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Roll Call MEETING OF THE PLAN COMMISSION 
VIA VIDEOCONFERENCE 

Wednesday, March 23, 2022 
 6:30 p.m. 

 
       IMPORTANT NOTICE REGARDING 

        PUBLIC ACCESS TO THE PLAN COMMISSION MEETING & PARTICIPATION 
 

      Plan Commission will Meet Electronically on Wednesday, March 23, 2022 
 

On March 20, 2020, City Manager Gregory Rose declared a State of Emergency for the City of 
University City due to the COVID-19 Pandemic. Due to the current order restricting gatherings of 
people and the ongoing efforts to limit the spread of the COVID-19 virus, the March 23, 2022 
meeting will be conducted via videoconference.  

 
 Observe and/or Listen to the Meeting (your options to join the meeting are below): 
 

Webinar via the link below: 
https://us02web.zoom.us/j/86546246614?pwd=ZXJOVk14aDdKa1V0VWlLZDVxZ0NaUT09  

Passcode: 307966 

Or One tap mobile :  
US: +19292056099,,86546246614#,,,,*307966#  or +13017158592,,86546246614#,,,,*307966#  

Or Telephone: Dial(for higher quality, dial a number based on your current location): 

US: +1 929 205 6099  or +1 301 715 8592  or +1 312 626 6799  or +1 669 900 6833  or +1 253 
215 8782  or +1 346 248 7799  or 877 853 5247 (Toll Free) or 888 788 0099 (Toll Free) 
Webinar ID: 865 4624 6614 

Passcode: 307966 

International numbers available: https://us02web.zoom.us/u/kdYjpZdOX4  

Citizen Participation 

Those who wish to provide a comment during the “Public Comment” and/or “Public Hearing” 
portions of the agenda: may provide written comments or request video participation invites to the 
Senior Planner ahead of the meeting. Please specify which case and portion of the agenda you 
wish to comment. 
ALL written comments or video participation invites must be received no later than 12:00 p.m. 
the day of the meeting. Comments may be sent via email to: jwagner@ucitymo.org or mailed to 
the City Hall – 6801 Delmar Blvd. – Attention John L. Wagner, Acting Director of Planning and 
Development. Such comments will be provided to the Plan Commission prior to the meeting. 
Comments will be made a part of the official record and made accessible to the public online 
following the meeting. 

Plan Commission 
6801 Delmar Boulevard University City, Missouri 63130 314-505-8500 Fax:  314-862-3168 
 

https://us02web.zoom.us/j/86546246614?pwd=ZXJOVk14aDdKa1V0VWlLZDVxZ0NaUT09
https://us02web.zoom.us/u/kdYjpZdOX4
mailto:jwagner@ucitymo.org
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Please note, when submitting your comments or invites, a name and address must be provided. 
Please also note if your comment is on an agenda or non-agenda item, and a name and address 
are not provided, the provided comment will not be recorded in the official record. 
The City apologizes for any inconvenience the meeting format change may pose to individuals, 
but it is extremely important that extra measures be taken to protect employees, residents 
board/commission members and elected officials during these challenging times.  
 

    AGENDA 
     PLAN COMMISSION 

 
1. Roll Call 
2. Approval of Minutes – February 23, 2022 Plan Commission meeting. 
3. Public Comments – (Limited to 3 minutes for individual’s comments, 5 minutes for 

representatives of groups or organizations.)  
4. Old Business  

a. Map Amendment – REZ 22-01. 
Applicant: Neighborhood Properties 
Request: A Zoning Map Amendment to rezone approximately 11.0 acres from “PA” 
Public Activity to “PD-R” Planned Development Residential District, and to further 
consider approval of Preliminary Site Development Plan for the proposed 
residential development.    
Address: 7701 Canton Avenue 
(VOTE REQUIRED) 

    5. New Business 
a. Minor Subdivision – SUB 22-04. 

Applicant: Elianna Axelbaum  
Request: Approval of a Minor Subdivision from one (1) lots to two (2). 
Address: 7939 Stanford Avenue 
(VOTE REQUIRED) 

b. Major Subdivision – SUB 22-05. 
Applicant: U. City, LLC 
Request: Approval of a Major Subdivision from thirteen (13) lots to six (6).   
Address: 13 parcels of land along Olive Boulevard, west of McKnight Road. 
(VOTE REQUIRED) 

c. Development Plan & Blight Study 353 Review/Recommendation. 
         Applicant: Charles Deutsch and Company 

Request: Study and Recommendation of 100% Tax Abatement for 5 Years  
Address: 8630 Delmar Blvd 

 (VOTE REQUIRED) 

c. Map Amendment – REZ 22-05 
PUBLIC HEARING 
Applicant: Opus Development Company, L.L.C. 
Request: A Zoning Map Amendment to rezone 3.76 acres of property from “GC” 
General Commercial District to “IC” Industrial Commercial District. 
Address: 6610 Olive Boulevard 
(VOTE REQUIRED) 
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d. Conditional Use Permit – CUP 22-05. 

PUBLIC HEARING 
Applicant: Opus Development Company, L.L.C. 
Request: To allow a proposed building to be located two (2) feet from the adjacent 
property owned by the City of University City at 6664 Olive Boulevard, and to allow the 
proposed building to maintain a height of 42 feet above the average grade of the site. 
Address: 6610 Olive Boulevard, 6662 Olive Boulevard and 950 Kingsland Avenue. 
(VOTE REQUIRED) 

e. Major Subdivision – SUB 22-06. 
Applicant: Opus Development Company, L.L.C. 
Request: Approval of a Major Subdivision from seventeen (3) lots to one (1).  
Address: 6610 Olive Boulevard, 6662 Olive Boulevard and 950 Kingsland Avenue. 
(VOTE REQUIRED) 
 

 
      6. Other Business 

a. None 
 

7. Reports 
a. Council Liaison Report 
b. Committee reports  

i. Comprehensive Plan Subcommittee 
 

8. Adjournment 



  
 

 
 

M E M O R A N D U M  
 

 
TO:    Plan Commission 
 
FROM:   John Wagner, Ph.D., Acting Director of Planning and Development 
 
DATE:   March 23, 2022 
 
SUBJECT: REZ 22-01  

 
 
Since the February 23, 2022 Plan Commission meeting, Neighborhood Properties, the Applicant 
for REZ 22-01, has submitted a revised preliminary plan for the proposed town-home 
development. This revised plan shows 111 units, eight (8) less than the most recent version of 
the plan discussed at the Commission’s February 9, 2022 Work Session to discuss this map 
amendment proposal. This revised plan complies with the City’s Subdivision Ordinance. The 
streets have been widened to 30 feet, with a 50-foot right-of-way; ten (10) feet on each side of 
the street, encompassing the sidewalk. 
 
While the Applicant is requesting a map amendment to Planned Development – Residential 
(PD-R) zoning, the revised plan is consistent with the requirements of the Limited Residential 
(LR) zoning classification, with one exception. Section 400.220 Density and Dimensional 
Regulations for Townhomes in the LR District, Supplementary Regulations, Section 
400.1120(A) Town-House Dwelling, states that: 
 

“Development Location. Within the "LR" district, town-house dwelling developments shall be 
located on a "major street," as specified in the motor vehicle and traffic regulations of the 
University City Municipal Code (Title III). At least thirty percent (30%) of the development's 
boundary shall be coterminous with the right-of-way of the major street.” 

