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MEMORANDUM 
 
 

To:   Kris Simpson, City Administrator 

 

From:  Danny Jendusa, City Planner 

 

Date:   January 4, 2024 

 

Subject: CUP-1-24 Sunset Hills Subaru (9960 Watson Rd.)  
 
 

Keras Childrens Family LP has submitted a request for a Conditional Use Permit to operate 
a “Vehicle Service/Repair- Limited” use for basic vehicle maintenance and service for 
Sunset Hills Subaru in the former NTB National Tire & Battery facilities at 9960 Watson 
Rd. The subject property is zoned “C-1” Local Commercial district. 
 
The applicant identified during the Planning Commission public hearing on January 3, 
2023 that they would utilize the facility to refurbish inventory vehicles for re-sale at their 
dealership at 10100 Watson Rd in the City of Sunset Hills. 
 
Per Section 26-11(F.), the Board of Aldermen shall not approve any conditional use permit 
application, or any amendment to an existing conditional use permit, unless the proposed 
conditional use is consistent with the standards herein, and unless the board determines 
that the proposed conditional use will not: 

1. Substantially increase traffic hazards or congestion; 
2. Adversely affect the visual coherence, predominant usage, or development 

character of surrounding or adjacent neighborhoods;  
3. Substantially increase fire, health, or any other public safety hazards, or make 

difficult access by fire and emergency vehicles; 
4. Adversely affect the general welfare of the community; 
5. Overtax public utilities, services, or other municipal facilities; 
6. Be developed and operated in a manner that is physically and/or visually 

incompatible with the permitted uses in the surrounding areas; 
7. Substantially increase stormwater drainage onto other lots;  
8. Create a nuisance. 

 
Following the additional information provided by the applicant during the Planning 
Commission hearing, the City Planner finds the proposed use to be both consistent with 
and inconsistent with the 2017 Comprehensive Plan recommendations and that the 
proposed use would not conflict with the review criteria for approval of a Conditional Use 
Permit. 
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RECOMMENDED ACTION 
On January 3, 2024, the Planning, Zoning, and Architectural Review Commission voted 
5-0 to recommend approval of the requested Conditional Use Permit with conditions, as 
expressed in the attached draft ordinance. One additional condition was added: 
 

“That the existing pole sign and sign structure on the Watson Road frontage are 
either removed or a new code-compliant sign is installed on the existing pole or 
on a new sign support structure.” 

   



 

 

 

Notice of Public Hearing 

City of Crestwood 

CUP-1-24 A Request for a Conditional Use Permit to operate a Vehicle Service/Repair use at 9960 Watson Rd. 

 

Notice is hereby given that a public hearing will be held before the Board of Aldermen of the City of Crestwood, 

Missouri at the Crestwood Government Center at 1 Detjen Drive, Crestwood, MO 63126 on Tuesday, January 23, 

2024, at 7:00 p.m. for the purpose of hearing all citizens’ written and oral comments regarding a request for a 

Conditional Use Permit submitted by Keras Childrens Family LP to operate a “Vehicle Service/Repair- Limited” 

use facility at 9960 Watson Rd.. 

 

The application and supporting documents were filed on December 8, 2023, and may be viewed at the desk of the 

City Planner at the Government Center. Written comments may be submitted prior to 3:00pm the day of the meeting 

to the City Planner by email to djendusa@cityofcrestwood.org. 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 the City Planner and dated: 1/4/2024.  

Posted in Government Center Lobby on 1/4/2024. 

***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 

mailto:djendusa@cityofcrestwood.org
http://www.cityofcrestwood.org/


Keras Childrens Family LP - 9960 Watson Rd, 

1/23/2024 Application No. CUP-1-24; Keras Childrens Family LP, seeks to a conditional use permit to 

operate a “vehicle service and repair – limited” facility to provide basic vehicle maintenance and service 

for Sunset Hills Subaru. 

Exhibit # 3 - City of Crestwood Code, Chapter 26 containing the Zoning Code  

Exhibit # 6. City’s Comprehensive Plan 

& 

Exhibit # 7 City of Crestwood Ordinance No. 3485 
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APPLICATION NUMBER: CUP-1-24 

