










 

 
 

MEMORANDUM 
 
 

To:   Kris Simpson, City Administrator 

 

From:  Danny Jendusa, City Planner 

 

Date:   February 13, 2024 

 

Subject: CUP-3-24 Sam’s Club (10248 Big Bend Blvd.)  
 
 

Sam’s Club has submitted an application for a Conditional Use Permit to expand their 
existing six (6)-pump “Gas Station- General” Use at 10248 Big Bend Blvd. to install and 
operate with eight (8) gas pumps under a larger canopy structure in the “C-1” Local 
Commercial District.  
 

The Sam’s Club shopping center and existing gas station were built in 2001, following the 
approval of a Conditional Use Permit and site plan for a six-pump gas station via city 
ordinance #3670. Because the original CUP only approved a 6-pump station and canopy, 
a repeal of the former CUP ordinance would be required and a new CUP issued in order 
to allow for the proposed expansion to an 8-pump facility with a larger canopy structure. 
 
The CUP request was accompanied by a Major Site Plan which also included alterations 
to the existing landscaping, parking layout, and queuing lanes on the south side of the 
station to improve internal access and circulation within the Sam’s Club parking lot. The 
Planning Commission voted 4-1 to approve the accompanying Major Site Plan on February 
7, 2024. 
 
 
RECOMMENDED ACTION 
On February 7, 2024, the Planning, Zoning, and Architectural Review Commission voted 
5-0 to recommend approval of the requested CUP with the conditions recommended by 
city staff. 



 

 

 

Notice of Public Hearing 

City of Crestwood 

CUP-3-24 A Request to Amend a Conditional Use Permit authorizing Sam’s Club to operate a Fueling Station at 

10248 Big Bend Blvd.; 

 

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, February 27, 

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

by Sam’s Club to amend their Conditional Use Permit to expand and operate a Fueling Station at 10248 Big Bend 

Blvd. 

 

The application and supporting documents were filed on January 11, 2024, 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: 2/8/2024.  

Posted in Government Center Lobby on 2/8/2024. 

***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/


 

 

 

Notice of Public Hearing 

City of Crestwood 

CUP-3-24 A Request to Amend a Conditional Use Permit authorizing Sam’s Club to operate a Fueling Station at 

10248 Big Bend Blvd.; 

 

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, March 26, 

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

by Sam’s Club to amend their Conditional Use Permit to expand and operate a Fueling Station at 10248 Big Bend 

Blvd. 

 

The application and supporting documents were filed on January 11, 2024, 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: 3/8/2024.  

Posted in Government Center Lobby on 3/8/2024. 

***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/


First Baptist Church of Crestwood - 9916 E Watson Road 

3/26/2024 Application No. CUP–2-24; First Baptist Church of Crestwood seeks a conditional use 

permit to install and operate an electronic message center sign. 

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

Exhibit # 8 - Ordinance No. 3670 

Exhibit # 9. - City’s Comprehensive Plan 

 



 

  7068 Ledgestone Commons      Bartlett, Tennessee 38133      (901) 384-0404      Fax (901) 384-0710 

January 10, 2024 

 

 

Crestwood Department of Public Works 

One Detjen Drive 

Crestwood, MO 63126 

 

Re:  Request to Amend CUP Ordinance #3670 

Sam’s Club #4741-1003; Crestwood, Missouri  

Fueling Station Expansion and Traffic Flow Improvements 

 

To Whom It May Concern: 

 

This letter is to summarize the proposed changes for the Sam’s Club site located at 10248 Big Bend Road, 

St. Louis, Missouri and request to amend the original CUP ordinance #3670 to allow an extended canopy 

and up to 8 fuel pumps. 

 

The proposed project entails expanding the existing six pump fueling station to 8 pumps by adding the 

proposed fuel pumps on the west end of the fuel station. In addition to the fuel station expansion, we are 

proposing to make improvements to the fueling station traffic flow to better serve Sam’s customers. In 

general, the improvements include the addition of queuing lanes in advance of the fuel station as well as 

converting a two-way drive into a one-way drive leading to the queuing lanes. The new site plan has been 

submitted for the Major Site Plan Review alongside this request to amend the CUP ordinance. 

 

The area of the fuel station portion of the lot to be affected is approximately 51,679 SF (1.19 ac). This 

planned expansion will result in a loss of 56 parking spaces near the fuel station area as well as 

modifications to the existing curbed islands. As a result, 2,583 SF of open space will be added and the total 

parking ratio will be 4.09 spaces per 1,000 SF.  

