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INTRODUCTION AND PURPOSE
The Watson Road Commercial District Plan is the city’s current comprehensive plan for
the Watson Road Commercial District (WRCD), which serves as the City’s single largest
source of revenue garnered primarily from sales and utility taxes and business license
fees. The Plan’s recommendations guide the City in many decisions concerning Watson
Road such as public investment in infrastructure improvements, the review of
development proposals, and redevelopment efforts. This Plan also supports the City’s
efforts to pursue grant funding for streetscape enhancements and roadway projects to
improve pedestrian and vehicular accessibility and safety along Watson Road. The Plan
is not intended to control exact land usage through specific zoning regulations or the use
of eminent domain, but to serve as a general guide to development in the City.
The Watson Road Commercial District Plan 1 was originally created in 1984 through a
cooperative effort between city officials and the Crestwood business community. The
1984 Plan established strategies for enhancing the appearance and function of Watson
Road, as well as the utilization of key properties along the corridor. The Plan was last
updated in 2006, with prior updates in 2005 and 1998. Each amendment reflected the
implementation of many of the 1984 Plan’s recommendations and to incorporate new
ones.
Since the 2005-2006 Amendments to the WRCD Plan, events associated with the sale
of Crestwood Plaza by the Australian mall owners and developers, Westfield, to
Centrum Partners of Chicago, resulted in a slow and significant deterioration of the
property. The last tenant left this development of nearly 1 million square feet in 2013.
Through lack of maintenance, heating, and cooling over the last several years, the
property has deteriorated to the point where it must be demolished, As a traffic
generator for other retail businesses along the Watson Road Corridor, the closure of this
property has had a ripple effect on other retail development and increasing vacancy of
other buildings.
The purpose of the 2015 Amendment is to reevaluate the proposed land use designation
for Crestwood Plaza (Site B) in order to ensure maximum usage based on an
assessment of current and future strategies needed to ensure the long term vitality of
Crestwood’s primary commercial corridor. In addition, by updating the land use and
vacancy data with the WRCD, it provides recognition of the vacancies and provides the
basis for discussion of the existing and future land uses within the area.

1

Previous plan names include “Development Plan, Watson Road Commercial District” (1984), and “Development Plan,
Watson Road Commercial District – 1998 Amendment” (1998).
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2015 AMENDMENT
Plate 1 entitled Proposed Land Use – 2015 Amendment, located in the Appendix A of
this report, depicts the proposed future land uses of the Corridor and identifies various
key property areas. The land use and development recommendations for certain
properties discussed later in this document are the result of ongoing evaluation of the
Corridor by the city staff. These recommendations are based in part on and
understanding of current and future development trends along Watson Road, within the
City, and in adjoining communities. Likewise, anticipated future market and economic
trends in commercial, retail and residential development that are expected to impact the
market viability of development opportunities along the Corridor, are incorporated into
the Plan’s recommendations for the Watson Road Commercial District.
Plate 2 entitled Existing Land Use – 2015 Amendment depicts the existing land uses
within the Watson Road Commercial District and is intended to serve as a reference for
comparison purposes with Plate 1. The boundaries of the District are described by a
solid black line and follow the boundaries of the District contained in the 2006
Amendment. No changes to the District’s boundary are being recommended as part of
this 2015 amendment.
In the context of a land use or development plan for the District, Plate 1 entitled
Proposed Land Use - 2015 Amendment is intended to depict the City’s vision for future
land use within the District. Proposed land uses include many existing land uses as well
as some proposed land uses for the various parcels comprising the District. The map
depicts the following land use categories:
•

Single-Family Residential – Two (2) parcels of single-family housing units are
still within the boundaries of the District.

•

Multi-Family Residential– One (1) parcel of multi-family housing is located
within the boundaries of the District.

•

Mixed Commercial – These parcels contain buildings that house more than one
tenant that are retail, office, and/or service businesses.

•

Office Commercial – This land use category is indicated on parcels that contain
office buildings and where such buildings do not contain retail uses.

•

Retail & Service Commercial – Parcels that contain freestanding buildings
devoted exclusively to retail or service commercial uses are shown in this
category. It should be noted that service commercial uses are those where a
service is sold to the public. These include dry cleaners, video rental
establishments, beauty shops, etc.

•

Industrial – This land use category is indicated on properties that are devoted to
light-industrial uses.
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•

Planned Commercial– These are larger properties that are mixed-use
commercial uses but were developed according to a unified site plan using
special procedures and regulations contained in the City’s zoning ordinance. In
most instances, these developments contain “out lot” parcels that contain other
retail or service commercial businesses such as restaurants or banks.

•

Planned Mixed-Use– These are larger properties that are mixed-use
commercial uses but were developed according to a unified site plan using
special procedures and regulations contained in the City’s zoning ordinance.
These developments are comprised of more than one parcel. In most instances,
these developments contain a combination of retail, commercial and residential
uses.

•

Public & Semi-Public – These are parcels that contain uses of an institutional or
governmental nature such as the City’s new Public Works facility (formerly a
Metropolitan Sewer District maintenance facility) on Pardee Lane. Also in this
category is the Queen of the Holy Rosary Church located at the northeast corner
of Grant and Watson Roads, and St. Elizabeth of Hungary Church located on
Sappington Road.

•

Vacant – Lots within the District boundaries that have no color designation on
the Development Plan map are vacant and have no current use, structure, or
other type of improvement. In each instance, this vacancy is the result of parcel
size or physical constraints that generally make the parcel difficult (if not
impossible) to develop.