APPLICATION (PROJECT) NAME: SUNSET HILLS SUBARU CUP 

APPLICANT: 
KERAS CHILDRENS FAMILY LP 
10100 WATSON RD 
SUNSET HILLS, MO 63127 

PROPERTY OWNER NAME: 
KERAS CHILDRENS FAMILY LP 
10100 WATSON RD 
SUNSET HILLS, MO 63127 

APPLICANT’S REQUEST: 
CONDITIONAL USE PERMIT TO OPERATE A 
“VEHICLE SERVICE/REPAIR- LIMITED” USE  
FACILITY 

SITE LOCATION: 
9960 WATSON ROAD 
CRESTWOOD, MO 63126  

PARCEL/LOCATOR NUMBER: 25M220681 

EXISTING ZONING / PLANNING DISTRICT: “C-1” LOCAL COMMERCIAL DISTRICT 

TOTAL SITE AREA: APPROXIMATELY 2.03 ACRES 

P&Z HEARING DATE: JANUARY 3, 2024 

BOA PUBLIC HEARING DATE: JANUARY 23, 2024 

REPORT DATE: DECEMBER 28, 2023 

CASE MANAGER: DANNY JENDUSA, CITY PLANNER 

RECOMMENDATION: APPROVAL WITH CONDITIONS 
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REQUEST 

Keras Childrens Family LP has submitted a request for a Conditional Use Permit to operate a “Vehicle 

Service/Repair- Limited” use for basic vehicle maintenance and service for Sunset Hills Subaru in the 

existing facilities at 9960 Watson Rd.  

 

The Planning, Zoning, and Architectural Review Commission is requested to vote to recommend 

approval, approval with conditions, or denial of the requested Conditional Use Permit. The Planning 

Commission’s recommendation will be forwarded to the Board of Aldermen for a final vote following an 

additional public hearing, tentatively scheduled for January 23, 2024.  

 

EXISTING CONDITIONS 

The subject property is located at 9960 Watson Road on the south side of Watson. It is the former site 

of a National Tire & Battery vehicle service & repair facility. The existing facilities were built in 1998, 

following city approval of the NTB development. The building contains one service bay window facing 

Watson Rd and one pass-through garage door at the rear of the building opening to the south parking 

lot. The garage contains interior space to service multiple vehicles. The facility also includes a retail 

showroom, customer service desk, and interior waiting area, and exterior parking lot with 47 parking 

spaces. 

    

 

ACTION 
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The subject property is zoned “C-1” Local Commercial District. The district is composed of those areas of 

the City whose principal use is and ought to be general retail, service, and repair business activities which 

serve the entire City and surrounding area. This district is provided to permit the development of these 

business activities, to protect adjacent areas against encroachment by incompatible uses, and to lessen 

congestion on public streets. To these ends, certain uses which would function more effectively in other 

districts and would interfere with the operation of these business activities and the purpose of this 

district, have been excluded. 

The proposed vehicle service & repair facility falls under the description of a “Vehicle Service/Repair- 

Limited” use, which is a Conditional Use in the “C-1” zoning district.  
 

 

Cropped image from Figure 2: Zoning Map with Building Footprints 
 

Various commercial uses are located on Watson Rd in the “C-1” districts to the north, east and west.  

The Sturdy Estates residential subdivision is located to the south of the subject property in the “R-3” 

Single Family Residential District.  

EXISTING CONDITIONS MATRIX 

DIRECTION EXISTING LAND USE ZONING  COMMENTS 

North Vehicle service/repair & retail “C-1” 
Car-X Tire & Auto; and 

O’Reilly Auto Parts 

East Restaurant “C-1” Rich & Charlie’s 

West General Commercial “C-1” Currently vacant 

South Single Family Residential “R-3” Sturdy Estates subdivision 
 

ZONING CONTEXT & SURROUNDING LAND USE 
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ZONING AND LAND USE HISTORY 

The existing facilities at the subject property were built in 1998, following the approval of a Site Plan to 

construct a National Tire & Battery vehicle service & repair facility via Ordinance 3485. The Site Plan 

approval ordinance contained many conditions, similar to what the City would approve in a Conditional 

Use Permit today.  

 

PROPOSAL SUMMARY 

Keras Childrens Family LP has submitted a request 

for a Conditional Use Permit to operate a “Vehicle 

Service/Repair- Limited” use for basic vehicle 

maintenance and service for Sunset Hills Subaru in 

the existing facilities at 9960 Watson Rd. Sunset Hills 

Subaru operates their auto dealership 

approximately 400-ft to the west , across the 

municipal boundary in the City of Sunset Hills, at 

10100 Watson Rd.  

The applicant has indicated they will conduct 

routine vehicle service & maintenance at the subject 

property, and will operate in accordance with the 

conditions placed upon NTB since 1997 via Ord 3485, with minor adjustments for slightly different hours 

of operation. The applicant has identified that both customers and Sunset Hills Subaru staff will drop off 

and pick up vehicles at the 9960 Watson Rd. location. 

The applicant has identified they will not be making alterations to the existing facilities or grounds.   

