer
required.

Variance approved to construct
paving within a 25ft buffer.

Allow the construction of a combined
trash and storage enclosure within the
required rear-yard setback.

25ft required distance
for the rear-yard setback.

Allow the construction of a six (6) foot
tall Slim-Tek Fence.

Six (6) foot high masonry
fence.

Variance approved to construct
an enclosure at an 18ft, 10in
setback.
Variance approved to construct
a Slim-Tek fence with the
modification that the fence be
eight (8) feet high.

On July 7, 2021 The Commission met to discuss a conditional use permit to operate a drive-through
restaurant operation for the construction of a new McDonalds restaurant to replace the existing one.
The Commission voted to recommend granting the conditional use permit, and the Board of Aldermen
granted the permit at their meeting on July 27, 2021. Construction on the new facility will begin in the
first quarter of 2022, and representatives from McDonalds will be appearing before The Commission in
January, 2021 to request an extension to said conditional use permit, to extend the timeline for
construction.

THIS AREA INTENTIONALLY LEFT BLANK

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 5 of 14
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CRITERIA FOR APPROVAL
There is no burden of proof required for a variance to be granted. Section §26-37(A)(1) of the Municipal
Code discusses the criteria to be met for The Commission to grant a variance:
“The Planning, Zoning, and Architectural Review Commission may not grant a sign variance unless it finds
that the granting of such a sign variance will alleviate a hardship or difficulty, that such hardship or
difficulty is of such substance and magnitude as to warrant such a sign variance, that the public interest
is secured and that the spirit of the sign code is observed. The Planning, Zoning, and Architectural Review
Commission may impose such conditions, as it deems necessary to safeguard surrounding property and
to prevent a misuse of the sign variance.”
This section also outlines the procedure process for which sign variances can be approved. Section §2637(B) states that the limits on sign variances are that “Variances shall only be granted for the size,
location, and number of signs.” As the petitioner is requesting two signs, this is an allowable reason to
request a variance.
The municipal code makes it clear that the public interest and the spirit of the sign code are at the
forefront of consideration. Staff has taken the position that this request is not a detriment to the public
interest and that the design aesthetics with the proposed variance will be more pleasing to the general
public than having the logo and the raceway signs placed next to each other. Staff also feels that it is
more appropriate to allow for two (2) wall signs and not a single wall sign in addition to another sign
type (such as a ground or pole sign).

THIS AREA INTENTIONALLY LEFT BLANK

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 6 of 14
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FINDINGS AND RECCOMENDATION
CONSISTENCY WITH COMPREHENSIVE PLAN
1. The City Planner finds that the request is not inconsistent with the Comprehensive Plan.

CONSISTENCY WITH ZONING CODE
2. The City Planner finds that the request is consistent with the purpose of the “C-1”: Local Business.

IMPACT ON NEIGHBORHOOD CHARCTER
3. The City Planner finds the proposed use will have little to no negative impact on neighborhood
character.

RECOMMENDATION
The City Planner recommends the approval of this sign variance with the following conditions:
1) All permits and plans conform to all provisions of Section § 26-31 of the Municipal Code.
2) All permits and plans be reviewed and approved by the Department of Public Works.
3) Installation of the signs is timed with the completion of the new McDonalds building.

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 7 of 14
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APPENDIX
SUPPLEMENTAL MAPS AND EXHIBITS

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 8 of 14
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FIGURE 1: AERIAL PHOTOGRAPH

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 9 of 14
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FIGURE 2: ZONING MAP WITH BUILDING FOOTPRINTS

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 10 of 14
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EXHIBIT A: NEW BUILDING CONCEPTUAL RENDERINGS WITH DESIGN AESTHETICS AND SIGN
PLACEMENT

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 11 of 14
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EXHIBIT B: SIGN ELEVATIONS

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 12 of 14
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EXHIBIT C: PROPOSED WALL SIGN (LOGO)

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 13 of 14
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EXHIBIT D: PROPOSED WALL SIGN (RACEWAY)

McDonald’s - 9915 Watson Road
Request for a Sign Variance

December 1, 2021
Page | 14 of 14
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