In many instances, the land use designation for a parcel or group of parcels depicts the
existing land use and thus Plate 1 entitled Proposed Land Use - 2015 Amendment is
simply affirming that the future land use is intended to be the same as the current land
use. However, just as the last Amendment in 2006, this 2015 Amendment also
designates Key Property Areas. In addition to future land use designations, these
parcels are identified by a stippled overlay and are labeled Sites A-F. Each Key
Property Area has specific future development and land use recommendations outlined
later in the Plan. A summary of the key property recommendations is included in
Appendix B of this report.
Site A
This area includes an automobile dealership on 2 parcels which together consist of
approximately 5 acres. The used car sales business occupies about 1 acre of the
western parcel, which was formerly a Wendy’s fast food restaurant. The remaining 4
acres are used by the new car sales portion of the dealership. The property is currently
zoned C-1. Due to the fact this property is located in the heart of Crestwood’s
commercial district; the future use of this property is of great concern to the City.
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•

The 2015 Amendment will not affect recommendations from the 2005 and 2006
Amendments concerning Site A.

Site B
This area contains 3 parcels on approximately 49 acres. The largest parcel includes
Crestwood Plaza, an approximately 900,000 square foot enclosed regional mall with
three main anchors, and a freestanding bank building located on the southeast corner of
the mall parcel facing Watson Road. A music store and a Firestone are located on the
two smaller parcels within this area, which are approximately .9 acres each. The Mall
served as the central hub of commercial activity in the Watson Corridor. The mall
officially closed in July of 2013.The property was recently purchased by Urban Street
Group LLC. Urban Street Group submitted a plan for the redevelopment of the
Crestwood Plaza site in April of 2015, in response to an RFP issued by the City of
Crestwood in 2014.
The City of Crestwood originally issued an RFP for redevelopment of the mall property in
December of 2004. The City also engaged Melaniphy & Associates to conduct a retail
market feasibility study to assess the feasibility of redevelopment of the mall and provide
a clear picture of the demographic and market trends that would influence the ability of
Westfield to redevelop this property.
The 2006 Amendment recommended the complete redevelopment of Site B as a
Planned Commercial development with a unified site plan that incorporates all three
parcels. However, Planned Commercial development failed to recognize future changes
in the residential market. A Retail Market Study for the Watson Road Commercial
District, completed in August of 2005 found that the Crestwood trade area would support
redevelopment of the mall with entertainment uses such as a new theatre, restaurants,
and mini-anchor stores. The study also recommended incorporating office and
residential uses into the redevelopment of this property.
•

The 2015 Amendment recommends changing the proposed land use designation of
Site B from Planned Commercial to Planned Mixed-Use in order to allow the
incorporation of possible residential uses within the site under a unified site plan.

Site C
This site is comprised of one 8.7 acre parcel containing an 82,200 square foot double
anchor shopping center and an Applebee’s restaurant. The shopping center was
constructed in 1990 for both Sears Homelife and Sports Authority. Office Depot took
over the Sears Homelife space in 1998. Both Office Depot and Sports Authority vacated
the center in November 2003, and were replaced with Monkey Joes and the UPS Store.
•

The 2015 Amendment will not affect recommendations from the 2005 and 2006
Amendments concerning Site C.
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Site D
This site contains one parcel on approximately 17 acres containing a “big box” retail
building currently occupied by a discount department store and a multi-tenant “strip”
retail building. This property has and continues to experience difficulty maintaining
tenancy since the initial construction of the buildings on this site. In fact, the strip
building has never been fully occupied from its initial construction in 1985. The larger,
single-tenant building was initially built to house a K-Mart Department Store.
In 2006, the City of Crestwood approved a development plan for Crestview Senior Living
Community, a 132 unit residential complex, which was completed in 2007.
•

The 2015 Amendment will not affect recommendations from the 2005 and 2006
Amendments concerning Site D.

Site E
This site contains seven parcels including a multi-tenant strip mall, retail and office uses
and an apartment complex. The size and layout of each of the parcels in the area is
irregular. The apartment complex parcel has limited frontage along Watson Road.
•

The 2015 Amendment will not affect recommendations from the 2005 and 2006
Amendments concerning Site E.

Site F
This site contains two (2) parcels on approximately 5.6 acres. In 2005, the City of
Crestwood issued an RFP for the redevelopment of this site. The site was also rezoned
to Planned Development Commercial that same year and was redeveloped in 2006 by
Altus-Sappington LLC, assisted by the creation of a 353 Area and a Community
Improvement District. The site now contains various retail and retail services
establishments.
•

The 2015 Amendment will not affect recommendations from the 2005 and 2006
Amendments concerning Site F.

GENERAL RECOMMENDATIONS
The 2015 Amendment recommends that any redevelopment of Site B should be
undertaken as a Planned-Mixed Use development with a unified site plan. This
recommendation requires updating the proposed land use classification of the
Crestwood Plaza site, otherwise known as Site B, from Planned Commercial to Planned
Mixed-Use. This change will help further efforts by the City of Crestwood and the
developer of the Crestwood Plaza to rehabilitate the Site and bring economic
stabilization to the Watson Corridor. This change will also put the Watson Commercial
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District Plan in compliance with efforts to complete and adopt a future TIF Plan for the
City of Crestwood.

General Recommendations
1. Update the proposed land use designation for the Crestwood Plaza (Site B) to
Planned Mixed-Use in order to allow for a greater number of uses in order to aide
in the redevelopment of the site at a future date
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APPENDIX
(A) SUPPORTING MAPS
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(B) Key Property Recommendations Summary
Site A
No changes or recommendations.
Site B
Update the proposed land use designation for Site B, otherwise known at the Crestwood
Plaza, from Planned Commercial to Planned Mixed-Use.
Site C
No changes or recommendations.
Site D
No changes or recommendations.
Site E
No changes or recommendations.
Site F
No changes or recommendations.
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