 

COMPREHENSIVE PLAN 

The 2017 Comprehensive Plan is a guiding document for the City of Crestwood. It provides a roadmap 

for the city to advance the community’s goals and informs official policy. 

The Comprehensive Plan recommends “Core Commercial” uses in this “Western Watson” sub-area. 

The re-occupancy of the existing auto repair facilities at this site with another vehicle service & repair 

use remains consistent with the Land Use Plan. 
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REVIEW CRITERIA 

Per Section 26-11(F.), the Board of Aldermen shall not approve any conditional use permit application, 

or any amendment to an existing conditional use permit, unless the proposed conditional use is 

consistent with the standards herein, and unless the board determines that the proposed conditional 

use will not: 

1. Substantially increase traffic hazards or congestion; 

2. Adversely affect the visual coherence, predominant usage, or development character of 

surrounding or adjacent neighborhoods;  

3. Substantially increase fire, health, or any other public safety hazards, or make difficult access by 

fire and emergency vehicles; 

4. Adversely affect the general welfare of the community; 

5. Overtax public utilities, services, or other municipal facilities; 

6. Be developed and operated in a manner that is physically and/or visually incompatible with the 

permitted uses in the surrounding areas; 

7. Substantially increase stormwater drainage onto other lots;  

8. Create a nuisance. 

 
BURDEN OF PROOF 

In presenting any application for a Conditional Use Permit, the applicant must further demonstrate 

that the proposed use meets the burden of proof criteria contained in Section §26-11 (b)(2), Burden 

of Proof.  

• The proposed conditional use complies with all applicable provisions of these applicable district 

regulations. 

• The proposed conditional use at the specified location will contribute to and promote the welfare 

or convenience of the public. 

• The proposed conditional use will not cause substantial injury to the value of other property in 

the neighborhood in which it will be located. 

• The location and size of the conditional use, the nature and intensity of the operation involved 

in, or conducted in connection with it, and the location of the site with respect to streets giving 

access to it are such that the conditional use will not dominate the immediate neighborhood so 

as to prevent development and use of neighboring property in accordance with the applicable 

zoning district regulations.   

In determining whether the conditional use will so dominate the immediate neighborhood, 

consideration shall be given to: 

1. The location, nature and height of buildings, structures, walls, and fences on the site, and 

2. The nature and extent of proposed landscaping and screening on the site. 

• Off-street parking and loading areas will be provided in accordance with the standards set forth 

in these regulations. 
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• Adequate utility, drainage, and other such necessary facilities have been or will be provided. 

• The proposed uses are deemed consistent with good planning practice and are not inconsistent 

with the goals, objectives, and policies of the Comprehensive Plan; can be operated in a manner 

that is not detrimental to the permitted developments and uses in the district; can be 

developed and operated in a manner that is visually compatible with the permitted uses in the 

surrounding area; and are deemed essential or desirable to preserve and promote the public 

health, safety, and general welfare of the city. 

 

 

ANALYSIS 

An analysis of the seven (7) criteria contained in Section 26-11(F.) follows: 

 

SUBSTANTIALLY INCREASE TRAFFIC HAZARDS OR CONGESTION 

FINDING 
The City Planner finds that the proposed use will not substantially increase traffic hazards or 
congestion. 

 

 

ADVERSELY AFFECT THE VISUAL COHERENCE, PREDOMINANT USAGE, OR DEVELOPMENT 

CHARACTER OF SURROUNDING OR ADJACENT NEIGHBORHOODS 

FINDING 
The City Planner finds that the proposed use will not adversely affect the visual coherence, 
predominant usage, or development character of surrounding or adjacent neighborhoods. 

 

 

SUBSTANTIALLY INCREASE FIRE, HEALTH, OR ANY OTHER PUBLIC SAFETY HAZARDS, OR MAKE 

DIFFICULT ACCESS BY FIRE AND EMERGENCY VEHICLES 

FINDING 
The City Planner finds that the proposed use will not substantially increase fire, health, or any other 
public safety hazards, or make difficult access by fire and emergency vehicles. 
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ADVERSELY AFFECT THE GENERAL WELFARE OF THE COMMUNITY 

FINDING 
The City Planner finds that the proposed use will not adversely affect the general welfare of the 
community. 

 

 

OVERTAX PUBLIC UTILITIES, SERVICES, OR OTHER MUNICIPAL FACILITIES 

FINDING 
The City Planner finds that the proposed use will not overtax public utilities, services, or other 
municipal facilities. 