 
I have confirmed with Public Works that Canton Avenue is considered a “major street.” Where 
this section of the code requires 30% coterminous with a major street, the plan as shown has 
28% of its boundary coterminous with Canton Avenue. Should the Commission and Applicant 
agree to go forward with an “LR” zoning classification for the site, this deficiency of two percent 
(2%) could be accommodated with the required Conditional Use Permit, as discussed below.  
 
As we have previously discussed, “Town-homes” are a Conditional Use in the LR Zoning 
District. Section 400.220(D), Density and Dimensional Regulations for Townhomes in the LR 
District, Other Density Limitations – Town House Apartment And Garden Apartment 
Developments, states that: 
 

“The maximum allowable density is twelve (12) dwelling units per net acre. However, the 
allowable density may be restricted to a lesser amount as established in the conditional use 
permit.”  

 

Department of Planning and Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
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“NET ACREAGE” is defined in the Zoning Ordinance as: 
 

“The gross acreage of a parcel of land less all land dedicated (or to be dedicated) to street 
rights-of-way or easements for access or road purposes. In the case of private streets, the 
equivalent of public rights-of-way for these private streets shall be deducted from the gross 
acreage. In the event that there is a question regarding the width and length of such 
equivalent rights-of-way, the Zoning Administrator shall render a determination.” 

 
Assuming a 15% reduction for dedicated land – and consistent with how net acreage is 
calculated in the PD-R regulations – the plan as presented shows 111 town-home units, the 
number permitted in the LR district with the 10.93-acres site (9.29 acres net-acres x 12 units per 
net acre = 111 units). 
 
Public Works has reviewed the revised plan and recommends one of two approaches: either 
eliminate one access point or move the western-most access closer to Mendell Drive, as 
illustrated in the attached comments. The first option may be desirable with the grade of the site 
and the location of the detention basin in the southwest corner of the site. If access is reduced 
to a single point-of-entry, the Fire Marshall will likely require an alternate emergency access 
point. These are details that can be worked out in conjunction with the plan moving forward 
 
Staff Recommendation 
 
Staff is recommending that the proposal be amended to a request for a Limited Residential (LR) 
District for this site. This accomplished two (2) things for both the Commission and the 
Applicant: 
 

1. It determines the zoning category of the site, desirable by the Applicant, and 
2. The Plan Commission can still exercise some degree of influence over the final plan 

through the Conditional Use Permit process.  
 
An alternative would be to continue with the Planned Development – Residential (PD-R) zoning 
and come to an agreement on density before the Applicant moves forward with the Preliminary 
Plan that would be needed with the PD-R zoning. 
 
 
 
Attachments: 
 

1. Revised Preliminary Plan 
2. Tree layout Plan 
3. Public Works comment shown on the revised plan. 
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IMPERVIOUS AREA 239,410 SQ. FT. (5.50 AC.)

199,594 SQ. FT. (4.58 AC.)

477,348 SQ. FT. (10.96 AC.)

PERVIOUS AREA

TOTAL AREA

AREA

SITE COVERAGE TABLE
PERCENTAGE %

50.18%

41.79%

100.00%

38,344 SQ. FT. (0.88 AC.)DETENTION/WQ AREA 8.03%

SITE INFORMATION

SITE ADDRESS: 7701 CANTON AVE

PARCEL NUMBER/S: 16K310852
16K310885

TOTAL AREA: 26.38 ACRES ±

EXISTING ZONING: "PA" PUBLIC ACTIVITY

PROPOSED ZONING: "LR" LIMITED RESIDENTIAL DISTRICT

EXISTING USE: CEMETERY

PROPOSED USE: MULTI-FAMILY RESIDENTIAL, TOWNHOUSES

FIRM PANEL: 29189C0212K

MINIMUM AREAS PER "LR" ZONING:

MIN. LOT AREA: 20,000 SF
MIN. DWELLING UNIT SIZE: 1,500 SF
MIN. LOT DEPTH: 100'
MIN. LOT WIDTH: 70'
MIN. UNIT WIDTH: 15'
MIN./MAX UNIT GROUPINGS: 3 UNITS/8 UNITS

BUILDING SETBACKS BASED ON  "LR" ZONING:

MIN. FROM STREET ROW: 20'
MIN. REAR PROPERTY LINE: 20'
MIN. FROM PRIVATE DRIVES/PARKING AREAS" 10'
ADJACENT TO "SR" ZONED PROPERTY: 25'
ADJACENT TO "LR" ZONED PROPERTY: 20'
ADJACENT TO ALL OTHER PROPERTIES: 10'
MIN. DISTANCE BETWEEN BUILDINGS: 15'
BUILDING HEIGHT LIMITATIONS: MAX. HEIGHT 35'

MINIMUM ALLOWABLE DENSITY:

12 DWELLINGS UNITS PER NET ACRE = 131 UNITS
NUMBER OF DWELLING UNITS PROVIDED: 111 TOWNHOUSES
*ALLOWABLE DENSITY MAY BE RESTRICTED TO A LESSER AMOUNT AS
ESTABLISHED IN THE CONDITIONAL USE PERMIT.

COMMON OPEN SPACE REQUIREMENTS:

COMMON SPACE SHALL EQUAL 15% OF THE GROSS AREA OF THE
DEVELOPMENT WITH 12 OF SAID AREA DEDICATED TO DETENTION/WQ

REQUIRED COMMON SPACE = 10.93 ACRES X 15%
=   1.64 ACRES

COMMON SPACE PROVIDED =   2.58 ACRES

PARKING REQUIREMENTS:

REQUIRED SPACES: 2 SPACES PER DWELLING UNIT +
1 VISITOR SPACE EACH PER 6 DWELLING UNITS

111 UNITS X2 = 222 SPACES
+ 111 UNITS/6 =     19 SPACES

     241 SPACES REQUIRED

PROVIDED SPACES:
222 PARKING SPACES AT UNITS (GARAGE/DRIVEWAY)

+   38 ON STREET PARKING SPACES
260 SPACES PROVIDED
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Department of Community Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
 
 

STAFF REPORT 
 
MEETING DATE:   March 23, 2022 
 
FILE NUMBER:   SUB 22-04 
 
COUNCIL DISTRICT:  2 
 
Location:    7939 Stanford Avenue 
 
Applicant:    Elianna Axelbaum 
 
Request: Approval of a Minor Subdivision from one (1) lot to two (2). 
 
Existing Zoning:   SR – Single-family Residential 
Existing Land Use:   Single-family residence  
Proposed Zoning:   No change: SR – Single-family Residential 
Proposed Land Use:  Two (2) single-family homes 
 
Surrounding Zoning and Current Land Use: 
North:     SR – Single-Family Residential 
East:     SR – Single-Family Residential 
South:     SR – Single-Family Residential    
West:     SR – Single-Family Residential             
 
COMPREHENSIVE PLAN CONFORMANCE 
[  ] Yes [  ] No   [ x ] No reference 
 
STAFF RECOMMENDATION 
[ x] Approval    [  ] Approval with Conditions     [ ] Denial 
 
ATTACHMENTS: 

1. Minor Subdivision Application 
2. Subdivision Plat 

 
 
Existing Property and Applicant Request 
The subject property is 0.32 acres in size with a single-family residence that was built in 
1947. The Applicant is proposing to split the lot into two (2) 52.5’ x 132.3’ lots, each 
0.16-acre in size.  
 