     

Thank you for taking the time to review this request, and if you need any additional information or have 

any questions, please do not hesitate to contact me. 

 

Thank you,  

 

 
 

Lauren Bishop, EI 

Carlson Consulting Engineers, Inc. 
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The images provided throughout 
this package are a 
representation of the current 
project intent only. All images 
and artwork associated/provided 
should be reviewed by the client 
with their print and/or production 
vendors and adjusted as needed 
during the proof and shop 
drawing submittals. Those 
client-approved drawings take 
precedence and provide final 
direction for design, printing and 
production. 
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STEP 3

STEP 2

STEP 1

WIRE NOTES:

WIRE CONNECTION PROCESS

SECTION VIEW PLAN VIEW
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EXHIBIT "A"
Legal Description

This page is only a part of a 2021 ALTA® Commitment for Title Insurance issued by Chicago Title Insurance Company.  This Commitment is not valid without the
Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; Schedule B, Part II-Exceptions; and a
counter-signature by the Company or its issuing agent that may be in electronic form.

Copyright American Land Title Association.  All rights reserved.

The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as
of the date of use.  All other uses are prohibited.  Reprinted under license from the American Land Title Association.
ALTA Commitment for Title Insurance w-MO Mod (07/01/2021) Printed: 06.02.23 @ 11:33 AM

Page 3 MO-CT-FKCM-01080.330711-SPS-1-23-KCC231288

Adjusted Lot 4 of the Boundary Adjustment Plat of Lots 2, 3 and 4 in the Resubdivision Plat of Oak Ridge Park, according
to the plat thereof recorded in Plat Book 350 page 427 of the St. Louis County, Missouri Records.



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

 

 

 

 

 

APPLICATION NUMBER: CUP-3-24 

APPLICATION (PROJECT) NAME: SAM’S CLUB GAS STATION CUP 

APPLICANT: 
SAM’S CLUB 
2101 SE SIMPLE SAVINGS DR. 
BENTONVILLE, AR 72712 

PROPERTY OWNER NAME: 
BEGONIA DEVELOPMENT INC 
541 SOUTH SPRING STREET, STE 204 
LOS ANGELES, CA 90013 

APPLICANT’S REQUEST: 
CONDITIONAL USE PERMIT TO EXPAND AN 
EXISTING “GAS STATION- GENERAL” USE  

SITE LOCATION: 
10248 BIG BEND BLVD 
CRESTWOOD, MO 63122 

PARCEL/LOCATOR NUMBER: 25M543135 

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

TOTAL SITE AREA: APPROXIMATELY 13.48 ACRES 

P&Z HEARING DATE: FEBRUARY 7, 2024 

BOA PUBLIC HEARING DATE: FEBRURY 27, 2024 

REPORT DATE: JANUARY 23, 2024 

CASE MANAGER: DANNY JENDUSA, CITY PLANNER 

RECOMMENDATION: APPROVAL WITH CONDITIONS 
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Sam’s Club Gas Station – 10248 Big Bend Blvd   February 7, 2024 
Request for a Conditional Use Permit  Page | 2 of 17 
 

REQUEST 

Sam’s Club has submitted an application for a Conditional Use Permit to expand an existing “Gas Station- 

General” Use to operate with eight (8) gas pumps under a larger canopy structure at 10248 Big Bend 

Blvd. 

 

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 February 27, 2024.  

 

EXISTING CONDITIONS 

The existing gas station facilities are located within the 

parking lot of the Sam’s Club shopping center at 10248 

Big Bend Blvd on the south side of Big Bend Blvd, just 

west of Interstate-44. The gas station is located in the 

northeast side of the Sam’s Club parking lot, adjacent 

to I-44. The existing 6-pump gas station and canopy 

structure were built in 2001 on the Sam’s Club 

property, following the approval of a CUP via 

ordinance #3670.  

Vehicles enter the canopy structure one-way only from 

the south via parking lot drive aisles and 6 queuing 

lanes, which converge into a single drive aisle about 3 

car lengths south of the canopy. There are typically 

long lines of cars within each of the queuing lanes and 

the singular drive aisle, which can, at times, 

wraparound and wind into the larger Sam’s Club 

parking lot due to the volume of customers. An attendant’s kiosk is also located south of the canopy 

structure in a large grassy landscaped island. Approximately 40+ vehicle parking spaces for the Sam’s 

Club retail store are located near the drive aisle leading to the gas station. Landscaping surrounding the 

gas station and drive aisle is minimal, though a long landscaped island planted with medium height 

deciduous shrubs lines the west of the canopy and queuing aisle.  