 

 

BE DEVELOPED AND OPERATED IN A MANNER THAT IS PHYSICALLY AND/OR VISUALLY 

INCOMPATIBLE WITH THE PERMITTED USES IN THE SURROUNDING AREAS 

FINDING 
The City Planner finds that the proposed use will not be developed and operated in a manner that is 
physically and/or visually incompatible with the permitted uses in the surrounding areas. 

 

 

SUBSTANTIALLY INCREASE STORMWATER DRAINAGE ONTO OTHER LOTS 

FINDING 
The City Planner finds that the proposed use will not substantially increase stormwater drainage onto 
other lots. 

 

 
CREATE A NUISANCE 

FINDING 
The City Planner finds that the proposed use will not create a nuisance. 
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The City Planner finds that the proposed conditional use will not: 

1. Substantially increase traffic hazards or congestion; 

2. Adversely affect the visual coherence, predominant usage, or development character of 

surrounding or adjacent neighborhoods;  

3. Substantially increase fire, health, or any other public safety hazards, or make difficult access by 

fire and emergency vehicles; 

4. Adversely affect the general welfare of the community; 

5. Overtax public utilities, services, or other municipal facilities; 

6. Be developed and operated in a manner that is physically and/or visually incompatible with the 

permitted uses in the surrounding areas; 

7. Substantially increase stormwater drainage onto other lots;  

8. Create a nuisance. 

As outlined under Section § 26-11 (F). 

 

BURDEN OF PROOF 

Overall, the City Planner finds that the request meets the burden of proof criteria for a Conditional Use 

Permit, outlined under Section § 26-11 (b)(2). 

 

RECOMMENDATION 

The City Planner recommends the approval of the application for a Conditional Use Permit with the 

following conditions:  

a. That all signs be in compliance with the present Sign Ordinances of the City of Crestwood, as set 

forth in Chapter 26 of the City’s Code;  

b. That the plans be approved by the City of Crestwood Public Works and Fire Department;  

c. That the applicant shall be responsible for complying with all applicable provisions of the 1990 

Americans with Disabilities Act (ADA), as amended; 

d. That the conditional use permit is to be allowed for the C-1 zoning district;  

e. That the plans meet all City of Crestwood Codes;  

f. That no exterior changes are to occur without the proper approvals and permits; 

g. That any interior plans or drawings be approved by the City of Crestwood and St. Louis County; 

FINDINGS AND RECOMMENDATION 
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h. That the facility meet the requirements of ICC/ANSI A117.1 Standard on Accessible and Useable 

Buildings and Facilities, with regard to provisions for the disabled;  

i. That the use be operated in conformance with the relevant performance standards contained in 

Chapter 26 of the City’s Code, as amended; 

j. That all vehicle service and storage of equipment and supplies occurs indoors; 

k. That all overnight exterior storage of vehicles shall be limited to the south rear parking lot;  

l. That no major body work or painting shall be permitted. “Major body work” shall include 

installation and replacement of fenders, doors, bumpers, or other major body or exterior trim 

parts, but shall not include: diagnostic services; lubrication of vehicles; installation and 

replacement of engines, transmissions, and radiators; engine tune-ups; the sale and installation 

of minor parts and accessories such as tires, batteries, shock absorbers, brakes, mufflers, and tail 

pipes; tire recapping or vulcanizing; 

m. That parking for a minimum of forty-seven (47) cars be provided and properly striped, which shall 

include at least two (2) ADA-accessible parking spaces, and properly maintained in a condition 

satisfactory to the City. 

n. That the hours of operation shall be as follows: 

1) That all site maintenance including parking area be done only between the hours of 

7:00am and 7:00pm, Monday through Saturday 

2) That any truck deliveries shall be made only between the hours of 7:00am and 7:00pm, 

Monday through Saturday 

3) That vehicle service and repair shall be done only between the hours of 8:00am and 

6:00pm, Monday through Saturday 

o. That no exterior public address system is permitted and no public address system capable of 

being heard outside of the building is permitted. This condition shall not prohibit an alarm system 

for security purposes; and 

p. That this approval is given on the condition that all of the above conditions are approved by the 

City and construction/use commences within the time provided by Sec. 26-11(H)(3) of the City’s 

Code. 

  

Danny Jendusa, AICP 

City Planner 



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

 

Sunset Hills Subaru - 9960 Watson Road    January 3, 2024 
Request for a Conditional Use Permit  Page | 10 of 15 
 

 

 

 

 

 

 

 

 

 

APPENDIX 
 

SUPPLEMENTAL MAPS AND EXHIBITS 
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FIGURE 1: AERIAL PHOTOGRAPH 
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FIGURE 2: ZONING MAP  
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EXHIBIT A: SITE SURVEY 
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EXHIBIT B: EXISTING CONDITIONS PHOTOS 
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