An image illustrating the location of the parcel with the surrounding zoning, as well as 
an aerial view of the site is shown on the next page. 
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Staff Review  
Staff reviewed this as part of the “Minor Subdivision” process identified in Section 
405.170 of the Subdivision regulations.  
 
Analysis 
Staff has determined that the Plat meets all requirements of 405.380 of the Subdivision 
and Land Development Regulations.  
 
Conclusion/Recommendation 
The proposal meets the intent of all Zoning Code and Subdivision Regulation 
requirements for a Final Plat.  Thus, staff recommends approval of the proposed Minor 
Subdivision. 
 
 



Department of Community Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168 

SUBDIVISION APPLICATION 

The application forrrrmus� be completed and submitted along with the subdivision plat, letter of 

authorization (if applicable), fees, and other required attachments on or before the filing deadline. 

The filing deadline is generally twenty-eight (28) days prior to the Plan Commission meeting. 

1. Application Type (Check each that apply):

Minor Subdivision 

_ Preliminary Plat 

Final Plat 

_ Boundary Adjustment 

_ Preliminary Development Plan 

_ Final Development Plan 

2. Attachments _ (#} Folded paper copies of Plat 

_ Electronic copy 

_ Improvement Plans 

Other ________ _ 

3. Property Owner Information:

Name: 

Address: 

_ Right-of-way Vacation 

Plat Vacation 

_ Dwelling Unit Display 

4. Authorized Agent (an authorization letter from the current property owner must be submitted if

applicant is other than owner - not applicable to right-of-way vacation application):

Name: 

Address: 

5. Project Description (include a brief description of the project, including number of existing lots,

number of lots proposed, total acreage, parcel identification, and/or any other applicable

information):

Fee Calculation: 

FOR OFFICE USE ONLY 

$200.00 Base Fee+2 # of lots x $35.00 = $270

8031,8035 (currently under construction), and 8039,8043 Cornell (1 block Southwest). 

x

2
x





  
 
 
 
Department of Community Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
 
 

STAFF REPORT 
 
MEETING DATE:   March 23, 2022 
 
FILE NUMBER:   SUB 22-05 
 
COUNCIL DISTRICT:  3 
 
Location:    8630 Olive Boulevard 
 
Applicant:    U. City, LLC 
 
Request: Major Subdivision – Lot Consolidation  
 
Existing Zoning:   PD-C – Planned Commercial District 
Existing Land Use:   Vacant, apartments 
Proposed Zoning:   No change – PD-C – Planned Commercial District 
Proposed Land Use:  Commercial, retail 
 
Surrounding Zoning and Current Land Use: 
North: PD-C – Planned Commercial District, GC – General Comm. 
East: PA – Public Activity, GC – General Commercial 
South: SR – Single-family Residential 
West: IC – Industrial Commercial             
 
COMPREHENSIVE PLAN CONFORMANCE 
[  ] Yes [  ] No   [ x ] No reference 
 
STAFF RECOMMENDATION 
[x] Approval    [  ] Approval with Conditions     [ ] Denial 
 
ATTACHMENTS 

A. Major Subdivision Application 
B. Record Plat  

 
Existing Property and Applicant Request 
The subject property is 8.18 acres in size and is currently vacant. There are thirteen 
(13) parcels that are proposed to be consolidated into six (6) lots to accommodate the 
Phase II of the Market at Olive development – Lots 6, 7, 8, 9, 10 and Common Ground, 
as shown on the Record Plat submitted by the Applicant and illustrated on the following 
page.  
 
The Plan Commission recommended approval of a Map Amendment to PD-C – 
Planned Commercial District for this same tract of land at its February 23, 2022, 
meeting. 
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Staff Review  
Staff reviewed this as part of the “Major Subdivision” process identified in Section 
405.165 of the Subdivision regulations.  
 
Analysis 
Staff has determined that the Plat meets all requirements of 405.380 of the Subdivision 
and Land Development Regulations.     
 
Conclusion/Recommendation 
The proposal meets the intent of all Zoning Code and Subdivision Regulation 
requirements for a Final Plat.  Thus, staff recommends approval of the proposed Major 
Subdivision. 
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M E M O R A N D U M  
 

TO:    Plan Commission 
FROM:   John Wagner, Acting Director of Planning & Development 
DATE:   March 23, 2022 

SUBJECT: Avenir Chapter 353  

 
 

This agenda item concerns the request by Charles Deutsch and Company for a tax abatement 
proposal for the recently approved Avenir development. Specifically, the Commission will be 
considering a Chapter 353 Tax Abatement Application request for 100% tax abatement for five 
(5) years. The proposed tax abatement will be associated with a mixed-use development of 6.2 
acres. Specifically, the development will be along the south side of Delmar Boulevard, and 
between McKnight Place and Kingdel Drive. The development will be comprised of 262 
apartments and a 1,300 square-foot coffee shop. 
 
In accordance with the provisions set forth in Section 510.070 of the University City Code the 
request pertaining to this application requires a commission recommendation to the Mayor and 
Council to determine the following;  

1.  Whether the area proposed to be redeveloped pursuant to the plan is a blighted area   
as defined in Section 510.040 and redevelopment of the area under the Urban 
Redevelopment Corporation Law and this Chapter is necessary or advisable to 
effectuate the public purposes declared herein and is in the public interest; 

2.      Whether the plan is in the public interest; 

3.  Whether the public facilities of school, fire, water, sewer, police, transportation, park 
and playground, public or private are presently adequate or will be adequate at the 
time the redevelopment project is completed; 

4.  Whether the proposed changes, if any, in zoning ordinances or maps are necessary 
or desirable for the redevelopment of the area or its protection against blighting 
influences or both; 

5.  Whether the acquisition of any part of the real property included in the area to be 
redeveloped pursuant to the plan by eminent domain is for the public convenience 
and necessity; 

6.  Whether the proposed changes, if any, in streets and street levels or any proposed 
street closings are necessary or desirable for the redevelopment of the area or as 
protection against blighting influences or both; 

7.  Whether the size of the area proposed by the proposed plan will allow a practical and 
satisfactory development. 

 
Attachments: 

1. Development Dynamics Memo (Feb. 15, 2022) 
2. Development Plan for Delmar Boulevard Redevelopment Area (Feb. 14, 2022) 

PLAN COMMISSION 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
 

https://www.ecode360.com/28296278#28296278
https://www.ecode360.com/28296249#28296249
https://www.ecode360.com/28296279#28296279
https://www.ecode360.com/28296280#28296280
https://www.ecode360.com/28296281#28296281
https://www.ecode360.com/28296282#28296282
https://www.ecode360.com/28296283#28296283
https://www.ecode360.com/28296284#28296284




















































































































  
 
 
 
Department of Community Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
 
 

STAFF REPORT 
 
MEETING DATE:   March 23, 2022 
 
FILE NUMBER:   REZ 22-05 
 
COUNCIL DISTRICT:  2 
 
Applicant: Opus Development Company, L.L.C. 
 
Location: 6610 Olive Boulevard 
 
Request: A Zoning Map Amendment from “GC” General 

Commercial District to “IC” Industrial Commercial District. 
 