 

ACTION 



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

 

Sam’s Club Gas Station – 10248 Big Bend Blvd    February 7, 2024 
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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. 

A gas station is a Conditional Use in the “C-1” zoning district.  
 

   

Cropped image from Figures 2 and 3: Zoning Map with Building Footprints and Aerial 

 

The subject property is located at the northwestern edge of the city limits, bordered by the City of 

Kirkwood to the west and north, and Interstate 44 to the south and east. 

EXISTING CONDITIONS MATRIX 

DIRECTION EXISTING LAND USE ZONING  COMMENTS 

North Drive-thru restaurants; Cemetery 
“C-1”; 

unknown 
Culver’s & former Burger King; 

Cemetery north of Big Bend 

East Interstate 44 - - 

South Retail “C-1” Sam’s Club 

West Residential unknown Kirkwood residential 

 

 

ZONING CONTEXT & SURROUNDING LAND USE 
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Sam’s Club Gas Station – 10248 Big Bend Blvd   February 7, 2024 
Request for a Conditional Use Permit  Page | 4 of 17 
 

ZONING AND LAND USE HISTORY 

The Sam’s Club shopping center and existing gas station were built in 2001, following the approval of a 

Conditional Use Permit and site plan for a six-pump gas station via city ordinance #3670. Because the 

original CUP only approved a 6-pump station and canopy, a repeal of the former CUP ordinance would 

be required and a new CUP issued in order to allow for the proposed expansion to an 8-pump facility.  

 

PROPOSAL SUMMARY 

Sam’s Club  has submitted an application for a Conditional Use Permit to expand an existing six (6)-pump 

“Gas Station- General” Use to operate with eight (8) gas pumps under a larger canopy structure at 10248 

Big Bend Blvd. 

 

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;  

REVIEW CRITERIA 
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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. 

• 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. 
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ANALYSIS 

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

SUBSTANTIALLY INCREASE TRAFFIC HAZARDS OR CONGESTION 

The proposed amendments to the site accompanying the station expansion will provide additional 

queuing space and an additional drive aisle for vehicles to line up to enter the canopy from the 

south. This will allow for a shorter line of vehicles backing up into the surrounding Sam’s Club parking 

lot, and will improve access and circulation within the parking lot.  

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 

The proposed expansion of the canopy structure will be minor and will not be readily visible due to 

the gas station’s location. 

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 

The proposed expansion will not negatively impact public safety or emergency vehicle access. IT will 

add an additional emergency shutoff valve on the west side of the canopy structure. 

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 

The proposed expansion of the canopy structure will be minor and will not be readily visible due to 

the gas station’s location. 

 

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 
Provided the applicant adheres to the applicable code provisions regulating noise, 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 repeal of existing Ordinance #3670 and approval of this application 

for a Conditional Use Permit, incorporating the following conditions- most of which having been 

carried over from the existing CUP ordinance #3670:  

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;  

FINDINGS AND RECOMMENDATION 
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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; 

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 the hours of operation shall be as follows: 

a. That the facilities shall be open not earlier than 6:00 am and not later than 9:00 pm  

k. That unleaded and premium unleaded gasoline be the only available items for sale at the 

fueling station 

l. That cast-in-place concrete vertical curbs be constructed as shown on the approved site plan 

and properly maintained in a condition satisfactory to the city. 

m. 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     
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APPENDIX 
 

SUPPLEMENTAL MAPS AND EXHIBITS 
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FIGURE 1: AERIAL PHOTOGRAPH 
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FIGURE 2: ZONING MAP  

 



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

 

Sam’s Club Gas Station – 10248 Big Bend Blvd    February 7, 2024 
Request for a Conditional Use Permit   Page | 13 of 17 
   

EXHIBIT A: SITE SURVEY 
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EXHIBIT B: DEMOLITION PLAN AND SITE PLAN 
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EXHIBIT C: ACCESS & CIRCULATION 
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EXHIBIT D: ARCHITECTURAL RENDERING 
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EXHIBIT E: EXISTING CONDITIONS PHOTOS 

 

View from the north 

 

View from the south 
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