Existing Zoning: “GC” General Commercial  
Proposed Zoning:   “IC” Industrial Commercial District. 
Existing Land Use:   Vacant 
Proposed Land Use: Plumbing showroom, office and warehouse space 
 
Surrounding Zoning and Land Use: 
North:     IC – Industrial Commercial 
East:      IC – Industrial Commercial 
South:     IC – Industrial Commercial 
West:      IC – Industrial Commercial   
 
COMPREHENSIVE PLAN CONFORMANCE 
[x] Yes [ ] No  [  ] No reference 
 
PLAN COMMISSION RECOMMENDATION 
[x] Approval  [ ] Approval with Conditions in Resolution [  ] Denial 
 
ATTACHMENTS 

A. Map Amendment Application  
B. Site Development Plan 
C. Landscape Plan 
D. Photometric Plan 
E. Architectural Renderings 

 
 



REZ 22-03   
Page 2 

 
APPLICANT’S REQUEST 
The Applicant is requesting that the 3.76 acres that comprise the lot at 6610 Olive 
Boulevard be rezoned from “GC” General Commercial District to “IC” Industrial 
Commercial District to accommodate the development of an approximately 76,640 
square-foot plumbing supply warehouse, office, and retail showroom for Crescent 
Plumbing Supply Company 

The development consists of three existing parcels, of which 6610 Olive Boulevard is 
only one. The other two – 6662 Olive Boulevard and 950 Kingsland Avenue – are 
already zoned “IC” Industrial Commercial. As all parcels involved in the development 
need to be zoned the same, the Applicant has requested that 6610 Olive Boulevard be 
rezoned to “IC” Industrial Commercial. The site is currently vacant. The proposed use 
for a warehouse, office and showroom is a permitted use in the “IC” Industrial 
Commercial District. Zoning of the parcels involved in the development, as well as the 
surrounding properties, are illustrated in the figure below. 
 

 
 
Vehicular Access 
The overall site plan for the site shows two access points. Truck traffic will enter the site 
and the warehouse from the Olive Boulevard entrance. Customers will enter the site’s 
office and showroom from Vernon Avenue. Please refer to the attached Site Plan for a 
visual representation of how the site is configured. 
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Comprehensive Plan 
It is staff’s opinion that the proposed Map Amendment and development is consistent 
with the goals and objectives of the University City Comprehensive Plan Update of 
2005. Applicable sections from the Plan Update that support this opinion include: 

Chapter 3, of the Comprehensive Plan Update of 2005, under Land Use and 
Redevelopment, as a general policy, states, “The City will strongly support 
development(s) that promote desirable planning concepts such as neighborhood-
serving, mixed uses and transit-oriented development and enhance the pedestrian 
character of the City.” The Comprehensive Plan also indicates that the City “will 
encourage the design of commercial and retail structures along major corridors for 
multiple tenants and mixed uses.” 
 
The Applicant has simultaneously submitted a number of other applications to 
accommodate the development of the Crescent Plumbing building. A Conditional Use 
Permit Application and a Major Subdivision Plat are also before the Commission this 
evening.  

I urge the Commission to refer to the detailed documents and narratives that are part of 
this application and attached hereto and the C.U.P. application to gain a better 
understanding of the overall development, of which this Map Amendment is only one 
component. 

A Board of Adjustment Application for a variance to allow an 11.5-foot setback from the 
right-of-way, where a fifteen (15)-foot setback is required, and an application for Site 
Plan Review have also been submitted. Both the variance request and Site Plan Review 
are currently being processed by the Planning and Development Department. 
 
Conclusion/Recommendation 
Based on this report’s analysis Staff recommends approval of the Applicant’s proposed 
Map Amendment. 
 



 
O:\DRAW6300\2186337\CITY\APPLICATIONS AND CHECKLIST\MAP_AMENDMENT.DOC    
 3/2020 

  
 
                                                  APPLICATION FOR ZONING MAP AMENDMENT: 

 Address / Location / Site of Building 
 

1.  Current Zoning District (Check one): 
____CC  ____GC  ____HR  ____HRO  ____IC  ____LC  ____LR  ____MR  ____PA  ____PD ____SR 

 
2.  Proposed Zoning District (Check one): 

____CC  ____GC  ____HR  ____HRO  ____IC  ____LC  ____LR  ____MR  ____PA  ____PD ____SR 
 
3.  State proposed use:    
__________________________________________________________________________________________ 
 
4.  Describe existing premises:  
_____________________________________________________________________________________ 
 
5.  Describe proposed construction (please attach additional narrative): 
________________________________________________ 
 
6.  State applicant's name, address and daytime telephone number:  
________________________________________________________ 
 
_________________________________________________________________________________________________ 
 
7.  Applicant's interest in the property (check one): 
 
________Owner  ________Tenant  ________Under contract to purchase ________Under contract to lease 
________Other (specify):  
_____________________________________________________________________________________________ 
 
8.  State name and address and daytime telephone number of owner, if other than applicant:   
 
_________________________________________________________________________________________________ 
 
______ Other (specify):  
________________________________________________________________________________________ 
 
The undersigned hereby makes application for a Site Plan Review and requests the authorization of the City Council to 
proceed with the activities described in this application. 
 
___________________   _______________________________________________________________ 
Date     Applicant's Signature and Title 
 
 
 
 FOR OFFICE USE ONLY 
Date:  _______________    Application first received of ___________________________________________ 
 
Application fee in the amount of $________________________  Receipt #______________________________ 

Department of Community Development 
6801 Delmar Boulevard University City, Missouri  63130 314-505-8500 Fax:  314-862-3168 

rcarlie
Image



Zoning Amendment 

5. Describe proposed construction: 

The proposed building is +/‐76,640 square foot and includes showroom, office and warehouse space. A 

total of 106 parking stalls are proposed, 74 in the main lot and 32 adjacent to the paved staging area. 

The main parking lot will have an entrance off Vernon. The extra parking and staging area and the truck 

court/docks will share an entrance off Olive. The staging area will be screened with a berm, fence and 

landscaping.  

A bioretention basin and an underground Stormtech detention system will be provided to meet MSD’s 

water quality and detention requirements. 
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22-0041

PLANT SCHEDULE

LANDSCAPE AND TREE REQUIREMENTS

L1.0



22-0041

L1.1
REF. DWG.SCALE:1 BIO-BASIN

BMP PLANT MATERIAL SCHEDULE - TREES



22-0041

L2.0

BMP LANDSCAPE SPECIFICATIONS

Table 1: Planting Soil Characteristics. Source: MSD Landscape Guide for Stormwater Best Management Practices P. 14

Table 2: Planting, Water, and Mulch Requirements Source: MSD Landscape Guide for Stormwater best Management Practices P. 14

Water Availability Required Planting Period Minimum Container Size Water Requirement
First 3 Weeks* After 3 Weeks*

Water Requirement
Depth****

Maximum Mulch
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Crescent Plumbing
University City, MO

Exterior Wall Features
03.01.2022

CAP FLASHING - BLACK

DECORATIVE "REVEAL" DETAIL

WALL SCONCE LIGHT

ALUMINUM SUNSHADE "EYEBROW"
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Crescent Plumbing
University City, MO

East Elevation
03.01.2022

CAP FLASHING - BLACK

PAINT COLOR D

DECORATIVE REVEAL INSET

PAINT COLOR C

OFFICE & SHOWROOM ENTRIES

ALUMINUM SUNSHADE "EYEBROW"

INTERIOR CUSTOMER PARKING LOT VIEW



JOB #

JO
B
 #

Crescent Plumbing
University City, MO

South Elevation
03.01.2022

CAP FLASHING - BLACK

PAINT COLOR D

DECORATIVE REVEAL INSET

PAINT COLOR B

 SHOWROOM

ALUMINUM SUNSHADE "EYEBROW"

WALL SCONCE
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Crescent Plumbing
University City, MO

West Elevation at Kingsland
03.01.2022

BUILDING HEIGHT ANALYSIS:

AVERAGE GRADE PLANE ELEVATION: 495.50'

BUILDING FINISHED FLOOR: 499.00'

HEIGHT OF PARAPET ABOVE FINISHED FLOOR: 36'

HEIGHT OF PARAPET ABOVE AVERAGE GRADE PLANE: 39.50' or +/- 40'
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Crescent Plumbing
University City, MO

North Elevation
03.01.2022
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B
 #

Crescent Plumbing
University City, MO

Parking and Staging Screening at Olive
03.01.2022

TOP OF WOOD SCREEN FENCE IS 7' ABOVE THE
STAGING/PARKING AREA PAVEMENT

LANDSCAPE BERM - SEE
CIVIL/LANDSCAPE PLANS
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Crescent Plumbing
University City, MO

Parking and Staging Screening at Olive
03.01.2022

Signage Plan

7' HIGH X 10' WIDE

MATERIALS &
COLORS TO MATCH
BUILDING

SIGNAGE TYPEFACE
TO MATCH BUILDING

INTERNALLY
ILLUMINATED "SIGN
BOX" WITH
VINYL-APPLIED
LETTERING

BUILDING SIGNAGE:

OVERALL AREA IS 8' HIGH X 15' LONG = 120 SF

ONE SIGN AT EACH BUILDING ELEVATION

SIGNAGE STYLE IS INDIVIDUAL LETTERS, 5" SIDE RETURNS.

STYLE OPTION "A": INTERNALLY ILLUMINATED SIGN FACE

STYLE OPTION "B":BACKLIT "HALO" ILLUMINATION
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Symbol Qty Label Description Tag LLF Luminaire
Lumens

Luminaire
Watts

Total
Watts

2 GLEON-SA3C-740-U-T3 GLEON-SA3C-740-U-T3 SA 0.950 21598 166 332
7 GLEON-SA3C-740-U-T4FT-HSS GLEON-SA3C-740-U-T4FT-HSS SB 0.950 15334 166 1162
8 GLEON-SA3C-740-U-5MQ GLEON-SA3C-740-U-5MQ SC 0.950 22684 166 1328
4 GWC-AF-02-LED-E1-T4FT-800 GWC-AF-02-LED-E1-T4FT-800 SD 0.950 10329 86 344

Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
PARKING & DRIVE CALCS Illuminance Fc 2.89 7.2 0.7 4.13 10.29
PROPERTY LINE CALCS Illuminance Fc 0.16 0.7 0.0 N.A. N.A.

Mounting

Pole
Pole
Pole
Pole

SA,SB,SC SD



 

Department of Planning and Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 505-8500, Fax: (314) 862-3168 

 
 

STAFF REPORT 
 
MEETING DATE:   March 23, 2022 
 
FILE NUMBER:   CUP 22-05  
 
COUNCIL DISTRICT:  2  
 
Applicant: Opus Development Company, L.L.C. 
 
Location: 6610 Olive Boulevard, 6662 Olive Boulevard and 950 

Kingsland Avenue 
 
Property Owner: Quadrangle Management Co. 
 
Request: Conditional Use Permit (C.U.P.) to allow a proposed 

building to be located two (2) feet from the adjacent 
property owned by the City of University City at 6664 
Olive Boulevard, and to allow the proposed building to 
maintain a height of 42 feet above the average grade 
of the site. 

 
 
Existing Zoning:   IC – Industrial Commercial, GC – General Commercial    
Existing Land Use:   Vacant 
Proposed Zoning:   IC – Industrial Commercial (via REZ 22-05) 
Proposed Land Use:  Plumbing showroom, office and warehouse space 
 
Surrounding Zoning and Current Land Use: 
North:     IC – Industrial Commercial 
East:      IC – Industrial Commercial 
South:     IC – Industrial Commercial 
West:      IC – Industrial Commercial    
    
STAFF RECOMMENDATION 
[X] Approval       [ ] Approval with Conditions   [ ] Denial 
 
COMPREHENSIVE PLAN CONFORMANCE 
[  ] Yes [  ] No  [ x ] No reference 



C.U.P. 22-05 
Page 2  

Attachments: 
A. Application for Conditional Use Permit 
B. C.U.P. Applicant Memo 

 
Applicant’s Request – Property Line Setback 
In the “IC” Industrial Commercial District, Section 400.640.B(2) of the Zoning Ordinance, 
Density and Dimensional Regulations, Building Setback Requirements, requires that any 
building in an industrial commercial zone must be set back at least five (5) feet from an 
adjacent property line. As shown in the development’s Site Plan submitted with the Map 
Amendment application, the Development includes construction of a warehouse building 
that is set back approximately +/-2.25 feet from the City Parcel. 
As noted in the Applicant’s C.U.P. Memo, the warehouse building cannot be moved any 
further east without encroaching on an MSD Easement. Moreover, reducing the size of 
the warehouse to comply with the property line setback requirement would materially 
impact Crescent Plumbing’s operations at the site. Accordingly, pursuant to Section 
400.640.B(3) of the Code, the Applicant requests that the property line setback 
requirement be reduced to 2.0 feet. 

Applicant’s Request – Building Height Restriction  
Also in the “IC” Industrial Commercial District, Section 400.640.C(1) of the Zoning 
ordinance states that no building in an industrial commercial zone shall exceed thirty-five 
(35) feet in height. As shown in the development’s Site Plan submitted with the Map 
Amendment application, the Development includes construction of a warehouse building 
with an anticipated maximum height of approximately forty (40) feet above the average 
grade of the site.  
Section 400.640.C(2) of the Code allows for a building in an industrial commercial zone 
to exceed a height of thirty-five (35) feet without a conditional use permit if the building is 
further setback from any property line by an additional foot for every two feet of additional 
height of the building. As noted in the Applicant’s C.U.P. Memo, however, an increase in 
the building setback is not feasible due to the MSD Easement. Accordingly, the Applicant 
requests a conditional use permit increasing the building height limitation to a maximum 
of forty-two (42) feet.  

Staff Recommendation 
Staff is of the opinion that the proposed use to allow a proposed building to be located 
two (2) feet from the adjacent property owned by the City of University City at 6664 Olive 
Boulevard, and to allow the proposed building to maintain a height of 42 feet above the 
average grade of the site would have minimal impact on the surrounding properties and 
streets adjacent to the Development. 
Staff is recommending approval of the request for a Conditional Use Permit: 
 

1. To allow a proposed building to be located two (2) feet from the adjacent property 
owned by the City of University City at 6664 Olive Boulevard, and  

2. To allow the proposed building to maintain a height of forty-two (42) feet above 
the average grade of the site. 



 

 
 

APPLICATION FOR CONDITIONAL USE PERMIT 
Under Article 11 of the Zoning Code of University City, Missouri 

 
 
1. Address/Location of Site/Building: ________________________________________________________ 
 
2. Zoning District (check one): 
 
       SR           LR           MR           HR           HRO           GC           LC           CC           IC           PA           PD  
 
3. Applicant’s Name, Corporate or DBA Name, Address and Daytime Telephone:_____________________ 
 

_____________________________________________________________________________________ 
 

_____________________________________________________________________________________ 
 
4. Applicant’s Interest in the Property:         Owner          Owner Under Contract          Tenant* 
        Tenant Under Contract*          Other* (explain):
 ___________________________________________ 
 
* Please Note: Zoning Code Section 400.2680 requires that the application may only come from one (1) or more 
of the owners of record or owners under contract of a lot of record (or zoning lot), or their authorized 
representative.  If you are applying as a tenant, tenant under contract or other, you must attach a letter from the 
owner stating you are an authorized representative of them and they give you permission to file this application 
for Conditional Use on their behalf. 
 
5. Owner’s Name, Corporate or DBA Name, Address and Daytime Telephone, if other than Applicant: 
 

_____________________________________________________________________________________ 
 

_____________________________________________________________________________________ 
 

_____________________________________________________________________________________ 
 
6. Please state, as fully as possible, how each of the following standards are met or will be met by the 

proposed development or use for which this application is being made.  Attach any additional information 
to this application form. 

 
a) Complies with all applicable provisions of the University City Zoning Code (e.g. required yards and 
setbacks, screening and buffering, signs, etc.). 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
b)  At the specific location will contribute to and promote the community welfare or convenience. 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
 
 

Department of Community Development 
6801 Delmar Boulevard University City, Missouri  63130 314-505-8500 Fax:  314-862-3168 
 



c) Will not cause substantial injury to the value of neighboring property. 
 

_____________________________________________________________________________________ 
 

_____________________________________________________________________________________ 
 

_____________________________________________________________________________________ 
 
 

d) Is consistent with the Comprehensive Plan, neighborhood development plan (if applicable), and any 
other official planning and development policies of the City. 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
e) Will provide off-street parking and loading areas in accordance with the standards contained in Article 
7 of the University City Zoning Code 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
_____________________________________________________________________________________ 

 
** Please Note: You should also submit twelve (12) copies of a memo detailing the following information: 
1) Description of the proposed Conditional Use, in narrative form.  Please include historical information about the 
applicant, the company and/or the organization.  Explain why this particular site was chosen for the proposal, 
state the number of employees that will be working at the site, state the hours of operation, explain other features 
unique to the proposed use and submit any other information that will help the Plan Commission and City Council 
in their decisions.  2) Estimated impact of the conditional use on the surrounding properties and adjacent streets, 
including, but not limited to, average daily and peak hour traffic generation, existing traffic volumes of adjacent 
streets, if available, use of outdoor intercoms, and any other operational characteristics of the proposed use that 
may have impacts on other adjacent or nearby properties.  3) Legal description of the property(s) proposed for the 
Conditional Use Permit, when the proposed use involves a substantial addition or new construction. 
 
A Public Hearing before the Plan Commission is required by Ordinance.  Notice of such Public Hearing must be 
published in a newspaper of general circulation at least fifteen (15) days in advance.  Upon receipt of a Plan 
Commission Recommendation, the City Council must consider this application and supporting information before 
a Use Permit may be granted.  A fee of $250 must accompany this application. 
 
_________________________  __________________________________________________________ 
Date                                  Applicant’s Signature and Title 
 

__________________________________________________________ 
Representing (if applicable) 
 

FOR OFFICE USE ONLY 
____________________________ Application First Received. 
 
____________________________ Application Fee in the Amount of $____________________  Receipt #____________________ 
 
____________________________ Application returned for corrections, additional data. 
____________________________ Final complete application received. 
____________________________ File # _____________created.  
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Conditional Use Permit – Section 6  

Please state, as fully as possible, how each of the following standards are met or will be met by 
the proposed development or use for which this application is being made. Attach any additional 
information to this application form.  

a) Complies with all applicable provisions of the University City Zoning Code (e.g., 
required yards and setbacks, screening and buffering, signs, etc.)  

The purpose of this application is to request a conditional use permit to allow the 
applicant to construct a proposed building on the site that (a) will be not less than two feet from 
the property line of the adjacent property owned by the City of University City at 6664 Olive 
Boulevard and (b) will have a maximum height of 42 feet above the average grate of the site. As 
discussed in the attached memo, the property line setback requirement is five feet and the 
maximum building height restriction is 35 feet; however, both may be modified pursuant to a 
conditional use permit. Additionally, Opus is requesting a separate variance with respect to the 
right-of-way setback requirement along Kingsland Avenue. Except as set forth above, Opus 
anticipates that the proposed development will be in compliance with all applicable provisions of 
the University Zoning Code and the Olive Boulevard Design Guidelines as they relate to the 
Industrial Park District.  

b) At the specific location will contribute to and promote the community welfare or 
convenience  

The proposed building will be approximately 76,640 square feet consisting of a plumbing 
supply showroom, office and warehouse space developed for Crescent Plumbing Supply 
Company.  With this mixed of uses, the development will serve as an ideal connector between 
the industrial properties to the east and the commercial properties to the west along Olive 
Boulevard.  The development will also draw additional customers to the restaurants and other 
retail establishments surrounding the proposed development, including along Olive Boulevard 
and Kingsland Avenue.  Currently, the site is owned by a not for profit company and does not 
generate any tax revenues.  Upon completion, the development will generate both real property 
taxes, as well as retail sales taxes that will benefit the City, the School District of University City 
and the other applicable taxing districts.  

c) Will not cause substantial injury to the value of neighboring property 

 See discussion in Section IV of attached memo.  

d) Is consistent with the Comprehensive Plan, neighborhood development plan (if 
applicable), and any other official planning and development policies of the City 

The proposed development is consistent with the City’s Comprehensive Plan Update of 
2005, adopted June 5, 2006 and amended May 21, 2007 (the “Comprehensive Plan”).  It is also 
consistent with the Olive Boulevard Commercial Corridor and Residential Conservation 
Redevelopment Plan submitted April 4, 2018, revised May 15, 2018, second revision May 29, 
2018, third revision September 4, 2018 (the “Redevelopment Plan”). 
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(i) Comprehensive Plan 

The proposed development furthers a number of the implementation strategies set forth in the 
Comprehensive Plan.  These implementation strategies include (1) commercial areas, (2) land 
use and redevelopment and (3) public facilities and infrastructure. 

With respect to commercial areas, the proposed will improve the overall appearance of 
development in the Olive Boulevard corridor to better reflect the character of the City.  Second, 
the proposed development involves a revision to the zoning map to support a mix of uses – retail 
showroom, office and warehouse.  As discussed above, the proposed mix of uses will serve as an 
ideal connector between the industrial properties to the east and the commercial properties to the 
west along Olive Boulevard.  

In terms of land use and redevelopment, the proposed development is located in an area that 
was specifically designated for redevelopment under the Comprehensive Plan.  The development 
will promote and encourage in-fill on a suitable site and will eliminate obsolete buildings and 
development patterns that place the Olive Boulevard corridor at a disadvantage.  In this case, the 
development will involve the demolition of an obsolete building, construction of a modern 
building with a mix of uses compatible with the surrounding area and utilization of vacant 
property to the east.  The development will also address outdated platting, will remove curb cuts 
that are currently located in close proximity to the intersection of Kingsland and Vernon 
Avenues, and will have lighting, landscaping and streetscape improvements that will comply 
with the Olive Boulevard Design Guidelines as they relate to the Industrial Park District.   

Lastly, although the Comprehensive Plan anticipated that the City would be largely 
responsible for public facilities, services and infrastructure, the development will meet the 
requirements of the Metropolitan St. Louis Sewer District with respect to water quality and 
stormwater detention. Also, as stated above, the development will also improve pedestrian access 
to the site as required by the Olive Boulevard Design Guidelines as they relate to the Industrial 
Park District. 

(ii) Redevelopment Plan 

The proposed development is located entirely within Redevelopment Project Area No. 3 
(“RPA 3”) as designated by the Redevelopment Plan.  The goal of the Redevelopment Plan as it 
relates to RPA 3 is to promote commercial development along Olive Boulevard, including 
demolition of older, obsolete buildings and construction of new commercial buildings.  The 
Redevelopment Plan intends that the commercial land uses within RPA 3 will include retail, 
restaurants and office space.  The Redevelopment Plan specifically indicates that the existing 
building and improvements on the Site contain one or more factors associated with conditions of 
blight.   

As discuss above, the development will involve the demolition of an obsolete building, 
construction of a modern building with a mix of retail, office and warehouse uses compatible 
with the surrounding area and utilization of vacant property to the east. The development will 
also address outdated platting, will remove curb cuts that are currently located in close proximity 
to the intersection of Kingsland and Vernon Avenues, and will have lighting, landscaping and 
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streetscape improvements that will comply with the Olive Boulevard Design Guidelines as they 
relate to the Industrial Park District.  

e) Will provide off-street parking and loading areas in accordance with the standards 
contained in Article 7 of the University City Zoning Code  

The proposed development satisfies the number of off-street parking spaces per square 
foot of floor area for warehouse use, retail use, and office use required under Article 7, Section 
400.2140. As shown on the attached site plan, Opus anticipates a total of approximately one 
hundred and six (106) parking stalls, with seventy-four (74) in the main lot and thirty-two (32) 
adjacent to the paved staging area.  



Memorandum 

To: John Wagner, Zoning Administrator  
University City Plan Commission 
 

From: Opus Development Company, LLC 

Date: March 3, 2022 
 

Subject: Conditional Use Permit Application 
 

 
 

I. Proposed Conditional Use  

A. Historical Information About Applicant  

The Opus Group (“Opus”) was founded 1953 in Minneapolis, Minnesota, where our headquarters is 
today. We have eight offices spanning the Midwest along with Phoenix & Denver offices. We are a fully 
integrated design-build firm with in-house developers, architects, engineers, and designers. We diversify 
by product type, meaning we develop industrial, office, multifamily residential, and student focused 
development across our platform. 

 
Opus has been active in the St Louis area since the early 2000s. We recently completed two 

industrial buildings in Earth City. The first being a 111,000 square foot speculative industrial building, 
which is now full leased. The second is a 44,000 square foot build-to-suit for Johnstone Supply, which is 
a similar building and use to what is being proposed on the Site. We also recently completed a 155,000 
square foot speculative industrial building in Soulard. Lastly, our most recent residential buildings in St. 
Louis include Ceylon apartments in downtown Clayton and Citizen Park in the Central West End. 
 

B. Description of Proposed Conditional Use  

Opus proposes the construction of an approximately 76,640 square foot plumbing supply 
warehouse, office, and retail showroom (the “Development”) for Crescent Plumbing Supply Company 
(“Crescent Plumbing”) located at 6610 Olive Boulevard, 6662 Olive Boulevard, and 950 Kingsland 
Avenue in University City (the “Site”). Opus has selected the Site for the Development because the Site 
can accommodate a more modern facility than what is possible at Crescent Plumbing’s existing location 
in the City of St. Louis. Moreover, the Site is in close proximity to Crescent Plumbing’s existing customers 
and to other businesses with similar industrial and warehouse uses.  

 
As shown in the attached Site Plan, the Site is bifurcated by a forty-six (46) foot easement in 

favor or the Metropolitan St. Louis Sewer District (the “MSD Easement”). Because vertical construction 
on any property subject to the MSD Easement is not possible, the Development is uniquely designed to 
maximize the usable space on either side of the MSD Easement. To that end, Opus has placed the 
warehouse, office, and retail showroom buildings to the west of the easement and a parking and staging 
area to the east.   
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In connection with the Development, Opus is seeking a conditional use permit to reduce the 
property line setback requirement and increase the building height restrictions under the University City 
Zoning Code (the “Code”).  
 

1.  Property Line Setback  

Section 400.640.B(2) of the Code requires that any building in an industrial commercial zone 
must be set back at least five (5) feet from an adjacent property line. As shown in the attached Site Plan, 
the Development includes construction of a warehouse building that is set back approximately +/-2.25 
feet from the City Parcel.  

 
As noted above, the warehouse building cannot be moved any further east without encroaching 

on the MSD Easement. Moreover, reducing the size of the warehouse to comply with the property line 
setback requirement would materially impact Crescent Plumbing’s operations at the site. Accordingly, 
pursuant to Section 400.640.B(3) of the Code, Opus requests that the property line setback requirement 
be reduced to +/- 2.0 feet.  
 

2.  Building Height Restriction  

Section 400.640.C(1) of the Code provides that no building in an industrial commercial zone shall 
exceed thirty-five feet in height. As shown in the attached Site Plan, the Development includes 
construction of a warehouse building with an anticipated maximum height of approximately forty (40) 
feet above the average grade of the site. Section 400.640.C(2) of the Code allows for a building in an 
industrial commercial zone to exceed a height of thirty-five feet without a conditional use permit if the 
building is further setback from any property line by an additional foot for every two feet of additional 
height of the building. As noted above, however, an increase in the building setback is not feasible due 
to the MSD Easement. Accordingly, Opus requests a conditional use permit increasing the building 
height limitation to +/- forty-two (42) feet.   
 

II. Estimated Impact  

The proposed use will cause minimal impact on the surrounding properties and streets adjacent 
to the Development. The Site currently includes a one-story building used by the Black Rep for 
warehouse storage space. Additionally, a portion of the Site is used by Focal Pointe Landscaping 
Solutions to store landscaping supplies and equipment. The existing building is set back approximately 
0.26 feet from the adjacent property owned by the City and located at 6664 Olive Boulevard (the “City 
Parcel”).  The City Parcel is a small, triangular-shaped parcel that is currently vacant and does not appear 
likely to be developed.  

The proposed setback from the City Parcel for the new building (approximately 2.0 feet) will be 
greater than the setback of the existing building on the Site (0.26 feet).  

Moreover, the property along Olive Boulevard adjacent to the Development is zoned for 
industrial commercial use and currently remains largely vacant. As stated above, given the small size and 
shape of the adjacent City Parcel, it is does not appear likely to be developed and, as such, would not be 
negatively impacted by the proposed Development’s reduced setback or building height. Further, the 
increased building height is compatible with the area surrounding the Development. Kingsland Walk 
Senior Living, immediately across Vernon Avenue from this Site, is a four-story structure.  
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The Development has also been designed to address potential changes in traffic volumes. The 
hours of operation for Crescent Plumbing will be 7:00 am to 4:30 pm Monday through Friday, and 9:00 
am to 1:00 pm on Saturdays (showroom only).  Crescent Plumbing will employ approximately thirty (30) 
employees. Crescent Plumbing staff typically arrives around 6:00 am on weekdays to load trucks and 
make deliveries. Crescent Plumbing’s current location generates a daily average of approximately 
seventy-seven (77) vehicles during a typical weekday. This total includes approximately three (3) full-size 
tractor trailers, twenty-four (24) work vans/pickup trucks, twenty-one (21) cars/SUVs, and twenty-nine 
(29) personal vehicles of Crescent Plumbing employees.  Vehicular traffic will be substantially lower on 
Saturdays given that only the showroom is open and there will be no pick-ups/deliveries at the loading 
dock. 

 
As shown in the attached Site Plan, Opus anticipates the Development will include a total of 

approximately one hundred and six (106) parking stalls, with seventy-four (74) in the main lot and thirty-
two (32) adjacent to the paved staging area. The main parking lot will have an entrance off Vernon 
Avenue, and the additional parking and staging area and the truck court/docks will share an entrance off 
Olive Boulevard. Moreover, curb cuts that are currently located in close proximity to the intersection of 
Kingsland and Vernon Avenues will be removed.  

 
III. Legal Description  

A legal description for each of the Site properties is listed in the Preliminary Plat attached hereto.  

 



  
 
 
 
Department of Community Development 
6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
 
 

STAFF REPORT 
 
MEETING DATE:   March 23, 2022 
 
FILE NUMBER:   SUB 22-06 
 
COUNCIL DISTRICT:  2 
 
Location:    6610 Olive Boulevard 
 
Applicant:    Opus Development Company, L.L.C. 
 
Request: Major Subdivision – Lot Consolidation  
 
Existing Zoning:   “GC” General Commercial, “IC” Industrial Commercial 
Proposed Zoning:   “IC” Industrial Commercial District. (via REZ 22-05) 
Existing Land Use:   Vacant, warehouse 
Proposed Land Use:  Plumbing showroom, office and warehouse space 
 
Surrounding Zoning and Land Use: 
North:     IC – Industrial Commercial 
East:      IC – Industrial Commercial 
South:     IC – Industrial Commercial 
West:      IC – Industrial Commercial      
 
COMPREHENSIVE PLAN CONFORMANCE 
[  ] Yes [  ] No   [ x ] No reference 
 
STAFF RECOMMENDATION 
[x] Approval    [  ] Approval with Conditions     [ ] Denial 
 
ATTACHMENTS 

A. Subdivision Plat Application 
B. Record Plat and Legal Descriptions 
C. Preliminary Plat 

 
Existing Property and Applicant Request 
The subject property is 5.695 acres in size. There are six (3) parcels that are proposed 
to be consolidated into a single lot to accommodate Crescent Plumbing warehouse, 
office and showroom. 
 
 



Page 2 
SUB 22-06 

 
Staff Review  
Staff reviewed this as part of the “Major Subdivision” process identified in Section 
405.165 of the Subdivision regulations.  
 
Analysis 
Staff has determined that the Plat meets all requirements of 405.380 of the Subdivision 
and Land Development Regulations.     
 
Conclusion/Recommendation 
The proposal meets the intent of all Zoning Code and Subdivision Regulation 
requirements for a Final Plat.  Thus, staff recommends approval of the proposed Major 
Subdivision. 
 
 

 



 

  
 
 
 
  
  Department of Community Development 
   6801 Delmar Boulevard, University City, Missouri 63130, Phone: (314) 862-6767, Fax: (314) 862-3168   
 
 

                                                             SUBDIVISION APPLICATION 
 
The application form must be completed and submitted along with the subdivision plat, letter of 
authorization (if applicable), fees, and other required attachments on or before the filing deadline.  
The filing deadline is generally twenty-eight (28) days prior to the Plan Commission meeting. 
 
1. Application Type (Check each that apply): 
 
___ Minor Subdivision ___ Boundary Adjustment   ___ Right-of-way Vacation 
___ Preliminary Plat  ___ Preliminary Development Plan  ___ Plat Vacation 
___ Final Plat   ___ Final Development Plan   ___ Dwelling Unit Display 
 
2. Attachments ___ (#) Folded paper copies of Plat 
   ___ Electronic copy 
   ___ Improvement Plans 
   ___ Other ______________________ 
   _______________________________ 
 
3. Property Owner Information: 
 Name:  ________________________________________ 
   ________________________________________ 
 Address: ________________________________________ 
   ________________________________________ 
 
4. Authorized Agent (an authorization letter from the current property owner must be submitted if 
applicant is other than owner – not applicable to right-of-way vacation application): 
 Name:  ________________________________________ 
   ________________________________________ 
 Address: ________________________________________ 
   ________________________________________ 
 
5. Project Description (include a brief description of the project, including number of existing lots, 
number of lots proposed, total acreage, parcel identification, and/or any other applicable 
information): 
  __________________________________________________________________ 
  __________________________________________________________________ 
  __________________________________________________________________ 
 
 

FOR OFFICE USE ONLY 
 

Fee Calculation: $200.00 Base Fee + ____ # of lots x $35.00 = __________ 
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257 Chesterfield Business Parkway, St. Louis, MO 63005 

636.530.9100 – Main | 636.530.9130 – Fax 
www.stockassoc.com | general@stockassoc.com 

Total Tract Description 

 

A tract of land being the consolidation of tracts conveyed to Washington University by instruments recorded in 
Book 20975, Page 722 and Book 20058, Page 1342 of the St Louis County Records, located in U.S. Survey 
378, Township 45, North, Range 6 East of the Fifth Principal Meridian, University City, St Louis County, 
Missouri being more particularly described as follows:   

Beginning at the intersection of the northern right-of-way line of Vernon Avenue 60 feet wide as established by 
Plat Book 65, Page 30 and the eastern right-of-way line of Kingsland Avenue, variable width, said point also 
being the southwestern corner of Lot 14 of Block 3 of Vernon Place, a subdivision according to the plat thereof 
as recorded in Plat Book 7, Page 49 of above said records; thence along said east right-of-way line,  North 07 
degrees 13 minutes 51 seconds East, 137.60 feet to the centerline of the 15 feet wide alley as vacated by City 
Ordinance 5495; thence along said centerline South 83 degrees 00 minutes 12 seconds East, 60.57 feet to its 
intersection with the direct southerly prolongation of the east line of a tract of land as conveyed to the 
University City  by instrument recorded in Book 6468, Page 2105 of above said records; thence along said 
prolongation line and last said east line, North 07 degrees 01 minute 14 seconds East, 137.60 feet to the 
southern right-of-way line of Olive Boulevard, variable width; thence along said right-of-way line the following 
courses and distances: thence South 83 degrees 00 minutes 33 seconds East, 171.30 feet; South 06 degrees 
59 minutes 12 seconds West, 10.00 feet; South 83 degrees 00 minutes 33 seconds East, 664.57 feet; North 07 
degrees 00 minutes 05 seconds East, 10.00 feet and South 83 degrees 00 minutes 33 seconds East, 25.17 
feet to the west line of vacated 66th street, 40 feet wide; thence along said west line, South 07 degrees 00 
minutes 05 seconds West, 187.10 feet to its intersection with the north line of Lot 1 of Vernon Avenue Station 
House Subdivision, a subdivision according to the plat thereof as recorded in Plat Book 359, Page 112 of said 
records; thence along the north and west lines of said Lot 1 the following: North 83 degrees 00 minutes 29 
seconds West, 125.34 feet and South 07 degrees 00 minutes 05 seconds West, 200.18 feet to its intersection 
with the northern right-of-way line of above said Vernon Avenue, said point also being located on a non-
tangential curve to the left having a radius of 1429.02 feet; thence along said curve and last said right-of-way 
line  with an arc length of  569.34 feet and a chord which bears North 71 degrees 35 minutes 02 seconds 
West, 565.58 feet; thence North 82 degrees 59 minutes 51 seconds West, 242.47 feet to the Point of 
Beginning.  

Containing 248,059 square feet or 5.695 acres, more or less according to calculations performed by Stock & 
Associates Consulting Engineers, Inc during February 2022. 
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